(R-98-288 REV. 1)

' : 11/10/97
RESOLUTION NUMBER R- 289458

ADOPTED ON NOY 1 8 1557

A RESOLUTION CERTIFYING ENVIRONMENTAL IMPACT
REPORT (EIR) NO. 96-0333 AND ADDENDUM NO. 96-7897
TO EIR NO. 96-0333, AND ADOPTING FINDINGS AND
STATEMENT OF OVERRIDING CONSIDERATIONS IN
CONNECTION WITH THE APPROVAL OF THE LAND
DEVELOPMENT CODE.
WHEREAS, on May 23, 1996, The City of San Diego initiated review of the proposed
Land Development Code pursuant to the California Environmental Quality Act of the 1970
(California Public Resources Code section 21000 et seq.), as amended, and the State Guidelines
thereto (California Code of Regulations section 15000 et seq.); and
WHEREAS, the Land Development Code was set for a public hearing to be conducted by
the Council of The City of San Diego; and
WHEREAS, the issue was heard by the City Council on October 28, 1997, and continued
to November 18, 1997; and
WHEREAS, the City Council considered the issues discussed in Environmental Impact
Report (EIR) No. 96-0333 and Addendum No. 96-7897 to EIR No. 96-0333; NOW,
THEREFORE,
BE IT RESOLVED, by the Council of The City of San Diego, that it is hereby certified
that the information contained in Environmental Impact Report No. 96-0333/SCH No. 96081056

and Addendum No. 96-7897 to EIR No. 96-0333, on file in the office of the City Clerk, has been

completed in compliance with the California Environmental Quality Act of 1970 (California Public
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Resources Code section 21000 et seq.), as amended, and the State guidelines thereto (California
Code of Regulations section 15000 et seq.), that the reporfs reflect the independent judg'ment of
The Cify of Sah Diego as Lead Agency and that the information contained in said reports,
together with any comments received during the public review process, has been reviewed and
considered by this Council in connection with the approval of the Land Development Code aﬁd
related implementing actions.

BE IT FURTHER RESOLVED, that pursuant to California Public Resources Code
section 21081 and California Code of Regulations section 15091, the City Council adopts the
findings made with respect to the project, a copy of which is on file in the office of the City Clerk

as Document No. RR-__ 2893458 ", and incorporated herein by reference.

BE IT FURTHER RESOLVED, that pursuant to California Code of Regulations section
15093, the City Council hereby adopts the Statement of Overriding Considerations, a copy of

which 1s on file in the office of the Cify Clerk as Document No. RR- 289458 ind

incorporated herein by reference, with respect to the project.

APPROVED: CASEY GWINN, City Attorney

Prescilla Dugard
Deputy City Attorney

PD:lc:ctk

10/10/97

11/10/97 REV. 1
Or.Dept.Dev.Svcs.
R-98-288
Form=eirgen&f frm
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City of San Diego

Development
Services
Department
-y
4 H .
= Environmental Impact Report
Land Development DEP No. 96-0333
Review Division SCH No. 96081056

(619) 236-6460

SUBJECT: Land Development Code. Various CITY COUNCIL actions including the
ADOPTION of the proposed Land Develcpment Code to be incorporated as
Chapters 12, 13 and 14 of the Municipal Code; AMENDMENT and RE-ADOPTION
of previously adopted Chapter 11; REPEAL and AMENDMENT of certain
chapters of the Municipal Code, including Chapter 10 and portions of
Chapters 2,5, 6 and 9; AMENDMENT of the non-conforming use and premises
regulations and renaming to "previously conforming" uses and premises!;
AMENDMENT of the Local Coastal Program implementing ordinances and
other documents in the Local Coastal Program; ADOPTION of categorical
exclusions within the Coastal Zone; MODIFICATION of existing planning
and zoning support documents and ADOPTION cof new support documents;
AMENDMENT of zone regulations; and READOPTION cf the Uniform Building
Code, the National Electrical Code, the Uniform Mechanical Code and the
Uniform Plumbing Code.

Applicant: City of San Diego.

CONCLUSIONS:

Subsequent to preparation of the Draft EIR, revisions to the proposed Land
Development Code and Land Development Manual have been made. A summary of the
revisions is provided in the Preface to the Final EIR following these
conclusions. In addition, several comment letters received on the Draft EIR
contained accepted revisions which resulted in changes to the Final EIR text.
The revision to the project and Final EIR do not include significant new
information and would not result in a new significant environmental impact or a
substantial increase in the severity of an environmental impact and do not
include a new feasible project alternative that would lessen the environmental
impacts of the project. Therefore, recirculation of the EIR is not required
consistent with CEQA (Public Resources Code section 21092.1) and section 15088.5
of the State CEQA Guidelines.

The Municipal Code is an important tool for implementation of the City’s Progress
Guide and General Plan. Currently the planning, zoning, engineering and building
regqulations are located throughout Chapters 2, 5, 6, 9, 10, and 11 of the
Municipal Code. The proposed Land Development Code is the location within the
Municipal Code for definitions, procedures, zones, and regulations which are used
in the development of property other than within the planned districts.

The Municipal Code was revised in 1991 to add Chapter 11 as Phase I of a
comprehensive update. The first phase streamlined and reduced the processing



procedures for development actions and standardized the application and noticing
requirements. The current proposed project is the second phase of the
comprehensive update and includes revisions and reformat of several chapters of
the Municipal Code relative to the development process.

The proposed Land Development Code consolidates all development regulations into
a sequence of four chapters of the Municipal Code. Technical manuals, standards
and guidelines are being consolidated into a Land Development Manual. The
Planned Districts have not been substantively revised as part of the proposed
project and remain in Chapter 10 of the Municipal Code.

In reports to the City Council, the City Manager identified the overall goals of
the Code update project:

Clarity
To write land development regulations which are easy to understand
Objectivity:
To write land development regulations that mean the same thing to everyone
Consistency:
To eliminate contradictions among all land development regulations
Predictability:
To make it clear what land development regulations apply to a project and
what to expect from following them
Simplicity:
To reduce the complexity of land development regulations
Adaptability: ‘
To allow for tailoring of land development regulations to fit unique
features of the City
Progressiveness:
To use new ideas while retaining the best of existing land development
regulations
Integrity: '
To develop a code framework which is standardized but which is flexible
enough to accommodate future changes

The proposed Code includes changes to existing citywide =zones: name changes;
changes to permitted uses; and changes to development regulations. There are
several new zones that are created to implement existing land use policy; however
these new zones would not be applied until: reguested by a property owner;
proposed as part of a land use plan adoption process; or proposed as part of land
use plan consistency rezoning.

There are several proposed procedural changes. The revisions to use regulations
include revisions to accessory use regulations. There are proposed revisions to
Decision Process 2 which include making it a discretionary review and approval
process. Proposed revisions to permit types include reducing the number from
more than 80 to 14; variance procedures remain unchanged. The project proposes
changes to the regulations for previously conforming uses and premises.

The proposed project includes changes to the development regulations as part of
the zone changes. In addition, the project proposes changes to resource

protection regulations: there are new Environmentally Sensitive Lands Regulations
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which protect sensitive biological resources and hillsides, coastal bluffs and
beaches and wetlands. The project includes proposed Historical Resource
Regulations, revisions to the Parking Regulations, and revisions to the Landscape
regulations.

This EIR analyzes the potential effects to existing on-the-ground conditions if
the proposed project were to be implemented. The analysis does not include a
comparison between the existing regulations and the effects of implementation of
the proposed regulations (plan-to-plan analysis). Descriptions of the existing
regulations are included in both Chapter II, Environmental Setting, and Chapter
IIT, Project Description of the attached EIR.

Natural Communities Conservation Plan

On March 25, 1993, the U.S. Fish & Wildlife Service 1listed the California
gnatchatcher as a threatened species under the federal Endangered Species Act
(ESA) . On December 10, 1993, the federal ESA Section 4 (d) rule became effective,
affecting projects at all stages of the development process. Where future
projects include take of California gnatcatcher and/or its habitat, a permit will
be required: either from the USFWS (pursuant to ESA section 7 or 10(a)), or from
the City (pursuant to ESA section 4(d)). The Section 4(d) permit process is tied
to the state’s Natural Communities Conservation Program (NCCP).

The City is enrclled as a participating agency in the state’s NCCP, which
requires tracking of impacts on coastal sage scrub habitat. (The City’'s Multiple
Species Conservation Program has been accepted by the state as an equivalent to
the NCCP.) The NCCP allows the City to approve the loss of up to five percent
of existing coastal sage scrub habitat. Approval must also comply with the state
NCCP Process Guidelines, which require findings relative to the affect on
regional preserve planning, and require that mitigation be adopted. The NCCP
Conservation Guidelines have indicated that a five percent loss of coastal sage
scrub habitat is acceptable within any individual subregion during the
preparation of a subregional NCCP or its equivalent (e.g. MSCP Subarea Plan).
Within the City of San Diego, the five percent cumulative loss allowed is 1186
acres of coastal sage scrub.

Total loss allowed: 1186 .00 acres
Cumulative actual loss to date: 488.85 acres
Loss due to this project: 0.00 acres
Total cumulative loss: 488.85 acres
Remaining loss allowed: 697.15 acres

Note: Planned loss to date (i.e. approved projects for which grading permits
have not yet been obtained) is 530.57 acres.

Approval of the proposed project does not constitute approval of an actual
specific development project whereby there would be known loss of coastal sage
scrub. Future development in accordance with the proposed regulations would
require a permit, either through the City or through the USFWS if loss of coastal
sage scrub would result from the proposed activities.



Multiple Species Conservation Program

The Draft Multiple Species Conservation Program (MSCP) is a comprehensive habitat
conservation planning program which addresses the habitat needs for 87 covered
species and the preservation of natural communities for a 900-square mile area
in southwestern San Diego County. The proposed preserve system would replace the
currently fragmented, project-by-project biological mitigation areas, which by
themselves do not contribute adequately to the continued existence of sensitive
species or the maintenance of natural biodiversity. The program creates a
process for the issuance of federal and state permits and other authorizations
according to the state and federal Endangered Species Acts and the NCCP Act of
1991.

Several of the elements of the proposed project are designed to implement the
MSCP. The Environmentally Sensitive Lands Regulations, the Biology Guidelines,
and the OR-1-2 zone contain regulations for the protection of sensitive
biological resources as identified in the City’s Subarea Plan for the MSCP.

The issue of the proposal’‘s effect on long-term conservation of biological
resources is analyzed in terms of meeting the goals and objectives of the
Multiple Species Conservation Program. Thus, only target species are considered
with regard to long-term adverse effects on conservation. This EIR provides no
independent analysis whether the design of the MSCP preserve will achieve long-
term conservation. - The analysis of that issue is provided in the EIR for the
MSCP. This EIR uses as a baseline assumption the conclusion of the MSCP EIR that
the preserve design and the associated implemeﬁtation program is adequate for
long-term conservation of the covered species. Thus there are two parts cf the
analysis in this EIR with regard to long-term conservation of biological
resources: (1) whether the proposed project adequately achieves the goals and
objectives of the MSCP for long-term conservation of covered species and (2) how
non-covered species will be affected by the proposed regulations.

Alternatives

There are four alternatives analyzed in the EIR. Alternative 1 is the No Project
alternative. Alternatives 2 and 3 concern resource protection regulations and
Alternative 4 describes language alternative to the proposed regulations, which,
if adopted would avoid or lessen impacts of the proposed project. Therefore,
Alternative 4 is environmentally superior to the proposed project. The project
alternatives are described more fully below and in Chapter VIII of the EIR.

SIGNIFICANT IMPACTS

Implementation of the proposed Land Development Code would result in unavoidable
impacts: those effects which would result from implementation of a project as
proposed in spite of the best efforts to minimize environmental effects. Since
the proposed project is limited to ordinance language, guidelines and standards,
there are no conditions of approval upon which to attach mitigation measures.
The only way to avoid the potentially significant effects, as identified in the
attached EIR, is through the adoption of one or more alternatives. The following
have been identified as potentially significant effects of implementation of the
proposed project.



Land Use: inconsistency with environmental goals of adopted land use plans
relative to the protection of important and sensitive resources; loss of
important agricultural land and mineral resources due to regulations for
implementation of the Multiple Species Conservation Program preserve.

Biological Resources: lack of wetland buffer regulations; potentially significant
losses of populations of species not covered by the MSCP preserve design and the
City’s Subarea Plan; potential preclusion of adequate wildlife corridors for
species not covered by the MSCP preserve design and the City’s Subarea Plan.

Landform Alteration: loss of existing natural landforms, which are considered
sensitive resources, through future grading consistent with the regulations of
the proposed Code.

Historical Resources: loss of archaeological resources and historical buildings,
structures, objects and landscapes consistent with regulations of the proposed
Code.

Paleontological Resocurces: the proposed regulatory scheme does not provide for
detection, investigation, collection or preservation of paleontological
resources; therefore, there could be a significant loss of resources where
projects are not subject to environmental review.

Human Health and Public Safety: potential impacts related to mosquito-borne
diseases as mosquito breeding may increase due to drainage/sediment control
structures required by the proposed regulations.

In addition to the effects directly attributable the project (project-specific
impacts), the project would result in effects on an incremental basis, which when
added to other past, present, and reasonably foreseeable future projects would
be cumulatively significant. The following are effects of the project which
would incrementally contribute to an impact that would, in combination with other
effects, be cumulatively significant.

Soils/Erosion Hazard: New development anticipated to occur in accordance with the
proposed project would result in increased erosion from exposed soil areas; the
resulting sediment ultimately affects downstream wetland and lagoon areas.

Air Quality: There would be new development in accordance with the proposed
regulations which would result in increased emissions from traffic and commercial
and industrial activities.

Hydrology/ Water Quality: The proposed regulations do not include provisions to
control volume or pollutant tolerance levels of runoff from urban areas. With
a greater amount of impervious area, there is increased runoff and increased
volume of pollutants carried by the runoff.

Biological Resources: There would be losses of speciesg currently identified as
sensitive, as well as loss of populations not currently identified as sensitive;
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increased pressure to develop outside the MSCP preserve would have cumulatively
significant effects on biodiversity and population levels.

Land Use: With development pressure shifted to areas not within the MSCP
preserve, there may be increased urbanization or intensification of land use not
presently subject to these kinds of development pressures. This pressure could
result in potentially significant secondary and cumulative impacts on historical,
biological and landform resources.

Transportation/Circulation: New development in accordance with the proposed
regulations would increase traffic volumes in the City; the incremental increases
in traffic as a result of future projects would be cumulatively significant.

Landform Alteration: The proposed regulations would result in loss of landforms
including hillsides; the incremental loss of these unique landscape features
would be cumulatively significant.

Historical Resources: Development pressure from implementation of biological
conservation programs may result in development of areas with significant
historical resources that may otherwise have been left undisturbed; the
incremental losses of historical resources would be cumulatively significant.

Paleontological Resources: Since the proposed project contains no regulations to
protect paleontological resources, fossil resources would only be detected and
researched when development projects are subject to environmental review. There
would be incremental losses of fossil resources both because there are no
regulatory protections, and due to development that is likely to occur in
accordance with the proposed regulations.

ALTERNATIVES FOR SIGNIFICANT IMPACTS:

There are four project alternatives that would avoid or lessen the significant
impacts identified above. These alternatives are described in greater detail in
Chapter VIII of the attached EIR.

1. No Project
According to this alternative, the City Council could reject in full the proposed
Land Development Code and not take the associated actions. This alternative

would result in a continuation of existing zoning and regulations.

If this alternative is adopted, the goals of the zoning code update project would
not be met. The proposed changes to the Code which would make it easier to
understand and use would not be effected and the benefit of a more uniform
organization of regulations would not be realized.

R Alternative Biological Resource Protection

According to this alternative, the specific elements of the proposed project
which would implement the Draft MSCP would not be adopted; however, all the other
elements of the proposed resource protection regulations would be retained and
adopted. That is, the following proposed regulations would remain: the hillside
regulations; the landscaping regulations; the historical resource regulations;
regulations for development in floodplains and sensitive coastal resource areas;
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and coastal beaches and bluffs regulations. As proposed, the protection for
wetland buffers would be eliminated.

This alternative includes elimination of the distinction between lands within the
MSCP preserve and outside the preserve boundary. This alternative would most
closely approximate the biological resource protection regulations that exist
currently. Protection of sensitive biological resources would be achieved by
applying citywide biological resource protections that are proposed to apply only
in the MSCP preserve.

Adoption of this alternmative would mean that the MSCP would not be implemented.
Protection of bioclogical resources would continue to be effected in a piecemeal
fashion, rather than being directed toward a large contiquous landholding as a
preserve.

3 Retain Existing Resource Protection Regulations

With this alternative, all of the proposed resource regulations would be
rejected, including the Environmentally Sensitive Lands Regulaticns, the
Historical Rescurce Regulations, the OR-1-2 Zone, and portions of the Biclogical

Guidelines. The existing regulations would be retained, including Resource
Protection Ordinance, the Sensitive Coastal Resource Overlay Zone, and the
Hillside Review Overlay Zone. The protection of wetland buffers would be
retained.

This alternative would avoid impacts to sensitive biclogical, hillside and
historical resources that would occur with implementation of the proposed
project.

4. Alternative Language for Specific Sedyions of the Proposed Project

Since the project is primarily changes to ordinances, guidelines and standards,
there are no conditions of approval upon which to attach mitigation measures.
Thus, avoidance of significant impacts of the proposed regulatory schems can be
achieved by revising the regulatory language such that significant effects would

not result. This alternative provides, in concept, regulatory language that
would avoid the impacts in the areas of paleontological resources, historical
resources, biological rescurces (wetlands and wetland buffers), and human

health/public safety.

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

/Mﬂﬂ//.l’ ﬂ Wm/@m\ | December 6, 1996

Lawrence C. Monderrate ﬁ Date of Draft Report

Principal Planner
Development Services Department

April 8, 1997
Date of Final Report

Analyst: Baker



PUBLIC REVIEW:

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

City of San Diego
Mayor Susan Golding (MS 11A)
Councilmember Mathis, District 1 (MS 10A)
Councilmember Wear, District 2
Councilmember Kehoe, District 3
Councilmember Stevens, District 4
Councilmember Warden, District 5
Councilmember Stallings, District 6
Councilmember McCarty, District 7
Councilmember Vargas, District 8
Community and Neighborhood Services Bus. Ctr.- Betsy McCoullogh (MS 4A)
Community and Neighborhood Services Bus. Ctr.- Nancy Acevedo (MS 37)

Public Works Bus. Ctr. - Frank Belock (MS 9B)
Public Works Bus. Ctr. - Richard Hayes (MS 1102-A)
Public Works Bus. Ctr. - Mike Steffen (MS 51A)

Community & Economic Development - Kurt Chilcott (MS 9A)
Park & Recreation - Marcia McLatchy (MS 9A)

Assistant City Manager - Penelope Culbreth-Graft (MS 9A)
Deputy City Attorney Prescilla Dugard (MS 59)
Development Services - Tina Christiansen (MS 9A)
Wetlands Advisory Board - Robin Stribley (MS 37C)

Public Works Bus. Ctr. - Cruz Gonzales (MS 9B)

Public Works Bus. Ctr.- Susan Hamilton (MS 905)

Federal Agencies
SW Division, Naval Facilities Engineering Command (12)
NAS Miramar (14)
USMC - Col. Pender, Marine Air Base, El1 Toro
Army Corps of Engineers (26)
Border Patrol, William Pink (22)
Fish and Wildlife Service (23)
Department of Agriculture (25)
Bureau of Land Management, 6221 Box Springs Boulevard, Riverside, CA 392507
EPA Region 9
Marc Ebbib, Dept. Interior, Asst. to Secretary
600 Harrison Street #545, San Francisco, CA 94107

Vicki Kingslien, Director, Resource Management Division,
425 "I" Street NW #2060, Washington D.C. 20536
Tom Stahl, Asst. U.S. Attorney, 880 Front Street #6293, San Diego 92101
Pete Stine, National Biological Survey, 1920 20th Street
Sacramento, CA 95514
Lynn Cox, Office of the Solicitor, Dept. Interior, 2800 Cottage Way #2753
Sacramento, CA 95628



State of California
California Coastal Commission (47, 48)
State Clearinghouse (46)
CALTRANS (31)
Fish and Game (32)
Park and Recreation (40)
Regional Water Quality Control Board (44)
Native American Heritage Commission (56)°

Department of Conservation ( 61)
Lands Commission (62)
Forestry

Office of Historic Preservation

County of San Diego
Board of Supervisors, Chair, 1700 Pacific Highway, San Diego 92101
DPLU- Tom Oberbauer (MS-065)
Public Works - Tom Garibay (MS 0336)
Parks and Recreation - Mike Kemp (MS -065)
Agriculture (MS -01)
Environmental Services Unit - Anna Noah (MS -0385)
County Health Department

Cities
Chula Vista (94)
Del Mar (96)
El Cajon (98)
Escondido (98)
Imperial Beach (99)
La Mesa (100)
Lemon Grove (101)
National City (102)
Poway (103)
Santee (104)
Solana Beach (105)
Carlsbad, 1200 Carlsbad Village, 92008
Encinitas, 505 S. Vulcan, 92024
Oceanside, 300 N. Hill St. 92054
San Marcos, 1 Civic Ctr. Dr., 92-69
Vista, P.0O. Box 1988, 92085
Corcnado (95)

The Public Notice and/or Draft EIR is also distributed to the:
MSCP Working Group
Zoning Code Update Citizens’ Advisory Committee
Zoning Code Update Mailing List
Recognized Community Planning Groups
Main and Branch City Libraries

Other Interested Parties
County Water Authority (73)
San Diego Association of Governmments (108)
San Diego Gas & Electric (114)



San Dieguito River Park JPA (116)

UCSD Library (134)

Sierra Club (165)

8. D. Natural History Museum (166)

San Diego Audubon Society (167)

California Native Plant Society (170)

Ellen Bauder (175)

SW Center for Biological Diversity (176)

Citizens Coordinate for Century III (179)

Endangered Habitats League (182)

San Diego Historical Society (211)

San Diego Museum of Man (212)

Save Our Heritage Organization (214)

San Diego County Archaeological Society (218)

California Indian Legal Services (225)

San Diego City Schools, Mel Roop, 4100 Normal St., San Diego, CA 92103
Opal Trueblood, 13014 Caminito del Rocio, Del Mar, CA 952014

La Jolla Town Council, 1055 Wall Street, Suite 110, La Jolla, CA 52038

Copies of the draft EIR, the Mitigation Monitoring and Reporting Program and any

technical appendices may be reviewed in the office of the Land Development Review

Division, or purchased for the cost of reproduction.

RESULTS OF PUBLIC REVIEW:

{ ) No comments were received during the public input pericd.

() Comments were received but the comments do not address the accuracy or
completeness of the environmental report. No response is necessary and the

letters are attached at the end of the EIR.

(X) Comments addressing the accuracy or completeness of the EIR were received
during the public input period. The letters and responses follow.
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PREFACE TO THE FINAL EIR FOR THE PROPOSED
LAND DEVELOPMENT CODE AND ASSOCIATED ACTIONS

Subsequent to preparation of the Draft EIR, revisions to the proposed Land Development Code and Land
Development Manual have been made. Strikeout/redline versions of the revised Code and Manual have
been prepared and are available for public review. In addition, several comment letters on the Draft EIR
contained acceptable revisions which resulted in changes in the Final EIR. The Responses to Comments
indicate where revisions have been made. The Final EIR reflects revisions made in response to public
comment and changes in the project. Major changes to the EIR and in the project are summarized below.
The revisions to the project and Final EIR do not constitute significant new information and recirculation
of the EIR is not required.

FINAL EIR

The Biological Resources analysis was revised to delete the discussion regarding Biological
Survey Reports. It was determined, subsequent to preparation of the Draft EIR, that the
requirements for Biological Survey Reports would not have a significant impact on biological
resources.

H Alternative 4 was expanded to include more specifics with regard to alternative regulatory
language which, if adopted, would avoid or reduce the significant impacts identified with the
proposed project language. The Final EIR includes greater detail on alternative language in the
areas of biological resources, brush management, and landform alteration. The Final EIR does
not include alternative language relating to marine industrial uses because the regulations were
revised since preparation of the Draft EIR.

LAND DEVELOPMENT CODE

Chapter 11

L Diagram 112-05A (Decision Processes With Notices) has been revised to reflect that community
planning groups receive notice and to reformat the key for clarification.

e

Various defined terms have been added, deleted, and modified. The term Archaeological Site
has been deleted. The definition of Coastal Bluff Edge has been modified to be more consistent
with the existing Municipal Code by including reference to changing downward gradient. The
terms Designated Historical Resource, Historical Building, Historical District, Historical
Landscape, Historical Object, Historical Structure, and Important Archaeological Site have been
modified for clarity and to be consistent with the revised Historical Resources Regulations.
MHPA has been added as a defined term to replace MSCP Preserve and means the multiple
habitat planning areas as identified by the City of San Diego MSCP Subarea Plan. The MHPA
includes areas to be preserved and areas where development may occur. MSCP Preserve was
deleted as a defined term. MSCP Subarea Plan was added to describe the plan. The Sensitive
Biological Resources definition was modified to delete habitat of species of special concern and
California fully protected species. The term Significant Archaeological Site has been deleted.
SRO Hotel Room was revised so that it may not contain a kitchen and may have shared sanitary
facilities. Wetlands depicted on Map C-713 (coastal wetlands) have been included in the



definition of a wetland.

Various Rules for Calculation and Measurement have been modified. Bluff rounding and
erosional processes were added in determining the coastal bluff edge which is consistent with the
existing Municipal Code. In determining existing grade, added grade that existed on March 4,
1972 will be considered existing grade, when a premises is disturbed. The grading proposed
with a tentative map will be used as existing grade when the map is approved. In determining
proposed grade, the highest floor of a multi-floor basement will be used. Limitations were added
to the calculation of gross floor area for enclosed space built over open, at-grade space.
Clarification of regulations for measuring structure height when a basement is proposed.

Chapter 12

Revisions to Neighborhood Use, Conditional Use, Neighborhood Development and Site
Development Procedures to be consistent with changes in Chapters 13 and 14 were made. A
finding for environmentally sensitive lands was added which requires consistency with the
MSCP Subarea Plan. A new finding was added for those developments that are requesting
deviations as part of the Planned Development Permit. Thresholds and findings for disturbance
of Class II historical resources have been deleted. The remaining supplemental findings for
historical resources were revised to be consistent with revised regulations.

Categorical Exclusions from a Coastal Development permit were deleted. An exemption was
added for demolition and alteration of a structure within the coastal zone if it is not a historical
resource. An exemption was added for single dwelling unit development in the coastal zone if it
does not exceed 80 percent of the allowable floor area ratio and height. The decision process for
a Coastal Development permit was changed from Process Three to Process Two.

Language was added to clarify the loss of previously conforming rights a premises or use is
brought into conformance. References to previously conforming parking and landscape
regulations that are contained in Chapter 14 were added.

Chapter 13

Revisions were made to the use categories and subcategories for base zones and minor revisions
were made to the use regulations tables. Clarifications were made to the mobile home park,
multiple dwelling unit, and single dwelling unit use subcategories to better link the definition to
the lot or premises. Repair, distribution and assembly were deleted from the retail sales use
category. Photographic services was added to the business support use subcategory. New
commercial services subcategories were added for funeral and mortuary services and radio and
television studios. The public assembly and entertainment subcategory was revised for clarity.
The light manufacturing subcategory was revised to exclude any uses that utilize explosive,
petroleum, or radioactive materials.

Child care centers and private recreational facilities were added as conditional uses in the OP-1-1
zone and park maintenance facilities were added as permitted uses in the OP-2-1 zone. Minor
telecommunication facilities are a limited use in those zones were they are allowed. Golf course
driving ranges are limited within the MHPA. Revisions to the regulations for development area
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were made to clarify that all of the area outside of the MHPA can be developed unless otherwise
limited. Clarifications were added explaining when the additional 5 percent development area
may be utilized.

Interpretive centers were added as a permitted use in the AG zones and energy generation and
distribution facilities were added as a conditional use in the AR zones. Minor
telecommunication facilities are a limited use in the AG, AR and all residential zones.

Development regulations for parking lot orientation were clarified. Many uses that were
previously shown as permitted or conditionally permitted are no longer permitted when they are
not consistent with other uses allowed in the particular zone or may now require a conditional
use permit. Marine industry was deleted as a permitted use in the CR, CV and CC-5 zones.
Funeral and mortuary services and radio and television studios have been added as permitted
uses in all CR, CC, IL-2-1, IL-3-1, and IH-2-1 zones.

Radio and television studios have been added as permitted uses in all industrial zones except the
IP-1-1 and IH-1-1 zones. Sports arenas and stadiums have been added as conditional uses in the
IP-2-1, IL-2-1, IL-3-1, and IH-2-1 zones. Camping parks have been deleted as a conditional use
from all industrial zones. Impound storage yards have been revised from a conditional use to a
permitted use in the IL-2-1, IL-3-1, and IS-1-1 zones and deleted from the [P-1-1 and IP-2-1
zones. Marine industry and marine related uses have been added as a permitted use in the IL-2-1
zone.

Chapter 14

Parking standards for uses not covered in the Parking Regulations were added. Employee
housing and communication antenna regulations were revised. The decision process for
automobile service stations was changed from Process Two to Process Three. Processing and
packaging of plant and animal products was moved from agricultural use category to industrial
use category.

The applicability table for Landscape Regulations was clarified. The plant point schedule
increased and plant material, irrigation, and area requirements were clarified. Yard planting area
and point requirements were revised to include the existing Municipal Code planting point
reduction. Overall plant point requirements were reduced. Revegetation requirements were
revised to reflect requirements from the Landscape Technical Manual. Minor clarifications to
brush management and water conservation requirements were added.

Text was added to clarify parking requirements for previously conforming premises and to
provide for a Neighborhood Development permit for uses that have been discontinued for more
than two years. Parking requirements were added for transitional housing, botanical gardens,
exhibit halls, convention facilities, funeral parlors and mortuaries, and vehicle sales and rentals.

The Site Development Permit exemption for interior or exterior modifications was revised to
require a 40-foot setback from the coastal bluff edge for any second-plus story addition to a
structure on a sensitive coastal bluff. A Site Development Permit exemption was added for
minor improvements for existing structures on steep hillsides, consistent with the existing



Municipal Code. A Site Development Permit exemption was added for habitat restoration
projects. The development area exemption for mining and extractive industries with the MHPA
was deleted. An exemption from the development area limitations for sensitive biological
resources for zone two brush management was added. Code enforcement regulations have been
added for unlawful development in environmentally sensitive lands. Revisions were made to the
emergency permit regulations to acknowledge that only authorization is necessary to impact
environmentally sensitive lands in the event of an emergency and that a subsequent Site
Development Permit will only be required if the impacts are permanent. The requirement for
consultation with the wildlife agencies was revised to require that the applicant confer with the
agencies. The regulations for unavoidable impacts to wetlands were revised to reference impacts
associated with a deviation instead, since a deviation is the only way impacts to wetlands can be
considered.. The requirement to avoid impacts to narrow endemic species was revised to only
apply inside the MHPA. Measures for protection of narrow endemic species outside the MHPA
were added and specific mitigation requirements were deleted. A regulation requiring
consistency with the City of San Diego MSCP Subarea Plan was added. Regulations for grading
during wildlife breeding seasons were added. A clarification was added that the setbacks from
the coastal bluff edge also apply to additions to existing structures.

Regulations for Class II historical resources were deleted and regulations for remaining historical
resources were reorganized. Minor modifications were made to the applicability text and table
for clarification and consistency with revisions to regulations. Minor modifications were made
to site-specific survey requirements to clarify language and allow areas to be exempted by the
City Manager or Historical Resources Board. An exemption was added which provides for
substantial alteration of a non-contributing structure located in a historic district. The exemption
for an important archaeological site was modified to require a 100-foot setback with no
discretion. Minor modifications were made to the general development regulations for
clarification and to reference the Historical Resources Guidelines of the Land Development
Manual. The requirement for Covenants of Easements was deleted.

A Neighborhood Development Permit was added to the regulations applicability table for
previously conforming parking for a discontinued use. In the regulations applicability table, the
Site Development Permits for the Airport Approach Overlay Zone, the Airport Environs Overlay
Zone, and the Clairemont Mesa Height Limit Overlay Zone were corrected to indicate a Process
Three rather than a Process Five decision.

The title and applicability of the general development regulations for Planned Development
Permits (Section 143.0410) were revised so that they do not apply to those Planned Development
Permits within Land Use Plans that require the permit in conjunction with another discretionary
action. If deviations from any base zone development regulations are proposed, a requirement
for compliance with the general development regulations was added. Some of the regulations in
the general development regulations section were revised to state that they “should” be complied
with, rather than “shall” be complied with, in order to provide flexibility in how a development
can achieve compliance. The maximum permitted building coverage for residential projects was
increased to 60 percent. Other minor revisions for clarification were made to other Planned
Development Permit regulations.

The purpose and applicability of the SRO hotel regulations was revised to include rehabilitation
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of existing SRO hotels and rooms. The housing replacement requirement for new SRO hotel
rooms to contain a sink and screened toilet was deleted in favor of revisions to the definition of
SRO hotel room. Other minor revisions for clarification were made to other SRO hotel
regulations.

LAND DEVELOPMENT MANUAL

Biology Guidelines

The Development Regulations for development in the MHPA were revised to require avoidance
of express impact-producing activities within specified distances of nesting sites of certain
raptors, known locations of southwestern pond turtles, or occupied burrowing own burrows.
Regulations were added for protection of narrow endemic species outside the MHPA.
Restrictions were added with regard to grading activities during the breeding seasons of several
bird species.

The procedures for impact analysis and mitigation were modified to clarify that a biological
survey report is required for all proposed development subject to the ESL regulations or where a
CEQA initial study has resulted in the determination that there may be a significant impact on
biological resources considered sensitive pursuant to CEQA. Further, the guidelines were
revised to clarify that the survey report must identify impacts to Sensitive Biological Resources
and to other significant biological resources as determined pursuant to the CEQA process. The
guidelines were revised to state that mitigation may be required for sensitive species not covered
by the MSCP, pursuant to CEQA.

Coastal Bluffs and Beaches Guidelines

The Guidelines ere revised to reflect the revisions made to the definitions of coastal bluff edge
and reference to the geology and rounding of the bluff edge was added to the explanation of this
definition. The explanation of the definition of coastal bluff face was revised to include
reference to a rounded bluff edge. New diagrams were added for the definitions of coastal bluff
edge and coastal bluff face. The description of the bluff edge setback regulations were revised to
clarify that the basic 40-foot setback is a minimum and that a setback of more than 40 feet could
be required. A statement was added that future erosion control measures will not be permitted if
a reduced bluff edge setback is utilized. The regulations for view corridors and access easements
were separated. In the Bluff Measurement Guidelines section, the interpretation of the coastal
bluff edge definition was deleted since this information was included in the explanation of the
definitions section. A clarification of the bluff edge examples was added. The bluff edge
regulations for gullies and coastal canyons were revised and explanations of each of these land
forms was added.



Historical Resources Guidelines

B The sections on San Diego History and Consultant Qualifications were made appendices to the
Guidelines and other appendices were added. Revisions to clarify and better organize the text
and incorporate public review comments were made. The Introduction and Development
Review Process sections were modified to reflect the changes to the Code. Regulations for Class
IT historical resources were deleted. Areas to be exempted from the requirement for a site
specific survey for the identification of a potential historical building or historical structure were
added. Requirements for notification and consultation with the Native American Community
were added. Requirements for curation of historical materials were added.

Lahdscape Guidelines

L Modifications to the revegetation requirements were made to be consistent with changes to the
Code. Tree planting and maintenance requirements in the public right-of-way were added.

Steep Hillside Guidelines

2 Clarification was added as to what is included as existing development area for a premises. The
Findings and Deviations section was revised to address the revisions that were made to the Site
Development Permit and deviation findings. Other minor revisions were made to terms for
clarification.



LAND DEVELOPMENT CODE
ILETTERS OF COMMENT AND RESPONSES
Letters of comment to the draft EIR were received from the following agencies, groups,
and individuals. The letters of comment and the responses follow.

U. 8. Fish and Wildlife Service/California Department of Fish and Game
State of California, Governor's Office of Planning and Research
Sierra Club

Endangered Habitats [.eague

Alliance for Habitat Conservation

San Diego Audubon Society

California Native Plant Society

Southwest Center for Biological Diversity
Centre City Development Corporation

La Jolla Town Council

Torrey Pines Community Planning Group
Hewitt & McGuire, LLP

Save Our Heritage Organisation

San Diego County Archaeological Society
Brian F. Smith & Associates

California Indian Legal Services

Surfrider Foundation

River Valley Preservation Project
Beatrice Hughes
"Florence Shipek

Earth Media, Inc.

Gibbs Flying Service

San Diego Gas & Electric

City of San Diego, Park and Recreation
Carmel Valley Community Planning Board
County of San Diego, Public Works

The following letters of comment were received after the close of public review and are
included here for information purposes only. Where these letters addressed the Land
Development Code, the comment has been referred to the Project Manager for
inclusion in the responses to comments on the project.

Kearny Mesa Planning Group
La Jolla Shores Association
La Jolla Traffic and Transportation Board
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CALIFORNIA
__PACIFIC
HOMES

February 18, 1997

Mr. Ty Miller; Chairman

Kearny Mesa Planning Group
Collins Development Company
11750 Sorrento Valley Rd , Ste. 254
San Diego, CA 92121

RE: Review of Land Development Code, Draft Environmental Impact Report (DEIR)

Dear Ty:

I apologize for sending these comments to you later than I expected. I trust these comments will
be helpful, although frankly my review of the excerpts I was given was based on the very.limited
amount of informaticn provided in the DEIR and focused on those issues thought to be most

controversial. '

Review of DEIR (EIR No. 956-0333)
The City of San Diego '
Subject: Land Development Code

1. Pg HI-7 Steep Hillside , .
Revise last sentence to read at least 30 feet, not 10 feet high as now written.

2. Pg. III-45 Revision to Parking Regulations
Tandem parking should be permitted.

3. Pg. IV-A-8-K Keamny Mesa Community Plan
Add the following pertinent policies:
1. Ensure the continued development of Kearny Mesa as a regional employment
center, containing a mix of industrial, office, retail and compatible housing.
2. Encourage the provision of a multi-modal transportation system which provides
access to the entire community as efficiently as possible.
3. Create a sense of community identity by encouraging the provision of high quality
urban design, complementary mixed uses, and the provision of focal points which
advertise Kearny Mesa as a regional employment center, consumer destination, and the
mix of other complimentary uses that support these primary uses.
4. Promote high quality, more intense development as appropriate in a City core area.

9191 TOWNE CENTRE DRIVE
SUITE L1t
SAN DIECO, CALIFORNLA 62122

AT 455718 FAN 016 /4333060



Mr. Ty Miller

Kearny Mesa Planming Group
Collins Development Company
February 18, 1997

Page 2

3. Promote a diversity of compatible uses that support and sustain a higher quality,
more integrated community. '

6. Provide for important public facilities that are now lacking in the community like
parks and a library.

7. The portion of the Draft Environmental Impact Report and the accompanying
Public Notice of the Draft Environmental Impact Report showed a very strong bias in
discussing and projecting unsubstantiated adverse environmental impacts. For example,

. the Public Notice summarizes all the projected negative impacts, as speculative as they

CALIFOR:

are, with statements of “would result” instead of “may resuli”. Also, the three pertinent
policies of the Kearny Mesa Plan cited on page IV-A-8 are all policies that speak to
natura! environmental conditions and are not, to the best of this reviewer’s knowledge,
policies espoused by the Kearny Mesa Planning Group and are not priorities of the

" Planning Group.
" These brief comments should be timely in meeting the February 21, 1997 deadhne for comments
on the DEIR.
4
Very truly yours, ‘

A PACIFIC HOMES

esR. Omsberg

Member Kearny Mesa Planning Group



LA JOLLA TRAFFIC AND TRANSPORTATION BOARD
5670 Linda Rosa, La Jolla, CA 92037
(619)456-2357 FAX: (619)459-3760

January 28, 1997

Mr. Kelly Broughton
Development Services Department
1222 First Avenue, Fifth Floor
San Diego, CA 92101

Subject: Comments on changes in parking requirements
~ Transportation section
December 1996 draft EIR on the Zoning Code Update

Dear Mr. Broughton:

The La Jolla Traffic and Transportat:lon Board has reviewed the proposed changes in parking
requirements in the Zoning Code Update, and our comments are provided below. This Board was created by the
La Jolla Town Council, Promote La Jolla and the Community Planning Association to coordinate the traffic and
transportation activities of the three community groups and to interact w1th the city as appropriate.

We note that a reorganized Parking Impact Overlay Zone 1s proposed for La Jolla to provide

supplemental parking regulations for beach and campus areas. We understand that the proposed changes will
do the following:

D Eliminate compact parking spaces and modify the size of a §1g1_1dafd space.

The dimensions of a compact space are 7.5 x 15 fi., while the dimensions of the modified
standard space are 8.25 x 18 ft. for retail uses, and 8.0 x 18 ft. for other uses. This increase of over 20% in the
required area will reduce the number of cars that can be parked in a given area by 13 to 17%, depending on the
use. :

2) Reduce the. parking requirements to compensate for (1) above.
For La Jolla, this appears to mean;

* Generally, a reduction in the required parking by about 15%.

* Liberalization of shared parking regulations.

* Still further reductions in parking requirements if approved by the -
Transportation Demand Management Plan.

* 10 to 20% reduction for residential development located in a designated
transit area,

3) Change the Planned District Ordinances.
The new parking regulations would replace those in existence in two La Jolla PDO’s, the La
Jolla Shores PDO and the La Jolla PDO, the latter apphcab]e to the downtown area, per Zoning Code Update,
Pages 3-40. :

Comment 2f



Mr. Kelly Broughton
February 19, 1997
Page 2

The La Jolla Traffic and Transportation Board opposes the adoption of the new parking
requiremen:ts for La Jolla for several reasons: ‘

1) Parking near the beaches and in downtown La Jolla is frequently difficult, especially during
the summer and on weekends and holidays. A reduction in the number of spaces would have the following
negative effects:

* Amving cars would be driven into surrounding residential areas.

*  To find a parking space, drivers would circulate in the downtown, beach and
residential areas, increasing congestion and the agony of both
driver and resident. S

2)  The parking requirements in both PDO’s were arrived at after long and thoughtful
deliberations within the community and with the city. The parking situation in La Jolla is in many respects
unique, and a change which might be appropriate for other parts of San Diego would not be right for La Jolla
or other ocean-front communities. Examples of some of these unique features are:

* In the La Jolla Shores commercial center, the lots are so small that off-street
parking is, in most cases, impossible. On-street parking is at a premium.
* In the La Jolla Shores beach area, parking frequently spills over into the
surrounding residential areas, sometimes by as much as to 6 to 8 blocks
from the beach. Compact parking spaces are important in reducing this
spill-over.
In downtown La Jolla one- and two-hour parking limits are the norm. A
reduction in the number of spaces wherever that reduction might take
place should exacerbate the problem. '
Parking garages in downtown La Jolla used to provide a reservoir of parking
places for busy days. That is no longer the case: parking garages are now
being fully utilized. S
UCSD student parking in residential areas is a long-term, continuing problem.
A reduction in the number of parking spaces in university and other
private lots to students, staff, etc., would further exacerbate the problem.
A reduction in the number of parking spaces will have an adverse impact on the
economy of La Jolla, particularly the downtown area,

*

L

We hope that you will consider the issues raised herein and drop the proposed parking changes as they
apply to La Jolla and the UCSD area.

SinCergy yours

RQ efp{écguﬁ, hairmg’ Cwié%

Comment 2f



Mr. Kelly Broughton
February 19, 1997
Page 3

cc: Janet Baker, Development Services Dept. Land Development Review Division
1222 First Avenue, Mail Station 501, San Diego, CA 92101
Sherri Lightner, Chairman, La Jolla Shores Association
Paul Kennerson, President, La Jolla Town Council
Mark Lyon, Chairman, Community Planning Association
Bill Price, Chairman, Promote La Jolla

Comment 2f






LA JOLLA SHORES ASSOCIATION
Post Office Box 64
La Jolla, CA 92037

February 6, 1997

Mr. Kelly Broughton
Development Services Department
202 C Sureet

San Diego, CA 92101

Subject: Comments on changes in parking requirements
Transportation section
December, 1996 draft EIR on the Zoning Code Update

Dear Sir;

The La Jolla Shores Association has reviewed the proposed changes in parking requirements in the
Zoning Code Update, and our comments are provided below.

We note that a reorganized Parking Impact Overlay Zone is proposed for La Jolla to provide
supplemental parking regulations for beach and campus areas. We understand that the proposed changes will do
the following:

1). Eliminate compact parking spaces and modifiv the size of a standard space.
The dimensions of a compact space are 7.5 x 15 ., while the dimensions of the modified standard space are
8:25 x 18 fu. for retail uses and 8.0 x 18 ft. for other uses. This increase of over 20% in the required area will
reduce the number of cars that can be parked in a given area by 13 o 17%, depending on the use.

2. Reduce the parking requirements to compensate for (1) above.
For La Jolla, this appears to mean:
* Generally, a reduction in the required parking by about 15%.
* Liberalization of shared parking regulations.
* Still further reductions in parking requirements if approved by the Transportation Demand
Management Plan. : oo
* 10 to 20% reduction for residential development located in a designated transit area.

31 Change the planned district ordinances.
The new parking regulations would replace those in existing in the La Jolla Shores PDO.

The LISA oppeses the adoption of the new parking requirements for several reasons:

1) Parking at the beaches is frequently difficult, especially during the summer and on weekends and
holidays. A reduction in the number of spaces would force arriving cars into surrounding residential areas.

2) The parking requirements in the PDO were arrived at after long and thoughful deliberations within
the community and with the city. The parking situation in the Shores is, in many respects, unique and a change
which might be appropriate for other parts of San Diego would not be right for La Jolla or other ocean front
communities. Examples of some of these unique features are:

* -In the La Jolla Shores commercial center, the lots are so small that off-street parking is, in most

cases, Impossible. On-street parking is at a premium and must not be reduced.

* Inthe La Jolla Shores beach area, parking frequently spills over into the surrounding residential

areas, sometimes by as much as 6 to 8 blocks from the beach. Compact parking spaces are
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important in reducing this spill-over.

* In some areas, one and two-hour parking limits are the norm. A reduction in the number of
spaces would exacerbate the problem of people parking all day in these time limited spaces by
moving their car slightly every hour or two.

* TJCSD student parking in residential areas is a long term continuing problem. A reduction in the
number of spaces available to students will exacerbate this problem.

We hope that you will consider the issues raised herein and drop the proposed parking changes as they
apply to La Jolla Shores and the UCSD area.

Sincerely yours,

N (

hérri Lightner, Chairman

cc

Janet Baker, Development Services Dept., Land Development Review Division,
1222 1st Avenue, Mail Station 501, San Diego, CA 92101

Bob Collins, Chairman, La Jolla Traffic and Transportation Board
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EMPLOYMENT OPPORTUNITY

#T1761 MANAGEMENT TRAINEE: $2318 to $2800, Monthly
#T1762 MANAGEMENT INTERN: VARIES FOR PAID POSITIONS

APPLY: FIRST DATE: April 18, 1997 LAST DATE: June 4, 1997

Additional application filing periods may be announced. Applications must be received no later than 5:00 p.m. on the last date of this
application filing period. Applications received before or after the filing period will be rejected.

MANAGEMENT TRAINEE 18 THE ENTRY-LEVEL POSITION FOR PROFESSIONAL ADMINISTRATIVE, BUDGETARY, COMMUNITY DEVELOPMENT, CRIME
ANALYSIS AND RESEARCH, DATA SYSTEMS MANAGEMENT, ECONOMIC, ORGANIZATION EFFECTIVENESS, PERSONNEL, AND REAL ESTATE CAREER
FIELDS.

REQUIREMENTS: You must meet the following reguirement on the date you apply.
College graduates with a Bachelor's Degree. You must submit proof of graduation with your application.

Graduating seniors in their last year of college may apply and be considered for employment, but will be placed inactive until proof of graduation
is submitted with transcripts showing completed units and expected date of graduation which must be completed before expiration of the eligible
list. )

NOTE: Relevant professional experience may be substituted for lack of education on a year for year basis. For substitution purpeses one year
of full-time professional experience equals-cne year of aducation {30 semester or 45 quarter units.) |f substituting a combination of professicnal
level experience and education, you must provide transcripts showing coursework completed. Professional experience must include at least
one of the following as a primary duty: preparing and analyzing budget reQuests; analyzing department expenditures and making fiscal
projections; performing cost effectiveness and productivity studies or organizational interventions; conducting special administrative or personnel
studies and analysis including research and analyses of data, development of soiutions, and recommending appropriate courses of action;
sonducting test validation studies; preparing examination announcements and test items; conducting classification and salary studies; performing
data systems management, systems problem solving, and program design on major computer systems; performing workload/staffing studies;
developing econometric models to measure and forecast revenues; performing cost-benefit analyses of various programs; conducting research
and analysis; analyzing and presenting law enforcement data in both oral and written forms; acting as a liaison between staff and the community
on cammunity development programs; assisting in the development of community development programs; or real property experience in
appraisal/valuation, acquisition and relocation, property management, or marketing/sales.

INTERNSHIPS: This list can be used to select candidates for paid and unpaid internships by various departments. The City of San Diege
maintains a Management Intern classification in the Unclassified {at-will employment} Service which provides on-the-job-work experience to
students. Many of the work-study internships are arranged on a voluntary (unpaid) basis. Howaever, some pald internships are available. Your
Internship Interest Form will be retained for one year. ‘ :

HOW TO APPLY: Complete and submit the City's Special Application, Supplemental Questionnaire and Internship Interest Form {the original and
one copy]) for these position{s). The Supplemental Questionnaire will be made available to hiring departments. You MUST check ALL positions
for which you wish to apply on the application. If you wish to apply for both positions, separate application packages are not necessary. Submit
requested materials ONLY. ’

SCREENING PROCESS: The screening process will consist of a review of the application materials and a Written Test. The Written Test
may include the following factors: 1) Reading Comprehension: Ability to comprehend factual or technical information; 2} |nterpretation
of Numerical Data: Ability to draw inferences and interpret numerical data presented in graphs, charts, diagrams, or tables; 3) Written
Communication: Ability to correctly use grammar, punctuation, and spelling and to transition smoethly between narrative passages;
4) Mathematics: Ability to perform basic mathematical operations such as addition, subtraction, multiplication, division, percentages,
and fractions; 5) [nterpretation of Narrative Data: Ability to draw inferences and distinguish between relevant and irrelevant issues
presented in written form; and 6} Decision Making: Ability to determine the most appropriate course of action based upon available information
AN GUIELINES. 4 2 v i vt i m e e mm s s mmn s aaaa st e ta e E s a e e h e e s e WEIGHT 100%
Waiver: )
1) Former City employees who havg passed probation at the Journey {e.g., Associate] level in positions underfilled by Management Trainee

can waive the Written Test and will be placed in Category Cne.

WRITTEN TEST DATE: Approved applicants will be notified of the date, time, and location of the Written Test. All qualified applicants
who pass the Written Test will be placed on & one category eligible list, which is effective for one year. All candidates will receive written notice
of their eligibility expiration date. As needed, the hiring department will interview individuals from the eligible list.

ynistrative Trainee (Recruiting Title: Managemént Trainee) Tim Howey, Assigned Analyst
iinistrative intern {(Recruiting Title: Management [ntern} DOC. 5024
April 18, 1887 Class 1108; Class 2103
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[. INTRODUCTION

This Environmental Impact Report (EIR No. 96-0333) addresses the environmental effects
associated with implementation of the proposed City of Diego Land Development Code, and
related regulation amendments and repeals. This document is informational in nature and is
intended for use by City of San Diego decision makers, other responsible or interested agencies
and the general public in evaluating the potential environmental effects of the proposed project.
This EIR has been prepared by the City of San Diege in compliance with the California
Environmental Quality Act (CEQA) of 1970 as amended (Public Resources Code, section 21000
et seq.), the State CEQA Guidelines (California Code of Regulations, section 15000 et seq.),
and the City of San Diego Guidelines and Format for Environmental impact Reports (June
1992). The City of San Diego is the lead agency for the proposed project, pursuant to Article 4 of
the State CEQA Guidelines. ‘

BACKGROUND

An important implementation tool of the City's General Plan and the community plans is
the Municipal Code. Currently the Municipal Code has planning, zoning, engineering and
building regulations located throughout Chapters 2,5,6,9,10 and 11. The proposed Land
Development Code is the location within the Municipal Code for definitions, procedures,
zones, and regulations which are used in the development of property other than within the
planned districts. '

The Municipal Code was revised in 1991 to add Chapter 11 as Phase | of a comprehensive
update. This first phase streamlined and reduced the processing procedures for development
actions and standardized the application and noticing requirements. The current project is the
second phase of this comprehensive update and includes revisions and reformatting of several
chapters of the Municipal Code relative to the development process. A future phase is
anticipated that would include reformatting and revisions to Planned Districts and other
substantive changes.

SCOPE OF THE EIR AND NOTICE OF PREPARATION {NOP)

This EIR evaluates the potentially significant environmental issues as determined by the City: of
San Diego during the Initial Study process. In accordance with Section 15060 of the State CEQA
Guidelines, a preliminary review of the project clearly indicated that an EIR would be required.
Consequently, a formal Initial Study was not prepared. The City found that due to the proposed
project there may be potentially significant environmental effects related to: land use, biological
resources, transportation/circulation, cultural resources, neighborhood character/aesthetics,
water conservation, paleontological resources, natural resources, and agricultural lands.

For each issue, the EIR contains a discussion of the existing conditions, potential impacts, an
analysis of significance of the impact, and proposed mitigation measures for those impacts
identified as significant. Growth Inducement is addressed in Section 5, Cumulative Impacts are
addressed in Section 6, other CEQA Mandatory Discussion Areas are discussed in Section 7,
and Alternatives to the Project are provided in Section 8.



Pursuant to State CEQA Guidelines, the environmental analysis is based on potential effects of
implementation of the proposed project on the existing physical environment (i.e., the existing
ground conditions). The analysis does not include a comparison between the effects of
implementation of the existing regulations and the effects of implementation of the proposed
regulations (plan-to-plan analysis). Descriptions of the existing regulations are included in both
Chapter Il, Environmental Setting, and Chapter I, Project Description. In limited cases, the
analysis of impacts from implementation of the proposed project includes a comparison of the
existing regulations with those proposed.

As Lead Agency, the City of San Diego circulated a Notice of Preparation (NOP) of an
Environmental Impact Report to numerous interested agencies, groups and individuals on
August 15, 1996 including the State Clearinghouse, requesting comments on the scope of the
EIR. The issues the City found to be potentially significant were identified in the Scope of Work
that was attached to the Notice of Preparation.

The following persons, agencies and organizations responded to the NOP: .
Navajo Community Planners, Inc.
United States Border Patrol
San Diego City Schools
San Diego Gas & Electric Company
County of San Diego Department of Public Works
Ms. Opal Trueblood
La Jolia Town Council

A copy of the NOP, the public comments and the City's responses to the public comments is
contained in Appendix A of this EIR. '

USES OF THIS EIR

The Land Development Code EIR is being prepared and processed concurrently with the
adoption of the Code and other implementing actions. The decision makers will consider the
information contained in the EIR when considering the proposed project. The discretionary
actions associated with the proposed project include City Council adoption of the Land
Development Code, amendments to the Municipal Code, rezoning of specific property, and
amendments to the Local Coastal Program. These actions are detailed in Section 3 of the EIR
which describes the proposed project.

" For future project-level review, it is anticipated that this document would be incorporated by
reference to the extent possible in order to reduce paperwork, avoid duplicative reconsideration
of basic policy considerations, and to ensure consideration of cumulative impacts that might be
slighted on a case-by-case basis. (CEQA Guidelines sec.15168(b)(1995). Pursuant to CEQA
Guidelines section 15152, agencies are encouraged to tier EIRs which are prepared for
separate but related projects. When tiering is used, the later EIRs or Negative Declarations shall
refer to the prior EIR. The later environmental documents should state that the Lead Agency is
using the tiering concept and that the EIR is being tiered with the earlier EIR. :

The project will not be effective within the Coastal Zone until certification by the State Coastal

Commission. In addition, those portions of the proposed Code related to the Multiple Species
Conservation Program will not be effective until adoption of that program.
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Il. ENVIRONMENTAL SETTING

REGIONAL and LOCAL CHARACTERISTICS

The San Diego region covers over 4,200 square miles in the southwest corner of the
continental United States, bordered by Mexico and the Pacific Ocean. (Figure 1) It consists of
18 incorporated cities and many unincorporated communities. All 18 cities and 99% of the
population are located in the western half of the region. About 2.7 million people reside in the
San Diego region.

Although urbanization has spread rapidly over the past 20 years, it has consumed only about
12% of the region's total land area. More than half of the San Diego region remains vacant and
undeveloped, although much of this land is not available for development because of physical
and/or public policy constraints. The remaining 31% of the land is devoted to park and recreation
areas and agriculture. It is estimated that 193,000 acres of land will be developed between

1980 and 2015, with 90% being devoted to residential uses. ("Profiling the Region's MSA",
SANDAG (1995)

The City of San Diego's corporate limits contain about 325 square miles. The metropolitan area
is bounded approximately by Escondido on the north, the foothills of the coastal mountains on
the east, the Mexican border on the south, and the Pacific Ocean on the west. (Figure 2)

The City of San Diego is the targest city in the region and sixth largest in the nation. It houses
nearly 1.2 million people, or 44% of the region's populatlon ("Profiling the Region's MSA" -
SANDAG, 1995)

TRANSPORTATION

The San Diego region contains a major military port for the United States. Navy shlps enter

the bay to dock at the Naval Air Station at North Island. Aviation facilities in the region include
San Diego International Airport (Lindbergh Field), four public general aviation airports, three
military airports, and a number of recreational and private airfields. The Port of San Diego plays
a key role in international trade, with cargo ships entering on a regular basis.

The planning and/or provision of streets and highways within the San Diego area is mainly the
responsibility of CALTRANS, SANDAG, and the cities and county. Their efforts are coordinated
through the state and regional transportation planning processes, as well as the general and
community plans and capital improvements programs of each of the cities and county.

The street and highway system in the City of San Diego includes freeways, expressways, and
arterial streets. They provide a reasonable leve! of mobility and accessibility within the City, as
well as between San Diego and other cities in the metropolitan area. Many of San Diego's
streets and highways traverse areas of great scenic beauty, but in recent years, there has been
a decline of aesthetic qualities of these roads. This is due to the lack of regard for the natural
environment, roadside developments, outdoor advertising (i.e. signs, billboards), and the
increase in the number of people using these roads. (Progress Guide and General Plan, 1989)
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The widespread ownership and use of personal motor vehicles among San Diego residents
requires a significant commitment of land and financial resources to development of parking
facilities. Much of the city's prime urban land is devoted aimost exclusively to parking,
preempting what are generally considered as more desirable land uses and adding greatly to the
cost of development. Surface lots, parking structures, and on-street parking are dominant visual
features in many neighborhoods and detract from the aesthetic qualities of the area. Frequently,
shopping centers and employment sites devote more land to parking than to their total building
area. (Progress Guide and General Plan, 1889)

Increasingly, mass transit is recognized as an essential public service which provides important
benefits to the entire community. The San Diego Trolley, Inc. provides light rail or "trolley"
service from downtown to the international border and to the eastern part of the city and north to
Old San Diego. There are several companies that provide bus services, offering different routes
throughout the city. The Coaster, an express rail service runs between the city of Oceanside and
downtown San Diego. Light rail transit service is currently being expanded to Jack Murphy
Stadium through Mission Valley. Additional rail service corridors have been identified, but land
use changes are needed to make a major investment in transit facilities and services cost-
effective. (Transportation-SANDAG, 1996)

Airports, because of their associated environmental impacts, are seldom regarded as desirable
community assets by the people living and working nearby. Nonetheless, civilian air :
transportation and military aviation are important components of San Diego's economy. The
San Diego International Airport (Lindbergh Field) is the region's principal commercial airport and
is owned and operated by the San Diego Unified Port District. The airport serves more than

12 million passengers each year, and there are future plans for expansion. There is a Navy
aviation facility at Miramar, general aviation facilities at Montgomery Field in Kearny Mesa, and
at Brown Field in Otay Mesa. San Diego's airspace is extremely congested. There are a large
number of airports and helicopter landing sites in close proximity to each other, some having
overlapping control areas.

HOUSING

The late 1980's was a period of rapid growth. Population increased by an average annual growth
rate of 3.7%. Then suddenly, a recession hit and the trend reversed. Each year since 1990 has
produced a progressively smaller increase in the region's population. By 1994, growth slowed to
just a 1.2% increase over the prior year. This is the lowest increase in both numeric and
percentage terms in decades.

There are two components to population growth: natural increase (births minus deaths) and net
migration (people moving into region minus those leaving). Migration-related growth is directly
linked to jobs, in that people migrate to places where they can find employment. During the
economic boom years of the late 1980's migration accounted for two-thirds of our population
growth. As the region lost jobs during the early 1990's, fewer people moved here, population
growth slowed, and a steadily larger portion of our growth was due to natural increase.

As of January 1, 19-95,‘ there were a total of 452,313 housing units in the City of San Diego.

There were: 244,294 single-family units; 195,668 multi family units; 5,725 mobile homes; and
6,626 military units. Six percent (27,861 units) of the total housing units were vacant.
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The region's population has been projected to grow to 3.8 million by 2015, with civilian
employment of 1.5 million (Growth Management Forecast by SANDAG, Series 8, May 1995).
This represents average growths of 1.7% and 1.1% per year, respectively, in population and
employment. In allocating the forecast growth to the cities and communities of the region, the
local jurisdictions and SANDAG found that implementation of the existing general plan would
accommodate residential growth to around 3.3 million people which is forecast to be reached
by 20085. '

Local jurisdictions have been working with SANDAG to formulate a regional Growth
Management Strategy to accommodate residential growth beyond 2005 and to meet quality of
life objectives of improved transportation access, reduced congestion and improved air quality.
The strategy, if adopted and implemented by the local governments would substantially reduce
pressure to convert lands that currently support natural habitats to lands that would be
developed to urban uses. Some of the measures of the strategy include focusing growth around
major transit services, providing mixed-use districts as community centers and locating
residences within major employment centers. :

BIOLOGICAL RESOURCES ‘ : _

The San Diego region has one of the most biologically diverse environments in the continental
United States, supporting a variety of species and habitat types. This is partially due to the
region's varied topography, climate, and soils. This region supports many types of environments
and areas such as deserts, coasts, mountains, and maritime communities. Each of these areas
supports a unique assemblage of plant and animal species. There are roughly 1,700 plants,

80 mammals, 435 birds, 75 reptiles and amphibians, 125 butterflies and over 10,000 terrestrial
and aquatic invertebrates in the region.

The growth in the San Diego region has had tremendous effects on the environment. In addition
to destruction and loss of habitat and decline in the number of species, the region's remaining
habitats have been fragmented, particularly in the coastal areas. Currently, over 200 plants and
-animals are of local concern due to declining populations. The region is faced with the
challenges of balancing the need to protect natural resources and providing land required for
future economic growth. Three subregional habitat conservation programs have been initiated to -
help promote ecologically sustainable development. They are the City of San Diego's Multiple
Species Conservation Program (MSCP), the North County Multiple Habitat Conservation
Program (MHCP), and the County of San Diego Multiple Habitat Conservation and Open Space
Program (MHCOS).

Almost 41% of the area within the western region is already devoid of natural habitats. Of that
41%, 28% of it is already developed, 10% is in agricultural production, and an additional 3% of
the area is so disturbed that the original habitat cannot be identified. Fifty-nine percent remains
covered by natural habitats.

HISTORICAL RESOURCES ,

The San Diego region has a diverse cultural background. The earliest known human occupation
was about 10,000 years ago. Prehistoric cultures were nomadic hunters and gatherers. Some of
the cultures migrated between the mountains and the coast on a seasonal basis, generaily using
the major drainageways as travel corridors. Shellfish and plant foods from riparian areas were
gathered in the coastal regions. Projectile points that have been found indicate that early
cultures hunted to provide materials for food and clothing. There are many questions about the
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prehistoric cultures including determinations about changes in modes of subsisfence'and the
relationship of coastal cultures to the inland cultures.

There are three historic periods in San Diego history. The historic periods refer to the time after
Spanish colonization and include the study of non-indigenous cultures. The Spanish Period was
from 1768 to 1822. The Mexican Period was from AD 1822 to 1846, and the American Period
was from AD 1846 to the present.

San Diego is a city that is rich with history. Since 1977, seventeen surveys have been

performed, identifying 2,036 properties as potentially historic. However, the actual number of

properties is considerably less due to multiple listings. The areas of Grant Hill and Sherman

Heights areas are designated in their entirety as historic districts. There are a large amount of

identified properties in the communities of Uptown and Goiden Hill. Many measures have been
taken to help preserve these historical sites. '

San Diego's built environment r=flects over 200 years of architectural history. Examples of every
major period and style remain, although few areas retain neighborhood-level architectural
integrity due to several major building booms when older structures were demohshed prior to
preservation movements.

TOPOGRAPHY/ DRAINAGE SYSTEMS

Geographically, the metropolitan area consists of a complex topographic succession: a broad
stream-dissected coastal plain extending from the Pacific Ocean about 10 to 15 miles infand to
foothills which provide a transition to the mountain and valley relief of the eastern county.

The coastal plains are characterized by several extensive terraces or mesas that extend from
the interior foothills and mountains to near the coast. In the northern part of the city, Del Mar
Mesa extends from the San Dieguito River Valiey to Los Pefiasquitos Canyon and includes the
coastal mesas in the Torrey Pines and La Jolla area. Kearny Mesa is a large terrace that is .
roughly bounded by Interstate 15 on the east, Mission Valley on the south, Interstate 5 on the
west and Clairemont and Serra Mesas as well. Although most of the mesas have been
developed, there are still large areas of undeveloped lands on or near N.A.S. Miramar. South of
the San Diego River, the Mid-City communities, Southeast San Diego, and Skyline-Paradise
Hills have developed on the large mesa that extends between Mission Valiey and the
Sweetwater River. Otay Mesa extends from the Otay River valley south to the U.S.-Mexico
border, and from the western base of the San Ysidro Mountains west to the Tijuana Estuary..

Areas within the City contain portions of several drainage basins. The surface streams in the
region are predominantly intermittent, flowing only during periods of high rainfall. Much of the
area is steeply sloped, leading to potentially high rainfall runoff rates and flood hazards as weli
as landslide hazards.

In the northern portion of the City, the San Pasqual Valley is broad alluvial floodplain located
east of Lake Hodges. West of Lake Hodges, the San Dieguito River Valley widens progressively
until it opens into the San Dieguito Lagoon. To the south, Carmel Valley, Poway Creek,

and Los Pefiasquitos Creek carry water from the foothills and coastal terraces into Los
Pefasquitos Lagoon. -
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The San Clemente and Rose Creeks originate in the foothills south of the City of Poway and
receive runoff from those areas as well as draining Kearny and Clairemont mesas. These
canyons are characterized by well-drained valley floors bordered by steep slopes to the south.

The San Diego River has its headwaters in the Cuyamaca Mountains. The river is constricted
into a deep gorge (Mission Gorge) near Cowies Mountain, then flows through a broad valley
(Mission Valley) before emptying into the ocean just south of Mission Bay.

The Otay River is the major drainage system west of the Lower Otay Reservoir. The
Otay River drains the Jamul and San Ysidro Mountains, as well as Otay Mesa, west to the
South San Diego Bay. '

The Tijuana River Valley is the southernmost major drainage in the area. It is characterized by a
broad alluvial floodplain bordered by steep canyon walls where it dissects the San Ysidro
Mountains and Otay Mesa. Nearer the coast, in the City of San Diego, the floodplain widens and
the valley opens in to the Tijuana Estuary. Steep hillsides border the estuary to the south along
the U.S. - Mexico border; the land to the north is primarily flat coastal lowland.

- Along the coastline the relief varies from fiat, low-lying areas to coastal biuffs that range from
60 to 100 feet above mean sea level. The lowlands are bays, lagoons, and estuaries as well as
coastal dunes. The major estuarine systems, San Dieguito Lagoon, Los Pefiasquitos Lagoon,
and the Tijuana Estuary, occur at the mouths of several of the major east-west drainages.
Estuarine wetlands were probably also present at the mouths of the other major drainages prior
to urban and industrial expansion in those areas.

CLIMATE '

The climate is a Mediterranean-type, characterized by moderate temperatures. On average
the sun shines seven out of ten days. Climatic zones closely correspond to topography, and
the interaction of topographic/geologic and climatic systems has resulted in a broad range of
soil types occurring within the region which in turn supports many vegetation associations.
Human activities have modified many of these piant communities and replaced native
vegetation with agriculture and urban development in many areas. The surviving native
vegetation types provide habitat for a wide range of wildlife and plants including some
threatened and endangered species.

MODERN CULTURAL FEATURES

The City of San Diego is famous for its distinct cultural features. There are several institutions of
higher learning, including San Diego State University, University of San Diego, and University of
California at San Diego. Tourists from all over the nation come to see the museums of Balboa
Park, and to visit the San Diego Zoo.

PLANNING AND REGULATORY CONTEXT

GENERAL PLAN AND TIERS '

The City of San Diego Progress Guide and General Plan was addpted by the City Council on
February 26, 1979. It was amended on October 1, 1990 to include Guidelines for Future
Development. It was amended again on October 1, 1992 to incorporate the Environmental Tier.
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"The General Plan may be considered a public document embodying a realistic appraisal of
where we are as a City; a careful determination of where we want to go; and a forthright program
for getting there. (City of San Diego Progress Guide and General Plan, (June, 1989) In legal
terms, the General Plan is defined in State Planning and Zoning Law as . . . a comprehensive,
long-term . . . plan for the physical development of the. . : city and of any land outside its
boundaries. . . which bears relation to its planning." (Government Code, sec. 65300) This plan
"shall consist of development policies and shall include a diagram or diagrams and text setting
forth objectives, principles, standards, and plan proposals.” (Government Code, sec. 65302)

The City's General Plan includes the following elements:

Housing Element. This element consists of standards and plan for the improvement of housing
and for the provision of adeguate sites for housing. It provides for the housing needs of all
economic segments of the community through a Fair Share Allocation Plan.

- Transportation Element. This element combines the statutcrily required elements of Noise,
Circulation and Scenic Highways. It provides a framework for deveioping a comprehensive and
coordinated system for the movement of people and goods. In addition, this element provides
standards for land use compatibility in relation to vehicular noise.

Commercial Element. This element guides the location, timing and quality of future commercial
development in new and built-up areas of the City.

Industrial Element. This element establishes the goals, standards and recommendations
for San Diego's industrial development, in recognition of the fact that the land allocations needed
for industry are preceded in importance only by the aliocations for conservation and open space.

Public Facilities, Services, and Safely. This element provides for pub[icly-managed services
such as police protection, fire protection, sanitation and flood control. In addition, it provides for
facilities such as schools and libraries. '

Open Space Element. This element guides the City in making plans for the preservation of open
space, for the conservation of natural resources, for the managed production of resources, for
outdoor recreation, and for public health and safety.

Recreation Element. This element guides the City in developing standards for public recreational
facilities, including population-based parks, resource-based parks and facilities such as sports
fields and concourses.

Redevelopment Element. This element provides guidance for restoration of property to a
condition of physical, social and economic vitality. The concept of redevelopment emphasizes
conservation and rehabilitation with selective clearing of existing development.

Conservation Element. This element provides for the conservation, development and utilization
of natural resources including water, forests, soil, agriculture, rivers, wildlife, minerals and other
natural resources.

Energy Conservation Element. Through this element the City recognizes its potential impact and
influence on energy consumption patterns. The City's policies concerning air quality, growth,
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transportation, and residential densities affect energy consumption. This element documents
local supply and demand, utilization and conservation, as well as alternative energy sources
such as solid waste conversion. :

Cultural Resources Management. Through this element the City develops an inventory
of cultural resources and creates a comprehensive program for historic and archaeological
preservation,

Seismic Safety. This element consists of identification and appraisal of seismic hazards such as
susceptibility to surface ruptures or to the effects of seismically induced waves such as
tsunamis. The seismic safety element also includes an appraisal of mudslides, landslides and
slope stability as geologic hazards that must be considered simultaneously with other hazards.

Urban Design Element. This element deals with the preservation, rehabilitation and re-use of
existing man-made facilities as well as the integration of new development with the natural
fandscape or within the framework of an existing community, with minimum impacts on that
community's physical and social assets. : :

The program for guiding City growth recommends the division of the City into planning areas, or
tiers, which for reference purposes have been designated the Urbanized, Pianned Urbanizing,
Future Urbanizing, and Environmental Tiers.

The Urbanized tier is the denser, mostly built-out communities where the strongest development
opportunities are for redevelopment. These redevelopment project areas include: San Diego City
College Area; the Centre City Redevelopment Project Area which encompasses the Centre City,
Gasfamp and Marina Planned Districts; Dells Industrial Park; Linda Vista Community; and the
Market Street Industrial Park area.

The Planned Urbanizing tier is the newly developing communities where land has been opened
for urbanization in a staged, usually contiguous manner through the orderly extension of public
facilities and the provision of housing for a variety of income levels. The Planned Urbanized
communities are generally located in the north city area and along the Interstate 15 corridor.

The Future Urbanizing tier includes land which is presently primarily vacant and for the most part
zoned for agriculture. This land has been held as "urban reserves" with the intent that it will be
released for development as the planned communities are built out or as opportunities to
implement the balanced housing or land use goals of the City arise. There are five Future
Urbanizing Areas in the City. A sixth FUA, the Naval Training Center in the Midway area,

was shifted to Planned Urbanizing by a vote of the people in March 1996. The other five are:

the North City FUA, described above; the Beeler Canyon FUA located northeast of N.A.S.
Miramar; the southern portion of the Peninsula Community; the Tijuana River Valley in the
southwesternmost part of the City; and the San Pasqual Valley area in the northeasternmost part
of the City. For the most part, these areas are within the A-1-10 zone which has been used as a
"holding" zone or urban reserve. Phase shifting from Future Urbanizing to Planned Urbanizing
requires voter approval because of Proposition A, a voter initiative effective August 1, 1984.

The largest of the Future Urbanizing Areas is the North City Future Urbanizing Area (NCFUA).

NCFUA is a 12,000 acre irregularly-shaped area within the City, stretching from 1-5 on the west
almost to I-15 on the east, with Los Pefiasquitos Canyon at the southernmost edge, and
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Santa Fe Valley and l.ake Hodges to the north.

The Environmental Tier was adopted in 1992 in order to identify important sensitive biclogical
and cultural resources in the North City Future Urbanizing Area. The Environmental Tier is
reflected with actual physical geographical boundaries, rather than reflecting a planning phase
as are the other tiers.

COMMUNITY PLANS

The City has 39 community planning areas which provide more localized 1and use pianning
goals and policies. The community plans that are required for each community planning area,
are consistent with the General Plan, but address the unique issues which challenge specific
areas of the City. Each community plan provides long-range physical development guidelines
which includes more specific land use designations and policies than does the General Plan.
The community plan recommendations are, however, guidelines which cannot be implemented
by the adoption of the plan alone. Concurrent with or subsequent to plan adoption, a series of
implementation programs must be begun if the recommendations of the plan are to become a
reality. Zoning controls, a public facilities financing plan, the Capital Improvements Program, and
monitoring of new deveiopment projects by the community and the City are ail methods of
|mpiementlng community plans.

There are five characteristics of a community plan. First of all, a community plan must be
comprehensive. The plan should address all aspects of community development such as
transportation, commerg¢ial and industrial development, public facilities, image of the community
and environmental issues. Secondly, the plan should make recommendations to guide
leng-range development. The plan must be based on not only what the community is today but
what development factors will likely occur in the future. Thirdly, the community plan must
address not only issues within the community, but also City-wide issues as they relate to the
community. Another requirement, is that the plan must be a vision of the future. It is to guide the
community toward the future, and anticipate what the changes will be. The community plan must
also be implementable. The plan must identify what implementation methods are needed and

- must include recommendations for any new legislation which might be necessary to implement
this plan. -

The community plans and the general plan designate land uses and define policies to guide
development in the City. In order to implement those comprehensive plans, the City has adopted
a zone plan. The plan is a combination of written regulation found in Chapters 10 and 11 of the
Municipal Code, and on maps that reflect the properties located in each zone. The following
section describes the current zone plan for the City.

EXISTING ZONING

Like most other cities, the specified uses of San Diego are regulated, restricted, and segregated
by zones. Parts of the City are designated different zones, and the uses within the zone are
bound by certain regulations. :

The City of San Diego is divided into many different zones. The single biggest one is an
agricultural zone, A-1-10, occupying about 28% of the City. All of the residential zones
combined, take up about 38% of the land. Of those areas within residential zones, only 61% has
been developed. The remaining third of the land in San Diego, is either agricultural zones,
industrial, commercial, floodway, open space, and a few other designations.
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Underlying Zones _
Underlying Zones limit, control, and/or guide development and uses in a particular zone. Overiay

Zones are used in conjunction with these. They provide additional regulations that supplement
the Underlying Zones, and are tailored to certain geographic areas.

A-1 Zones are agricultural, and the purpose is to provide appropriate zoning for areas that are
‘presently in agricultural or open space use, or which are undeveloped and are either awaiting
development or premature for development at urban intensities. The number following the
designation of A-1, determines the number of acres of the minimum size. In Zone A-1-1, there is
a minimum of one acre for each dwelling unit. In Zone A-1-5, there is to be a minimum of five
acres for each dwelling unit, except in the case of Planned Residential Developments and
Rural Cluster Developments within the FUAs. This applies to Zones A-1-10, A-1-20, and A-1-40
also. The A-1-10 designation is the predominant zone in many communities such as: )
Tijuana River Valley, Otay Mesa, the urban reserve (also known as Future Urbanizing Areas),
San Pasqual Valley, and Miramar Ranch North. In the Fairbanks Country Club area, the
dominant zone is A-1-1. ‘

An Open Space Zone (OS) is designed to provide open space in the form of parks, historic,
cultural, and natural resources. Typically, these zones have been applied to public lands only
and to preserve natural spaces for scenic and visual enjoyment. There are different types of
Open Space Zones such as 0S-P, OS-R, and OS-OSP. These designations apply only to
particular lands. in an Open Space Zone, no structure, or portion.of a structure is to be erected,
converted, constructed, established, altered, enlarged, or be used. There are some exceptions
which are for one or more of the following purposes: parks, recreation centers, community
centers, facilities for park and recreation purposes, public improvements, uses deemed similar in
character by the Planning Commission, any use which doesn't degrade the quality of the lands,
and single family dwellings (if they have been determined to be compatible with the individual
Open Space plans). In Old San Diego, the designation of Open Space-Park (OS-P) is the
predominant zone. ‘ ‘

The purpose of the Floodway Zone {(FW) is to regulate and control development in these areas.
The flood hazard can be high in these places, and control of them are for the protection of the
citizens. Currently, the Fioodplain Fringe Zone, is not being applied to any part of the City of
San Diego. ‘

R1 Zones are designed to provide for areas of one-family residential development at varying
levels of low and low-medium densities. There are minimum lot dimensions for this zone, which
are correlated with the number following the R1 designation. A site zoned R1-5000, would be
required to have a minimum 5,000 square foot lot. There shall also be no more than one
dwelling per lot, with a minimum gross floor area of 850 square feet.

In the communities of San Ysidro, Otay Mesa-Nestor, Skyline-Paradise Hills, Peninsula,
Southeast San Diege, Clairemont Mesa, Uptown, Linda Vista, Greater North Park, Rancho
Pefiasquitos, Rancho Bernardo, Serra Mesa, University, College Area, and Navajo, the
R1-5000 Zone is predominant. Another dominant residential zone is R1-20000 in the La Jolia
Community Plan area, occupying 1137 acres. The R1-6000 Zone is predominant in the Via de la
Valle-Flower Hill area. The East Elliott Community is entirely within the R1-40,000 Zone.

Ii-11



Another residential designation is the R Zone, which is intended to provide for multiple family
residential development at varying densities. The number of dwelling units permitted on any

lot in this zone, is determined by dividing the area of the lot by the number of square feet
required for each dwelling unit. Some of the communities with the greatest amount of
multi-family residential zoning include San Ysidro (32% of the community), Greater Golden Hill
(82% of the community}, Ocean Beach (75 % of the community), and Sorrento Hills (31% of the
community). :

The Residential Visitor Zone (RV) is for relatively small scale hotel and motel developments
and medium density, multiple-family residential developments which accommodate both
short- and long-term visitors, and permanent apartment dwellers. This zone is intended to be
located in close proximity to commercial zones which can meet the convenience and service
needs of visitors and residents.

The Commercial Parking Zone (CP) is intended to provide off-street parking areas for cars on
surface lots and in parking structures. Usually, this zone will be applied in conjunction with
established commercial areas in order to provide needed or required off-street parking.

Providing for establishments catering to the lodging, dining and recreational needs of tourists
and others, is accomplished through the Commercial Recreation Zone (CR). This zone is
usually placed adjacent to main tourist routes, interstate highways, major recreational areas, and
important tourist attractions. '

The Commercial Office Zone (CO) is primarily intended to provide for business and
professional offices and certain allied services normally associated with such offices. It will
usually be applied to encourage grouping of these office uses adjacent to such institutional
facilities as hospitals, clinics and research complexes, or next to a major concentration of
commercial activities. e

Another commercial zone is the Neighborhood Commercial Zone {CN). This zone is primarily
intended to accommodate shopping areas that provide convenience goods and services for
residential neighborhoods. The commercial activities in CN Zones must coexist with the
surrounding residential land uses in an atmosphere of compatibility and restraint.

The Commercia! Visitor-service Zone (CV) provides for establishments catering to the lodging,
dining and shopping needs of visitors. It will usually be applied adjacent to major recreational
resource areas and along major access routes leading to such areas. This zone is similar to the
RV Zone, in that they are both designed to be visitor-serving. The difference, is that this zone
satisfies commercial needs, while the RV Zeone offers housing needs.

The Community Commercial Zone (CC) is to accommodate shopping areas which provide

' goods and services for residential areas in older, established communities. This zone is
intended to provide standards and regulations which are designed to minimize conflicts between
new and existing development.

A zone that accommeodates community and regional shopping centers, which typically serve
large areas of the city is the Area Shopping Center - Restricted Residential Zone (CA-RR).
This zone is intended to allow development of commercially zoned properties with typical
commercial uses while permitting residential uses under special permit only. The purpese of the
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CA-RR Zone is to ensure development of adequate commercial facilities to fulfill a need of the
surrounding residential community. The Midway community is predominantly within this zone.

The focus of the Area Shopping Center Zone (CA) is to accommodate community and regional
shopping centers, which typically serve large areas of the City. The protective standards
contained in this zone seek to minimize any adverse effects of the center on nearby properties,
and to provide for safe and efficient operation of the shopping centers themselves. Residential
uses are permitted in this zone by right.

The General Commercial Zone (C) is primarily intended to accommodate establishments
providing a full range of consumer goods and services. This zone also permits wholesaling and
warehousing activities on a limited scale. The C Zone is adaptable to older commercial centers
as well as to strip commercial developments. Residential uses are allowed in this zone, provided
they comply with the R-1500 zone requirement of one dwelling unit per 1,500 square feet of lot
area. Development exceeding this limit may still be permitted according to the Planned
Commercial Development Permit Process.

The Central Business Zone (CBD) was created to accommodate establishments providing a
full range of consumer goods and services. in addition, the zone permits high density residential
development with reduced parking regulations to encourage a mixture of residential and .
commercial uses within the CBD Zone. According to recent zone mapping conducted by the
Development Services Department, this zone has not been applied to any land in the City.

The zone that provides areas for scientific research and administration, for limited manufacturing
of related products, and uses the Planning Commission determines similar or compatible to
these uses is called the Scientific Research Zone {SR). Some examples of these uses are
research laboratories, supporting facilities, headquarters or administrative offices and personal
accommodations, and related manufacturing activities.

The purpose of the Manufacturing-Light Industrial Zone (M-LI) is to provide land for a wide
range of manufacturing uses and a limited range of certain other uses compatible to
manufacturing development. It is the intent of this zone to ensure efficient manufacturing iand
use through the provision of minimum standards of development and parcel size. The zone
preciudes commercial, wholesale distribution, warehousing, service and certain office uses, and
other non-industrial uses.

The Manufacturing-Industrial Park Zone (M-IP) is intended for industrial parks. Restrictions on
permitted uses, property development and off-street parking regulations and the performance
standards of the zone are intended to insure high quality of industrial development. This zone
will normally be applied to areas that are at least fifty acres under one or more ownerships. Such
areas will generally adjoin freeways or other major vehicular thoroughfares.

Light industrial uses and certain "heavy" commercial uses, such as lumber yards, which are not
uses commonly found in shopping centers are permitted in the M-1B Zone. The standards and
regulations in this zone are designed to permit the development and uses of property within the
zone in a manner consistent with efficient industrial operations, while providing proper safety to
the adjoining industrial and non-industrial property and the community in general. Kearny Mesa
is predominantly within this zone.
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The Manufacturing-Small Industry Zone (M-S} is for small and medium sized industrial
developments. Currently, this zone is not being applied anywhere in the City of San Diego.

in an M-2 Zone, buildings and fand may be used for any purposes as long as it is not in conflict
with any ordinance of the City of San Diego regulating nuisances.

The following table shows the approximate amount of developed and undeveloped acreage in
each underlying zone in the City of San Diego. '

ZONE - ACREAGE ~ DEVELOPED
A-1-10 o 8469.2 YES
' 45995.6 NO
A1-1 1491.6 YES
1224 - NO
A1-5 47.4 | ves
272.7 - | No
c \ 313.5 | ves
84.3 NO
C-1 | 451 4 'YES
54.2 | NO
CA 1338.7 YES
324 NO
CA-RR ' 189.3 YES
79.6 NO
cc 20.3 YES
42.2 NO
CN 237 | YES
| 87.2 NO
co 294.2 YES
' 136 NO
cP 75 | vEs
7.6 NO
CR 196.1 YES
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ACREAGE

ZONE DEVELOPED
37.8 NO
€8x 87.1 YES
22.2 NO
cv 14.2 YES
8 [ NO
FC 171.3 NO
FW 563.4 YES
1364.9 NO
M-1 94.2 YES
520.7 NO
M-1A 2080.5 YES
2033.3 YES
Mb 3289.6 YES
1320.4 NO
M-2 17.8 YES
294.4 NO
M-2A 60.6 YES
582.5 | NO
M-1P 899.5 YES
1001.4 NO
M-L| 115 YES
101.1 NO
0S-OSP 62 YES
563.2 | NO
0S-P 5428 YES
291.3 NO
OS-R 1080.1 YES
1522.3 NO
R-1000 1158.9 YES
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ZONE ACREAGE DEVELOPED
R-1000 201.9 NO |
R-1500 1621.7 YES

530.5 NO

R-1750 219.6 YES
| 36.3 NO

R-2000 89.8 YES
64.5 NO

R-2500 327 YES
17.8 NO

R-3000 3648 YES
833.8 NO

R-400 18.5 YES
248.6 NO

R-500 134.7 YES
15.5 NO

R1-10000 1486.2 YES
554.8 NO

R1-15000 132.8 YES
| 358.6 NO

R1-20000 1252.8 YES
884.2 NO

R1-40000 ' 1977.5 YES
| 16895.9 NO

R1-5000 30913.6 YES
7295.4 NO

R1-6000 971.8 YES
814.4 NO

R1-8000 364.4 YES
137.5 NO
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ZONE ACREAGE DEVELOPED
RV 17 YES
5 NO
SR 4146 YES
569.2 NO
TIDELAND 1095.5 YES
505.6 NO
UNZONED 2767.3 YES
3829.7 NO
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- Overlay Zones

There are ten Overlay Zones in San Diego. The Airport Environs Overlay Zone may be
applied to any property lying within an area determined to be affected by airport operations. The
permitted uses of this area include all uses permitted by the undertying zone or by Conditional
Use Permit, or by a special permit. However, this excludes uses which are incompatible with the
noise/land use compatibility matrix or accident potential zone/land use compatibility matrix of the
Comprehensive Land Use Plan.

The purpose of the Airport Approach Overlay Zone is to establish a procedure designed to
ensure that before a building permit is issued within the overlay zone, certain requirements are
met. The obstruction evaluation programs of the Federal Aviation Act of 1958 and when
applicable, the provisions of California Public Utilities Code Section 21659 are to be satisfied.
The San Diego Unified Port District is to be given the opportunity to participate in the evaluation
process conducted by the Federal Aviation Administration and the California Department of
Transportation. Lastly, minimum vertical buffers are to be provided between FAA designated air
corridors and structures constructed within the airport approach overlay zones. The only
buildings, structures, and uses are those permitted by the underlying zone, any approved
discretionary permit, and any overlay zone which may be on the property. These shall be subject
o the provisions of this overlay zone. Any buildings, structures, and uses not exceeding thirty _
feet in height shall be exempt from the procedures of this overlay zone, except that area located -
west of Interstate 5, north of Ivy Street, and south of Nutmeg Street, where no buildings,
structures, or uses shall be exempt.

The Hillside Review Overlay Zone (H.R.} was created to provide supplementary development
regulations to underlying zones to assure that development occurs in such a manner as to .
protect the following:

The natural and topographic character and identity of these areas;

Environmental resources;

The aesthetic qualities and restorative value of lands; and

The publIC health, safety and general welfare by insuring that development does not create
soil erosion, s:ltlng of lower slopes, slide damage, flooding problems, and severe cutting

or scarring.

HUN

The intent of the zone is to encourage a sensitive form of development which complements the
natural and visual character of the City. Where it is applied, the zone covers slopes with a
natural gradient in excess of twenty-five percent (twenty-five feet of vertical distance for each
one-hundred feet of horizontal distance) and a minimum elevation differential of fifty feet.

The Small Lot Overlay Zone (SL) provides for the diversity of design in small-lot
residential development.

The Community Plan Implementation Overlay Zone {CPIOZ) provide sdpplementa[
development regulations to the underlying zone, to assure that development occurs in a manner
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consistent with adopted Community Plans and with the guidelines and standards, which relate to
the properties over which this zone is applied. in order for the zone to be applied, either:

1. 'The site is designated in the community plan as being subject to specific development
design standards and the site is within an area designated in the community plan as
needing specific implementing administrative action; or

2. The site is within an area as designated by the community plan as requiring a Planned
Development Permit and where the issues to be address through the permit process
are identified.

CPIOZ is applied to the foliowing areas:

1. Clairemont Mesa Community: areas on Clairemont Mesa Boulevard, Genesee Avenue, and
Clairemont Drive; ' _ S '

College area: a few areas near San Diego State University;

Linda Vista Community: along Linda Vista Road, and an area bounded by Interstate 5,

Friars Road, and Tecolote Road:

Centre City: on California Street and Kettner Boulevard:

Navajo Community: along Mission Gorge Road and Friars Road;

Pacific Beach: along Mission Boulevard and the coast;

Peninsula Community: along Rosecrans Street and Nimitz Boulevard:

Rancho Bernardo Community: next to Interstate 5, along Rancho Bernardo and Bernardo

Center Drive; _ '

8. Rancho Penasquitos: one site on Penasquitos Drive:

10. University area: most of the area north of Rose Canyon: and

11. Uptown Community: east of Highway 163.

ZFN

®~No O s

The Pedestrian/Commercial Overlay Zone (PCOZ) is intended to provide the means to
accomplish three goals:

1. To implement pedestrian oriented commercial districts as proposed in adopted
community plans; o _

2. Topreserve and encourage a compact and continuous pedestrian environment in selected
commercial areas by creating street frontage conditions conducive to a pleasurable walking
experience; and ' '

3. To establish criteria and standards for the location and development of new buildings,
and for the location of parking vehicular access in a2 way that minimizes disruption of
pedestrian continuity.

- The Pedestrian/Commercial Overlay Zone may be applied to any commercially zoned property in
the City which is designated for pedestrian-oriented uses in adopted community plans. Only
those property frontages abutting a pedestrian-oriented street are subject to the requirements of
this Overlay Zone. The PCOZ has been applied to several areas of the City.

It is the purpose of the Institutional Overlay Zone to preserve and enhance areas for
institutional land uses until it is determined through a Generai Pian and/or Community Plan
amendment and a rezone that the appropriate long term use of the site is not institutional
in nature.
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The Single-family Rental Overlay Zone was created to provide regulations which insure a safe
and adequate living habitat for residents of singie-family neighborhoods, where a predominant
portion of the homes are rental properties. The overlay zone is intended for application to
specific areas of the city where nuisance problems have been identified. These nuisance
problems include inadequate on-site and public street parking, excessive noise, litter and lack of
adequate maintenance. It is the intent of the overlay zone to reduce the nuisance problems
derived from overcrowding by mandating certain property development regulations on
single-family detached dwellings where the unit or rooms may be rented. Development
regulations require the following:

1. That each dwelling unit have at least one room with a minimum of 150 square feet of
floor area,;

2. There is a minimum on-site parklng requirement for the R-1 Zones of one space per car
used by the occupants minus one, or whichever is greater; and

3. Only one curb cut in the front yard of each dwelling unit is permitted.

This Overlay Zone is applied to the San Diego State University area, and a few other places in
the City. However, it is not currently being enforced. _

The purpose and intent of the Sensitive Coastal Resource Overlay Zone (SCR) is:

1. To protect, maintain, and enhance the overall quality of the coastai zone environment and
its natural resources;

2. To promote balanced utilization and conservation of coastal resources; and

3. To maximize public access to and along the shoreline consistent with sound resource
conservation principles and the rights of private property owners.

More specifically, these regulations are designed to ensure that new development within this
SCR Overlay Zone protects public beaches from erosion and adverse impacts on local shoreline
sand supply, maintains the geologic integrity of the coastal bluffs, protects identified wetland
areas, and provides for physical and visual publ:c access to and along the shorefine.

Special Area Land Use Regulations

Coastal Zone

The Coastal Zone is a zone established by the State. To develop within the Coastal Zone, a
Coastal Development Permit is required from either the City or the State, depending on the
location of the site. In some areas, the City has received State Coastal Commission certification
of a Local Coastal Program. Where the Coastal Commission has not relinquished control to the
City, the Commission retains jurisdiction and makes development decisions.

The Local Coastal Program permlts the City local control over protection of coastal areas. The
Local Coastal Program is two elements: the land use plan policies and gu:dehnes for
development; and the implementing ordinances. The regulations relating to the issuance of
Coastal Development Permits in the areas over which the City has jurisdiction are located in
Chapter 10, Article 5, Division 2 of the existing Code. Within each zone, there may be additional
development regulations that apply for properties when that zone is also in the Coastal Zone
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Resource Protection Ordinance ,

The purpose of this ordinance is to provide for the protection, preservation and restoration of
environmentally sensitive lands. These lands include wetlands, wetland buffers, floodplains,
hillsides, biologically sensitive lands and-significant prehistoric and historic resources. The
ordinance defines these protected resources and identifies types of land uses permitted in each
of the areas. In addition, the ordinance provides limits on development encroachment into the
sensitive resources.

There are certain areas of the City to which the Resource Protection Ordinance does not apply.
Specifically, it does not apply in the Coastal Zone. In addition, there are community exclusions
and permit exemptions for specific types of development. The ordinance includes methods for
alternative compliance when strict application would result in unnecessary hardship to the
applicant, or create conflicts with City Council policy, the General Plan or any community plan.

Zoning Modifications ‘ _
City wide zoning may be modified in specific areas by two different methods. Planned

Development Permits and the variance process allow fiexibility in the regulations of citywide
zones. In other words, a development project may require some flexibility in the regulations that
would otherwise be required for citywide zones. The flexibility is permitted pursuant to the
Planned Development Ordinance, and resuits in "tailored" zoning for the particular defined area
of the project boundary. Pianned Development Permits modify zoning regulations through a
permit process on an individual project basis. _

The second method by which citywide zoning may be modified is through Planned Districts. -
Planned Districts are created with special zones, policies, and regulations that apply to a
delineated district or community. Generally, the district was established to address unique
features or a particular planning purpose of that particular area. The special regulations
pre-empt citywide zoning and create a "tailored" zone plan. Planned Districts are

described below.

Planned Districts :

The City has established Planned Districts which are defined geographic areas with special land
use control measures which are different in some respect from the City-wide ordinances. These
districts have been set up to achieve the following goals: preservation and enhancement of a
neighborhood having special importance as historical areas or because of their being older
established communities; or systematic implementation of a comprehensive plan for the phased
growth of a substantially undeveloped area of the City. The current Code provides the types of
development controls that may be enforced by a Planned District. (MC section 103.0101)

The purpose of the Old Town San Diego Planned District is to.'replicate, retain and enhance
the distinctive character of the Old Town San Diego historic area that existed prior to 1871.

The goal of the L.a Jolla Shores Planned District is to protect property from deteriorating in
value, to maintain the distinctive residential character, and to retain and enhance the open
seascape orientation.

The Gaslamp Quarter Planned District was created to retain and enhance the distinctive

architectural character that existed in downtown San Diego from 1880 to 1910. Businesses that
can enhance this historic environment have been encouraged to locate in the Gaslamp Quarter.
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Mission Beach Planned District provides restrictions on the construction or alteration of
residential and commercial development related to the small-lot size and the urbanization
pattern of the Mission Beach community. The intent is to implement the adopted Mission Beach
Precise Plan. ‘

The goal of the Carmel Valley Planned District is to establish distinctive development controls
and requirements for capital improvements and public facilities needed to systematically
implement the phased growth of Carmel Valley.

Golden Hill Planned District is southeast of Balboa Park, bounded by Interstate 15 on the
west, and Highway 94 to the south. It was designed fo ensure that the development and
redeveiopment of multi-family and commercial neighborhoods in the area will be accomplished
in a manner that will preserve and enhance the community's diverse architectural, historicai and
cultural characteristics.

The Barrio Logan Planned District provides development criteria and urban design standards
for the construction of quality residential, commercial, industrial, public and quasi-public
developments related to the small lot configuration and the urbanization pattern of the area.
This District is located on the bay, west of Interstate 5, and south of Centre City.

The first purpose of the Mount Hope Planned District is to allow for the integration of
residences, commerce, industry and recreation. Another is to preserve and upgrade residential
neighborhoods and to encourage the development of new retail and commercial uses. Mount
Hope Planned District is in the Southeast San Diego Community, south of Mid-City, bounded by
Interstate 805 to the east and Interstate 15 to the west.

The idea behind the Otay Mesa Development District is to create and promote the
development of the City's largest and potentially most significant industrial area. The purpose of
this District is to control the use, development intensity, and development design of a primarily
industrial area which includes a large commercial subdistrict and a border station mixed use
subdistrict. It intends to provide for a full range of industrial uses emphasizing base sector
manufacturing and also including wholesaling and distribution, assembly operations, and
necessary support services.

The La Jolla Planned District is within the boundaries of the La Jolla Community. The purpose
of the planned district is to protect the unique character of La Jolla. The planned district
ordinance includes the following goals: to maintain and encourage of diversified and balanced
land use pattern including adequate tevels of community retail services and residential
development within the commercial areas while limiting additional office use; to encourage small
lot development in keeping with the traditional rhythm and spacing of buildings along the major
retail-oriented streets; the protection of historically and culturally significant structures; the
preservation of traditionally diverse and harmonious architectural styles reflecting the
community's history. .

The West Lewis Street Planned District was created to maintain compatibility of the existing
commercial strip with the surrounding single-family residential area while permitting flexible and
feasible commercial development options. The focus of the District is o have new uses, new
structures, and modifications to existing structures within this District complement the community
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in terms of parkmg requirements, compatible use, and visual quality of buildings. This Planned
District is located in the Uptown Community, on the north and south sides of Lewis Street
between Stephens Street and Lark Street.

The goal of the Cass Street Commercial Planned District is to retain the existing mix of
residential and commercial uses on Cass Street. It is also to provide for establishments catering
to the lodging, dining, shopping and service needs of the adjacent single-family and multi-family
residential neighborhoods with the inclusion of adequate parking facilities. This zone is intended
to encourage a pedestrian-oriented scale and aesthetically pleasing environment that is
compatible with the surrounding single-family and multi-family residential development. This
District is located in the Pacific Beach Community.

The purpose of the Mid-City Communities Planned District is to assist in implementing the
geals and objectives of the adopted community plans for older, developed communities.
Additionally, the purpose of this District is to accommodate commercial establishments that
provide a full range of consumer goods and services and which are of a scale and design that is
- compatible with surrounding and planned development. The intent of the alternating scheme of
commercial zones is to provide high intensity, pedestrian-oriented development mixed in with
multiple uses. The communities of College Area Mid-City, Greater North Park, and Uptown are
included in this District.

Providing development criteria for the construction or alteration of quality residential, commercial
and industrial development is the purpose of the Southeast San Diego Planned District. The
intent is to implement the Southeast San Diego Community Plan through the use of the applied
urban design standards contained in this Planned District.

The purpose of the Centre City Planned District is to establish design and development criteria
to implement the Centre City Community Pian. This District is intended to establish development -
standards that will:

1. Reinforce Centre City as the regional center for office, finance, government and
cultural events;

Create neighborhoods with a residential emphasis;

Produce distinct mixed-use developments with the amenities and services necessary to
support a vibrant urban center,;

Maximize access, use and enjoyment of the waterfront:

Encourage gracefully designed buildings with sculptured, articulated building tops to
achieve a more interesting and varied skyline; and

To provide a pedestrian environment.

ISP

o

The goal of the Marina Planned District is to establish development controls that will:

Create discrete neighborhoods;

Encourage new housing;

Conserve heritage buildings;

Permit mixed-use developments;

Provide opportunities for both large- and small- scale development;

Guide the location of high-rise development intensity and land use characteristics;
Establish strong linkages to the waterfront; and

NG W
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8. To establish a strong sense of pedestrian orientation at the street level.

 The Mission Valley Planned District was established with the intent of insuring that
development and redevelopment in Mission Valley will be accomplished in a manner that
enhances and preserves sensitive resource areas; improves the vehicular, bicycle, pedestrian
and public transit circulation network; and contributes to the aesthetic and functional well-being
of the community.

Unzoned Areas . -
The city wide zone plan does not apply in all areas within the city's jurisdiction. There are areas

with "tailored" zoning and no zoning. In addition, the future zoning in the Future Urbanizing
Areas (FUA) is a specialized situation as discussed above.

Naval Air Station Miramar is entirely within the limits of the City of San Diego. Because it is
federal property it is unzoned. It is the largest portion of open space in the City of San Diego.
NAS Miramar covers nearly 24,000 acres and is thirteen miles north of downtown San Diego.
Interstate 805 marks the western edge of the station, and Interstate 15 divides the station into
- west and east halves. it is bordered by the San Diego communities of University City,
Clairemont, Mira Mesa, Tierrasanta, Kearny Mesa, Scripps Ranch, and the City of Santee.
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Ill. PROJECT DESCRIPTION

. INTRODUCTION

The preparation of the Land Development Code was initiated as part of the city's effort to
simplify the development process. The Land Development Code is one of the tools used to
implement the Progress Guide and General Plan and the community plans, which establish the
pattern and intensity of land use throughout the city. Currently the planning, zoning, subdivision,
and building regulations are scattered throughout several chapters of the Municipal Code.

- Additional requirements are contained in Council Policies and support documents, such as
technical manuals and development guidelines.

The proposed project includes adoption of Chapters 11 through 14, separately known as
the Land Development Code, into the Municipal Code as replacement for the current
planning, zoning, building and subdivision regulations, with the exception of the Planned
District Ordinances.

The proposed Land Development Code consolidates all development regulations into a
sequence of four chapters of the Municipal Code. Technical manuals, standards and guidelines
are being consolidated into a Land Development Manual. There would be seven discretionary
permits under the proposed Code. :

Planned District Ordinances are currently adopted and provide special zoning regulations for
certain geographic areas of the city. The Planned Districts have not been substantively revised
as part of the proposed project, and remain in Chapter 10 of the Municipal Code. Although these
Ordinances remain in effect, where they refer to citywide zoning, subdivision, or building
regulations, the new Chapters 11 through 14 would apply.

The foliowing description of the proposed project focuses on the changes between existing
reguiations and proposed regulations. There are changes in substance, and changes in
organization and format. The goals and objectives identified below were the driving forces
behind the proposed changes.

GOALS AND OBJECTIVES

In reports to the City Council's Land Use and Housing Committee, the City Manager identified
the overall goals of the Code Update:
Clarity: _
To write land development regulations which are easy to understand
Objectivity: - '
To write land development regulations that mean the same thing to everyone
Consistency:
To eliminate contradictions among all land development regulations
Predictability. '
To make it clear what land development regulations apply to a project and what to
expect from following them
Simplicity:
To reduce the complexity of land development regulations

-1



Adaptability.

To aliow for tailoring of land deve!opment regulations to fit unique features of the City
Progressiveness:

To use new ideas while retaining the best of existing land development regulations
Integrity.

To develop a code framework which is standardized but which is flexible enough to

accommodate future changes

DISCRETIONARY ACTIONS

The proposed project involves discretionary actions by both the City of San Diego City Council
and the California Coastal Commission. The following discretionary actions would be required
from the City of San Diego in conjunction with the proposed project.

1. ADOPTION of the Land Development Code te be incorporated as Chapters 12, 13, and
14 of the Municipal Code.

2. AMENDMENT and RE-ADOPTION of previously adopted Chapter 11.

3. REPEAL of certain chapters of the Municipal Code: all of Chapter 10, excepi for the
Planned District Ordinances (sec. 103 et seq. which remains with amendments);
portions of Chapters 2, 5, 6 and 9. :

{See below.)

4. AMENDMENT of the non- conformmg premises and use regulations and renamlng to
"previously conforming" premises and uses..

5. AMENDMENT of the Local Coastal Program ordinances and support documents,
6. MODIFICATION of existing Planning and Zoning support documents.

7. ADOPTION of new support documents.

8. AMENDMENT of zone regulations.

9. RE-ADCPTION of the Uniform Building Code (1994), the National Electric Code (1993),
the Uniform Plumbing Code (1984), and the Uniform Mechanical Code (1994).

Full implementation of the proposed project would require certification of portions of the
proposed code which is a modification to the Local Coastal Program.

Proposed Land Development Code and Land Development Manuai

The proposed Code (November 1996) consists of revised Chapter 11, and new Chapters 12, 13
and 14. Chapter 11 is Land Development Procedures; Chapter 12 is Land Development
Reviews, Chapter 13 is Zones; and Chapter 14 is General Regulations. Chapter 14 adopts by
reference the regulations of the Uniform Building Cede.

 Chapter 11 includes the steps in processing land development permits; that is, the fees and
deposits, the noticing, the public hearings and the decision making process for various permits.
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In addition, the chapter includes definitions and the rules for calculations and measurements.
These rules have been separated from the definitions of terms. and are located in a separate
division. The method by which the location of the coastal bluff edge is determined would be
included in the Land Development Code. This codification would assure consistency in
determination of where the coastal bluff edge is located.

Chapter 12 includes information on the type of review that is required for the different types of
projects and enforcement remedies when fand development review requirements are violated. In
addition, the chapter includes information on the adoption and amendment of land use plans
and the local coastal program. Information on zoning and rezoning, the procedures for
designation of historical resources, and subdivision procedures is also included. Reguirements
for processing the various development permits and construction permits are included in this
chapter. Provisions for developing on previously conforming premises and for expansion of
previously conforming uses are located in this chapter. In addition, Chapter 12 includes the
City's procedures for implementing the California Environmental Quality Act.

The project proposes new and different development permit types from the existing Code and
consolidates the construction permits. The proposed Code would have the following types of
permits: Neighborhood Use Permit; Conditional Use Permit; Neighborhood Development Permit;
Site Development Permit, Planned Development Permit. In addition, the project includes
procedures for considering and granting variances. The following construction permits are
proposed: Building, Efectrical, Plumbing/Mechanical, Demolition, Right-of-Way Signs and
Grading. Coastal Development Permits would continue to be required in certain circumstances
in the appealable area of the Coastal Overlay Zone. However, there would be categorical
exclusions to the requirement for a CDP that do not currently exist.

The proposed categorical exclusions from the requirement for a Coastal Development
Permit include:

(A) all development in the nonappealable area of the coastal zone;
(B) demolition, in whole or in part, of a structure within the coastal zone;

Chapter 13 provides information on the proposed Base Zones and Overlay Zones. This
information includes permitted uses and when a use requires a permit. The proposed Zone
designations are different from the current designators. The proposed zone designation scheme
is a 4-element system which groups zones by type (residential, industrial etc.), then combines a
list of uses with a set of development regulations. Alternative combinations of uses and
development regulations make up different zones.

Chapter 14 includes information on reguiations for separately regulated uses. In addition there
are citywide regulations that address various issues including: grading and drainage; fences and
walls; landscaping; parking; outdoor storage; signs; refuse and recycling centers. The resource
and supplemental development regulations provide guidance for development on
environmentally sensitive lands, development where historical resources are present, and
supplemental development regulations for Neighborhood and Site Development Permits.
Subdivision, building, electrical, plumbing and mechanical regulations are also included in

this chapter. '
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The proposed Land Development Manual contains guidelines which include supplemental
information on applications, processing permits and development review; the Manual would not
include development regulations. The Manual is not fully developed yet, and only certain
portions would be approved with the project. Specific guidelines that would be included now are: .
Biology Guidelines, Coastal Bluffs and Beaches Guidelines, Historical Resources Guidelines,
Landscape Guidelines and Steep Hillside Guidelines. Existing guidelines that are not being
proposed for change will be included in the appendix of the Land Development Manual. Please
refer to the subsequent section for additional information about the Land Development Manual
(Page 111-45). ‘

Repeal of Regulations
Implementation of the proposed project would involve City Council repeal of sections of the

current Code and the replacement of those revised provisions to new sections of the Code. The
following shows the current location and the proposed location of those provisions that would be
repealed. In the following discussion, the language "new provisions" means that existing
provisions have been relocated and in some cases there may be modifications or revisions of
the existing provisions.

Chapter 2- Chapter 2, Article 8, Division 6 related to the Historical Sites Board would be
repealed and related provisions would be found in Chapter 14, Article 3,
Division 2. ‘

| Chapter 5- Chapter 5, Article 4, sections 54.0120, 54.0120.1 through 54.0120.10 related
: to Excavation Permits would be repealed and new provisions relating to
Grading Permits would be found in Chapter 12, Article 9, Division 6.

Chapter 5- Chapter 5, Article 5, sections 55.0888.0201(p){1) - (17) which are related to
brush management around structures would be repealed and new provisions
relating to brush management would be found in Chapter 14, Article 2,
Division 4.

Chapter 6- Chapter 6, Article 2, sections 62.0101 - 62.0116 related to Permits for Work
in the Public Right-of-Way, sections 62.0201 - 62.0210 related to standards
for public improvement work, sections 62.0301 - 62.0306 related to
encroachments, sections 62.0401 - 62.0423 related to grading, section
62.0501 related to street benches, sections 62.0600 - 62.0616 and section
62.0801 related to street trees, and sections 62.1001 - 1013 related to
newsracks would be repealed. Some of the provisions would be moved to
new sections within Chapter 6, and new provisions relating to public
improvements would be found in Chapter 12, Article 9 and in Chapter 14,
Article 2.

Chapter 6- Chapter 6, Article 9, related to the City's implementation of the California
Environmental Quality Act would be repealed and new provisions would be
found in Chapter 12, Article 8.

Chapter 9- The. sections of Chapter 9 related to the Uniform Building Code would be

repealed and relocated to Chapter 14, Articles 5, 6 and 7. Construction
Permit processes would be found in Chapter 12, Article 9. Specific
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Procedures for Abatement of Unsafe, Dangerous or Substandard Buildings
or Structures would be found in Chapter 12, Article 1, Division 4.

Chapter 10-  Chapter 10, Article 1 related to Zoning would be repealed; proposed
Chapter 13 contains the new Zone Plan for the City including descriptions of
Base Zones and Overlay Zones; proposed Chapter 12, Article 3 contains
zoning and rezoning procedures; Zoning Use Certificate procedures would
be in Chapter 12, Articie 3, Division 3; citywide development regulations for
specific types of development activities would be in Chapter 14, Article 2.

Chapter 10, Article 2 related to Subdivisions would be repealed; proposed
Chapter 12, Article 5 contains map process procedures and proposed

- Chapter 14, Article 4 contains regulations pertaining to the design and
improvement of subdivisions.

Chapter 10, Article 4 related to La Jolla Commercial and Industria! Sign
Contro! District and the Ocean Beach Sign Enhancement District would
mostly be repealed and new provisions relating to sign violations, sign permit
procedures and sign uses as a separately regulated use would be located in:
Chapter 12, Article 1, Division 5; Chapter 12, Article 9, Division 8; and
Chapter 14, Article 1, Division 10. In addition, Chapter 14, Article 2,

Division 12 would include citywide development regulations pertaining

to signs.

Chapter 10, Article 5 related to Coastal Development Permits and the Los
Penasquitos Watershed Fees would be repealed. Coastal Development
Permit procedures and the Los Penasquitos Watershed Fee requirements
would be located in Chapter 12, Article 6, Division 7; adoption and
amendment of Local Coastal Programs would be found in Chapter 12,
Article 2; the proposed Coastal Height Limit Overlay Zone is in Chapter 13,
Article 2; Coastal Development Permit exclusions would be located in
Chapter 12, Article 6; Coastal Zone affordable housing replacement
regulations would be located in Chapter 14, Article 3, Division 8.

Chapter 10, sec. 101.0462 (Resource Protection Ordinance) and

sec. 101.0454 (Hillside Review Overlay Zone), and sec. 101.0480 (Sensitive
Coastal Resource Overlay Zone) would be repealed. The proposed
Environmentally Sensitive Lands Regulations and the Historical Resources
Regulations in Chapter 14 would address development where biological,
historical and hillside resources are present.

Chapter 11-  Chapter 11, Anticle 1 related to administration and procedures would be
repealed and replaced in entirety with the proposed Code because of
extensive changes in format and content.

Definitions Chanages and Newly Defined Terms

As the Land Development Code project progressed over the course of time, many of the
definitions of terms were revised and some new terms were added. The revisions in many cases
were for syntax, grammar, plain language and clarification. Previously many definitions included
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regulatory language. The proposed project removes regulatory language from definitions and
puts regulatory language in regulations and restricts definitions to expianation of the particular
term. Many terms are defined in several places in the current Code; the proposed project
consolidates definitions into one section of the Code (Chapter 11, Article 2). '

Some terms may have a plain ianguage meaning and also be a term of art when used in a
specific context. For those terms, in the proposed Code generally the term of art is defined and
appears throughout the text in italicized letters.

Thus, many of the definitions changes would have no effect on the implementation of
regulations. Some changes in definitions and some newly defined terms, however, could have
an effect on what is regulated in the sense that a regulation may apply more broadly or narrowly
depending on how the issue that is being regulated is defined. The changes in definitions that
are described below are those that have been identified as potentially having an effect on the
scope of regulation.

In addition to these modified definitions and newly defined terms which would be located in
Chapter 11, definitions are located in other areas in the proposed Code. These would be
specialized terms that apply in specific disciplines. For example, definitions relating to the
Building Code wouid be in the Articles of Chapter 14 containing the City's building codes.

1. Development
The term "development" is defined in the proposed regulations. It applies to activities on both

public and private property. The term is comprehensive to include construction, demolition,
relocation, filling, excavation, and disturbance of any existing vegetation.

2. Gross Floor Area
The proposed definition is the total of the horizonta! square footage of all existing, proposed,
and phantom floors of a structure. Detailed regulations for calculation of gross floor area
would be located with the Rules for Calculation and Measurement in Chapter 11, Article 3,
Division 2. With the proposed regulations, there are some elements of a building that are not
included in the calculation or are calculated differently so that less total floor area could be
included as gross floor area. Therefore, even if the allowable floor area ratios do not change,
a structure could be built bigger according to the proposed Code because there is less of the
structure included as the basis for the ratio. The rules for calculation of gross floor area would
be in Chapter 11, Article 3, Division 2.

3. Historical Resource
The current Resource Protection Ordinance defines "significant pl‘ehlStOl‘lC and historic sites
and resources” as locations of prehistoric or historic resources that possess unique cultural,
scientific, religious or ethnic value of local, regional, state or federal importance. The more
generalized term "historical resource" is used in the proposed project to be consistent with
other local, state and federal nomenclature and inciudes each of the following defined terms:
historical building, historical structure, historical object, important archaeological site,
significant archaeological site, historical district, historical landscape, and traditional cultural
property. The definition of each of these terms includes the concept of significance or
importance of the resource.
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. Multiple Species Conservation Program Preserve

This area is all lands identified for biological resource preservation under the City's preserve
pian. The MSCP preserve system would augment the currently fragmented, project-by-project
biological mitigation efforts, which by themselves do not contribute adequately to the.
continued existence of sensitive species or to maintenance of natural biodiversity.

. Previously Gonforming -

This is the proposed term to apply to circumstances that used to be referred to as non-
conforming. it is the situation where a use, structure, or premises complies with all applicable
state and local laws when it was first built or came into existence, but was later not in
conformance with regulations because the regulations or zone changed. The purpose in
changing the term is to use a term that is a more accurate representation of the situation.

. Sensitive Biological Resources |
The current Resource Protection Ordinance defines "Biologically Sensitive Lands™ that

definition includes sensitive vegetation communities and sensitive species. The proposed
project includes a definition of "Sensitive Biological Resources”. The term applies to upland
and/or wetland areas that meet certain criteria. In addition, all wetiands are sensitive
biological resources and all lands that are within the MSCP preserve are sensitive biological
resources. The term has not been previously used and prior regulations did not include the
MSCP preserve.

. Steep Hillsides
The current Code applies specific protections and development regulations for hillsides,

landforms that exceed two criteria: have a gradient steeper than 25 percent and are at least
50 feet high. The proposed Code wouid continue to regulate steep hillside landforms that are

-now regulated, and in addition would apply special protections and development regulations
for landforms that exceed two additional criteria: have a gradient of 200 percent or steeper,
and are at least 10 feet high.

. Substantial Conformance ' ‘

This term is not defined according to the current Code. The proposed Code defines it as the
circumstance under which a revision to a previously approved project complies with the
objectives and conditions of the prior issued permit or map. '

. Wetlands

The current definition is located in MC sec.101 .0462, the Resource Protection Ordinance. To
be considered a wetland within this definition, the area must have one or more of the
following characteristics: ‘

a. atleast periodically, the land supports a predominance of hydrophytes;

b. the substrate meets criteria for hydric soils, including aquic soils, as described in the

~ "Federal Manuai for |dentifying and Delineating Jurisdictional Wetlands" (January 1989); |

C. the substrate is saturated with water or covered by shaliow water at some time during the
growing season of each year, or if the hydrologic conditions meet the criteria in the above
referenced federal manual.

The proposed Code defines wetlands in Chapter 11, Article 3, Division 1. To be considered a
wetland within this definition, the area must have all of the following characteristics, except in
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the case of vernal pools or naturally formed streams with intermittent flow which may be
considered a wetland if the area contains one or more of the foliowing:

a. at least periodically, the land supports a predominance of hydrophytes;

b. the substrate meets the criteria of hydric soils, including aquic soils, as described in the -
above referenced federal manual

c. the substrate is saturated with water or covered by shaliow water at some time during the
growing season of each year, as described in the above referenced federal manual.

‘The proposed definition imposes a higher standard in order for a land to be subject to
jurisdiction by the City of San Diego as a wetland, therefore fewer areas would be designated
as wetlands with the proposed definition than with the current definition.

Procedural Chang' es

Revisions to Use Regulations
Currently conditional uses are treated in the Code in three ways:

a. Permitted in almost every zone, only by conditional use permit (CUP).

b. Permitted by right in some zones, by CUP in others, and not permitted in some zones or
areas of the City.

c. Permitted only in a few zones, only by CUP.

Currently, all CUPs are granted through Process 3, 4, or 5. Typically development criteria are not
included in the CUP ordinance. However there are circumstances under which some conditional
uses include no development criteria or guidelines; in other situations there are very detailed
regulations and sometimes regulatlons are included in guidelines.

Development regulations have been added to the Code for each proposed conditional use.
None of the uses that are currently permitted by CUP only would be permitted "by-right” in afl
zones according to the proposed Code.

The regulations for accessory uses would be changed so that uses not permitted by right as a
primary use may be permitted as an accessory use. Even as an accessory use, the use would
be subject to all regulations as if it were a primary use.

Revision to Decision Process 2

Currently Process 2 is ministerial and consists of an initial staff decision with no public hearing
and an appeal which is a second staff decision with no public hearing. There is no environmental
review for projects in this process.

The proposed Process 2 would retain the initial staff decision, made after full public notice,
and if appealed there would be public notice of the appeal hearing. Decisions made
according to the proposed Process 2 are discretionary and therefore would be subject to
environmenta! review.

Revisions to Types of Permits
Currently there are more than 80 different permits for developing private property in the City of

San Diego. The proposed project would organize the current permits into two general
categories, ministerial Construction Permits and discretionary Development Permits.
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The 45 current discretionary permits would be consolidated into six development-related permits
and the variance:

Neighborhood Use Permits

Conditional Use Permits

Neighborhood Development Permits

Site Development Permits

Planned Development Permits

Coastal Development Permits

g. Variances

000 oW

"Use Permits" and "Development Permits" are both within the category of Development Permits.
Site Development Permits are distinguished from Planned Development Permits on the basis
that each is applied under different circumstances and to achieve separate purposes. The
Neighborhood and Site Development Permits would be used when a discretionary permit is
required by the City for specific reasons as identified throughout the proposed Code. These
permits would require conformance with the underlying base zone and supplemental
development regulations. Discretionary review would be limited under these two permits.

Currently, a community plan consistency evaluation would include an evaluation of land use and
design consistency. With the proposed Code, the review for Neighborhood and Site
Development Permits would be limited to an evaluation of land use consistency with no review of
the project's consistency with community plan design guidelines. However, community plan
development guidelines have been incorporated into various aspects of regulations in base
zones and in Chapter 14.

The Planned Development Permit could be initiated by an applicant when the proposed project
would deviate from the applicable regulations. Deviations from the base zone regulations may
be requested and thus, a project would be subject to full discretionary review. The full
discretionary review would include assessment of a project's consistency not just with the land
use designation of the community plan, but also with the design guidelines and criteria of the
applicable plan. - ‘ :

Revisions to Permits for Companion Unit and Guest Quarters

Currently Companion Units and Guest Quarters require a Process 3 Conditional Use Permit in
all cases. A companion unit is a separate dwelling unit (permitted to have a kitchen) that can be
rented or leased separately, but may not be sold separately from the main unit on the premises:
a guest quarters (does not contain a kitchen) is attached or detached supplemental living space
to be used exclusively by occupants of the primary dwelling. Currently, conditional use permits
for companion units are prohibited unless the citywide average rental vacancy rate is below 5
percent; in addition, companion units are prohibited in the Coastal Zone.

The proposed Code would not relate the issuance of companion unit permits to rental vacancy
rates. The proposed Code does not contain a prohibition for companion units in the Coastal

- Zone. Companion units would continue to be reviewed according to Process 3. Guest quarters
would be reviewed according to Process 2.

Revisions to Implementations Procedures for CEQA and the State CEQA Guidelines

These implementation procedures have been reformatted and expanded to include mandatory
language as required by the California Environmental Quality Act and to delete policy Ianguage._
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The Development Services Director is responsible for determinations of exemptions and
appropriate environmental documents consistent with CEQA and for preparation of
environmental documents. Procedures for use of a previously certified environmental document,
NEPA document, or joint CEQA-NEPA document have been added. Noticing requirements
consistent with CEQA have also been added. The procedures for preparation of Findings and
Statement of Overriding Considerations have been deleted. The requirement for adoptions of
Findings and Statement of Overriding Considerations consistent with CEQA has been retained.

Revisions to Discretionary Land Development Review
1. Conditional Use Permit Process Level Changes

Ten uses are proposed for a reduction in the decision level in certain zones. The decision
making process levels are proposed as follows:

« three uses (automobile service stations, guest quarters, and tandem parking) are
proposed to be reduced from Process 3 to Process 2;

» five uses (miniature golf courses, communications antennae, mobiie homes for
watchmen, scientific research and development testing laboratories and faciiities, and
tennis court lighting) are proposed to be reduced from Processes 3 and 4 to Process 1
[Process 1 is non-discretionary.];

» two uses (flea markets and historic site uses) are proposed to be reduced from Processes
4 and 5 to Process 3.

2. Resource Protection, Hillside Review and Sensitive Coastal Resource Process
Level Changes -

Currently, a Resource Protection Ordinance permit is a Process 4 level decision, a Hillside
Review Overlay Zone permit is a Process 3 level decision and a Sensitive Coastal Resource
Overlay Zone permit is a Process 4 level decision. The Land Development Code proposes
Process 2, 3 and 4 decisions depending on the resources present, type of deveiopment
proposed, and level of impact to historical resources and environmentally sensitive lands. In
addition, the applicability of resource regulations has been modified.

Previously Conforming Use Provisions
In the current regulations, previously conforming use situations are dealt with in a variety of |

ways; some situations allow improvement by right, some by variance, and some are not allowed
at all. Applications for improvement or expansion of previously conforming uses are processed
by: Process 1; by variance procedures; and some are not considered at all.

Process 1 currently applies in the following situations:
« previously conforming structures that do not increase the degree of non-conformity and
are less than 50 percent of fair market value of the structure.
» total reconstruction of a previously conforming structure.
-« a previously conforming use being replaced with another previously conforming use
considered "equal or lesser" in intensity.
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Variance procedures. currently apply in the following situations:
* repairs and alterations of a previously conforming structure if the improvements are in
excess of 50 percent of fair market value.
* proposed expansion of an existing structure that is previously conforming in its structural
envelope and conforming with current use and density regulations.

The following situations are currently not allowed:
* expansion of a previously conforming use

* resumption of a previously conforming use which has been abandoned for more than
two years. : : :

The term "nonconforming” is being changed to "previously conforming" to clarify that the

processes only apply to situations that are legal, where the City changed the rules, and that are
not the fault of the property owner or applicant. .

The proposed project would modify the existing rules in the following ways:

Where reconstruction of structures involving previously conforming non-residential uses
exceeds 50 percent of fair market value, a Neighborhood Development Permit decided by
Process 2 would be required.

Replacement of one previously conforming use with another would be limited to uses
within the same use subcategory, rather than evaluating the change according to the
intensity of use. : :

Expansion of an existing structure would be allowed as long as the new construction
conforms with all current development regulations. Such expansion would be subject to the
Process 1 decision process. '

Expansion of up to 20 percent of the gross floor area of the existing structure related to a
previously conforming use would be permitted if approved through the Process 2
Neighborhood Development Permit, decided by Process 2. -

The proposed project could allow resumption of previously conforming uses that had been
abandoned for more than two years with a Neighborhood Development Permit decided by
Process 2. :

Zone Changes

The proposed Code includes changes to existing citywide zones. These include zone name
changes, changes to permitted uses, and changes to development regulations. There would be
zone amendments that would occur if the City Council adopts the proposed code changes. The
type of amendments that would occur include. across-the-board name changes, technical
rezones (due to changes in the development regulations), and repeals. There are several new
zones that are created to implement existing land use policy; however, these new zones would
not be applied until: requested by a property owner; proposed as part of a land use plan
adoption process; or as part of land use plan consistency rezoning. This project would only
result in the creation of new zones, but would not result in the implementation of these new
zones. The analysis of potential environmental impacts would occur in the future when the zones
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are proposed for application on a particular property. Future environmental analysis will be
required when particular properties are _rezoned to apply newly created zones.

Rezones, Zone Amendments and New Zones
1. Residential Zones

Property located in the urbanized communities which is currently zoned R1 would be rezoned to .
a corresponding RS-1 zone. The proposed zone amendments include a distinction for single-unit
zones that is based on whether the premises is located in a planned urbanizing or urbanized
community. The distinction provides different regulations to address bulk and scale issues that
arise with infill development in urbanized communities. in urbanized communities, the proposed
regulations would adjust the allowable building envelope to keep structures in scale with the iot
on which they are located. The regulations for zones in the planned urbanizing communities
emulate the zoning regulations for existing zones.

For multiple-unit residential development, there is a threshoid for the number of units that
would trigger the requirement for a Site Development Permit. The threshold for the
requirement depends on the number of dwelling units requested and whether the prOjECt
involves lot consohdatlon

Two new residential base zones are proposed: the Residential Estate (RE) and the Residential
Townhouse (RT) zones. They are created for future use; this project does not propose
application of these zones. The Residential-Estate (RE) zone is proposed to accommodate large
lot development with a rural character. The Residential-Townhouse (RT) zone would aliow for
attached single dwelling units on very narrow, separate lots.

The Residential-Small Lot (RX) zone is a third residential zone proposed to allow single unit
projects on smailler lots without a discretionary permit. The new RX-1-2 zone would be applied to
areas currently within the R1-5000/Smail Lot Overlay Zone

2. Agricultural Zones

Currently the A-1 zone is used to promote agricultural uses, estate residential development,
open space, and to implement the urban reserve concept of the Future Urbanizing Area tier

designation. of the Progress Guide and General Plan.

The proposed zone scheme would have two agricultural zones: Agricultural-General (AG) and
- Agricultural-Residential (AR). The Agricultural-General (AG) zone would limit non-agricultural
uses in order to strengthen the presence and retention of traditional agricultural uses.
Residential development would only be aliowed as an accessory use.

The AR zone would accommodate a wide range of agricultural uses while also permitting the
development of single dweling unit Homes at a very low density. This zone is intended to be
applied to lands that are presently in agricultural use or that are undeveloped and not yet
appropriate for more intense zoning. Residential development would require a Planned

"~ Development Permit for increased density development.
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The AG zone would be created for future use; it would riot be applied to any particular property
with the proposed project, but may be applied with rezones accompanying future community
plan updates. ‘

3. Open Space Zones

Historically, open space zones were applied to public lands only. The subdistricts were applied
based on whether the use was a population-based park, a resource-based park, an open space
park, or the use was private land where all or a portion of the development rights had been
transferred to another site.

Currently the A-1-10 Zone and the R1-40,000 zones are used for open space on private land;
both zones could allow additional development within the area designated as open in the
community plan.

The proposed Code would apply open space zones for protection of lands for outdoor recreation
and education, for scenic and visual enjoyment and for controlling urban form even where these
needs occur on private lands. ' ‘

The Open Space-Park (OP) zone would be applied to public parks and facilities. The Open
Space-Conservation (OC) zone would be applied to preserve natural and cultural resources and
environmentally sensitive lands. The Open Space-Floodplain (OF) zone is to control
development within the fioodplains in order to protect public health and to minimize hazards due
to flooding. The Open Space-Residential (OR) zone would preserve privately owned property
that is designated as open space in a land use plan while retaining private development
potential. The OS-TDR (transfer of development rights) zone would be eliminated and the
concept would not be replaced by a new zone.

The proposed OR zone deserves special note. It is intended to help implement the habitat
preservation goals of the Multiple Species Conservation Program (MSCP). An important element
of the MSCP is the creation of a habitat "preserve". Lands would be designated as being within
the preserve through a future City Council action to rezone the majority of those lands to the .
OR-1-2 zone. This would apply development restrictions to lands within the preserve in order to
protect natural resource values. All lands within the preserve boundary would be defined as
“sensitive biological resources”. Development regulations for lands within the preserve are
located within the OR-1-2 zone regulations (Chapter 13). This is distinguished from lands
outside of the preserve that have resources that meet the criteria for environmentally sensitive
lands: development regulations for those properties are located in the proposed Environmentally
Sensitive Lands Regulations (Chapter 14).

By adoption of the proposed Code, the City Council would create the OR-1-2 zone. The zone
would be applied to particular parcels by future action of the Council. The future action would be
subject to further environmental analysis. The current proposed project would create the zone,
and this document analyzes implementation of the proposed Code on a citywide basis. This
DEIR does not address the potential effects of application of the OR zone on any particular
parcel. A separate EIS/EIR is being prepared for the MSCP through a joint effort by the City of
San Diego and the U.S. Fish and Wildlife Service.
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4. Industrial Zones

Currently there are numerous industrial zones each of which includes a variety of other uses
such as distribution, commercial and office. Many of the current industrial zones are repetitious
in their purpose and intents, permitted uses and development reguiations.

The proposed Code includes four industrial zone categories: heavy industrial; industrial park;
light industrial; and smali lot industrial. A major focus of the proposed changes is on the .
permitted uses of the individual zones. The changes would clearly identify which uses are
permitied in each zone. Some non-industrial uses would be limited or eliminated from those
industrial zones where the intent of the zone is to provide for industrial land uses. As is
consistent with the overall project, additional regulations are proposed to be added to address a
number of issues that are currently addressed only through discretionary review.

Primary uses in the Heavy Industrial (IH) Zone would include general manufacturing,
wholesaling and distribution. General commercial and accessory office uses would be permitted
by right subject to restrictions on size, Iocat:on or relationship to a primary use. Multi-tenant office
uses would be prohiblted ‘

~ The Industrial Park zone is intended for research and development, regional offices and light
manufacturing. Accessory office uses are limited; multi-tenant offices and medical offices are
prohibited in certain use packages.

The Light Industrial zone is intended for light industrial, heavy commercial and multi-tenant office
structures. In some zone packages, medical offices are prohibited and general commercial is
allowed by right with limitations. .

The Small Lot Industrial zone is intended for general manufacturing, wholesaling and
distribution, general commercial and multi-tenant office structures on smaller industrial lots.

- B, Commercial Zones

Commercial development in the City currently conforms to one or more of the following forms of
regulation: ministerial citywide zones that contain less detailed property development
regulations; planned district ordinance zones that contain more detailed regulations; or
discretionary permits that often require negotiation and a more lengthy timeline before permit
issuance. There currently are 11 citywide commercial zones. These include the Commercial
Parking (CP) zone that has no permitted uses other than parking, and the Commercial Business
District (CBD) zone which is only applied in downtown San Diego and is administered by the
Centre City Development Corporation.

The current C-1 zone would be replaced by one of the CC (Community Commercial} zones. The
C-1 zone is intended to accommodate not only a full range of commercial goods and services,
but also wholesaling and warehousing activities. In addition, the existing C (General
Commercial), CA (Area Shopping Center) and CC (Commumty Commercial) zones would be
replaced by one of the CC zones.
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The designations of Commercial-Office (CO) and Neighborhood Commercial (CN)which
currently exist are zones in the proposed Code.

The existing CR (Commercial Recreation) and CV .(Con‘imercial Visitor-Service) zones would
each be replaced by a proposed CV (Commercial-Visitor) zone.

The CBD (Central Business District) zone would be aménded by namé change to one of the CR
(Commercial-Regional) zones.

An important change is that none of the proposed commercial zones would allow development
consisting solely of residential uses. Manufacturing could be permitted in the proposed
commercial zones as an accessory use.

Commercial Neighborhood (CN) Zone _

The purpose of the CN Zone is to provide residential areas with access to a limited number of
convenient retail and personal service uses. The CN zone is intended to provide areas for
smaller scale, lower intensity developments that are consistent with the character of the
surrounding residential areas. The zone varies in terms of permitted lot size and pedestrian
orientation and may include residential development. Property within the CN zone will be
primarily located along iocal and selected collector streets.

Commercial-Regional (CR) Zone

The purpose of the CR zone is to provide areas for a broad mix of business/professional office,
commercial service, retail, wholesale and limited manufacturing uses. The intent of this zone is
to accommodate large scale, high intensity developments. Property within this zone will be
primarily located along major streets, arterial, and major public transportation lines.

Commercial-Office (CO) zone

The purpose of the CO zone is to provide areas for empioyment uses with limited,
complementary retail uses, and medium to high density residential development. This zone is
intended to apply in larger activity centers or in specialized areas where a full range of
commercial activities is not desirabie. :

Commercial-Visitor (CV) Zone ,

‘The purpose of the CV zone is to provide areas for establishments catering to the lodging,
dining and recreational needs of both tourists and the local population. This zone is intended to
apply to areas located near employment centers and areas with recreational resources or other
visitor attractions. ' ' '

Commercial Parking (CP) Zone

The purpose of the CP Zone is to provide off-street parking areas, surface or structured, for
usable passenger automobiles. Usually, the CP zone will be applied in conjunction with
established commercial areas to provide needed or required off-street parking.

Commercial Community (CC) Zone

The purpose of the CC zone is to accommodate community-serving commercial services, retail
uses, and limited industrial uses of moderate intensity and small to medium scale. The intent of
this zone is to provide for a range of development patterns from pedestrian-friendly commercial
streets to shopping centers and auto-oriented strip commercial streets. Some of the CC Zone
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may include residential development. Property within the areas within the CC zone will be
primarily located along collector streets, major streets, and public transportation lines.

The proposed Code includes property development regulations for the commercial zones. The
regulations address a variety of treatments, options, exceptions and bonuses. There are
requirements for the amount of glazing (tfransparency) and building articulation. There are fioor
area bonuses for day care and residential projects. There are landscaping and parking
requirements for all zones, and pedestrian-orientation requirements for some zones.

6. Overlay Zones

Currently the City has several overlay zones, as described in the Existing Zoning section of this
EIR. Several of the overlay zones would be retained as overlay zones, and some would be
repealed with the regulations moved to other parts of the proposed Code (that is, reguiations

" currently located in an overlay zone would be located in Resource and Supplemental
Development Regulations of the proposed Code). In addition, the proposed Code includes
reorganized overlay zones (which exist as various regulations in the current Code) and new
overlay zones.

The overlay zones that would be retained include the following:

- Airport Approach Overlay Zone (Figure 3)

- Airport Environs Overlay Zone - (Figure 4)

- Clairemont Mesa Height Limit Overlay Zone (Figure 13)

- Community Plan Implementation Overlay Zone (Figures 14-24)
- Mission Trails Design District (Figure 12)

- Mobilehome Park Overiay Zone (Figure 8)

- Sensitive Coastal Resource Overlay Zone (Figure 7)

- Coastal Height Limit Overlay Zone (Figure 8)

Reorganized overiay zones include the following:

- Parking Impact Overlay Zone (Figure 9)
- Tandem Parking Overlay Zone (Figure 10)
- Transit Area Overlay Zone (Figure 11)
- Coastal Overlay Zone (Figure 5)

A proposed new overlay zone is the Urban Village Overlay Zone.

The purpose of the Parking Impact Area Overlay Zone is to provide supplemental parking
regulations for beach and campus areas that have parking impacts. The intent of this overlay
zone is to identify areas of high parking demand and increase the off-street parking
requirements accordingly. The beach aspect of this overlay zone would apply to property located

in the Beach Impact Areas.

The Residential Tandem Parking Overlay Zone is to identify the conditions under which tandem
parking may be counted as two parking spaces in the calculation of required parking.

The Transit Area Overlay Zone is to provide supplemental parking regulations for
areas receiving a high level of transit service. The intent is to lower off-street parking
requirements where there is reduced parking demand because there is more transit and

pedestrian orientation.

The Coastal Overlay Zone is applied in coastal areas. The purpose of the overlay zone is to
protect and enhance the quality of public access and coastal resources.
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The Urban Village Overlay Zone would be applied in either commercial or residential base zones
and provide opportunities for mixed use development. The zone provides the percentages of
the mix of different types of uses. The regulations provide development bonuses and allow
reductions from the base zone parking requirements.

Planned District Ordinance Changes
The project proposes no substantive changes to the planned districts. Where the planned

districts refer to citywide zoning ordinances and regulations. the references would be updated to
be consistent with the proposed Code. Where the planned districts contain their own version of
these kinds of regulations, they would not be changed with the proposed project. An exception is
parking. Most Planned District parking regulations are replaced with the exception of the Mission
Beach and Centre City Pianned Districts. However, proposed regulations are very closely
patterned after the existing zones, including zones for Planned Districts.

If the proposed Code is adopted, discretionary planned district permit applications would be
processed as Neighborhood Development Permit applications if the appropriate process is
currently identified as a Process 2, and as Site Development Permit applications if the
appropriate process is currently identified as a Process 3, 4 or 5. The findings required for
approval of permits would be those required by the Planned Districts, in addition to those
required for either a Neighborhood Development Permit or Site Development Permit, whichever
is being granted.

With regard te conditional uses in the planned districts: most planned district ordinances
currently refer to Municipal Code Chapter 10 for Conditional Use Permit regulations. The uses
currently listed in this section of the current Code would be redistributed to be inciuded in the
planned district regulations. In addition, where planned districts contain their own lists of uses
that can be considered through the CUP process, these will remain in the planned district.

Regulations
Property Development Requlations

The existing property development regulations are located throughout Chapter 10 of the current
Code. Property development regulations are the requirements or specifications affecting the
design and location of buildings and associated site improvements. Some of the development
regulations currently are specifically addressed in the underlying zone and others are addressed
only under a discretionary review process.

The proposed Chapter 14 Development Regulatiohs include divisions with regulations for
mechanical equipment, outdoor storage and display, landscape, grading, parking, drainage,
environmentally sensitive lands, historical resources, fences and walls, and signs.

In addition to the consolidated location of the development regulations, some changes are
proposed to the regulations themselves. Modifications are proposed so that some issues that
were previously addressed only during the discretionary review process would be addressed
through ministerial review.

Revisions to Resource and Hillside Regulations

The existing regulations pertaining to environmentally sensitive lands are located in various
sections of the current code and in City Council policies. Some types of resources are
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regulated through more than one set of regulations, many of which differ between coastat and
non-coastal areas. '

The proposed environmentally sensitive lands regulations and historical resources regulations
consolidate all resource regulations into one location in the Code (Chapter 14). The major
change proposed with these regulations is the method of calculating how much of a project site
and what type of resource can be impacted by development. Resources would be regulated

" consistently in both coastal and noncoastal zoned areas. However, there would be different
regulations applied depending on whether the project site is located within the MSCP preserve
or outside of the preserve boundary. The applicability of regulations and the required review
process would be based on project type and lot size, and the type of resource present, rather
than the geographic location of the project site.

City Council Policy 600-40 would be replaced by aspects of the Historical Resources
Regulations and the ESL Regulations. The purpose of 800-40 is to provide direction for how to
apply the RPO to long-range planning efforts. The proposed regulations provide direction for
how to apply the new regulations to fand use plans under two scenarics. The first is when the
applicant proposes to obtain a Site Development Permit (SDP) concurrent with adoption of the
land use plan; in this instance, future development projects within that precise plan area would
be subject only to a substantial conformance review. The second scenario is when the applicant
is not pursuing.a SDP at the time of processing the land use plan; in this instance, the
regulations describe the Janguage the land use plan is required to incorporate in order to provide
for protection of these resources with subsequent projects within that plan area.

‘Background of Existing Resource and Hillside Regulations

The Hillside Review Overlay Zone (HROZ) is applied on a citywide basis, including the Coastal
Zone. Areas within the HROZ generally includes slopes with gradients greater than 25 percent;
the overlay zone also include some flatter areas to provide buffers for the hillsides and due

to mapping procedures and scale. Not every slope in the city with a gradient greater than

25 percent was included in the HROZ mapping.

The development regulations for the HROZ are different depending on whether the property with
the overlay zone on it is located in the Coastal Zone or not. If a property is both in the Coastal
Zone and is within the HROZ, there are both slope encroachment limits and project design
criteria. If a property is not in the Coastal Zone but is within the HROZ, there are na limits on
steep slope encroachment; however, there are project design criteria. In other words, the steep
slope encroachment limits of the HROZ only apply in the Coastal Zone. Until the Resource
Protection Ordinance was adopted, and amended in 1990, this was the regulatory scheme for
development on steep slopes. ' '

The Resource Protection Ordinance (RPO) regulates development on lands with wetlands,
wetland buffers, biologically sensitive lands, development in floodplains, development on steep
slopes (slopes mapped in the HROZ as well as unmapped slopes that meet the definition of
25 percent or greater gradient and more than 50 feet high), and development in areas with
significant historic and prehistoric sites. RPO regulations do not apply in the Coastal Zone;
however, in issuing a Coastal Development Permit, the decision maker is required to make a
finding that the proposed project is consistent with the biological and historical regulations of
RPO. In addition, development on single-family lots, as defined in the ordinance, is exempt from
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the ordinance. Although deveilopment on single-family lots is exempt from the Resourc
Protection Ordinance, it is still subject to the regulations of the HROZ. ‘

Proposed Environmentally Sensitive Lands Regulations

The proposed project would repeal the HROZ and the Resource Protection Ordinance.
Resources would be regulated without regard to whether or not the property is located in the
Coastal Zone. The regutations for development on lands with resources targeted for protection
would be in the new Environmentally Sensitive Lands regulations (Chapter 14). This includes all
of the types of resources currently protected by the HROZ, and the Resource Protection
Ordinance except for historical resources and wetland buffers. Regulations for historical
resources would be iocated in a separate division of Chapter 14. Protection for wetland buffers
would be efiminated. Another important change is that the proposed regulations would apply to
development on single-family lots, as distinguished from the current RPO which does not apply
to that category of development.

Implementation of the ESL regulations would occur through the Neighborhood or Site -
Development Permit (SDP) process. The proposed Code will identify the circumstances and
situations under which a proposed development project would be required to obtain a NDP or a
SDP. There are circumstances under which development on a premises with environmentally
sensitive lands would be exempt from the requirement to obtain a NDP or a SDP.

One of the key changes that would occur is the method for calculating the amount of the
premises that may be occupied by development. There would not be encroachment limits into
resources with the proposed regulations; rather there would be a maximum development area
allotment. (See the separate discussions below for biclogically sensitive lands.) The least
sensitive portions of the site would be reguired to be developed with priority over the sensitive
portions. Development which would encroach into sensitive resources would only be permitted
to the extent it is required to achieve a maximum development area of 25 percent of the site.

Hillsides .
Currently, all single-unit lots in the Coastal Zone are subject to an encroachment limit into
steep slopes occurring on the site. (Note that single-unit development is exempt from the
Resource Protection Ordinance; thus, only in the Coastal Zone was all single-unit
development subject to steep slope encroachment limits.) The proposed regulations would
not differentiate between Coastal Zone and non-Coastal Zone areas. The following
regulations would apply citywide.

For single-unit lots that are smaller than 20,000 square feet, development would be subject to
design guidelines only. For lots that are greater than 20,000 square feet, development is
subject to the development area limitations (that is, only the encroachment necessary to
achieve 25 percent development area would be permitted), as well as design guidelines.
Single dwelling units on large lots (over 20,000 square feet), all multiple dwelling projects, and
all commercial and industrial development would be subject to a Process 3 permit and the

25 percent development area limitation. : '

The proposed regulations could result in a maximum encroachment into steep hillsides of

25 percent if the site is 100 percent steep hillsides. However, for sites where 75 percent or
less of the area is steep hillsides no encroachment would be permitted. These regulations
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would apply except in certain circumstances. There are situations under which deviations
would be granted from the requirement for a Neighborhood or Site Development Permit.

Biologically Sensitive Lands

As stated above in the discussion of the changes to open space zones, it is important to note
that all lands within the MSCP preserve would be desighated as biclogically sensitive.
Therefore, a maximum of 25 percent of the site would be permitted to be developed.
Development regulations for lands within the MSCP preserve are found in the OR-1-2 zone
which was created for implementation of the MSCP preserve. Development regulations for
biologically sensitive lands outside of the MSCP preserve wouid be found in the
Environmentally Sensitive Lands regulations. Outside the preserve, there would be no limit on
the allowable loss of biologically sensitive lands, although any loss would be required to be
offset by mitigation.

Wetlands

The proposed Biology Guidelines and Environmentally Sensitive Lands regulations address
wetlands and do not require wetland buffers. With regard to wetlands, the regulations require
consultation with state and federal resource agencies prior to obtaining any permits from the
City. In addition, the regulations require avoidance of wetland impacts except in certain limited
circumstances.

Beaches and Coastal Bluffs

The Environmentaliy Sensitive Lands regulations prowde development regulations for both
sensitive coastal bluffs and coastal beaches. The regulations provide guidance for
landscaping and irrigation for development adjacent to these areas. The regulations include
provisions for drainage, grading and location of development, as well as setbacks from the
bluff edge. In addition, the regulations address beaches.

Floodplains

The Environmentally Sensitive Lands regulations include provisions for development in
100-year floodplains, including floodways and floodplain fringe areas. The regulations are
supplemental to the requirements of the OF (Open Space-Fioodplain) zone. Channelization
and permitted types of development are addressed for both floodways and floodplain fringe
areas. Standards are inciuded for subdivisions located within flood hazard areas. In
addition, the regulations include standards of construction for structures to be located in
flood hazard areas.

Proposed Historical Resources Regulations

Historical resources are currently regulated by the Resource Protection Ordinance which would
be repealed by the proposed action. Historical resources regulations are proposed as
supplemental regulations within Chapter 14 of the Land Development Code. For development
that would impact a historical resource, as defined by the revised Code, a discretionary
Neighborhood or Site Development permit would be required. If development would not impact a
historical resource or if the type or location of development meets the exemption criteria, then a
ministerial construction permit would be required. Additionally, a site-specific survey to determine
the existence, precise location and class of historical resource may be required prior to issuance
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of a construction or development permit if development is proposed in an area identified as
sensitive on the Historical Resource Sensitivity Maps or for a parcel containing a structure that is
~ 45 or more years old. :

The proposed regulations identify two classes of historical resources. Class | historical
resources consist of designated historical resources, historical districts, important archaeological
sites and traditional cultural properties. The regulations atlow only minor alteration of, or limited
encroachments into, these resources, with the focus being on preservation. Class Il historical
resources include historical buildings, structures, objects and landscapes, and significant
archaeological sites. Class il resources are considered less important and therefore
preservation is not required. Any loss of historical resources, Class | or I, is required to be offset
by mitigation. The Historical Resources Guidelines of the Land Development Code provides
guidance for identification and evaluation of historical resources and mitigation for impacts when
the effect on the resource cannot be avoided.

Revisions to L andscape Regulations

Currently, landscape requirements are located in the Municipal Code (sec. 101.1701 et seq.).
and implementation guidelines are located in the Landscape Technical Manual. The proposed
landscape regulations would be located in Chapter 14, and the current Municipal Code
regulations would be repealed. The Landscape Technical Manual would be incorporated into the
Land Development Manual. The changes to both the landscape regulations and the Landscape
Technical Manual are described below.

The proposed Landscape Regulations would incorporate alt the planting, irrigation and
landscape regulations. Most of the conditions that require compliance with the regulations are
the same as the existing code. Others, such as the circumstances when an increase in parking
will require compliance with the landscape regulations, have been changed to trigger the
planting and irrigation requirements in fewer instances than in the current code.

The plariting materials point schedule was revised to include existing plant materials. The Street
Yard and Remaining Yard requirements were changed in both the planting area and points
required. Requirements were reduced in some instances and raised in others. Greater fiexibility
would be provided in ptanting requirements where commercial vehicles use the site in order to
reduce conflicts between planting material and large vehicles. Greater emphasis would be
provided on planting requirements where the landscaping would be visible from public
rights-of-way. The requirements for rear and side yards would be reduced. Where an increase
in requirements is proposed, it is to offset reduced requirements for architectural design and a
reduction in the discretionary review process.

Industrial yard planting area and point requirements are proposed to be increased to offset
reduced requirements for architectural design and a reduction in the discretionary review
process, and to address projects with loading docks facing streets. In commercial areas, the
proposed regulations are more accommodating for commercial vehicies which need larger area
for turning and backing. The required planting points were increased to offset reduced
requirements for architectural design and a reduction in the discretionary review process.

A new section clarifies an interpretation of the current Code relative to temporary parking areas.
The current Code does not distinguish between permanent or temporary parking; the same
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standards apply in both situations. The proposed Code reduces the requirements for ptanting
when parking lots are going to be used for less than five years.

For planting and irrigation work in the public right-of-way, the quantity of required streets trees is
reduced. The proposed regulations include a minimum size for trees in the right-of-way.

The proposed regulations require a proportlon of an already developed property to meet the
landscape regulations equivalent to the percentage of increase in area of structure or number of
parking spaces on the property.

The proposed regulations simplify and reduce brush management requirements in most
instances. Brush management zones would be reduced from three to two and the widths of the
required zones have been reduced. According to the proposed regulatlons brush management
zone width requirements would be based on whether the property is located either east or west
of Interstate 805 and El Camino Real. For properties located west of i-805 and El Camino Real,
the maximum width of Zone 1 would be 25 feet and the maximum width of Zone 2 would be

30 feet. For properties east of I-805 and El Camino Real, the maximum width of Zone 1 would
be 35 feet and the maximum width of Zone 2 would be 50 feet. Minimum zone widths would be
permitted when projects include special flammability reduction measures.

The Landscape Technical Manual would be revised, and many of the sections would be
relocated in the Code or to another support document. Most importantly, the section on the
-Brush Management Program will be revised in accordance with Council direction on the
implementation regulations for the Multiple Species Conservation Program. Portions of the
section include different examples of how brush management is applied. Additional explanation
of brush management will be retained in the Landscape Technical Manual. The rest of the
provisions wili be moved to the Landscape Regulations in Chapter 14 of the proposed Code

. as described above.

Revisjons to Parking Regulations
The proposed project would make few changes to minimum parking reqwrements However,

parking requirements would be based on use rather than by zone as current regulations require.
Changes from the existing code are limited to those necessary to consolidate regulations but
retain the different needs for different communities. The proposed parking regulations
incorporate standards recommended in the adopted Transit Oriented Development Design
Guidelines (approved by City Council August 1992).

One change that would occur is a change in the required dimensions for parking spaces.
Currently, compact spaces are 7.5 feet wide X 15 feet long, with an 18-foot aisle; standard
spaces are 8.5 feet wide X 20 feet long, with a 21-foot aisle. The proposed parking regulations
would eliminate compact spaces. Parking spaces for retail land uses would be 8'3" wide

X 18' long; for other types of land uses, the dimensions would be 8 feet wide X 18 feet long.
The required aisle width would be 24 feet in all cases.

Designated transit corridors are all within urbanized communities. The proposed regulations
include parking requirements near transit areas based on a Shared Parking Study that
confirmed a reduction in parking requirements in the transit areas of urbanized communities
(San Diego Shared Parking Study July 1996).
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In addition, the proposed Code includes reductions from the basic parking requirements for very
low income projects. The very low income parking ratio applies to dwelling units limited to
occupancy by very low income households and that have entered into an agreement with the
Housing Commission for an affordable housing density bonus. :

The existing Code has a provision permitting off-premises parking for all permitted uses in the
C-1 zone within 25 feet of the premises, for apartments in the C zone within 600 feet of the
premises, and for shared parking if the parking facility is within 600 feet of the uses served.
Shared parking is generally for multiple uses on the same parcel (such as a regional shopping
center). The proposed Code expands this flexibifity for off-premises parking to help
accommodate small businesses where the business is located in neighborhoods deficient

in parking.

The prdposed Code includes required parking for areas within identified impact areas: the
Coastal impact area, the Beach Impact area, and the Campus Impact area.

The proposed Code provides for deviations from the parking regulations under certain
circumstances. For example, a project may exceed the maximum permitted automobile parking
requirement subject to certain conditions attached to a Process 2 Neighborhood Development
Permit. As another example, a project may deviate from the parking standards if there is an -
associated Transportation Demand Management Plan and a Process 3 Site Development
Permit. In addition, there are small lot exemptions from the regulations.

LAND DEVELOPMENT MANUAL

As the land development regulations contained in the City Municipal Code have grown in
quantity and complexity, so have the supporting documents that heip the property owner,
community, and staff to interpret and implement them. The proposed project includes
consolidation of support documents which are used in the implementation of the Municipal Code
into one physical location, called the Land Development Manual (LDM). In addition, the project
inciudes revisions to some of the documents and reorganization to improve consistency and
clarity in how the support documents relate to the regulations. Ultimately, the manual will contain
all City documents that are not modified, but that are relied on to aid in the development of land
in the City. :

The proposed project includes adoption of the following support documents: Biology Guidelines
for the Environmentally Sensitive Lands Regulations (ESL) and the Open Space Residential
(OR-1-2 Zone), and the California Environmental Quality Act (CEQA); Guidelines for Coastal
Beaches and Bluffs; Historical Resource Guidelines; Steep Hillsides Guidelines; and the
Landscape Guidelines. These support documents will be the initial documents inciuded in the
Land Development Manual. Other existing guidelines and manuals that will not be changed but
that help implement the Code will be included in the appendix of the Manual.

Relationshigl of Support Documents to Policy and Regulations

Support documents do not replace adopted land use plans or Municipal Code language. The
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support documents do guide the way policies and ordinances are implemented and they provide
information to the public. Following are definitions of the terms:

- Policy Documents: Policy documents are adopted by resolution and include the City Council
Policies and land use plans such as the Progress Guide and General Plan, and community
plans. Policy documents provide the overall goals and objectives of the City. These policies
may be modified or deviated from by resolution of the City Council.

- Regulations: Regulations are ordinances, such as the Municipal Code, adopted by legislative
act. The Code may only be modified or deviated from by adoption of an ordinance by the City
Councii or by a procedure provided for in the Code.

- Support Documents: Support documents are currently created by a wide variety of methods
from Council resolution to memo by City staff. There are a wide range of documents including
adopted standards, City Manager's administrative regulations, department instructions and
policies, design gmdehnes determinations, and users guides for staff and applicants. Support
documents only have authority granted to them by the Municipal Code or policy documents.

Tyges of Support Documents
Design Standards. These are established as minimum acceptable standards required for city

approval. Standards may be deviated from for just cause.

- Guidelines. Guidelines are statements of policy or conduct that are not required but are
encouraged. They may provide acceptable methods of satisfying a regulation but other
methods may be considered acceptable by the decision maker.

- Process Manuals: Process manuals are user manuals for applicants. They establish
requirements for submittal and processing of applications for permits and other approvals.

- User Information Tools: These include users guides, information bulletins, newsletters, or
brochures that do not establish requirements or regulations but that simply organize
information so that it is easier to use by applicants and staff.

- Administrative Procedures: These are user manuals for staff. These are rules established by
the City Manager for how staff shall conduct the development review process.

How Documents in the LDM Would Be Adopted and Changed

The. Guidelines contained in the LDM would shape the implementation of ordinances and
regulations. Over time, the factors and considerations that are the basis of the guidelines
fluctuate and change. Future changes to portions of the Land Development Manual W|Il be
divided into two categories: 1) Major Amendments and 2) Minor Amendments.

Major Amendments are proposed to be made in accordance with Process 5. This would include
public noticing as described in the Municipa! Code, a recommendation hearing before the
Planning Commission, and fina! decision by the City Council. Actions that would be considered
Major Amendments incilude the creation of new standards or guidelines, elimination or reduction
in existing ones, or wholesale revisions.

Minor amendments to the Land Development Manual would be approved by the City Manager
after a public review process. This would include a posting of the proposed change a minimum
of 30 days in advance of a change becoming effective. Copies of the change would be made
available to those who request it and will include information that identified the appropriate
person to direct their questions and comments to. Staff will prepare a written response to any
comments received indicating how those comments have been addressed. Actions that would

11146



be considered Minor Amendments include changes to clarify language or concepts, to reformat

or reorganize the guidelines or standards to make them easier to use, or changes to reflect new
or outdated technology or technigues.
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A. LAND USE

INTRODUCTION

The City of San Diego encompasses about 207,000 acres. About 26 percent is within an
agricultural zone. Commercially zoned land is about two percent, and industrially zoned land is
about six percent of the city. Approximately 35 percent of the city is within residential zones. The
balance of land uses include open space, flood way and flood channels, and tidelands. Portions
- of the city are unzoned, such as N.A.S. Miramar.

Land use and growth patterns of the city are guided by land use plans such as the Progress
Guide and General Plan. The iand use plans are implemented, and development is regulated
by, the sections of the Municipal Code relating to the zone plan for the city, and the building and
subdivision codes.

The purpose of this section of this DEIR is to evaluate the proposed project in view of the land
use plans and policies for the city and whether there may be potential environmental impacts
related to land use. The proposed project, the Land Development Code and associated support
documents, would be relied on for continued implementation of the land use plans. The following
existing conditions section includes environmentally related goals and recommendations from
land use plans and special area management plans used in the City of San Diego. The
subsequent section on impacts presents an analysis of whether implementation of the proposed
project is likely to result in conflicts with stated environmental goals and policies of land use
plans, management plans, or the Comprehensive Land Use Plan for N.A.S. Miramar (accident
potential zones) and whether the proposed project would result in incompatible or inconsistent
land uses. - :

EXISTING_CONDITIONS
COMMON ENVIRONMENTAL GOALS and POLICIES

In addition to the General Plan, there are 39 community plans in San Diego. There are special
area planning documents for parks, special resource areas and specific plan areas. While
each of the plans addresses unigue issues and concerns, they also address many similar
environmental goals and contain similar policies. Most plans have an overall goal of preserving
and enhancing the high quality and character of the area. The following recommendations,
objectives, goals, and/or policies regarding the environment are contained in almost all of

the plans:

1. Prohibit land uses adjacent to sensitive habitats that negatively impacts those areas; if
there are impacts, the new development.is responsible for the restoration and enhancement
of the area.

2. Minimize or eliminate development impacts on rare, threatened, endangered, or
candidate species.

3. Limit pub!ic access in areas of sensitive habitats to low-intensity recreational, scientific, or
educaticnal use,
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10.

11.

12.

13.

14.

15.

Control or confine access to designated trails or paths, and no access shall be approved
which results in disruption of habitat.

Restore sensitive habitat area that is degraded by human activity, or compromised by the
presence of exotic or invasive plant species.

Preserve and enhance all open space with non-building or negative open space
easements.

Design the construction or improvements of roadways adjacent to biologically sensitive
areas or open space to avoid impacts, especially in wetlands and wetlands buffer areas.

Maintain regulations that prohibit contaminated runoff from reaching any of the sensitive
open space areas.

Preserve hillsides and treat them sensitively.

Require that develo'pment constructed on natural hillsides preserve and enhance the beauty
of the landscape by encouraging the maximum retention of natural topographic features.

Design roads serving hillside and canyon developments carefully and sensitively.

Require'access roads to follow the natural topography, whenever possible, to minimize
cutting and grading. '

Enhance public access to the beach, bay, and park areas along the shoreline to benefit
community residents and visitors.

Preserve the beach and shoreline areas through appropriate erosion control measures that
will maintain the natural environment, yet allow for the effective drainage of surface water.

Develop sufficient and convenient parks and recreational facilities to serve the existing and
future residents of the community.

In addition, most plans contain a Circulation/Transportation Element. Generally, the goal of that
element is to provide a circulation system to safely and adequately accommodate traffic within
the community and establish linkages with other parts of the City. Goals that are typical of the
transportation elements inciude the following:

1.

Mitigate potential impacts to environmentally sensitive areas 'due to road improvements
through the restoration and enhancement of that open space system to the maximum
extent feasibie. '
Reduce or eliminate impacts to road improvements that traverse sensitive areas.

Improve public transit service and provide regular bus service, light rail transit and
commuter rail should link the community with the regional transportation network.
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10.

11.

Provide bikeway and pedestrian paths that link all areas within the community.
Require that street improvements be compatible with the surrounding areas.
Prohibit the elimination of existing parking.

Provide an adequate, accessible, and well-maintained supply of parking for residents,
businesses, and tourists. . :

Provide adeqguate off-street parking for vehicles in all community projects.

Require new development to provide parking and address pedestrian activity in site
design proposals.

Locate transit stops to maximize access and optimize transit service and pedestrian and
bikeway connections.

Support the provision of park-and-ride facilities in the vicinity of access points to the major
regional transportation faciiities.

SPECIFIC ENVIRONMENTAL GOALS and POLICIES

General Plan

The Progress Guide and General Plan includes the following recommendations, policies,
and guidelines which are distinct from those guidelines which are common to all planning
policy documents. :

Apply permanent agricultural zones in areas where climate, groundwater quality, and soil
conditions are conducive to the production of agricultural products on an economically
viable basis.

Provide a range of opportunities for active and passive recreation, educational activities,

and neighborhood identification, in all parts of the City, adapted to the needs and desires of

each neighborhood and community.
Reguire approximately 20 acres of urban recreation land for each 1,000 residents citywide.

Retain all park land for recreation purposes only. As opportunities arise, repossess for
recreation purposes desirable park areas that have been diverted to other uses.

Acquire non-public beach areas for public use and preserve and identify access.

Make suitable provision for parks or open space public areas in redevelopment plans for
areas presently park-deficient. _

Retain premium agriculturally productive lands in agricuftural usage.
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Prohibit development of floodplains, steep slopes, canyons, coastal and waterfront lands or
minimally developed lands.

Prohibit filling of canyons; grading should. be kept to a minimum, and natural drainage
systems should be preserved. :

Limit the use of beaches and shoreline to appropriate ocean-oriented recreational and
educational uses.

Increase. utilization of local water resources.
Decrease reliance on imported water.

Protect major mineral deposits against encroachment by land uses which would make their
extraction undesirable or impossible.

Produce sand and gravel with minimal harm and disturbance to adjacent p'ersons
and properties.

Integrate extraction and processing of construction materials with other existing and
proposed land uses. .

Conserve endangered species and manage all resources necessary for their survival.
Control use of off-road vehicles.
Protect and enhance the quality of San Diego's air resources.

Preservation of San Diego's rich historical and prehistoric tradition so that it may become
part of the consciousness of the present and future generations.

Effectuation of a cultural resources management program that maximizes, insofar as
practicable, the living utlhty of historic resources. ‘

Conserve not only structures of outstanding historic and architectural merit, but also those
structures which contr_ibute to the economic and social well-being of the City.

Enact local ordinances which would ensure effective preservation, protection, and
management of significant cultural resources and would place such resources in the
public domain.

Conserve in their entirety the largest and most unique prehistoric sites found within the
City to be held for investigation with more sophisticated techniques developed at some
future time.

Preservation of historic resources in number and type so as to successfully evoke the
distinctive character of all significant stages of San Diego's history.
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*  Ensure that land use designation, zoning, and specific project development plans are
consistent with adopted land use-noise level compatibility standards.

*  Ensure that mitigation measures needed to achieve compatibility with the noise
environment are made enforceable conditions of project approvals.

» Eliminate as soon as possible incompatible land uses in areas adversely impacted by
aviation noise by reducing noise levels, converting land uses, or by successfully mitigating
the noise impact to noise-sensitive uses.

. Increase enforcement of restrictions on off-road vehicle use to eliminate this source of noise
from local neighborhoods. : ‘

Community Plans

Many of the community plans have more specific recommendations and goals in addition to
those stated above under Common Environmenta! Goals and Policies. These more specific
recommendations and goals are designed to reflect the unique issues and concerns pertinent to
that individual community. These specific environmentally related recommendations and goals
are stated below. : '

Tia Juana River Valley Community Plan

One of the overall goals of the Tia Juana River Valley Community Plan is to protect and preserve
diminishing natural coastal resources. An objective to the plan is to conserve valuable natural ,
deposits of alluvium and river bed sand.

Torrey Pines Community Plan

The Torrey Pines Community Plan (September 1994) states the following policies for preserving
biological and cultural resources:

* Nofilling, clearing, grubbing, or other disturbance of biologically sensitive habitats shall be
permitted without approved mitigation plans; ‘

*  Coastal lagoons and estuaries that are designed and zoned open space shall remain
undeveloped;. :

*+  Riparian vegetation in channels through the Sorrento Valley industrial area shall be
preserved in its natural state in order to maintain its vital wildlife habitat value:

+  Crest Canyon shall be left in its natural state in order to preserve those biologically sensitive
habitats identified within this park; .

*  New development, both public and private should incorporate site planning and design
features which avoid or mitigate impacts.to cuitural resources: if sufficient plan flexibility
does not permit avoiding construction on cultural resource sites, mitigation shall be
designed in accordance with guideiines of the State Office of Historic Preservation and the
State of California Native American Heritage Commission;

* Al Torrey Pine trees on public property should be preserved and protected.
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The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes shall be
permitted where there is no feasible less environmentaily-damaging alternative, where feasible
mitigation measures have been provided to minimize adverse environmental effects, and shalll
be limited to the following newly permitted uses and activities:

+  Mineral extraction, including sand for restoring beaches, except in environmentally
sensitive areas;

» Restoration purposes, -

«  Nature study, aquaculture or similar resource dependent activities.

Dredging and spoits disposal shall be planned and carried out to avoid significant disruption to
marine and wildlife habitats and water circulation. Buffer zones sufficient to protect wetlands
shall generally be 100 feet in width, unless the applicant demonstrates that a smaller buffer will
protect the resources of the wetland based on site-specific information' including but not limited
to the type and size of the development and/or proposed mitigation which will also achieve the
purposes of the buffer. :

The community plan states that all new development within the coastal zone shall be designed
to be consistent with multi-species and multi-habitat preservation goals and requirements as

~ established in the statewide Natural Communities Conservation Pianning Program, and shall
comply-with the City of San Diego MSCP Interim Habitat Loss Permit Process, or shall obtain an
incidental take permit under Section 4d, Section 7 or Section 10a.of the Endangered Species
Act related to the California gnatcatcher.

San Pasqual Valley Community Plan

The overall goals of the San Pasqual Valley Community Plan (June 1995) have been based
upon issues related to the preservation of natural resources, preservation of agricultural land
uses, preservation of historical and cultural resources, and traffic circulation that accommodates
the needs of the residents. '

The following are policies of the plan related to the overall goals: .

»  Manage agricultural activity to minimize soil erosion and minimize the release of
contaminants into the groundwater basin and Hodges Reservoir;

+  Prohibit or regulate local activities that are proven to be a significant detriment to the

. maintenance of useable water quality in the groundwater basin and Hodges Reservoir,

«  Limit retail activity in areas designated for agriculture to uses that are related to agriculture

, such as the sale of locally grown farm products;

- Preserve the undisturbed oak woodland, chaparral and coastal sage scrub habitats
throughout the valley as open space,

»  Preserve or restore native riparian vegetation along the course of the San Dieguito River
and its tributary creeks; :

+  Preserve a wildlife connection along the watercourse of the San Dieguito River; connections
to upland habitat areas shall be preserved following the river's tributary creeks;

«  Permit construction and maintenance activities for flood control purposes within
open space;
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+  Allow periodic sand removal in the riparian open space corridor beyond the maintenance of
the 40-foot pilot channel only if it is determined to be beneficial to the riparian corridor as
part of the implementation of an approved restoration plan;

* Include the open space designated by this plan in the Multiple Species Conservation
Program (MSCP) preséerve; _ :

*  Preserve sand resources to meet projected regional demand, and to provide income to the
City, by designating areas containing significant sand resources for agricultural land use;

+  Require that recreation uses have a low impact on the valley's natural resources and on
adjacent land uses, including agriculture;

*  Develop recreational use of Hodges Reservoir in a manner consistent with the reservoir's
use as a source of public water supply;

*  Protect and maintain significant cultural resources as determined by a comprehensive
cultural resource survey; .

*  Protect and maintain the historic agricultural character of the San Pasqual Valley.

University Community Plan

The environmental goals of the University Community Plan (January 1990) include limiting traffic
in order to reduce congestion and air pollution, and to minimize the impact of aircraft noise and
the consequences of potential aircraft accidents.

Development within canyon bottoms and on slopes with greater than 25% gradients are strongly
discouraged through the plan. However, for development that does occur on canyon bottoms,
along bluffs or on steep slopes, it should be consistent with the following guidelines:

*  Pianned developments should be used in hillside areas to permit clustering the structures
on the more level areas and to reduce grading; :

*  Only a small portion (10%) of the slopes with 25% or greater gradient should be graded;

*  Except as necessary to provide adequate fire buffers around structures, the natural
vegetation on stopes should be retained; : :

+  Development, alteration or grading of natural landforms should not occur along bluffs or
cliffs, within drainage canyons or on slopes of 25% or greater in the Coastal Zone in order
to prevent erosion and to protect existing native plant communities and visual resources,

*  Development on slopes or near bluffs should not contribute to erosion or geologic instability
of the site or adjacent properties.

Old Town San Diego Community Plan

The open space and recreation element of the Old Town San Diego Community Plan contains
the following recommendations:

*  Hillsides within Presidio Park should be preserved in their natural form:
+  Streets should be enhanced with landscape to encourage pedestrian movement;
+  Existing mature trees that are fifty years or older should be preserved.

The circulation element states that further widening of streets for automobile access to enhance
traffic improvements should not be undertaken.
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Sorrento Hills Community Plan

The Sorrento Hills Community Plan (March 1993) contains the following guidelines for
open space:

« Establish landscaping standards to maintain natural vegetation on undeveloped slopes,
and natural vegetation on certain manufactured siopes to assure Commumty-wme
fandscaping continuity;

«  Dedicate natural open space to public ownership, or establishing a mechanism for
maintenance through property owner associations.

The goal of the Resource Management Element of the Sorrento Hills Community Plan is to
preserve areas of high resource value, and establish a management plan for the community's
resources that will encourage environmentally sensitive development. The plan identifies the
following measures for achieving the goal:

« Identification of valuable natural environments and the development of a plan for their
preservation or mitigation;

«  Establishment of categories of sensitivities for biological, archaeological, and
paleontological rescurces; _

+  Establishment of development standards for energy and water conservation through
available technology and land planning technigues.

Kearny Mesa Community Plan
The Kearny Mesa Community Plan (October 1882) contains the following pertinent policies.

»  Correlate development intensities with the capacity of the circulation system;

+  Prevent incompatible uses from developing on environmentally constrained land;

»  Preserve vernal pool habitat on Montgomery Field in accordance with the preservation
policies described in the adopted Montgomery Field Master Plan. ‘

Otay Mesa-Nestor Community Plan

This community plan is currently being updated. The overriding community goal for the adopted
Otay Mesa-Nestor Community Plan (1879) is to plan and develop this area as a viable
community offering a wide range of housing, employment, business, cultural and recreational
opportunities adequately served by public facilities. The plan contains the following objectives to
achieve those goals:

«  Minimize the environmental impact of street construction;

»  Conserve the Otay River Valley and floodplain as existing open space;

« Initiate a street tree planting program on-a community and individual basis; planting should
be required in areas where barren cut slopes exist;

« Require mitigation measures where deve!opment would adversely impact archaeological or
paleontological resources.
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Linda Vista Community Plan

This community plan is currently being updated. One of the overall community goals for the
adopted Linda Vista Community Plan (July 1983) is to preserve natural open space in
Tecolote Canyon and other steep hillsides. Recommendations in the Open Space Element
of this plan include: '

*  Using the hillside design and development criteria as outlined in the Urban Design Element
to repair damaged siopes and guide development which may oceur on slopes or along
canyon rims; :

*  Encouraging new development to employ Planned Residential Development Permits in
order to cluster development away from more sensitive hillside areas.

Mission Valley Community Plan

The overall goal of the Mission Valley Community Plan (June 1985) is the continued
deveiopment as a quality regional urban center in San Diego while recognizing and respecting
environmental constraints and traffic needs, and encouraging the Valley's development as a
community. Some of the overall objectives of the plan include:

= Encouraging high quality urban development in the Valley which will provide a healthy
environment and offer occupational and residential opportunities for all citizens:

+  Providing a framework for the conservation of important wetland/riparian habitats balanced
with expanded urban development. -

The Open Space Element contains development guidelines for hilisides:

*  Whenever possible, preserve and incorporate mature trees and other established
vegetation into the overall project design;

*  large scale development at the base of the slopes should not cut or grade, nor extend
above the 150-foot elevation contour on the southern slopes.

Pacific Beach Community Plan

The following policies are from the Circulation Element of the Pacific Beach Community Plan
(February 1894):

*+  The City shall identify additional transit corridors in the Pacific Beach community as
appropriate to support transit oriented development policies:

+  The City shall improve the road network to facilitate traffic circulation without widening
streets, and without disrupting the neighborhood development pattern, streetscape or

- pedestrian environment; ) ' :

+  The City shall promote the establishment of Park and Ride facilities on or near East Mission
Bay Drive, particularly in proximity to the proposed trolley station at Morena Boulevard and
Balboa Avenue. ‘
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The Parks and Open Spaee Element contain the following policies:

+  Kate Sessions Park shall be rezoned to an appropriate Open Space Zone and its natural
resource areas shall be preserved in their natural state;

«  Any new development of property directly abutting the Northern Wildlife Preserve shall
maintain a buffer area and shall incorporate, where feasible, a controlled pedestrian trail
and viewing areas around the marsh in accordance with the Sensitive Coastal Resource
Zone and the specific proposals of this plan.

La Jolla Community Plan

The Natural Resources and Open Space System Element of the Draft La Jolla Community Plan
(January 1995) contains the following policies:

- Limit public access in open space areas that contain sensitive resources to scientific or
educational use:; '

»  Prohibit surface water drainage allowed to drain over or near the bluff, and where street
drainage systems erode bluffs, the drainage system should be redesigned to prevent
bluff erosion; '

»  Develop a connected system of shoreline walkways that extend from La Jolla Shores Beach

to Tourmaline Surfing Park in areas where feasible;

«  Maintain existing parking areas, public stairways, pathways and railings along shoreline to

preserve vertical access, allow lateral access, and to increase public safety at the beach
-and shoreline areas;

+  Ensure that new development does not restrict or prevent lateral vertical, or visual access to

the beach on property that lies between the shoreline and first public roadway or to and
from recreational areas and designated public open space easements;

«  The City should undertake environmental assessments of developments that would affect
slopes or important environmentally sensitive resources;

» - The City should conduct a survey of architecturally significant and historic sites eligible for
historic designation;

»  The protection of sensitive resources should be assured in designated and dedicated
open space.

The Natural Resources and Open Space System Element contains the following
recommendations: .

«  Limit encroachment of new development in designated Open Space areas to 25% slope
encroachment;

+  Designate as open space the city-owned parcel (site 653) at the intersection of La Jolia
Village Drive, La Jolla Scenic Way, and La Jolla Scenic Drive North;

»  Protect the scenic value and visual quality of Mount Soledad Park, La Jolla Heights Park
and habitat linkages through steep slopes and canyons from developments or
improvements that would detract from the scenic quality and value of these resources;

»  Require that where new development is proposed on property that lies between the
shoreline and the first public roadway, a vertical and/or visual accessway of not iess than
ten feet in width and running the full depth of the property be offered for dedication as a
public easement provided that the need for such accessway has been identified within this

IV-A-10



community plan orthat no such accessway exists within a lateral distance of 500 feet of the
project site; :

Avoid the placement of sea walls, fences and gunite on coastal biuffs, where feasibie, in
order to preserve the natural and scenic quality of these resources:

Maintain lateral access for public use of the beach along the 1000-foot beachfront shoreline
of La Jolla Shores Beach and Tennis Club below the mean high tide line:

Maintain the natural scenic character of existing coastal traiis:

Maintain all existing steps and paved access ramps to beach and shoreline parks to
increase public safety and vertical access to these areas; .

Designate the bluff faces adjacent to Coast Walk as an ecological reserve in order to help
protect the integrity of the off-shore Underwater Park-and Marine reserve;

Designate Charlette Park as public open space.

The following policies and recommendations are contained in the Transportation Element of the
La Jolla Community Plan: :

Consider a reduction in parking requirements for commercial projects that develop
transit-oriented development standards and/or incorporate transportation demand
management programs.

Require commercial development along transit routes to provide landscaping and
passenger waiting areas at transit stops within the public right-of-way;

Implement a comprehensive coastal access parking pian for the village area that will relieve
the impacts of office parking within residential blocks and encourage use of existing parking
structures and surface lots within the commercial uses.

Midway Community Plan

The Midway CommUnity Plan (May 1991) includes the following policies and recommendations:

Provide off-site parking within one quarter mile of commercial areas;

Consolidate the number of driveway entrances or curb-cuts on properties as
redevelopment occurs; :

Reduce risks associated with geological hazards and impacts through project design;
Require the usage of drought vegetation as a method of reducing soil erosion and runoff on
all natural and manufactured slopes;

Preserve the community's historical heritage and protect significant historic and
architectural resources; -

Evaluate projects located on, or adjacent to, a significant historic, archaeological, or
paleontological site for compatibility with the resource.

Mira Mesa Community Plan

The Mira Mesa Community Plan (July 1992) contains the following goals, proposals and policies:

Restrict development in areas subject to flooding or high fire risk;

Prohibit filling, clearing, grubbing or other disturbance of biologically sensitive habitat
without all necessary City, State and Federal permit approvals and completion of
mitigation requirements;
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Prohibit the planting of exotic or invasive plant species within or adjacent to existing
sensitive habitats;

Provide a 100-foot buffer and preserve all riparian areas;

Preserve the floodplain and adjacent slopes of the five major canyon systems that traverse
the community - Los Penasqguitos Canyon, Lopez Canyon, Carroll Canyon, Rattlesnake
Canyon and Soledad Canyon;

Prevent and control the run-off of fertilizers, pestlcndes and other urban pollution into
riparian and floodplain areas;

Require new developments along transit routes to provide turnouts for buses and
passenger waiting areas in accordance with MTDB and City Policies; ,

Prohibit driveways. on six-lane streets when access is available from adjacent streets.

Centre City Community Plan

The Centre City Community Plan (April 1992) has the following specific objectivés:

Develop Centre City with a strong financial/commercial core surrounded by distinct but well
integrated mixed-use and residential neighborhoods along with the amenities, commerce
and services necessary to support a vibrant urban downtown,;

Substantially increase the number of people living downtown; provide a range of housing to
meet the needs of an economically and socially balanced population;

Develop a comprehensive multi-modal transportahon system that supports planned
development intensities and land use patterns in Centre City. Aim for the increased use of
mass transit, especially by daily commuters, with less reliance on automobiles and
long-term downtown parking;

Take maximum advantages of Centre City’s unique topography and waterfront setting with
a plan oriented to “people and their activities” in a dynamic expanding downtown; '
Create an urban open space system in Centre City that is designed to take advantage of
San Diego’s climate and setting; and that offers both formal and informal places, and
active-recreational and quiet areas for downtown workers, residents and visitors;

Assure for each person in Centre City east access to high quality health, mental health, and
social and educational services in the context of a dignified, safe and secure environment;
Make Centre City the dominant center of the region for music, theatre, dance and the visual
arts, for dining out and for entertainment and public festivals; .

Preserve historic structures and districts in downtown to maintain a tangible link to the past;
Promote the growth and vitality of Centre City as the primary business, educational, cultural
and entertainment magnet of the region;

Establish a comprehensive program to provide facilities and amenities in Centre City which
are determined to be of benefit to the public.

Barrio Logan/Harbor 101 Community Plan

The goals of the Barrio Logan/Harbor 101 Community Plan (April 1993) inciude:

Providing open space links to the waterfront for public access whenever possible;
Establishing community access to San Diego Bay in coordination with the Port District in an
area just north and west of the Bay Bridge;

Developing a linear park at Chollas Creek in conjunction with the U.S. Navy and Army
Corps of Engineers.
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Rancho Penasquitos Community Plan

The Transportation Element of the Rancho Penasquitos Community Plan (June 1993) contains
the following general policy recommendations:

Each new development should contribute its fair share to needed transportation
improvements based on traffic, transit ridership and poputation expected to be generated by
the development; ‘ .

Adequate vehicular and pedestrian access should be available to serve all significant
community resources and public facilities with an emphasis on safety, aesthetics and
integration of facilities; and

Off-road vehicles should be prohibited on designated open space areas and

public property. '

The Park and Recreation Element of the Rancho Penasquitos Community Plan contains the
following policies: : _

Natural and landscaped open space areas should be protected from unauthorized use of
off-road vehicles; : -

Developers should be required to dedicate selected open space areas which can serve as
visual and noise buffers between and within neighborhoods.

The Open Space and Resource Management Element contains the following policies:

The proposed expansion area (240 acres) of Black Mountain Park should be acquired by
the City, the state, or another public agency; the underlying land use designation for this
area is regional open space park; :

Exotic or invasive plant species should not be planted adjacent to naturat open

spaces areas;

Development occurring adjacent to Penasquitos Canyon and Black Mountain Park should
follow this criteria:

1. The filling of lateral canyons and grading over canyon rims should be minimized except
- in those few areas not visible from the canyon floor; promontories and canyon rims that

are visible from the canyon floor or Black mountain peak may be developed when
suitable landscape screening is provided after thorough design review:

2. Where grading is feasible, sculptured grading techniques shouid be used to blend
slopes with natural land contours; graded areas should be built upon or planted rapidly

in accordance with the City's grading ordinance: :

Only low-profile dwellings should be allowed near the canyon rims;

Appropriate mitigation measures should be applied to archaeological sites found in

the area.

»w

IV-A-13



Scripps Miramar Ranch Community Plan

The Parks, Recreation, and Open Space Element of the Scripps Miramar Ranch Community
Plan {(June 1978) contains the following objectives:

+  Require developers to set aside at least 25% of the total project area for designation as
park and/or open space;

»  Encourage finger-like projections of open space entrances into neighborhoods to create
additional access and more interesting design within residential developments,

«  Forest open space area not adjoining Miramar Reservoir at a minimum of 100 eucalyptus
trees per acre, thereby expanding the unique and valued eucalyptus environment of
this community;

»  Prohibit off-road vehicles on all open space and public property.

Serra Mesa Community Plan

The Environmental Management Element of the Serra Mesa Community Plan (March 1977)
includes the following proposals:

*+  Open space and hillside conservation areas are limited to siopes of 25% or greater,;

«  If excessive land costs or other factors preciude purchase of proposed open space,
development should be limited to "very low density” residential use (0 to 4 dwelling units per
net acre, depending on slope), or other uses compatible with open space concept;

»  On street parking of campers, trailers, boats and other pleasure vehicles, trucks and buses
should be discouraged.

Skyline Paradise Hills Community Plan

The Skyline-Paradise Hills Community Plan (June 1987) contains the following
recommendations;

» Al new multi-family residential developments should be required to provide regular private
recreational facilities and/or usable open space areas within the development;

« - All City-owned park sites should be rezoned to an open space zone;

- Paradise Canyon is the community's highest priority in terms of retention. Those portions of

“the canyon not yet acquired should be retained for open space purposes through the

planned residential development permit process or subdivision process and shouid be
rezoned to R1-40,000. A 5-acre parcel located north of Boone Elementary School will be
developed as a neighborhood park;

»  The Jamacha open space system is recommended to be partially developed with a bicycle
trail along the canyon floor;

»  The slopes on the south side of Paradise Valley Road between Potomac Street and Munda
Street should remain in their natural state;

+  Areas proposed for open space designations should be rezoned to R1-40,000 to preclude
development which is inconsistent with the topography.
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Peninsula Community Plan

The Parks and Recreation Element of the Peninsula Community Plan (June 1987) includes the
following recommendations: '

The Open Space Zone should be applied to City-owned park and recreation sites; Collier
Park and Recreation Center should be rezoned to OS-P and Sunset Cliffs Park should be
rezoned to OS-R;

Sunset Cliffs Shoreline Park should be dedicated and developed in a manner consistent
with resource protection; ‘

Only minimal improvements along the La Playa/Kellog Beach bayfront should be
considered because of the beach area's small size, limited resource carrying capacity,
isolation and use orientation which is geared to serve the immediate neighborhood:
On-street parking should be maintained in this area by reducing curb-cuts and denying
street vacation requests. '

The Transportation and Shoreline Access Element in the Peninsula Community Plan contains
the following pertinent recommendations:

New commercial/office development should provide at least one parking space for every
400 square feet of gross floor area on-site or one space per 500 square feet of gross floor
area in a common parking facility;

New restaurant development, including restaurant conversions, should provide at least one
parking space for every 200 square feet of gross floor area;

- Hotels and motels should provide one parking space per unit, while private clubs should

provide one space per 400 square feet of gross floor area; _

Industrial development should provide one parking space per 800 square feet of gross floor
area on-site or one space per 1,000 square feet of gross floor area if in consolidated
parking areas shared by two or more uses in the vicinity it serves;

Residential development should provide 1.3 parking spaces per one bedroom or studio unit
and 1.6 parking spaces per two or more bedroom unit. :

Mid-City Community Plan

The Open Space and Park/Recreation Element of the Mid-City Community Plan (September
1984) includes the following objectives: :

Apply the R1-40,000 or more restrictive zone to designated open space in order to ensure a
development intensity consistent with the topography;

Consider the use of Transfer of Development Rights to protect open space and encourage
infill in the appropriate locations;

Designate Chollas Creek as a linear open space system:

‘Encourage block groups to construct and maintain their own mini-parks for children or to

cuitivate block gardens for vegetables or gardens;
Encourage the use of roof tops for recreational purposes.

IV-A-15



~ Greater North Park Community Plan

The Transportation Element and the Park/Recreation Element of the Greater North Park
Community Plan (November 1986) includes the following objectives:

»  Maintain the pedestrian interface between Balboa Park and the community, insuring that
vehicular access to Balboa Park does not use local streets in Greater North Park as through
travel routes;

«  Establish a transit point at University Avenue and 30th Street in order to provide support to

- the central business;

«  Utilize DART (Direct Access to Regional Transit) within various areas of the community
where fixed route transit services are not readily available

»  Enhance public space adjacent to community facilities, such as post office, libraries,
schools and churches, to serve as a focus for passwe recreation;

«  Establish smaller neighborhood parks and mini-parks throughout the communlty, especially
in areas more distant from larger park facilities.

Golden Hill Community Plan

The Open Space Element of the Golden Hill Community Plan (December 1987) contains the
following objectives: S

+  Rezone all areas within the 32nd Street and 34th Street canyons designated as open space
and in the Hillside Review Overlay Zone to the R1-40000 Zone; and

«  Allow street vacations only where the land vacated will become part of a contiguous open
space parcel. _

Elliott Community Plan

The Elliott Community Plan (March 1971) states that natural resource deposits (sand, gravel and
rock) should be protected by limiting or restricting land uses which would make extraction of
such resources infeasible or impossible.

Clairemont Mesa Community Plan

in the Clairemont Mesa Community Plan (April 1989), the following objectives for the Open
Space and Environmental Resources Element are included: '

1. Reduce runoff and the alterations of the natural drainage system;

2. . Minimize the contamination of Rose Creek and Tecolote Creek from urban pollutants
and erosion,

3, Prevent residential landscaping from modifying the biological resources of canyon areas by
using plant species which are non-invasive and compatible with the native vegetation.
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Southeast San Diego Community Plan

Some objectives of the Transportation Element of the Southeast San Diego Community Plan
(June 1987) are to minimize the effects of freeways on adjacent development and not to
encourage the addition of freeways, and fully improve streets to reduce or remove "bottienecks”.
Open Space objectives include maintaining and enhancing the community's cemeteries as
unique landscaped areas of visual significance to the community, and increasing private

- recreational opportunities areas in new residential developments.

Navajo Community Plan

The following objectives and proposals are from the Navajo Community Plan (July 1982):

L]

Protect open space system from commercialization: ‘

Retain all park sites adjacent to proposed school sites even though the school sites may be
declared a surplus; '
Develop all City-owned neighborhood parks; .

Lake Murray Community Park is to be developed as soon as possible to serve as a’
Community Park and Recreation Center; -

Acguire Adobe Falls Open Space Park as soon as possible;

No through roads will be permitted through open space except for the extension of

Navajo Road, design to parkway standards, through Navajo Canyon and the extension

of Jackson Drive; :

Establish hiking trails in the San Diego River Basin through Mission Gorge which will
minimize impacts to the riparian habitat; c :
If portions of the open space system are not acquired by the City, they should be permitted
to develop according to these guidelines:

1. Low residential densities not to exceed one dwelling unit per acre in the Hillside Review
Overlay Zone;

2. Development permitted in these areas are allowed two dwelling units per acre on a

slope of 0-24%, no more than one dwelling units per acre on a slope of 25%:

3. If the canyon adjacent to existing or future school sites are not obtained for open
space, a neighborhoed park with a minimum of five acres should be reserved next
to each school.

Uptown Community Plan

The Uptown Community Plan includes a Transportation Element and an Open Space and
Recreation Element. Both elements include recommendations that relate to resources important
to the community. ,

The Open Space and Recreation Element cohtains the following recommendations for the
regional and resource-based parks located within the Uptown Community. Both Balboa and
Presidio Parks are located in the Uptown Community. :
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» Integrate and coordinate the design of all development adjacent to Presidio and Balboa
Parks with the parks’ urban design character to ensure that:

1. Public vistas to the parks are maintained and enhanced;

2. Landscaping motifs and materials consnstent with the parks are incorporated into a
project;

3. Development densities are compatible with and preserve the parks’ topography; and

4, The traditional character at the parks’ perimeters are maintained and enhanced.

+  Development surrounding Presidio Park should be low density and residential in character;
»  Development in the Sixth/Fifth Avenues corridor, adjacent to Balboa Park, should be
predominantly high density, residential uses:

1. Encourage mixed use development including high density residential, retail, and offices.

2. Retail development should be located at ground level and all levels with direct street
access.

3.  Locate retail services for residential and office development a!ong Fifth Avenue.

+  Development adjacent to the north side of Balboa Park should be low density, residential
uses. -

1. Maintain very low density residential character large lot single-family development with
front yard landscaped areas, street trees and with designs similar to existing
architectural styles.

Maintain an open space character with vegetated courtyards and setbacks.

Conform landscaped areas and street trees to the typical vegetation in the adjacent
park area.

N

The -Uptown Community includes a series of natural canyons which are an aspect of the unique
character of the community. The Open Space and Recreation Element contains
recommendations for development related to the natural open space in the community.

«  Designate all the area within the Hillside Review District as Open Space, with very low
density (1-to-4 dwelling units/acre) development where the property cannot be acquired, -

«  Apply hillside development criteria in conjunction with Hillside Review District design and
development guidelines to determine development densities and specifications on a
project-by-project basis.

A set of analytical tools has been developed to aid in estabiishing the appropriate
density and form of hillside projects on a case-by-case basis. These tools include:
Open Space Priority Matrix
Hillside Evaluation Model
Hillside Development Criteria

+  Give acquisition/preservation priority to those canyons that have been given highest priority
by the Open Space Priority Matrix.
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The Transportation Element of the Uptown Community Plan contains the foliowing
recommendations related to parking and transit in the area.

Modify off-street parking requirements to increase commercial and residentiai parking
requirements; .

Minimize new curb cuts in order to preserve existing on-street parking;

Existing curb cuts should be reduced or consolidated when redevelopment occurs;

_ Alley access to parking areas and garages is encouraged for both residential and

commercial projects;

Establish a parking district or an assessment district to finance the construction of parking
facilities;

Previde a focal point to facilitate transit activity on University Avenue between Fifth and
Sixth Avenues:

Provide a new transit route through Uptown along the Washington Street/University Avenue
corridor. :

LOCAL COASTAL PROGRAM

There is one Local Coastal Program (LCP) in the City of San Diego. There are two parts of the
Program: the policies derived from the various community plans with coastal issues and the
General Plan; and the implementing ordinances found in the zoning and land development
sections of the Municipal Code. Each coastal community attempts to address the several issue
areas identified in the State Coastal Act. Following are policies and/or proposals common to
most of the Local Coastal Program Elements of the community plans:

1.

2.
3.

10.

11.

12

Ensure that sensitive resources will not be removed or disturbed, and protected from
significant disruption. :

Restore or enhance sensitive habitat that is degraded or disturbed.

Minimize grading and maintain the natural topography to the maximum extent feasible for
all projects. , -

Site all new development carefully and ensure it does not create nor contribute significantly

- to erosion, geologic instability, or destruction of the site or surrounding area, or in any way

alter the natural landforms along the bluffs and cliffs.

Design developments adjacent to sensitive areas to avoid erosion, sedimentation, and other
potentially damaging impacts. '

Retain the character of existing landforms and preserve vegetation by ensuring that
development in hillside areas conforms to the unique natural setting of each area and site.
Preserve the natural features and beauty of the coastline.

Ensure that all beaches be accessible to the general public and in new developments. -
Set back new development along costal bluffs to reduce the potential for erosion

and slippage. ' .

Protect and preserve diminishing natural coastal resources; public access in areas of
environmentally sensitive habitat shall be limited and no access shall be approved which
results in disruption of habitat,

Ensure that public views from identified vantage points are retained and enhanced for
public use and enjoyment by obtaining vertical and/or visual access.

Discourage and avoid to the greatest extent possible, land uses which restrict public access
and enjoyment of the shore.
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13. Establish a multi-modal transportation system throughout the city.
14. Create an integrated system of pedestrian, bicycle, local transit and automobile facilities;
pursue development of a system of bike trails that will connect major activity areas with a
focus on the ocean and natural scenic corridors.
15. Prevent encroachment into environmentally sensitive areas by proposing that transportatlon
~ systems take into consideration neighboring amenities.
16. Establish alternative transportation modes for public access to the shoreline.
17. Design construction or improvement of roadways in sensitive habitat to impact the least
amount of sensitive area feasible.
18." Incorporate pedestrian- and transit-criented features into project designs in new commercial
development along the identified transit corridors and in the core commercial area.
19. Maintain existing public parking facilities used for public beach access and prohibit
reduction in existing public parking.
20. Develop a connected system of shoreline walkways.

In addition to the recommendations that are common to ail ptans with local coastal program
elements, the coastal community pfans contain more specific recommendations. These more
specific goals are designed to reflect the unique coastal issues and concerns pertlnent to that
mdwudual communlty and its coastal areas.

Barrio Logan/Harbor 101 Local Coastal Program

The Barrio Logan/Harbor 101 Locat Coastal Program contains the following plan policies
and/or proposals. ‘

«  Minimize earthquake risk by location, and relocation of new development, together with
proper rehabilitation standards;

. Establish flood protection methods for the protection of improvements, and conservation of
the flood plain whenever possible;

+  Establish development controls which will reinforce the topographic quality cf the
community;

+  Provide for the completion and further enhancement of Chicano Park as a community
focus;

»  Develop a natural linear park to take advantage of the Chollas Creek regional open space
development potential.

Border Highlands Local Coastal Program

The Border Hightands Local Coastal Program includes the following plan policies
and/or proposals:

+  Direct erosion control measures toward minimizing the extent of overburden removal prior to
extraction of a given area controlling runoff across bare land by channeling the flow into
temporary sedimentation basins or process water treatment settling ponds, and careful
placement of material and waste stockpiles so that runoff is directed into ponds or

. sedimentation basins;

.  Recommend a combination of agriculture and open space uses in the Mesa Highlands
area: the steep bluffs should remain open space and the extractive and disturbed areas
should be put back into productive agricultural uses;
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Retain the estuary of the Tia Juana River Valley for future use as a largely passive open
space area.

Carmel Valley Local Coastal Program

The Carmel Valley Local Coastal Program contains the follbwing as plan policies
and/or proposals: -

Designate Carmel and Shaw valleys as a major open space system, along with lateral
canyons and slopes exceeding 25 percent; :

Design buffer areas to prevent impacts which would significantly degrade environmentally
sensitive habitat areas;

Adopt guidelines to be utilized for future development on hilisides: .

Prepare grading plans for proposed developments to include existing and proposed
contours, details of existing and future terrain and area drainage, and detailed plans for
runoff control devices;

Design all new development areas to be in close proximity with existing developed areas
with adequate public services where no significant adverse effects on coastal resources will
occur, or will be mitigated;

Include a baianced transportation system to assure mobility to all parts of the community

“and integrate it into the land form as naturally as possible; and

Coordinate expansion of transit services to neighborhoods, and locate parking éreas
primarily inland.

La Jolla Local Coastal Program

The La Jb!la Local Coastal Program includes the following plan policies and/or proposals:

Require that all residential structures in moderate, high or variable risk zones contain a
geological reconnaissance report; ‘

Maintain existing parking areas, public stairways, pathways, and railings along the shoreline
to preserve vertical access and to allow lateral access; '

Ensure that new development does not restrict or prevent lateral vertical or visual access to
the beach or recreational areas; :
Encourage shuttle service through La Jolla to the beach and recreational areas in order to
help relieve traffic congestion and to implement a comprehensive coastal access parking

plan for the village area that will relieve the impacts of office parking:

~ Require that all new development on slopes exceeding 25% shall be subject to the Coastal

Zone Regulations of the Hillside Review Overlay Zone. _

Midway/Pacific Highway Corridor Local Coastal Program

The Midway/Pacific Highway Corridor Local Coastal Program contains the following policies
and/or proposals:

Develop trolley-supported commercial uses adjacent to the proposed stations; -
Promote land uses which are compatible with the airport;
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Provide local recreational opportunities for residents of Midway Area; require the
provision of private recreational facilities in conjunction with new planned residential

-development projects.

Mira Mesa Local Coastal Program

The Mira Mesa Local Coastal Program contains the following plan policies and/or proposals:

Preserve sensitive resource areas of community-wide and regional significance as

open space; ‘ - :

Design trails to avoid damaging impacts to the resources;

Prohibit encroachment into wetlands;

Preserve riparian areas within Los Penasquitos Preserve in their natural state with a buiffer
of adjoining upland habitat having a minimum width of 100 feet; the buffer shall start at the
outside edge of the defined riparian habitat, or at the outside edge of the 100-year FEMA
floodplain, whichever is wider or ocutermost;

Preserve and protect the remaining vernat pool habitat;

Prohibit any loss of oak woodland habitat; protect Coastal Sage Scrub and Maritime
Chaparral; preserve grasslands linked to habitat;

Prohibit grading over the rim of Los Penasquitos Canyon;

Provide a system of pathways or trails throughout Mira Mesa's open space canyons

to increase access to open space and provide alternate means of reaching

recreational facilities.

Mission Bay Park Master Plan and l.ocal Coastal Program

The Miésion Bay Park Master Plan and Local Coastal Program contains these plan policies
and/or proposals:

Prohibit the occupation of new parking facilities in the parkiand within the primary waterfront
zone, parking provisions should promote reductions in vehicular circulation around the Park;
parking provisions should serve multiple needs;,

Maximize public access and enjoyment of the water by arranging and defining land use
allocations in the Park.

North City Future Urbanizing Area Local Coastal Program

The North City Future Urbanizing Area Framework Local Coastal Program includes the following
plan policies and/or proposals:

Incorporate into the NCFUA a permanent environmental tier of open space lands. with

high natural resource value that function as natural habitat, form connections to
surrounding open spaces, and give shape and definition to surrounding built areas; locate
compact communities outside the environmental tier to minimize grading and disruption of
natural landforms; ' ‘

Allow fill for roads and other public improvements and/or permanent structures within the
100-year floodplain fringe of the San Dieguito River, only if such development is consistent
with the policies detailed in the North City Local Coastal Program;
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Protect existing drainageways from encroachment that might affect drainage patterns or

. water quality through the use of setbacks/buffers;

Limit the grading of landforms that consist of slopes of 25% grade or more within the
coastal zone; .

Require cluster units where appropriate to minimize grading, roadway, and driveway
intrusion into sensitive habitat areas;

Conserve biological diversity by setting aside relatively large areas of natural open
space/habitat, linked with corridors; preserve floodplains and significant topographic
features such as canyons, ridges, and hillsides:

‘Preserve 100-year flood zones as open space, when possible;

Incorporate entire geographic and topographic features into the environmental tier (i.e.
canyons and drainages shalt be preserved from rim to rim or edge to edge);

Pr_ohibit concrete, asphalt, riprap, or other channelization structures within the open space
system's drainage areas or floodplains;

Contro! the impact of roads on environmental tier fands by minimizing the number of road
crossings of open space and requiring bridge structures to be built in order to allow
continuous areas for movement of flora and fauna;

Ocean Beach Local Coastal Program

The Ocean Beach Local Coastal Program has the following plan policies and/or proposals:

Limit access down the cliffs to safe, natural trails in stable geologic areas, and existing trails
should receive improvements only where needed to insure safety; any trail improvements
should respect the integrity of the natural bluffs;

Maintain the tidepools, cliffs, and street end beaches in a natural state;

Require that new commercial development provide at least one parking space for every
300 square feet, new or expanded restaurant development should provide at least one
parking space per 200 square feet of gross floor area; and o

Provide additional sandy beaches as a mitigation for erosion control structures; and
additional raised beach areas shall be designed to enhance the recreational use of the bluff
areas,; and access shall be provided.

Otay/Mesa Nestor Local Coastal Program

The Otay Mesa/Nestor Local Coastal Program includes the following plan policies
and/or proposals:

Preserve the remaining natural features of the areas such as Nestor Creek and the pond
area north of Palm Avenue; preserve it as natural open space;
Ensure that development of proposed land uses will not adversely effect the downstream

-wildlife habitat areas by increasing runoff or velocity during a 100-year project flood and all

safeguards should be established and maintained to assure that use of proposed
manufacturing will in no way be detrimental to the wildlife habitat;

Protect the wildlife habitat by prohibiting off-road vehicle activity, impose leash ordinance for
dogs, institute public posting of all existing wildlife habitat, control grading and filling in
adjacent areas, and enhance wildlife values within the floodway at the Otay River;
Recommend that any change in agricultural use would require the benefit of a conditional
use permit, to assure continuation;
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«  Recommend a minimum of 40-acre sites to retain the viability of the economic agriculture;

«  Preserve the pond area on the north side of Palm Avenue, and provide visual relief from the
surrounding development and a vista point to lower San Diego Bay;,

»  Develop the Nestor Creek drainage channe! in as open a manner as possible and provide
for multi-purpose trails to form an open space linkage through the area;

«  Develop a neighborhood park north of Southwest High and east of Nestor
Elementary School;

«  Coordinate extension of the Open Space System to assure maximum utilization and benefit;

+  Provide adequate park and recreation facilities to meet anticipated population increases,
encourage the development of private as well as public recreational facilities.

Pacific Beach Local Coastal Program
The Pacific Beach'l_ocal Coastal Program contains the following plan policies and/or proposals:

«  Require all projects proposing new access into or through open space be subject to an
environmental analysis to ensure sensitivity to resource preservation;

- Require any new development of property directly abutting the Northern Wildlife Preserve
maintain a buffer area and shall incorporate, where feasible, a controlled pedestrian trail
and viewing areas around the marsh;

«  Allow mixed-use commercial projects with an increased residential density, to promote
transit and pedestrian use along the community's commercial spines, only if designed as a
transit-oriented development through a discretionary permit process.

Peninsula Local Coastal Program
The Peninsula Loca! Coastal Program includes the following plan policies and/or proposals:

- |dentify resources which contribute to the quality of the community environment and develop
guidelines for the conservation and enhancement of these resources;

«  Protect Sunset Cliffs Shoreline Park as a significant public resource and wildlife habitat;

«  Establish coordination to ensure the protection of the natural resources of the Point Loma
Naval Complex;

«  Allow shoreline protective works along the bay and ocean only where they have been found
to be necessary and a no less environmentally damaging alternative exists;

+  Apply the Hillside Review Overlay Zone to properties containing slopes 25% and greater, in
order to limit grading; o

»  Require that any development along Sunset Cliffs observe minimum setbacks;

«  Recognize, protect, preserve, and enhance Famosa Slough as a sensitive habitat area;

-  Prohibit curb-cuts or street vacation requests which reduce availability of on-street parking,

' uniess comparable replacement parking is provided in the immediate vicinity;

«  Prohibit new curb cuts within the beach impact area, where other access is available;

+ ' Encourage developers of large planned residential projects to include recreational facilities
on site; - '

«  Aliow only coastal-dependent naval industrial uses in the Peninsula planning area.
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Sorrento Hilis Local Coastal Program

The Sorrento Hills Local Coastal Program has the following plan policies and/or proposals:

Require a sculptured technique be used to blend fill and cut slopes with natural land
contours, where large-scale grading occurs:

Require that any fill slopes adjacent to open space areas should be stabilized with
appropriate native plant materials to help reestablish the natural biotic systems of flora

and fauna; : .

Require that of the approximately 94 acres of the Carmel Valley commercial area,
approximately 54 acres shall remain in open space; -

Limit wetland fill in Penasquitos Creek to the minimum necessary for required bridge pilings;
permit only extremely limited fill of wetland; mitigate any unavoidable permanent wetland fill
at a ratio of 4.1 for alkali marsh/meadow impacts and 1:1 for freshwater marsh impacts;
Design the bluff escarpments, steep slopes, and all planned riparian woodlands as

open space; environmentally sensitive habitat areas shall be protected against any
significant disruption; : _
Prohibit fill or permanent structures within the Carmel Valley Restoration and Enhancement
Project and no development, other than authorized in the approved coastal development
permit, shall be constructed within the 50-foot buffer adjacent to the project unless '
authorized by the California Coastal Commission:;

Aliow developments in steep slope areas 25% grade and over, provided the applicant

can demonstrate that it does not create any significant new soil erosion, silting of lower
slopes or stream channels, slide damage or other geologic instability, flooding or
permanent scarring;

Allow development near the north siopes of Los Penasquitos Canyon, provided it maintains
a low profile and is set back an adequate distance to allow buffer landscaping to minimize
any visual adverse impact on views from the freeway and Penasquitos Creek.

Tia Juana River Valley Local Coastal Program -

The Tia Juana River Valley Local Coastal Program contains many issues and has the following
plan policies and/or proposals:

Control buffer zones between the Tia Juana estuary and any road or other development so
that the estuary resource is not damaged; . , '
Require that uses within this area be subject to conditional use permits to assure
compliance with criteria necessary to protect these environmentally sensitive lands:
Conserve the 20-30 acre riparian habitat area east of Dairy Mart Road, rather than
relocation, to assure consistency with the Coastal Act; :

Require that future development regulations provide for the conservation of significant
riparian vegetation within the Agricultural Preserve and provide that it not be disturbed by
adjacent agricuftural operations; :

Require that implementing ordinances provide that a use permit be required for all
extraction within the preserve; :

Conserve and enhance agricultural productivity;

Restore the rich floodplain to more productive agricultural use.
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Torrey Pines Local Coastal Program
The Torrey Pines Local Coastal Program contains the following plan policies and/or proposals:

»  Prohibit the development of coastal lagoons and estuaries designated and zoned
open space; '

*  Preserve riparian vegetation in channels in its natural state;

*  Crest Canyon shall be left in its natural state;

+  Avoid impacts when constructing or improving on roadways adjacent to biclogically
sensitive areas or open space;

*  Incorporate features which avoid or mitigate impacts to cultural resources in new
developments;

*  Preserve and protect all Torrey Pine trees on public property;

+  Provide adequate park and recreation facilities to the residents of Torrey Pines;

«  Permit only those recreational activities which do not negatively impact environmentally
sensitive areas,

«  Purchase and deveiop, when possible, small vacant properties as pocket parks;
purchase and develop large, vacant, non-sensitive state-owned lands as neighborhood
or community parks;

»  Require that future development adjacent to the Torrey Pines Reserve Extension,

San Dieguito Lagoon, and Crest Canyon areas provide for adequate buffer areas and
adequate setbacks to avoid significant visual impacts.

University Local Coastal Program
The University Local Coastal Program includes the following plan policies and/or proposals:

«  Propose development guidelines for bluff areas which will avoid development, irrigation
practices or access that would stimulate erosion of coastal bluff faces;

+ Develop land in increments in order to minimize soil exposure;

«  Prohibit grading during the rainy season and all disturbed slopes should be stabilized;

»  Require reasonable mitigation, when archaeological or paieontological resources
are discovered,;

*  Provide a total recreation system maximizing present physiographic features to
accommodate a complete range of recreational pursuits,

«  Require that development protect the existing scenlc qualities of North Torrey Pines Road
north of Genessee Avenue.

OTHER PLANNING EFFORTS

In addition to the General Plan and community plans which contain guidelines for growth,
development and land use, there are plans for special areas of the City. These include park
master plans, resource management plans, precise plans and specific plans. These special area
plans contain environmental goals, policies, and recommendations which may be affected by
implementation of the proposed project.
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First San Diego River Improvement Project Specific Plan

The First San Diego River Improvement Project Specific Plan (February, 1984) contains
guidelines for the river corridor and the transportation system which include:

*  The buffer areas of the river corridor are to be located atong the entire length of both sides
of the river, and at no point shall the private development intrude into the floodway proper;

*  The average width of the buffer shall be no less than twenty feet, and no more than
fifty feet wide; :

*  Land uses within this area should include only the Light Rail Transit corridor, bikeway and
pedestrian areas, and other passive recreation uses.

The river corridor is a part of the San Diego River City-wide open space system, therefore, it
should be accessible to the public. Areas outside the river channe! should be landscaped and
linked to the river corridor. _

There are many guidelines for the transportation system of the plan, which include:

*  The pedestrian/bikeway areas along the river corridor should be placed in the buffer areas:

*  All primary pedestrian walks should be six feet wide, and pedestrian/bikeway areas should
be eight feet wide within twelve feet (maximum) right-of-ways, exclusive of slopes;

*  The nature trail, planned along a segment of the pedestrian system on the north side of
the river, should be a maximum of five feet wide and should be paved with natural-
appearing material; '

*  River pedestrian/bikeway corridors are to be designed to link adjacent areas within the
planned area; ‘

+  Driveway entrances are to be minimized into parking areas in order to avoid breaking the
pedestrian continuity of the sidewalk areas.

The First San Diego River Improvement Project states that buffer areas are to be located along
the entire length of both sides of the river. At no particular location shall the private development
intrude into the floodway proper. The average width of the buffer for the entire area shall not be
less than 20 feet. The maximum width of the buffer should be approximately 50 feet. Buffer
areas should be widest adjacent to the most sensitive habitat areas. Land uses within the buffer
areas should include only the LRT corridor, bikeway and pedestrian areas and other passive
recreation uses. '

Carroll Canyon Master Plan

The Carroll Canyon Master Plan (August 1994) includes the follewing design features in the
Parks, Open Space, and Recreation Element, that must be included in a 10 usable acre
neighborhood park site near Rattiesnake Canyon:

*  Non-invasive plant species to complement the character of the native canyon areas;

*  Provide a 100-foot wide buffer of adjoining upiand habitat adjacent to Rattlesnake Canyon;
this buffer should start at the outside edge of the defined riparian habitat, or at the outside
edge of the 100-year FEMA floodplain, whichever is wider or outermost.
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The following are design features for the two passive neighborhood parks:

+  Direct park runoff away from the vernal pool habitat;
»  Avoid introducing new species into the adjacent native habitat by using non-invasive plant
species in the parks.

The following aré design elements for the creek channel to be built:

»  Buitd creek channel with a minimum dimension of 200 feet with a 50 foot landscape buffer
on each side; a channel width less than 200 feet is permitted if the Planning Director
determines that future right-of-way widths required to construct Carroll Canyon Road and a
transit line make the 200 foot minimum infeasible;
Build a linear open space park with a bicycle and pedestrian trail within the 50 foot buffer
along the south side of the creek; the trait should be designed to pass under Carroll Canyon
Road and Camino Santa Fe;
Build a 50 foot habitat buffer on the north side of the creek transitioning to a passive use
park as the buffer meets the edge of the mixed use deveiopment area;
«  Orient project buildings toward the creek, as feasible, to maximize views and
pedestrian access,
»  Screen parking, industrial ioading and storage areas, or other unsightly features located
within the viewshed of the creek and associated open space.

As part of the Master Plan, the canyon will serve as a passive open space area. The foliowing
should be considered in reestablishing native vegetation:

«  Avoid planting invasive plant species adjacent to the canyon;
«  Avoid excessive runoff of irrigation water into the canyon from adjacent development.

Tijuana River National Estuarine Sanctuary Management Plan

The Tijuana River National Estuarine Sanctuary Management Plan (February 1986) contains the
following policies and regulations:

«  No person shall willfully or negligently pick, dig up, cut, or mutilate any plant or portion
thereof, in the state park system;

+ Plants and animals or their parts taken elsewhere shall not be introduced, Iiberated, or
placed on any national wildlife refuge except as authorized;

»  No perscn shall molest, hunt, or disturb any kind of animal or fish, or so attempt, except that
fish may be taken other than for commercial purposes in accordance with the state fishing
laws and regulations, provided however, that no person shall use or discharge a spear or
bow and arrow in the state park system;

+  The diking, filling, or dredging of open coastal waters, wetlands, estuaries and lakes shall
be permitted in accordance with other applicable provisions of this division, where there is
no feasible less environmentally damaging alternative, and where feasible mitigation
measures have been provided to minimize adverse environmental effects;

« A buffer area will be established for each development adjacent to environmentaily
sensitive habitat areas and the buffer should be a minimum of 100 feet for small projects on
existing lots, unless the applicant can demonstrate that 100 feet is unnecessary to protect
the resources of the habitat area.
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Mission Bay Park Natural Resource Management Plan

The Mission Bay Park Natural Resource Management Plan (May 1990) contains the following
development guidelines:

In-water construction or dredging will not be permitted in Mission Bay or the Flood Control
Channel from April 1 through September 15, the ieast tern breeding season.

Buffer zones for each least tern nesting site will be free of new structures with heights of
over six feet, including fencing around the site. North Fiesta Island, Stony Point, South
Shores and Mariner's Point are required to have a 150 foot buffer, while Cloverleaf is to
have a 100 foot buffer.

A 1:1 replacement ratio of similar density is required for impacts to eelgrass habitat as
delineated in the 1988 survey.

Sand beaches that are new and below Mean Lower Low Water should be replanted with
eelgrass whenever the stope is changed by maintenance activities and eeigrass beds

are impacted. _

Construction or dredging projects of any kind that disturb the substrate in Mission Bay or
the Flood Control Channel will use silt curtains or similar devices around disturbance areas.
Land use within buffer areas will be limited to bikeways, walkways, and passive recreation.
Buffer zones around terrestrial habitats in Mission Bay Park which exclude any
development are as follows: salt marsh - 100 feet; salt pan - 50 feet; and coastal

strand - 50 feet. ‘ _

Dredging impacts to marine habitat will require 1:1 replacement.

San Dijeguito River Park Concept Plan

The San Dieguito River Park Concept Plan (February 1994) contains the followmg
park objectives: ‘

Optimize the water quality and quantity of all groundwater resources and surface water
bodies within the planning area through water conservation, erosion control, pollution
confrol and restoration.

. Maintain the 100-year floodplain and sheetflow areas within the planning area in an open

configuration with a natural channel and provide adequate area for the normal stream
waters to meander through the floodplain; it will be preserved for open space uses such as
recreation, wildlife habitat or agriculture;

Retain and encourage responsible agriculture in appropriate areas;

Create a scenic trail and interpretive system and establish recreation areas including water
related uses, which are compatible with the natural values of the river system.

To protect the significant biological resources of the planning area, adequate buffers should
be provided between development and sensitive resources. Functional linkages should be
identified and preserved between the San Dieguito River Park and open space preserves to
the north and south. The plan promotes the preservation of all significant cultural resources,
and recommends the protection and restoration of all historic sites within the planning area.
This plan also endorses the proposal to restore the San Dieguito Lagoon and its associated
wetlands ecosystem. .
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Balboa Park Master Plan

The Balboa Park Master Plan (July 1989) contains the following policies:

Protect and recover free and open park land from encroaching uses whenever possible; the
Arizona Landfill, Central Operations Station and Inspiration Point shall be developed as free
and open park land emphasizing multi-use play, picnic and passive uses;

Consolidate special use recreation and sports activities in the Morley Field-East Mesa area,
the Zoo and the Golden Hill Recreation Center areas. '

San Dieguito River Regional Plan

The San Dieguito River Regional Plan (October 1984) includes the foliowing land use and
Recreation/Open Space goals and recommendations:

Minimize the alteration of land forms and drainage patterns with special attention to
floodplains, canyons, and steep slopes; ‘

Enhance agricultural production;

Protect the public health, safety, and welfare from the hazards of flooding and

geologic forces, .

Encourage agricultural uses throughout the river valley by designating or, where existing,
retaining agricultural zones in areas conducive to economically viable agricultural
production, and where such uses are consistent with the natural scenic and recreational
values of the planning area;

Apply development standards which provide for sand and gravel operation controls that
ensure the integrity of the stream channel and the viability of agricultural lands;

Encourage the use of Transfer of Development Rights, consistent with adopted
area/community or specific plans, in order to relocate development from envirenmentally or
visually sensitive areas to more suitable locations;

Encourage the clustering of development to provide maximum amounts of open space and
to preserve unique natural resources.

Protect and preserve significant resources and the visual integrity of the San Dieguito River
basin as an essentially passive rural area; _

Promote the creation of a riparian/habitat/trail corridor along the entire San Dieguito River,
Encourage expansion of riparian vegetation in the floodplain, except where it may inhibit the
safe flood level flows of the river;

Control access into sensitive habitat areas and control the use of off-road vehicles.

Los Penasquitos Enhancement Plan and Program

The goal of the Los Penasquitos Enhancement Plan and Program (October 1985) is to protect,
maintain, and enhance Los Penasquitos Lagoon system and adjacent uplands in order to
perpetuate native flora and fauna characteristic of southern California Iagoons and to restore
and maintain the estuarine hydrology. Objectives of the plan mclude

Open the fagoon mouth regularly to enhance the health and ecological value of the lagoon,
Protect the lagoon by reducing the amount of sedimentation and poliution that enters the
lagoon and its associated uplands;
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Improve and maintain habitat for native species that historically inhabited and used

Los Penasquitos Lagoon; . '

Remove encroaching vegetation from historic least tern nesting sites along the sewer berm;
Remove ice plant and other exotic species and establish tidal channels and salt marsh
habitat in area bounded by Carme! Valley Road, the railroad embankment, and the North
Beach Parking Lot access road,;

Build a pedestrian link between the North Beach Parking Lot and the sidewalk of the North
Torrey Pines Road bridge;

Permit the diking, filling or dredging of wetlands only where there is no feasible less
environmentally damaging alternative, and where feasible mitigation measures have been
provided to minimize adverse environmental effects.

Via de la Valle Specific Plan

The Via de la Valle Specific Plan (April 1884) contains the following goals, objectives,
and policies: :

Encourage the use of planting materials native to southern California and compatible with
the climate to reduce water consumption and maintenance costs: '
Encourage the use of private streets or drives wherever feasible in order to minimize
grading, and to provide design flexibility;

Distribute parking, where possible, throughout the project in small clusters which can be
softened by landscaping;

Design an overall drainage plan for the study area which will protect the bluffs and canyons
from erosion and will protect the San Dieguito River Valley from siltation:

Designate the western bluff facing San Andreas Drive and the southern major canyons
facing Via de la Valle as a permanent natural open space easement;

Utilize appropriate irrigation methods in landscaped areas located adjacent to natural open
space easements, which will prevent the acceleration of natural erosion within the open
space easements; '

Prohibit pedestrian access in lands to be held in the open space easements;

Require a sculptured technique to be used to blend fill and cut slopes with natural fand
contours, where grading occurs;’

Preserve coastal mixed chaparral and coastal sage scrub areas within the maijor inland
bluff systems of the Coastal Zone on slopes greater than 24% grade.

North City Future Urbanizing Area Framework Plan

The North City Future Urbanizing Area Framework Plan (February 1995) contains the following
guiding and implementing principals: '

Create the environmental tier, an interconnected, viable system of natural open space
that serves to protect and conserve cultural resources, flora and fauna that occur in

the NCFUA,

Preserve floodplains and significant topographic features such as canyons, ridges,

and hillsides; : :

Require that all limear corridors in the environmental tier be a minimum of 1/8 mile in width:
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«  Require that portions of the environmental tier may not be eliminated based solely on an
absence of sensitive resources within the area designated, because of the importance of
continuous open space that provides for plant and animal movement

Preserve 100-year flood zones as open space,; ‘

Prohibit the planting of non-local native vegetation within habitat protection areas;

Regquire that biological buffer areas be a minimum of 100 feet wide;

Prohibit wildlife corridors from having trails and recreation aliowed within them, where that

activity might impede animal movement or other faunal needs for breeding nesting, etc.;

. Prohibit concrete, asphalt, riprap, or other channelization structures within the open space
system's drainage areas or floodplains; .

«  Allow water retention areas and runoff filtering systems in portions of the open
space system,; ,

- Require bridge structures to provide unobstructed wildlife corridors, where it is essential
that road cross the environmental tier;

+  Avoid filling of canyons or valleys and prohibit roads from being placed in the boftom of
canyons or be allowed to act as barriers or impediments to wildlife movement or the survival
of native species; '

. Narrow roads to a minimum when they cross the open space system to eliminate parking,
turn lanes and median strips;

+  Construct roads which cross the 100-year flood plain, above grade using bridge or
causeway structures.

Del Mar Mesa Specific Plan

The Del Mar Mesa Specific Plan (1996) states an overall land use goal: To preserve the rural
character of the Del Mar Mesa while accommodating clustered development and the
preservation of open space. ' '

The Multiple Species Conservation Program/Open Space element includes guidelines for

development for areas in and adjacent to the preserve. These guidelines address specific

properties in the plan area; in general the guidelines are: : '

. Golf courses greens and fairways are excluded from the preserve; modification of the
preserve boundary may be required in order to accommodate the Bougainvillea golf course
greens and fairways.

. For specific properties, residential and accessory uses shall be limited to 25 percent of
the property and clustered on the more level portions.

«  For certain properties, brush management shall occur within the area defined
for development.

. Fencing or other barriers will be used where it is determined to be the best method to
achieve conservation goals and adjacent to land uses incompatible with the preserve.

«  Where grading is necessary, daylight grading at the edges of the preserve is preferred.

«  Wildiife corridors shall be preserved by the installation of culverts or fences
where necessary.
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in addition, the MSCP/Open Space element includes guidelines for resource based open space
and adjacent areas. : :

. Land uses considered conditionally compatible with the preserve are: passive recreation;
utility lines and maintenance access roads; limited water utilities facilities; and limited low
density residential uses. :

. Development on private property designated as open space/rural residential shall not
exceed 25 percent of the parcel.

. Al proposed utility lines should be designed to avdid or minimize intrusion info the
preserve system.

+  All proposed utility lines and facilities within or crossing preserve areas shall be designed
-and constructed to minimize environmental impacts.

»  Construction and maintenance activities in wildlife corridors must avoid significant
disruption of corridor usage. '

. Roads in the preserve will be limited to those identified in the Del Mar Mesa Specific Plan,
roads necessary for maintenance and emergency access and local streets needed to
access isolated development areas.

. Development of roads in canyon bottoms should be avoided, whenever feasible.

< Where possible, roads within the preserve should be narrowed from existing design
standards to minimize habitat fragmentation and disruption of wildlife movement.

. Lighting shall be designed to avoid intrusion into 'the preserve and to reduce negative
effects on wildlife.

The Circulation element contains the following guiding principles:

. An efficient and environmentally sensitive transportation system that maintains the
subarea's rural character.

*  Transportation facilities shall be regarded as an integral part of the landscape in which they
are located. :

AIRPORT LAND USE PLANS

The aviation facilities of San Diego play an important role in the City's economy and the
movement of people and goods. N.A.S. Miramar is a Navy/Marines Corps aviation facility;
general aviation facilities are located at Brown Field and Montgomery Field. The primary
regional commercial airport is Lindbergh Field. : :

Of the four airports within the City of San Diego, three have Comprehensive Land Use Plans that

have been adopted by the San Diego Association of Governments - Lindbergh Field,
Montgomery Field, and N.A,S.Miramar; a draft CLUP has been prepared for Brown Field.
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SANDAG is designated as the Airport Land Use Commission pursuant to the state Public
Utilities Code. SANDAG establishes an Airport Influence Area for each airport in the region. The
influence area encompasses those areas that could be impacted by noise levels exceeding the
California State Noise Standards, or where height restrictions wouid be needed to prevent
obstructions to navigable airspace.

Each CLUP includes a map which delineates the area impacted by aircraft-produced noise. In
addition, it outlines the extensive Airport Influence Area within which land uses must be reviewed
in order to prevent further land use incompatibility with airport operations and to safeguard
general welfare of inhabitants within the vicinity of each airport and the public in general.

Issue 1: Will the proposal result in a conflict with the environmental goals, objectives and
recommendations of the Progress Guide and General Plan?

Issue 2: Wil the proposal result in a conflict with adopted environmental plans?

Issue 3: Wil the proposal result in a land use which is inconsistent with adopted community
plan land use designations or incompatibility with adjacent land uses?

Issue 4: Will the proposal result in land uses which are not compatible with aircraft acmdent
potential as defined by a SANDAG Airport Land Use Plan?

IMPACTS

 Inconsistency/conflict with environmental goals of an adopted land use plan

As discussed in the Existing Conditions above, a policy and recommendation common to all
community plans is that roadway improvements should be designed to avoid impacts to
wetlands and wetland buffers. Another recommendation common to all community plans is to
minimize or eliminate development impacts on rare, threatened, or endangered species.

The plans recommend limiting public access in areas of sensitive habitats to low-intensity
recreational, scientific or educational uses.

The proposed project includes the Environmentally Sensitive Lands Regulations and Biology
Guidelines. As stated in earlier sections of this DEIR, the underlying premise of the analysis is
that the City's portion of the MSCP will be adopted by the City Council. If that program is
adopted, the preserve boundaries would be adopted. The proposed Code would provide
implementation for that program by creating the OR-1-2 zone and by requiring mitigation for
" impacts to sensitive biological resources. However, the proposed project does not include
wetland buffer requirements. In addition, the proposed regulations do not limit encroachment
into biologically sensitive lands outside of the MSCP preserve. Since some communities have
sensitive biological resources that are outside the proposed MSCP Preserve boundary, and the
proposed project would not provide encroachment limits for land outside the preserve boundary,
there may be conflicts with land use plans. According to the City's Environmental Significance
Determination Guidelines (1994), inconsistency/conflict with the environmental goals, objectives,
or guidelines of a community plan or the General Plan would be considered a significant [and
use impact.

Land development pro;ects that would be approved consistent with the proposed Code may be
inconsistent with resource recommendations of many adopted community plans. That is, future
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projects that do riot protect wetlands by incorporating a buffer between wetlands and
development may be consistent with regulations, but inconsistent with, or in conflict with,
environmental goals or policies of an adopted land use plan. Therefore, implementation of the
proposed project through future projects may result in significant land use impacts. -

As noted above, preservation of paleontological resources is identified as an environmentat goal
of several community plans. However, the proposed regulations do not include protection for
paleontological resources. Since compliance with the proposed regulations could result in the
loss of these resources, there could be significant land use impacts related to conflicts with
environmental goals and policies.

In addition, as noted above, preservation of historical resources is identified as an environmenta!
goal of several community plans and the Progress Guide and General Plan. However, according
to the proposed historical regulations, significant archaeological sites, buildings, structures and
objects could be lost through the development process. Thus there is the potential for loss of -
significant historical resources in conflict with environmental goals of adopted land use plans.

Further, many adopted land use plans identify preservation of hilisides and unique landforms

as an environmental goal. However, according to the proposed project, there could be potentially
significant landform alteration through the development process. Thus, there would be
significant landform alteration in conflict with the environmental goals of adopted land use plans.

Land use incompatibility

Marine industry is shown as a use in the proposed Code. The use is allowed by right in the

CR (regional commercial), CV (commercial visitor) and CC-5 (heavy community commercial/
mixed use) zones. The marine industry use could include activities that are engaged in the -
production, distribution and storage of marine vessels and equipment. In addition, there could be
rehabilitation and repair of boats. The materials involved in marine industry inctude heavy
metals, fiberglass, varnishes and paints. Repair activities involve sanding which releases
particles of these substances into the air.

According to the City's Environmental Significance Determination Guidelines (1994), a
substantial or extreme use incompatibility would be considered a significant impact related to
land use. :

The emissions from permitted marine industry in the CR, CV and CC-5 zones may pose a health
hazard because they may be emitted adjacent to other permitted uses in those zones. Potential
sensitive receptors are tourists in the commercial visitor zones or residents in the mixed use
developments permitted in the CC-5 zone. Permitting marine industry uses by right in these
zones sets up the potential for incompatible land uses to be located aproximate to each other.

Natural Resources ) _
Application of the OR-1-2 zone could restrict the amount of cultivation because only 25 percent
of a premises could be used for purposes other than preservation of existing native habitat.

The proposed regulations could have a significant impact on the expansion of agriculture in

San Diego. According to the MSCP Subarea Plan currently in process, existing agricultural
operations could continue; new cultivation within the preserve, which is where potential areas for
agricuitural expansion are located, would be subject to the development regulations for the
OR-1-2 zone. Thus, regardless of whether a property is ever rezoned to the OR-1-2 zone, if the
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MSCP preserve boundary is adopted, lands within the preserve would be subject to the
development regulations for the OR-1-2 zone. Therefore, the proposed Code could have a
potentially significant impact on agriculturaf productivity which would conflict with environmental
goals of various adopted land use plans.

Essentially the same situation would exist for extractive mineral resources. The proposed
regulations would prohibit mining activities within the MSCP preserve, except for those activities
in the OF zone which are not restricted. The effect of the regulations would be to restrict the
ability to mine or extract the mineral resources, and therefore would have a significant adverse
impact on the use or availability of the resources which would confiict with environmental goats
of various adopted land use plans. :

Airport land use compatibility - _

The project does not propose changes in growth patterns or land uses. In addition, regulations
require review of proposed projects for consistency with the airport land use plans. The
proposed project does not include regulations which would permit building heights in excess of
those considered safe according to the Airport Environs Overlay Zone or according to applicable
airport land use plans. Therefore, the proposed project would not have a significant impact
related to airport land use compatibility.

SIGNIFICANCE OF IMPACTS

- The proposed project does not include protection for wetlands by use of wetland buffers which is
identified as a resource policy and goal of many adopted land use plans. Therefore, the project
could result in significant impacts related to inconsistency/conflict with environmental goals or
policies of adopted land use plans.

The proposed project includes no encroachment limits on land outside the MSCP Preserve
boundary. Some resources that are “sensitive” pursuant to environmental goals of adopted land
use plans are located outside the proposed preserve boundary. Thus, the loss of these »
resources may result in significant land use impact due to the inconsistency or failure to observe
the goals and policies of the adopted land use plan.

The proposed project does not include protection for paleontological resources which is
identified as a resource policy and goal of many adopted land use plans. Therefore, the project
could result in significant impacts related to inconsistency/conflict with environmental goals or
policies of adopted land use plans.

There is a potentially significant impact related to land use because of the incdmpatibility of
marine industry uses with other permitted uses in the commercial zones. '

The proposed project would allow the loss of significant archaeological sites, and the demoiition
of historical buildings, structures and objects. This could result in the loss of significant historical
resources in conflict with environmentat goals of adopted land use plans. '

The proposed project would permit potentially significant landform alteration, which would be a-
conflict with environmental goals of adopted land use plans.

The proposed project could have a significant adverse effect on agricultural productivity because

expansion of agricultural operations would be subject to the development regulations of the
OR-1-2 zone, which limits use of more than 25 percent of a premises.
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The proposed project could have a significant adverse effect on extraction of mineral resources
because the regulations would prohibit mining activities within the MSCP preserve. '

MITIGATION

Mitigation for this project consists primarily of alternative regulatory language that would reduce

or avoid the significant impacts that have been identified. Please refer to Chapter VI of this EIR
for recommended language that would serve to reduce or avoid the potentialiy significant impact
on land use. .

The potentially significant iand use impacts that would result from conflicts or incdnsis_tencies
with environmental policies or goals could be avoided by revisions to the project as identified in
Chapter IV, Issue Analysis, and in Chapter VIII, Alternatives, of this EIR.

The potentially significant land use impacts that would result from the incompatibility with other
permitted uses in the CR, CV, and CC-5 zones could be-feduced or avoided if the regulations
provided for locational criteria to control the distance between the marine industry uses and
residential or visitor accommodation uses. el
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B. BIOLOGICAL RESOURCES

EXISTING CONDITIONS

Because the City of San Diego covers such a large area, within its boundaries there is a wide
variety of landforms and microclimates. The diversity. of landscapes and climates supports a vast
array of native vegetation communities. Certain species of plants typically exist in association
with each other in certain places on the landscape. These associations, or vegetation
communities are identified by names given by botanists. Some of the plant species are
considered to be "sensitive" because of their rarity or ecological requirements that allow them to
survive only in limited or unique environments. Some entire vegetation communities are
considered "sensitive"” because they support, that is provide habitat for, animals that have
declining populations for one reason or another.

Sensitive habitat types in the City of San Diego include: saltpan; southern foredunes; southern
coastal bluff scrub; coastal sage scrub; maritime succulent scrub; southern mixed chaparral;
Stipa grassland; marshes; riparian forest/woodiand scrub: vernal pools; oak woodland: and
coast live oak woodland. These sensitive habitats support several plant and animal species that
are sensitive due to their being federally or state listed as endangered or threatened.

Of particular importance is the coastal sage scrub habitat which supports the threatened coastal
California gnatcatcher. The habitat is the first of the natural communities to be protected
according to the state's Natura! Community Conservation Planning (NCCP) Program, enacted
in 1991. The Coastal Sage Scrub NCCP Program has beén designated by the U.S. Fish &
Wildlife Service as the planning and implementation vehicle by which entities proposing
incidental take of the gnatcatcher could address and satisfy the conservation requirements for a
species listed as threatened.

Wildlife habitat requirements include food, shelter and water. The number and diversity of
wildlife populations depends on the quality of the habitat. That is, there must be enough prey for
predatory species to survive and reproduce, enough browse for herbivores, enough host plants
to support enough insects to provide a healthy diet for the insectivores: enough space so that
the territories of large range territorial animals do not overlap; and enough space for juvenile
colonization. There must be adequate water supplies and cover for protection. As is widely
known, there is a delicate balance in the interactions of natural systems and this balance
requires open areas undisturbed by man-made things.

Animal species that are listed as threatened or endangered include: Riverside fairy shrimp; the
San Diego fairy shrimp; the Quino checkerspot butterfly ; arroyo southwestern toad; California
red-legged frog; California brown pelican; bald eagle; light-footed clapper rail; California least
tern; least Bell's vireo, Belding's savannah sparrow; and Pacific pocket mouse.

Plant species that are proposed for federal listing as threatened or endangered include Del Mar
manzanita and prostrate navarretia. Plant species that are listed as threatened or endangered
include: San Diego thorn mint; San Diego mesa mint; Otay Mesa mint; willowy monardella;
short-leaved dudleya; small-leaved rose; and Otay tarplant.
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The City contains several important habitat areas. Los Penasquitos Canyon is a major
river-oriented woodland that has remained functional and relatively undisturbed. It is a major
source of water to the Los Penasquitos Lagoon, a lagoon and marsh complex north of Sorrento
Valley. Torrey Pines Mesa includes portions of Torrey Pines Park and the Torrey Pines State
Reserve. The major attraction of this area is the Torrey Pine, which is found in only one other
area of the worid.

The La Jolla intertidal area and the Point Loma intertidal areas are important because they
support intertidal and subtidal species as well as a number of migratory land and shore birds.
The Kendall-Frost Mission Bay Marsh Preserve is important because it is an area of the
continually-diminishing habitat for many species of waterfowl. Mission Gorge, Mission Valley and
Otay River Valley provide significant areas of riparian habitat. The Tijuana River Estuary and
adjacent area to the east includes a valuable saltwater marsh.

These important areas would be included in the habitat preserve that would be developed
according to the Multiple Species Habitat Conservation Program. The MSCP study area
contains much of the current-or proposed urbanization in the southern part of San Diego County,
and therefore many of the remaining native habitats are threatened by development. Twelve
major habitats in the study area are considered sensitive by federal, state or local agencies
because they have been severely reduced in distribution as a result of urbanization. Some

of these habitats, such as coastal bluff scrub, maritime succuient scrub, southern maritime
chaparral, Torrey pine forest, and southern interior cypress forest, are found primarily in

San Diego County, and all or a large portion of their U.S. distribution falls within the MSCP study
drea. The County contains approximately 200 plant and animal species that are federally and/or
state endangered, threatened, or rare.

Vernal pools are an important biclogical resource in the city. These pools are usually found on
mesas. They are depressions that filt with water during the rainy season, and because of climatic
and soil conditions remain filled up to several weeks. Because of their ephemeral nature, these
pools are unsuitable for plants and animals typically found in permanent ponds. However, a
variety of other organisms have adapted to them and have become so specialized that they are
found only in these temporary pools. Several such plant species are found only in the vernal
pools of the San Diego area: San Diego mesa mint, San Diego coyote-thistle, and Orcutt's
brodiaea are found in local pools and are listed as threatened or endangered. In addition, there
are invertebrate species endemic to local vernal pools that are listed as threatened or
endangered, such as the Riverside fairy shrimp. :

Wildlife Corridors

The City of San Diego and a number of wildlife conservation groups and wildlife agencies have
identified important wildlife movement corridors within the City. Corridors and habitat linkages
are important in the maintenance of viable wildiife populations and biological diversity. They
allow animals to disperse into new habitats and recolonize disturbed areas. Without movement
between habitat areas, genetic interchange between various subpopulations would be limited. In
addition, wildiife corridors allow populations of larger specxes to sustain in the urbanizing areas
of the region. :
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Typically, animals move across the landscape where there is least resistance and danger. They
will travel in canyons and tributary drainageways; they will create trails across mesas as means
to get between drainages. Animals avoid areas of human disturbance when possible and are
attracted to areas with shelter, water and food sources.

Natural Community Conservation Planning (NCCP) .

The Southern California coastal sage scrub NCCP Process Guidelines were issued by the
California Department of Fish & Game and California Resources Agency in coordination with the
U.S. Fish & Wildlife Service in November 1993 in order to comply with the Natura! Community
Conservation Planning Act of 1991. The goal of the state's NCCP Act is to protect and conserve
an adequate amount of coastal sage scrub to preserve sensitive and threatened species
dependent on it in the southern California region. The guidelines explain the roles of local, state,
and federal government, describe the planning process, and provide an interim process to allow
a minimal loss of coastal sage scrub in the region. The NCCP Process Guidelines recognize
ongoing multi-species planning efforts (such as the Multiple Species Conservation Program
described below) as equivalent planning efforts, provided they meet the listed qualifications.

The Process Guidelines include a method for obtaining approval for activities during the
subregional planning process, based on Section 4(d) of the federal Endangered Species Act
(ESA). The guidelines first require an evaluation of affected sites according to the incorporated
Conservation Guidelines, in order to determine a site's long-term conservation value. Sites with
lower and possibly intermediate long-term conservation value may be aflowed to impact coastal
sage scrub during the planning period provided they meet the findings for interim habitat loss
listed in Section 4,2(g) of the Process Guidelines.

In August 1994, the City of San Diego's Interim Habitat Loss Ordinance and implementing
Process and Mitigation Guidelines became effective. This local ordinance implements the NCCP
Process Guidelines and federal ESA 4(d) Rule by requiring the above findings to be made in
order to permit incidental take of California gnatcatchers and up to five percent ioss of coastal
sage scrub. Any impacts to coastal sage scrub that would result from projects prior to issuance
of the take permit from the U.S. Fish & Wildlife Service to the City of San Diego would require an
Interim Habitat Loss Permit issue by the City of San Diego, with supplemental approval by the
USFWS and CDFG.

Draft Multiple Species Conservation Program (MSCP)

The Draft Multiple Species Conservation Program (MSCP) is a comprehensive habitat
conservation planning program which addresses multiple species habitat needs and the
preservation of natural communities for a 900-square mile area in southwestern San Diego
County. The objectives of the Draft MSCP are to develop and implement a program for the
conservation and management of federally listed species and their habitats. The program
creates a process for the issuance of federal and state permits and other authorizations under
the state and federal Endangered Species Acts and the NCCP Act of 1991. The MSCP, when
approved, will allow the participating local jurisdictions to maintain development flexibility by
proactively planning a regional preserve system which can meet future public and private project
mitigation needs on a regional level. The program calls for the establishment of a preserve
system which will replace the currently fragmented, project-by-project biological mitigation areas,
which by themselves do not contribute adequately to the continued existence of sensitive
species or the maintenance of natural biodiversity. The program has been accepted by the
wildlife agencies (USFWS and CDFG) as a Subregional Plan according to the NCCP.
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Several products comprise the MSCP. The mapping inventory is a comprehensive database of
vegetation communities, target species locations, property ownership and land uses. The Target
Species/Covered Species List is 87 species identified by the USFWS to be the focus of the
program. These eighty-seven (87) covered species are those for which take authorizations are
being requested under the assumption that the proposed MSCP preserve has been designed to.
adequately conserve them over the long-term. The City of San Diego has prepared a Subarea
Plan which includes draft preserve boundary lines within its jurisdiction. The Plan assumes
preservation of 90 percent of the area within the draft preserve system, which contains
approximately 57,000 acres, 48,000 within the City jurisdiction and 9000 acres of City-owned
watershed lands in unincorporated areas. The Technical Appendices and Analyses include
population viability studies, a Habitat Evaluation Model, and standards and guidelines which
include scientific information on the region's habitats and sensitive species. A separate EIR has
been prepared for the MSCP and is available from the City of San Diego.

The City of San Diego has published “Significance Determination Guidelines Under the
California Environmental Quality Act." (1994) That publication provides guidance regarding the
determination of significance of impacts on biological resources.

1. Any impact to land supporting listed species or species eligible for listing would be
considered significant. _

2. In determining whether an impact to the habitat of a sensitive species is significant the
following factors should be considered:

a. Sensitivity of the species

b. Biological value of the habitat

c. Would the proposed development retain all or most of the biological value of the srte'?
d. Extent and degree of proposed impact.

“The determination of significance depends upon the specific effect of the proposed project
on the resources present on the site, in context of the regional status of the particular
resources present.

3. Wildlife corridors are biologically significant.

4. Disturbances to all mapped vernal pools and their watersheds, even if the pools are
disturbed, are considered significant. Disturbances te unmapped vernal pools are almost
always significant.

5. Impacts to oak and conifer woodlands, and impacts to wildlife supported by this community,
are usually considered significant. ' ,

6. Direct impacts to coastal wetlands, or wildlife occurring within coastal wetlands, are always
considered significant. -

7. Impacts to riparian woodlands generally are significant.

8. Direct impacts to naturally occurring freshwater marshes, or to wildlife occurring within the
marshes, are considered significant.
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9. Impacts to coastal sage scrub, maritime succulent scrub and coasta! mixed chaparral, and
impacts to wildlife supported by these communities, are significant.

10. tmpacts to native grasslands are usually considered significant.
11. Impacts to marine systems are always significant.

12. Impacts to chaparral and disturbed grassiands are significant only under certain
circumstances.

13. Certain effects may be indirect under some circumstances and direct under other
circumstances. Indirect effects may be as significant as direct effects.

In addition, the California Environmental Quality Act, Appendix G, states that a project will -
normally have a significant effect on the environment if it will: substantially affect a rare or
endangered species of animal or plant or the habitat of the species; substantially diminish
habitat for fish, wildlife, or plants; or interfere substantially with the movement of any resident or
migratory fish or wildlife species. -

The City's Resource Protection Ordinance provides regulations for the purpose of protecting,
preserving and, where damaged, restoring, the environmentally sensitive lands of San Diego.
The ordinance defines Biologically Sensitive Lands and Wetlands. Biologically Sensitive Lands
are land which supports sensitive vegetation and /or the habitats or rare, endangered or
threatened species or subspecies of animals or plants as defined by the California or Federal
Endangered Species Acts. The definition also includes the area of native vegetation which is
critical to maintaining a balanced natural ecosystem or wildlife corridor. Wetlands are lands
which are transitional between terrestrial an aquatic systems where the water table is usually
at or near the surface or where the land is covered by shaliow water, and waters of the

United States. '

Issue 1: Will the proposal result in a reduction in the number of any unique, rare, endangered,
e sensitive, or fully protected species of plants or animals? Will the proposal result in a
substantial change in the diversity of any species of animals or plants?

Issue 2: Will the proposal resuit |n interference with the movement of any resident or migratory
' fish or wildlife species? Will the proposal affect the long-term conservation of
biclogical resources? : g :

IMPACTS

The praposed Environmentalty Sensitive Lands Regulations applies to all proposed

development when environmentally sensitive lands are present on a premises. Sensitive

biological resources on a premises make that premises subject to the ESL Regulations.

Sensitive biological resources are defined in the proposed Code as an upland and/or wetland

area that meets any on the following criteria:

(a) lands that have been included in the City's MSCP preserve;

(b) wetlands; ‘ :

(¢) lands outside the MSCP preserve that contain Tier 1 habitats, Tier || habitats, Tier llIA
habitats, or Tier [/IB habitats;
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(d) lands supporting species or subspecies listed as rare, endangered, or threatened under
state and federal regulations; or
(e) lands containing either
' () species identified by the Cahforma Department of Fish and Game as a Species of
Special Concern or a California Fully Protected Species or
(i) Narrow Endemic Species as listed in the Biology Guidelines in the Land
Development Manual.

The proposed ESL Regulations require either a Neighborhood Development Permit or a Site
Development Permit for residential development and public works projects, for subdivisions, for
project-specific land use plans, and for any development that proposes deviations from the ESL
Regulations. There are limited exceptions to the regulations which relieve an applicant from the
permit requirements. .

The proposed Code permits development inside the boundaries of the draft MSCP preserve only
if necessary to achieve the allowable development area of 25 percent in accordance with the
proposed OR-1-2 zone. However, outside of the boundaries of the preserve, the Code would not
limit encroachment into sensitive biological resources. There are no provisions to regulate
development which would affect species not covered by the draft MSCP preserve design. In
addition, the proposed regulations include no requlrement for wetland buffers. The Mima mound
component of the Mima mound-vernal poo! landscape is not identified as a biclogically sensitive
fand subject to the proposed ESL Regulations.

Wetlands/ Wetland Buffers

The proposed Environmentally Sensitive Lands Regulations and accompanying Biological
Guidelines include no wetiand buffer. The significance of a buffer between wetlands and
development is tied to the fact that there is no bright line that marks the edge of a wetland: both
in the sense of man trying to define and classify wetlands; and in nature where the edge of a
wetland may vary from season to season and with climatic cycles. There is no single, correct,
indisputable, ecologically sound definition for wetlands, primarily because of the diversity of
wetlands and because the demarcation between dry and wet environments lies along a
continuum. (U.S. Department of interior, Classification of Wetlands and Deepwater Habitats of
the United States, FWS/OBS-79/31 (1992).

In general terms, wetlands are lands where saturation with water is the dominant factor
determining the nature of soil development and the types of plant and animal communities living
in the soil and on its surface. The single feature that most wetlands share is soil or substrate that
is at least periodically saturated with or covered by water. The water creates severe
physiological problems for all plants and animals except those that are adapted for life in water
or in saturated soil. (U.S. Department of Interior, Classification of Wetiands and Deepwater
Habitats of the United States, FWS/OBS-79/31 (1982).

Wetlands are productive landscapes that provide many services and commodities to people: a
majority of commercial fish and shellfish comes from species that depend on wetlands for
portions of their life cycles; coastal wetlands buffer iniand development from ocean storms;
wetland vegetation can filter pollutants from contaminated waters, thereby improving water
quality; and wetlands provide wildlife habitat.
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Losses of wetlands in San Diego are the result of filling for development, conversion of natural
wetlands to agricultural production, port development, recreational development, construction of
flood control facilities and channelization. Indirect effects on wetlands result in net losses of
wetlands. The most obvious and common source of indirect impacts to wetland habitat values
occurs when activities proposed within a given development area would result in increasing
disturbance levels within an adjacent wetland. Such factors as increased noise levels and
increased levels of visual disturbance have been demonstrated to have a negative effect upon
wildlife use and, therefore, upon the habitat values associated with wetland areas.

A less obvious source of indirect impact arises from the reduction of an ecosystem when a
component is lost, such as when an adjacent non-wetland area is lost due to development. For
example, the removal of an upland area may impact an adjacent wetland by interrupting the flow
of nutrients, upsetting predator/prey balances, eliminating species that depend on both wetland
and adjacent upland habitat and increasing sedimentation rates. (California Department of Fish
and Game, The Status of Wetland Habitat and !ts Protection, Enhancement, and Expansion,
presented before the Fish and Game Commission, March g, 1987.)

To implement the state policy of no net loss of wetlands, the Department of Fish and Game
requires wetland buffer zones. Buffer zones of sufficient width and character to eliminate indirect
adverse impacts associated with noise and visual disturbance are required between proposed
development and wetland areas. Development also has indirect effects on wetlands due to
changes in temperature that might occur as a result of shading, and changes in the chemical
balance due to runoff from parking and turf areas.

The proposed regulations do not include any requirement for buffer zones between wetlands
and development. There are many reasons for maintaining a buffer around a wetland. Some
wetland animal life needs to be out of the water some or all of the time. Where water levels are
high, a high water refuge is required. An adequate buffer above the high water level is essential
for the survival of much wetland wildlife. The demarcation between wetlands and non-wetlands
is not a bright line; it can vary based on climatic cycles, seasons and off-site changes that
oceur. By failing to provide protection of wetlands through wetland buffer requirements, the
proposed regulations would have significant direct and indirect impacts on wettands inciuding
wetland wildlife.

The proposed regulations require an area to meet three criteria in order to be designated as a
wetland: (1) a hydrologic parameter; (2) a vegetation parameter: (3) a soils parameter. On
undisturbed landscapes, the identifying soil features and vegetation that are wetland indicators
are present if the appropriate hydrologic conditions exist. In other words, vegetation and soils
characteristics are partially a function of hydrologic conditions. Therefore, requiring that all three
criteria be met in order for an area to be designated as a wetland would not result in loss of
regulatory protection of wetlands.

However, the three-criteria rule may.result in loss of protection for sensitive areas on disturbed
landscapes. Natural wetlands that have been converted to agricultural use by filling would not
meet the vegetation criteria. However, the underlying hydrologic conditions may still exist and
therefore the condition that causes the wetfand still exists. The area could be restored by
excavation of the fill and, since the underlying causative conditions still exist, the area could
once again be functional wetland. Examples of this situation include the agricultural iand in the
San Dieguito River Valley near Interstate 5 and agricultural lands in the San Pasqual Valiey.
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Both areas are converted wetlands. They were converted by filling; the underlying hydrologic
conditions still exist. All of the wetland indicator vegetation has been lost in the conversionto
agriculture. It is possible that some remnant hydric soil features still remain in the buried
horizons that used to be at the surface. Thus, it is only certain that one of the three criteria,
hydrology, still remains. And yet, since the underlying reason that the wetland exists (hydrologic
conditions), if the fill were removed, the wetland situation would re-emerge, and the indicators of
vegetation and soil features would re-establish.

However, under the proposed regulations, the area would not be protected from more
intense conversion and development, nor controlled as a wetland because one of the three
criteria is not met. Under these circumstances, where wetlands existed historically, and
potentially could exist again, the proposed regulations could close off these options for the
future. Therefore, the proposed three-criteria rule to define wetlands would have a significant
effect on biological resources in terms of the natural expansion of wetlands or the re-creation
of wetlands. : '

The proposed Biology Guidelines state that the City will not expand wetland mitigation
requirements beyond what the state and federal resource agencies require for individual
projects. In many cases those resource agencies do not assess impacts in a manner consistent
with past City practices. For example, the U. S. Fish & Wildlife Service measures impacts to
vernal pools only by disturbance to pool surface area. The City measures impacts to the pool
surface area, the contributing watershed, and the entire vernal poot complex if it still exists.
Because the state and federal resource agencies apply their regulations on a statewide or
national level, the factors that influence the formulation of their regulations may not relate to San
Diego-specific conditions. Therefore, City resources may be subject to controls not specifically
designed to address local interests and concerns. The proposed guideline to defer to outside
agencies for maximum mitigation requirements would not necessarily protect biological
resources in the City. It is likely that there would be significant losses of sensitive biological
resources as a result of the proposed guideline.

The proposed regulations would result in potentially significant effects on wetlands. However, -
the degree of significance is lessened to some extent by certain provisions of the proposed
regulations. The proposed ESL regulations require that impacts to wetlands should be avoided.
If a project does involve impacts to wetlands, a Neighborhood Development Permit or a Site
Development Permit would be required. The requirement for a permit may encourage project
design that avoids wetlands. In addition, the proposed Biology Guidelines include mitigation
requirements when there are impacts to wetlands. The mitigation is intended to prevent net loss
of wetlands and to retain the in-kind functions and values of the impacted wetland. These
provisions may reduce the potentially significant adverse impacts of the proposed project on
wetlands, but would nof reduce the effects to below a level of significance. .

The Biology Guidelines make no mention of how impacts to vernal pools should be measured.
The proposed Biology Guidelines recommend the "avoidance of a sufficient amount of the
[vernal pool] watershed. . . for the continuing viability of the ponding area. . ." This language
leaves open for debate how much of the watershed is necessary. It does not specify which
watershed. Water collects in vernal pools as a function of both the immediately adjacent relief
features such as Mima mounds, and the macro-relief which is the position the pool occupies on
" the landscape in an overall drainage pattern. Effects on either the micro-watershed or the
"macro” drainage pattern would affect the ponding. There is no accepted evidence that the
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amount of runoff can be reduced without affecting the nutrient balances and life cycles of the
plants and animals that manage to exist in the harsh environment of even a pristine vernal pool.
The proposed language leaves open for interpretation how much disturbance and the resulting
impacts are within limits that do not exceed significance thresholds.

On a natural landscape, vernal pools typically appear in a complex with mounds, and intermound
drainages. The pools are depressions that occur within the complex. Disturbance to any portion
of the complex could have significant effects on the pools. Vernal pools are dependent on very
specific chemical and hydrological conditions. Therefore, impacts to other elements of the
complex are just as significant to the life of the pool as disturbances to the pool surface area
itself. Thus, where the pool exists in a complex on the landscape, impacts should be measured
by what impacts there would be from implementation of a future project on the entire complex
and mitigation should be required accordingly. However, where the affected pool is located
individually on the landscape, measurement of impacts to the surface and contributing
watershed would be appropriate. The proposed language, which includes deference to methods
of measuring impacts that do not account for impacts to watersheds or natural complex systems,
would have significant impacts on sensitive biological resources, namely wetlands.

Brush Management ,
The proposed Landscape Regulations include brush management requirements. Zone 2 of the
brush management area is not considered part of the allowable development area and would
therefore result in additional losses of biological resources. Zone 2 includes thinning/pruning
requirements for reduction of fuel load. The pruning/thinning would affect natural vegetation
communities. The effects from pruning/thinning include: opening the canopy to let in light which
allows understory plants to grow which in turn changes the composition and structure of the
plant community; affecting the number of potential nesting sites; and limiting the number of
plants available for foraging. This impact is considered to be significant.

Long-term Conservation of Biological Resources

The issue of the proposal's effect on long-term conservation of biclogical resources is analyzed
in terms of meeting the goals and objectives of the Multiple-Species Conservation Program.
Thus, only target species are considered with regard to long-term adverse effects on
conservation. This EIR provides no independent analysis whether the design of the MSCP
preserve will achieve long-term conservation. The analysis of that issue is provided in the EIR
for the MSCP. This EIR uses as a baseline assumption the conclusion of the MSCP EIR that the
preserve design and the associated implementation program is adequate for long-term '
conservation of the covered species. Thus, there are two parts of the analysis in this EIR with
regard to long-term conservation of biological resources: (1) whether the proposed project
adequately achieves the goals and objectives of the MSCP for long-term conservation of
covered species and (2) how non-covered species will be affected by the proposed regulations.

The proposed regulations include three elements according to which the MSCP would be
implemented within the City: the Environmentally Sensitive Lands Regulations, the Biology
Guidelines, and the limitations on development as provided in the OR-1-2 Zone. The MSCP
establishes a plan to conserve the 87 identified "covered species”. The concept of the plan is
that by designing a preserve which assures long-term conservation of the covered species and
protecting the populations inside the preserve boundaries, losses of those species outside of the
preserve boundaries would not have a significant effect on maintenance of those species.
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According to the City's Draft MSCP Subarea Plan, the City will preserve permanentiy
approximately 52,000 acres. Of that 52,000 acres, the City owns about 33,000 acres. It is
anticipated that about 7,900 acres would be preserved through application of the proposed ESL
Regulations and the other zoning regulations, including application of the OR-1-2 zone. It is
through these commitments and measures by the City that the U.S. Fish & Wildlife Service will
issue Take Authorizations to the City. The Take Authorizations permit the loss of covered
species outside the preserve boundaries.

Environmental analysis of the proposed MSCP resulted in the conciusion that there would be no
significant unmitigated impact on covered species as a result of the program. Based on that
analysis, it has been determined that the proposed project adequately implements long-term
conservation of covered species.

However, according to the proposed regulations, there could be significant loss of covered
species outside the preserve boundary and significant loss of non-covered species both inside
and outside the preserve. The MSCP E!R concludes that although there would be significant
impacts to covered species as a result of the program, those impacts would be mitigated by
establishment of the preserve. There would be increased development pressure outside the
preserve boundaries. If species other than the covered species become sensitive in the future,
there is no assurance that the preserve has been designed to adequately protect those species.
Therefore, there is a potentially significant impact on biclogical resources not targeted by the
MSCP preserve design and thus a potentially significant effect on long-term conservation. In
addition, there would be a potentially significant impact related to land use with respect to
inconsistency or conflict with the environmental goals of adopted land use plans.

The proposed regulations may have a significant effect on wildiife movement. If it has been _
determined that the proposed 25 percent development area, which is considered to result in 90
percent preservation, is anticipated to be adequate to provide for wildlife movement, then there
would not be a significant impact. However, where wildlife corridors are narrow, the development
areas of adjacent parcels may preclude wildlife movement. Thus, there could be a significant
impact on wildlife movement as a result of the proposed regulations which do not prohibit
development in designated wildlife corridors. '

SIGNIFICANCE OF IMPACTS

There would be significant direct, indirect and cumulative impacts on biological resources as a
" result of implementation of the proposed project. The sources of the direct and indirect impacts
are as follows:

a. The proposed project does not include requirements for wetland buffers.

b. The proposed project would require satisfaction of three criteria in order for an area to be
designated as a wetland. ' :

c. The proposed regulations do not direct the method of measurement of impacts to vernal
pools and would permit reduction of vernal pool watersheds. In addition, the proposed
regulations do not include protection for Mima mounds either as a landscape feature, nor
as integral to the verna! pool habitat complex. ‘
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'The proposed regulations include no limit on encroachment into biolegically sensitive lands

outside of the MSCP preserve.

The proposed regulations require no mitigation for impacfs to sensitive habitats or species
in Zone 2 of the brush management zones.

The proposed regulations do not require biology survey reports to identify impacts to non-
covered species outside of the MSCP preserve.

- The proposed regulations do not include protections for species not covered by the draft

MSCP preserve design; in addition, the regulations do not prohibit development of
designated wildiife corridors.

The potentiél cumﬁlative effects are discussed in Chapter VI of this EIR.

MITIGATION

Mitigation for this project consists of alternative regulatory language that would reduce or avoid
the significant impacts that have been identified. Please refer to Alternative Language in
Chapter VI of this EIR for recommended language that would serve to reduce or avoid the

potentially significant impacts on biological resources. -

Alternative regulatory language that could avoid or reduce potentially significant impacts on
biological resources includes:

a)
b)
¢)

d)

a requirement for buffer zones between wetlands and development
regulations for development that would affect Mima mounds
citywide application of limitations on development that would affect sensitive

biological resources

a requirement for mitigation of losses incurred through brush management activities.
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C. TRANSPORTATION

EXISTING CONDITIONS

The City of San Diego offers many ways to travel from one place to another. There are three
airports, two railroads, @ complex street and highway system, a Regional Bikeway System, travel
by boat on San Diego Bay, Mission Bay and the Pacific Qcean.

The street and highway system in San Diego includes the freeways, highways, expressways,
and arterial streets which provide mobility and accessibility within the City, as well as between
San Diego and other cities in the Metropolitan area. The northern part of the City contains the

. region's only express lane facility, which is located on Interstate 15. The express lane is a
reversible flow, two iane facility, open in the early morning for southbound traffic and late
afternoon for northbound traffic. During the morning commute, the express lane accommodates
almost 4,000 people. The planning and/or provision of this system within the San Diego region is
mainly the responsibility of CALTRANS, SANDAG, the cities and the County. (SANDAG, 1995)
Among this complex street and highway system, the City also contains the San Diego Coronado
Bridge. It is one of two ways for motorists to access the Coronado Peninsula. The other way is
the circuitous route around the southern end of the bay.

Each year, the San Diego Association of Governments prepares a Traffic Flow Map for the

San Diego Metropolitan Area. The map represents average weekday traffic volumes on major
streets. The volumes shown on the map are based on traffic counts made available to SANDAG
from each of the local jurisdictions and CALTRANS. There are about 25 street segments in

San Diego with a level of service E or F, which indicates slow-moving traffic in congested
conditions. The communities in which these poor levels of service oceur include Mira Mesa
(portions of Mira Mesa Boulevard), Carmel Valley (portions of Via de la Valle, El Camino Real,
and Carmel Valley Road), Kearny Mesa (a portion of Balboa Avenue), the Midway-Pacific
Highway area (portions of Pacific Highway, Sports Arena Boulevard, Midway Avenue and
Rosecrans Street), the College area (portions of College Avenue and El Cajon Boulevard), the
Ocean Beach, Mission Beach, Pacific Beach and La Jolla communities (portions of Sunset Cliffs .
Boulevard, Mission boulevard, Garnet Avenue, Torrey Pines Road, and Prospect Street)
Mission Valley (a portion of Mission Center Road), the Mid-City communities (portions of
University Avenue), and the Otay Mesa community (a portion of Otay Mesa Road).

1

Mass transit is expanding and is recognized as an essential public service which provides
important benefits to the entire community. For people that do not have or are unable to use an
auto, transit offers mobility and access to jobs, schools, and other activities. Transit benefits
nonusers as well by augmenting the capacity of the road system during peak traffic hours,
reducing the amount of parking needed at major activity centers, and helping to minimize air
pollution and energy consumption. The San Diego Trolley, Inc. provides light rail or "trolley"
service from downtown to the international border and to the eastern part of the city. There are
several "transit systems" or "districts" that provide bus services, offering various routes
throughout the city. The City also offers a "carpool" or "ride-share” program.

The aviation facilities of San Diego play an important role in the city's economy and the
movement of people and goods. There is a Navy/Marine Corps aviation facility at N.A.S.
Miramar; general aviation facilities located at Montgomery Field in Kearny Mesa, and at Brown
Field in Otay Mesa. The primary commercial airport in the City is Lindbergh Field, which
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functions as the air carrier airport for the entire San Diego region. It is probably the most
conveniently sited airport in the country from the standpoint of proximity to the central business
district, major activity centers, and the resident population served. (Progress Guide and General
Pian, 1989) '

Walking and bicycling are both important means of adult and youth transportation in the City.
Regional travel studies show that pedestrian and bicycle trips each exceed the number of trips
made by transit. There is a Regional Bikeway System that accommodates bicycle travel.

San Diego is served by two railroads. The Atchison, Topeka, and Santa Fe mainline runs from
National City to Los Angeles, where it connects with major continental railroads. The Santa Fe
Railway Company provides freight service to the coastal communities and inland. AMTRAK, the
nationa! passenger rail company, uses the Santa Fe tracks to also provide passenger service
between San Diego and Los Angeles. The Coaster is an express rail service that runs between
the city of Oceanside, all the way south through most of San Diego with its last stop being
downtown. The Coaster also runs on the tracks of Santa Fe. The second railroad is the

San Diego and Arizona Eastern main line run from San Diego through Tijuana, Mexico to the
imperial Valley, there connecting with major U.S. and Mexican raiiways. This railroad also runs
from San. Diego to El Cajun and Imperial Beach.

San Diego Bay is one of the few natural harbors along the entire west coast of the United States.
Although naval and recreational vessels regularly ply its waters, commercial shipping is
negligible and port facilities are greatly underutilized. Most goods and materials arrive and leave
the region by truck, adding appreciably to highway congestion and maintenance costs. Several
factors contribute to this situation, including: proximity to the major port facilities, transportation
hubs, consumptive markets, and industrial centers in the Los Angeles area; minimal production
locally and in San Diego's backcountry for foreign export; and limited importation of raw
materials normally transported by ship.

The existing Code includes parking requirements for off-street parking. Currently, the Code
provides for both compact and standard sized spaces. The compact parking dimensions are
7.5 feet by 15 feet, with an 18-foot wide aisle. The standard space dimensions are 8.5 feet by
21 feet, with a 21-foot wide aisle. The dimensions for compact parking are the smallest required
in California; in addition, the Code currently requires the largest percentage of compact spaces
of any jurisdiction on California. The current Code dimensions for standard sized spaces is also
smaller than average for the state.

The off-street parking requirements include provisions for tandem parking and shared parking.
There are special provisions for multi-family residential parking. in addition, the multi-family
residential parking requirements are supplemented for projects jocated in the Beach Parking
Impact Area or within the Campus Parking Impact Area. For premises located in those areas,
where the project involves two or more units, the number of supplemental spaces required is
50 percent of the number of total resident spaces required.

Issue: Will the proposal result in an increase in projected traffic which is substantial in relation to
the capacity of the street system?

Issue: Will the proposal result in effects on existing parking or in an increased demand for
off-site parking? '
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Issue: Will the proposal result in alterations to present circulation movements including effects
on existing public access to beaches, parks or other open spaces? ‘

IMPACTS

Projected Traffic _
The proposed project does not include changes to patterns of growth or development as

described in the General Plan. The project does not propose changes to land use designations
which would resutt in intensified land uses. The adopted land use plans reflect anticipated
development at a time in the future when a community would be considered "built out".
"Build-out" does not mean that each parcel would be built to the maximum density or most
intense allowable development; rather it refers to a vision of the community where
development of public facilities and open space is adequate to suppoert residential, commercial
and industrial development. .

Recommendations and plans for community facilities and infrastructure improvements are based
on the amount of development anticipated for a community at a leve! described as "built-out".
Part of the land use planning process includes preparation of travel forecast studies. The travel
forecasts are based on computer models. The computer models are based on certain assumed
land uses and the average daily trips generated by those uses. The computer models allocate
the traffic to the community circulation system based on existing circulation routes. Street
improvements are recommended based on the results of the travel forecasts and acceptable
levels of service for a particular community.

The project does not propose to modify or amend adopted iand use plans. The project proposes
zones to implement the land use designations of adopted plans. Traffic will continue to be
generated as development continues. However, the proposed project would not in and of itself
generate new traffic that has not been planned for and is anticipated by adopted land use plans.

The project may, however, remove some “obstacles” to development. As a result there may be
new development that would add traffic to already overcrowded street segments or that would
further impact poor levels of service at existing intersections. This impact is considered _
cumulatively significant. The potential cumulative effects of the proposed project are analyzed in
Chapter VI of this EIR.

Parking
The proposed project would eliminate compact parking spaces. The size of standard spaces

and aisles would be modified. For retail uses, the standard space dimensions would be 8'3" by
18', with a 24-foot aisle. For all other uses, the standard space dimensions would be 8' by 18',
with a 24-foot aisle. The proposed increase in dimensions means that to meet the parking
requirements more area would be dedicated to parking area. For retail uses, about 17 percent
greater area would be required, as compared with the area necessary to meet the current Code
parking requirements; for all other uses, about 13.5 percent greater area would be required, as
compared with the amount of area necessary to meet the current Code parking requirements.

The average increase in area required for parking would be offset by a number of factors. First,
for nonresidential development in designated transit areas and for development in the Urban
Village Overlay Zone, there would be a 15 percent reduction in the parking requirement, as
compared to the same type of development if it were not located in the Urban Village Overiay
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Zone or in a transit area. Second, Parking requirements would be reduced by 10 to 20 percent
for very low income housing projects and by 50 percent for very low income single room
occupancy hotels. Third, more projects will be likely to use shared parking because shared
parking would be allowed for all uses, and shared parking areas may be located off-site. Fourth,
nonresidential development would have the option of providing less parking with the approval of
a Transportation Demand Management Plan. Fifth, there would be a maximum amount of
parking allowed for most development. Sixth, the project proposes 10 to 20 percent reductions
for residential development located in a designated transit area.

The opportunities for reductions in parking requirements would offset the increase in parking
space dimensions such that the total area dedicated to provide parking citywide would not be
substantially increased. The patterns and intensity of growth are not proposed to be changed
and therefore overall parking demand would not be increased by the proposed project. Thus, the
project would not have a significant adverse effect on parking. ‘

- Public access

The proposed project does not mclude alterations or modifications of the circulation system

of any adopted land use plan. Therefore there would be no changes to public access to
. beaches, parks or other open space. The project would not have a significant adverse effect on
public access.

SIGNIFICANCE OF IMPACT

The proposed project would not have a significant adverse effect on pro;ected traffic
volumes or on the ability of the existing circulation system to function as planned. However,
future development could incrementally increase the potential for cumulatively significant
traffic impacts.

The proposed project would not have a significant adverse effect on the amount of parking
required in the city, nor on the area required to meet parking demands.

The proposed project would not have a significant adverse effect on public access 1o open
spaces, beaches or parks.

MITIGATION
There would he no project-specific significant impacts. Thus, no mitigation is required.
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D. HISTORICAL RESOURCES

EXISTING CONDITIONS

Historical resources (also referred to as cultural resources) are physical features, both natural
and constructed, that reflect past human existence and are of historical, archaeological,
scientific, educational, cultural, architectural, aesthetic, or traditional significance to the citizens
of San Diego. These resources may include such physical objects and features as
archaeological sites and artifacts, buildings, groups of buildings, structures, districts, street
furniture, signs, and landscapes. Also included, are distinguishing architectural characteristics.
Historical resources in the San Diego region span a timeframe of at least the last 10,000 years
and include both the prehistoric and historic periods. -

Prehistoric Periods ' - : :

The general consensus of most scholars is that there is no firm evidence that the San Diego
region was occupied before 10,500 years ago. The earliest generally accepted archaeological
cuiture of present-day San Diego County is the Paleo-Indian culture of the San Dieguito
Complex. The San Dieguito Complex is dated to about 10,500 years ago, 8500 - 6000 BC. It
was originally defined in an area centering on the San Dieguito River valley, north of San Diego.
It would appear to be contemporary with the Fluted Point tradition of the High Plains east of the .._
Rocky Mountains. The people of the San Dieguito Complex were nomadic hunters. Artifacts of
their culture include scrapers, choppers and large projectile points. Among the questions that
still remain about that culture is the relationship between the San Dieguito Complex and the
cultures that existed in the Mojave Desert, in northwestern and central California, in southern

“ Arizona, and in Baja California. San Dieguito sites are assigned a high research priority.

The Early Archaic Period is considered to be from 6000 BC to AD 0. As a result of climatic
changes and shifts in the way past cultures lived, archaeologists think the nomadic hunting
tradition was replaced by new cultural patterns about this time. This new pattern, the Encinitas
Tradition, is represented in San Diego County by the La Jolla and Pauma complexes. The
coastal La Jolla Complex is characterized as a gathering culture which subsisted largely on
shelifish and plant foods from the coast and riparian areas. The La Jolla Complex is best-known
for its stone grinding tools. The inland Pauma sites also have stone grinding tools as well as
projectile points. The questions facing researchers about this period include a determination of
whether coastal La Jolla sites represent permanent occupation areas or brief seasonal camps;
the role of changes in nature in alteration of modes of subsistence; and the relationship of the
coastal cultures to the inland cultures.

The Late Prehistoric Period is considered to be from AD 0 to- 1769. This period is represented in
San Diego County by two distinct cultural patterns: the Yuman tradition of the Colorado Desert
region; and the Shoshonean Tradition to the north. The Yuman cultural pattern is represented
locally by the Cuyamaca Complex from the mountains of southern San Diego County, and the
Shoshonean Complex is represented locally by the San Luis Rey Compiex of northern San
Diego County. The people of the Cuyamaca and San Luis Rey complexes are the ancestors of
the modern Kumeyaay and Luisefio cultures. Prehistorically, the Kumeyaay were a hunting and
gathering culture that adapted to a wide range of ecological zones from the coast to the
Peninsular Range. Several factors distinguish the Late Prehistoric ponulations from earlier
peoples: a shift in grinding technology is reflected by the addition of the mortar and pestle to the
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mano and metate which shows a greater emphasis on acorns as a primary food staple; the
introduction of the bow and arrow; and human cremation. Pottery is also characteristic of this
period, Notable research opportunities for archaeological sites belonging to the Late Prehistoric
period include refining chronology, examining the effects of environmental change that was .
occurring in the deserts to the east, clarifying patterns of exchange, examining the
horticultural/agricultural practices west of the desert, and testing ethnographic models of
settiement patterns.

The ethnohistoric peri'od began locally about 1769 with the Spanish colonization of Alta
California. The establishment of the mission system brought about profound changes in the lives
of the Yuman-speaking Kumeyaay and Shoshonean-speaking Luisefio peoples. The greatest
impact was felt by the Native Americans living in the coastal areas where the mission influence
was the greatest. The coastal people were quickly and forcefully brought into the missions or
died from introduced diseases. As a result ethnohistoric accounts of the coastal Kumeyaay and
Luisefo are few and the information pertains largely to the peopie living in the mountain and
desert regions. The ethnohistoric Kumeyaay were generally a hunting and gathering society
characterized by nomadism from a central base. Their houses varied greatly according to
Jocality, need, choice and raw materials, Formal homes, built in winter, were small huts of poles
covered with brush or bark. In cold weather, the brush was covered with earth to help conserve
heat. In summer, windbreaks were all that were needed. Village-owned structures were
ceremonial and were the center of many activities. Sweathouses were built and used by the
Kumeyaay men. important areas of research for this period include identifying the location of
Kumeyaay settlements at the time of historic contact and during the following 50 years of the
Spanish Period; delineating the effects of contact in Kumeyaay settlement/subsistence patterns;
investigating the extent to which the Kumeyaay accepted or adopted new technologies or
material goods from the intrusive Spanish culture; and examining the changes to Kumeyaay
religious practices as a result of contact. Today, the descendants of the Kumeyaay bands are
divided among 12 reservations in the south county; the descendants of the Luisefio bands are
divided among five reservations in the north county.

Historic Periods

San Diego history can be divided into three perlods the Spanish, Mex:can and American
periods. The Spanish Period began in 1769 with an expedition of soldiers, settlers and
missionaries sent by the Spanish government to occupy and secure the northwestern
borderlands of New Spain through the establishment of a system of presidios, missions and
pueblos. Initially camp was made on the shore of San Diego Bay in an area that is now
downtown San Diego. L.ack of water at this location led to moving the camp to a small hill closer
to the San Diego River and near the Kumeyaay village of Cosoy. Later the same year the -
Mission San Diego de Alcala was established at the camp along with the presidio. In 1774, the
missionaries moved the Mission to its present location six miles up the river near the Kumeyaay
village of Nipaguay. The first structure was made of willow poles, logs and tules. |t was sacked
and burned in 1775 during a Kumeyaay uprising. The first adobe chapel was completed in 1776
and construction of the present church began the following year. In 1798 the Spanish
constructed the Mission San Luis Rey de Francia in northern San Diego County and established
three mission outposts further inland. The San Diego Mission complex continued under
construction until 1813 and includes the church, bell tower, sacristy, courtyard, residential
complex, workshops, corrals, gardens and cemetery. Orchards, reservoirs and other agricultural
facilities were built to the south on the lower San Diego River alluvial terrace and were irrigated
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by a dam and aqueduct system. New settlers continued to iive at the Presidio, where it exists
today at the west end of Mission Vallley.

- The Mexican Period began in 1822 when Mexico won its independence from Spain and . .

San Diego became part of the Mexican Republic. The Mexican Period brought about the
continued displacement and acculturation of the native populations. During this time the decline
of the presidio and the rise of the civilian pueblo began to occur. By 1827, as many as 30 homes
existed around the central plaza of what would later become Old Town and in 1835, Mexico
granted San Diego official pueblo status. At this time the town had a population of nearly

500 residents. By 1835 the presidio had been abandoned and lay in ruins. However, the new
Pueblo of San Diego did not prosper during the Mexican Period. In 1838 the pueblo status was
removed and unstable political and economic factors resuited in a decline in the population to
around 150 permanent residents by 1840.

The American Period began in 1846 when United States military forces occupied San Diego and
- continues today. In 1848 Americans took formal control of San Diego according to the Treaty of
Guadalupe-Hidalgo. By this time the situation had stabilized and the population had increased to
roughly 350 non-Native American residents. In 1850, the Americanization of San Diego began to’
develop rapidly. On February 18, 1850, the California State Legislature formally organized

San Diego County and the first election for county officers was held that spring. When land
speculator and developer Alonzo Horton arrived in 1867 San Diego began to develop fully into
an active American town. His development of a new San Diego (modern downtown) in that same
year began to swing the community focus away from Old Town. After the county seat was
moved in 1871 and a fire destroyed a major portion of the business block in April 1872, OId
Town rapidiy declined in importance. Historical resources from the American period are
categorized into remains of the frontier era, rural farmsteads and urban environments.

The built environment, including structures and landscapes, is a vital source of historical
evidence on past lifeways, work, ideas, cultural values and adaptations. San Diego's built
environment spans over 200 years of architectural history. Examples of every major period

and style remain, although few areas retain neighborhood-level architectural integrity due to
several major building booms when older structures were demolished prior to preservation
movements and stricter regulations regarding historic structures. Among the recognized styles in
San Diego are Spanish Colonial, ltalianate, Stick Eastiake, Queen Anne, Colonial Revivat,
Neoclassical, Shingle, Folk Victorian, Mission Revival, Craftsman, Monterey Revival, ltalian
Renaissance, Spanish Revival, Egyptian Revival, Tudor Revival, Modernistic, Greek Revival,
Gothic and International.

Regulatory Framework -
For the citizens of San Diego to derive maximum educational and aesthetic benefit from our

historical resources, sites must be adequately protected and their surrounding environments
preserved. This is accomplished through measures such as the regulations of the Resource
Protection Ordinance, the designations of historic sites by the Historic Site Board, the guidelines
in the Comprehensive Historic Preservation Plan, and environmental review of discretionary
projects subject to CEQA.

RESOURCE PROTECTION ORDINANCE
The purpose of the existing Resource Protection Ordinance (RPO) is to protect, preserve and,
& &

T all Hivrm lamala of o~ bl e
where damaged, restore the environmentally sensitive lands of sensitive
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lands include significant prehistoric and historic resources. Within these areas regulated by the
provisions of the RPO nothing on the site can be removed, altered, destroyed, or added until a
Resource Protection Permit is obtained. Significant prehistoric and historic sites and resources
are defined in RPO as locations that possess unigue cultural, scientific, religious or ethnic value
of local, regional, state, or federal importance. This should be limited to prehistoric or historic
districts, sites, buildings, structures, or objects included in the State Landmark Register, or the
City of San Diego Historical Sites Board List, or included in or eligible for inclusion in the
National Register of Historic Places. Other sites that are defined in RPO are: areas of past
human occupation where important prehistoric or historic activities or events occurred (such as
villages or permanent camps); and locations of past or current traditional religious or ceremonial
observances (such as burials, pictographs, petroglyphs, and sacred shrines).

On areas that contain significant prehistoric and historic sites and resources, the only uses
allowed are the ones permitted by the underlying zone. Those uses are subject to the
regulations and restrictions of the underlying zone. In addition, the following regulations
also apply: ‘

1. Development is not permitted to occur, unless all feasible measures to protect and
preserve the significant resources are required as a condition of development
approval; and .

2. Alterations and improvements to these sites and resources that enhance, restore,
maintain or repair the site or resource and which do not adversely affect the special
character, or specia! historical, architectural, archaeological or cultural value of the
prehistoric and historic site or resource is permitted;

Deviati‘oh from these development regulations can be approved when the required findings
are made.

CITY OF SAN DIEGO HISTORICAL SITES REGISTER

The Historical Site Board consists of a fifteen-member advisory board to advise the Mayor, City
Council, City Planning Commission, Park and Recreation Board, and City Manager relating to
the identification, protection, retention, preservation of historical resources in San Diego. The
Board has numerous duties and functions including the designation of historical resources
consistent with criteria established by the Board and the review of proposals to substantially alter
or demolish designated historical resources.

Criteria for designation of historica! sites within the City is provided in the Board's guidelines, as
follows: districts, sites, buildings, structures and objects that possess integrity of location, design,
setting, materials, workmanship, feeling and association, and:
a. that are identified with historic personages or with important events in the main currents
of national, state or ocal history,
b. that embody the distinctive characteristics of an architectural style, are valuable for the
study of a type, period or method of construction or possess high artistic values;
¢. that are a notable work of a master builder, designer or architect;
d. which best exemplify the broad cultural, political, economic or social history of the nation,
state or community; and
e. which have yielded or are likely to yield information important in prehistory or history
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THE COMPREHENSIVE HISTORIC PRESERVATION PLAN

The Comprehensive Historic Preservation Plan was prepared by the Historical Site Board and
the San Diego Planning Department in order to direct and focus the City's efforts to deal with
increasingly complex historic preservation issues. There are four elements to this ptan, which
are the Inventory Element, the Incentives Element, the Education Element, and the Draft Historic
Resource Board Ordinance. The first three elements were adopted by the City Council in
February 1982; the final element has been incorporated into the Land Development Code
project and would be adopted as part of the action on the Code.

The Inventory Element addresses a comprehensive citywide inventory program. [t is important to
have a complete and comprehensive historical resource inventory, by community plan area, of
the entire City in order to record and identify the existence and value of historic resources: to
provide a measure of the scope of the total preservation effort required; and to assist in the
development of appropriate methods to secure their preservation.

Since demolition of structures does not require discretionary approval in many parts of the City,
there is a potential that historical resources that have not been identified and designated through
an inventory could be lost before such an effort is undertaken. The lack of comprehensive
inventories has created an ad-hoc designation process that has provided inconsistent protection
of the City's historic resources. '

Inventories of the built environment (buildings, structures, objects, landscapes) have been
completed in various communities in the City. Several other areas have not been inventoried
and a systematic archaeological inventory has not been undertaken. The Board has tentatively
established priorities for historical resource inventories for the buiit environment. The
communities with the highest priorities are: Point Loma/Ocean Beach: La Jolla; Mission
Beach/Pacific Beach; and Golden Hill. Priority is established by the age and early development
of the community and the extent of current development pressure. The inventories are to be
prepared or updated within the next five years.

The purpose of the Education Element is to better inform the public, historic property owners,
and City officials about the purpose, policies and benefits of historic preservation. The idea
behind this element is that widespread community support would be required for the

successful implementation of the Comprehensive Historic Preservation Plan. In order to gain this
suppont, understanding of the significant contributions of historic resources to the quality of life is
needed.

The Incentives Element is designed to encourage preservation of identified: historical resources.
There are many existing incentives that are either financial or service oriented. The following
programs are financial incentives:

1. The Federal Historic Preservation, Rehabilitation Investment Tax Credit Program provides
a 20% investment tax credit for the substantial rehabilitation of depreciable properties
listed on the National Register of Historic Places;

2. Owners of designated historic properties may apply for a Conditional Use Permit to allow
a use that is not otherwise permitted by right under exiting zoning;

3. In the Housing Commission Rehabilitation Loan Program, the City's Housing
Commission provides loans to rehabilitate low-income multi-family residential structures
and to low-income families to rehabilitate their residences: and
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4. The Mills Act Agreements are an under-utilized tax incentive available to the owners of
historic properties. The owners may enter into an agreement for a minimum of ten years
to restrict the use of the property, require its preservation and maintenance, and allow for
periodic examination of the interior and exterior of the property by the County Assessor,
the State Department of Parks and Recreation, and the State Board of Equalization.

The following programs are service incentives:

1. The planning/development services staff to the Board provides assistance and
counseling regarding rehabilitation, design issues, use, building codes, conditional uses,
incentives, financial and planning issues;

2. Urban Conservation staff is required to provide historic property owners with assnstance
and counseling through the program above; and

3. The Board requires that plagues and signs be put on historic properties. The Board has
made arrangements with a local foundry for the owners of historic; and properties to
purchase a plaque of Board-approved design at a reduced cost.

CEQA SIGNIFICANCE

CEQA Section 21084 .1 states that a significant effect on the environment may result from a
substantial adverse change in the significance of a historical resource. A historical resource is
defined as a resource listed in, or determined to be eligible for listing in the California Register of
Historical Resources. Additionally, historical resources included in a local register of historical
resources or identified as significant in a historical resources survey are presumed to be
historically or culturally significant for purposes of CEQA unless the preponderarice of the
evidence demonstrates that the resource is not significant. CEQA Section 21084.1 further states
that the fact that a resource is not listed in, or determined to be eligible for listing in, the
California Register of Historical Resources, not included in a local register of historical
resources, or not deemed significant in a historical resources survey, shall not preclude a lead
agency from determining whether the resource may be a historical resource for purposes of a
determination of a significant effect on the environment.

Appendix G of CEQA, Significant Effects, defines the need for evaluating the impacts a project
may have on a community, ethnic or social group. A project will normally have a significant on
the environment if it would cause one of the following:

« Disrupt or adversely affect a prehistoric or historic archaeological site or a property of
historic or cultural significance to a community or ethnic or social group.

» Conflict with established recreatlonal educational, religious, or sc;entlfc uses of
the area.

An "unigue archaeological resource" is defined by CEQA Section 21083.2 as an archaeological
artifact, object or site about which it can be clearly demonstrated that, without merely

adding to the current body of knowledge, there is a high probablllty that it meets any of the
followmg criteria:

(1) Contains information needed to answer important scientific research quéstions and
that there is a demonstrable public interest in that information.
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(2) It has a special and particular quality such as being the oldest of its type or the best
available example of its type. '

(3) Is directly associated with a scientifically recognized important prehistoric or
historic event. ‘ '

CITY OF SAN DIEGO SIGNIFICANCE DETERMINATION GUIDELINES
An archaeological site must meet two criteria:

1. It must consist of at least three associated artifacts/ecofacts (within a 50 square meter
area) or a single feature; and
2. It must be at least 45 years of age.

Archaeological sites containing only a surface component are generally considered not
significant, unless demonstrated otherwise. Such site types may inciude isolated finds, bedrock
milling stations, sparse lithic scatters, and shelifish processing stations. All other archaeological
sites are considered potentially significant. The determination of significance is based on a
number of factors specific to a particular site.

Issue: Will the proposal result in the alteration or the destruction of a prehistoric or historic
archaeological site? : :

Issue: Will the proposal result in adverse physical or aesthetic effects to a prehistoric, historic or
architecturally significant building, structure, object, or site?

Issue: Will the project result in any impact to existing religious or sacred uses within the
potential impact area?

IMPACT

The current Resource Protection Ordinance defines "significant prehistoric and historic sites and
resources” as locations of prehistoric or historic resources that possess unigue cultural,
scientific, religious or ethnic value of local, regional, state or federal importance. The more
generalized term "historical resource" is used in the proposed project to be consistent with other
local, state and federal nomenciature and includes each of the following defined terms: historical
building, historical structure, historical object, important archaeological site, significant
archaeological site, historical district, historical landscape, and traditional cultural property.

The definition of each of these terms includes the concept of significance or importance of

the resource. :

Development that may affect historical resources is currently regulated by the Resource
Protection Ordinance, which would be repealed by the proposed action. RPQ includes various
exclusions and an exemption for single family dwellings. Historical resources regulations are
proposed as supplemental regulations within Chapter 14 of the Land Development Code. For
development that would impact a historical resource, as defined by the revised Code, a
discretionary Neighborhood or Site Development permit would be required. if development
would not impact a historical resource or if the type or location of development meets the
exemption criteria, then a ministerial construction permit would be required. Additionally, a
site-specific survey to determine the existence, precise location and class of historical resource
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may be required prior to issuance of a construction or development permit if development is
proposed in an area identified as sensitive on the Historical Resource Sensitivity Maps or for a
parcel containing a structure that is 45 or more years old.

The proposed regulations identify two classes of historical resources, Class | historical
‘resources consist of designated historical resources, historical districts, important archaeological
sites and traditional cultural properties. Only minor alteration of a designated historical resource

or of a historical building or structure within a historical district may be allowed if the alteration
does not affect the special character or special historical, architectural, archaeological, or
cultural value of the resource. Traditional cultural properties are required to be protected and
preserved as a condition of development approval. Development within an area containing an
important archaeological resource is permitted if necessary to achieve a reasonable
development area with up to 25 percent encroachment into the site. Additional encroachment of
15 percent is allowed for essential public service projects.

Class |l historical resources include historical buildings, structures, objects and landscapes and
significant archaeological sites. By definition Class Il historical resources are of lesser
significance than are Class | historical resources, nevertheless they are of significant value.
Substantial alteration, demolition, destruction, removal or relocation of historical buildings,
structures, objects and landscapes is allowed under the proposed regulations. There is no
limitation proposed on encroachment into significant archaeological sites.

Any loss of historical resource, Class | or i, through alteration or encroachment is required by
the proposed regulations to be offset by mitigation consistent with the Historical Resources
Guidelines of the Land Development Manual. Mitigation measures include documentation and/or
salvage of the resource prior to its disturbance.

The proposed regulations include a deviation process by which project approval could occur
without compliance with the historical resources regulations to afford relief from the regulations
under specia! circumstances when all feasible measures to mitigate for the loss of the resource
and when denial of the development would result in economic hardship.

Impacts to historical resources could occur as a result of several aspects of the proposed
project. Although there are provisions for review of proposed demciition for buildings and
structures that are more than 45 years old or development within mapped archaeologically
sensitivity areas, there is no comprehensive survey of the built environment or of archaeological
resources and loss of unknown resources could occur. For known sensitive historical resourees,
the proposed regulations could result in impacts either through the allowed destruction of the
resource or through the deviation process. '

SIGNIFICANCE OF IMPACTS
The loss of significant historical resources would result from implementation of the proposed

project related to historical resources and would therefore result in a significant impact on
the environment.
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MITIGATION

Mitigation for this project consists of the adoption of one or more alternatives, including
alternative regulatory language that would reduce or avoid the significant impacts that have been
identified. Please refer to Alternative Language in Chapter VIl of this EIR for recommended
language that would serve to reduce or avoid the potentially significant impacts on historical
resources. The potentially significant impacts on historical resources could be reduced by the
requirement for preparation of a comprehensible survey of the City for historical resources. In
addition, the proposed regulatory language could be modified to eliminate the deviation process
and to require limitations on encroachment into Ciass Il historical resources,
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E. LANDFORM ALTERATION/ NEIGHBORHOOD CHARACTER

EXISTING CONDITIONS

Landform :

The City of San Diego is characterized by a variety of landforms. Topographically, the City is a
broad coastal plain drained to the ocean by many canyons and valleys. The plain ranges in width
from 10 to 15 miles. Within this coastal plain there is a wide variety of significant land features:
shoreline, river beds; floodplains, upland mesas; valleys; rolling hills: steep cliffs; and mountains.
Elevations range from sea level to 1600 feet. Perhaps the most characteristic topography is
mesa terraces dissected by numerous canyons that drain to the ocean.

The nearly twenty miles of San Diego's shoreline must be given a top rank among the City's
valuable assets. The local shoreline is outstanding because the of the uniformly high quality of
its sandy beaches. Sandy beaches and cliffs are the two dominant elements of the City
shoreline. Nearly 60 percent of the City's shoreline is beach, with 87 percent in public or
semi-public ownership.

According to the Progress Guide and General Plan, both iand and landforms are in limited
supply and must be considered natural as well as aesthetic resources. Land uses which destroy
the relief detract from the City's appearance, deplete its stock of resources, and contribute to
erosion and sedimentation of streams. The General Plan states that grading should be kept to a
minimum; that canyons should not be filled; that existing trees and ground covers should be
retained as much as possible; and that naturat drainage systems should be preserved.
Generally, the existing regulations are designed to control the use and alteration of landforms.
The objective is to protect the public interest and safety in the development of private property
by: regulating grading; establishing minimum standards governing siope stability and drainage;
and effecting the restoration of natural ground cover through appropriate erosion control planting
and irrigation.

The Hillside Review Overlay Zone applies throughout the City, including the Coastal Zone. The
purpose of the overlay zone is to regulate development on steep hillsides, which are defined as
being slopes with gradients of greater than 25 percent. The regulations of the overlay zone vary
depending on whether a property is in the Coastal Zone. For sites within the Coastal Zone and
within the overlay zone, there are both siope encroachment limits and criteria for design. The
design criteria are intended to guide development design to minimize alteration of the steep
slopes and to respect the natural contours.

For areas subject to the regulations of the HROZ that are not within the Coastal Zone, there
were no steep slope encroachment limits until the Resource Protection Ordinance was enacted.
Outside of the Coastal Zone, however, the development design criteria for steep slopes applies.

The Resource Protection Ordinance regulates the development of steep hillsides by a sliding

scale encroachment limit, based on the amount of the site covered by hillsides. However, RPO
does not apply to single-family residential development. .

IV-E-1



Ne:ghborhood Character

San Diego's built environment spans over 200 years of architectural h|story The real
urbanization of the City as it is today began in 18692 when Alonzo Horton moved the center of
commerce and government from Old Town (Old San Diego) to New Town (downtown).
Development spread from downtown based on a variety of factors, including the availability of
potable water and transportation corridors. Factors such as views, and access to public facilities
affected land values, which in turn affected the character of nelghborhoods that developed.

During the Victorian Era of the late 1800s and early 1900s, the areas of Golden Hilt, Uptown,
Banker's Hill and Sherman Heights were developed. Examples of the Victorian Era architectural
styles remain in those communities, as well as in Little italy.

Little Italy developed in the same time period. The earliest development of the Little Italy area
was by Chinese and Japanese fishermen, who occupied stilt homes along the bay. After the
1805 earthquake in San Francisco, many Portuguese and ltalian fishermen moved from

San Francisco into the area,; it was close to the water and the distance from downtown made
land more affordable.

Barrio Logan began as a residential area, but because of proximity to rail freight and shipping
freight docks, the area became more mixed with conversion to industrial uses. This area was
more suitable to the industrial uses because land values were not as high: topographically the
area is more level and not as interesting in terms of views as the areas north of downtown.
Various ethnic groups settled in the area.

San Ysidro began to be developed at about the same time, the turn of the century. The early
settlers were followers of the Littlelanders movement. There, the pattern of development

was lots designed to accommodate small plots of land for each homeowner to farm as part

of a farming-residential cooperative community. Nearby Otay Mesa-Nestor began to be
developed by farmers of Germanic and Swiss background. Some of the prime citrus groves in
California were in the Otay Mesa-Nestor area; in addition, there were grape growers of [talian
heritage who settled in the Otay River Valley and tributary canyons and produced wine for
commercial purposes. _

At the time downtown was being built, there began to be summer cottage/retreat development in
what are now the Beach communities and La Jolla area. The early structures in these areas was
not of substantial construction, it was primarily temporary vacation housing.

Development spread to the Greater North Park and Mission Hills areas during the early 1900s.
The neighborhoods were built as small lots, a single lot at a time; there was not large tract
housing development of those neighborhoods. It provided affordable housing away from the
downtown area, and development expanded as transportation improved.

There was farming and ranching in Mission Valley until the middle portion of the 20th century
when the uses were converted to commercial and residential. There were dairy farms and
chicken ranches adjacent to the San Diego River where now there are motels, restaurants,
office complexes and regional shopping malls.
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There was little development north of the San Diego River until Linda Vista was developed as
military housing in the 1940s. The federal government improved public facilities and extended
water and sewer pipelines to the area. From Linda Vista, development spread north of Mission
Valley to the Clairemont Mesa and Kearny Mesa areas. Development in these communities was
mixed use and residential on moderate size lots. '

San Diego State University was established in the 1920s; development of the state college area
began then and the development of the Navajo community was outgrowth from the college area
and from the west. Tierrasanta, previously owned by the U.S. Navy was developed in the 1970s.
It was one of the first planned unit developments with segregation of uses.- '

Tierrasanta and many of the communities that have developed since, such as Rancho
Penasquitos and Rancho Bernardo, represent the typical development pattern in San Diego in
the last 25 to 30 years: uses are well segregated with commercial uses located along the main
thoroughfares, and the residential uses located in between. Industrial uses located in planned
industrial parks. :

Architectural styles in San Diego are diverse. Because development of the urbanized
communities has occurred over the span of more than 100 years, those communities are
combinations without a particular theme or developmental scheme. They were, for the most part,
developed on a lot-by-lot basis with each owner building to suit their own taste. Thus, the

~ character of the urbanized communities can best be described as eclectic.

There are community plans which are land use plans to guide and direct growth and
development patterns, as well as architecture and design of the various communities in the City.
The existing zoning scheme is used to implement the land use plans. Currently there are R1
zones for single family development and R zones to designate multi-famity development. In the
R1 zones, the density is one unit per lot, regardless of the size of the lot. In the R zones, the
density is determined by the number following the R; for example, in an R3000 zone. there could
be one unit per 3000 square feet.

In addition to the citywide zones, there are Planned Districts which have been developed to
retain the character of areas of the city with special or unique properties. Permits for
development in these districts involve design review in order to protect the style and character
of development.

Issue: Wil the proposal result in project bulk, scale, or style which will be incompatible with
- surrounding development?

Issue: Will the proposal result in a substantial change in topography or ground surface
relief features?

Issue: Will the proposal result in substantiat alteration to the existing character of the area?
IMPACTS
Landform Alteration

The proposed regulations would not limit encroachment into steep slopes for fots in single-unit
residential zones that are less than 20,000 square feet in size. There would be limits on
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development area for lots with steep siopes in all other circumstances. In addition, for all
development involving lots with hillsides, design criteria wouid be applied in order to protect the
integrity of the hillside and reduce grading in accordance with the guidelines of land use plans.

According to the proposed regulations, development on premises with steep hillsides would be
subject to the development area restriction of the Environmentally Sensitive Lands Regulations.
If set back from the steep hillside 100 feet, the activity would not be subject to the permit
process. For development that is not set back 100 feet, a permit would be required. A maximum
of 25 percent area of the premises could be developed. Thus, the proposed regulations would
result in alteration and loss of natural steep hillsides. :

The potential loss of sensitive landforms is a significant impact, both because of the direct loss
of a significant resource, and because of the conflict with the environmental goals of adopted

land use plans which include recommendations to protect steep hillsides from further alteration.
Refer to the Land Use Impacts section of this EIR for analysis of the effects related to land use.

Neighborhood Character

According to the proposed Code, development could occur citywide by right, including within
the Coastal Overlay Zone. Development within the planned districts would continue to occur
by permit. '

The proposed project includes development regulations-that affect bulk and scale of
development in residential zones. There would be a rezone of singie-family zones in the
urbanized communities in order to address issues with bulk and scale. The design guidelines for
the planned districts remain substantively the same as existing.

In urbanized communities, single-unit development is subject to a maximum floor area ratio
based on lot size. The side and rear setbacks are based on lot width and depth, rather than on
the zone. When there are hillsides on the lots in these zones, the floor area ratio would be
calculated based on the non-hillside area of the lot. These regulations are to relate the building
envelope to the lot size, rather than the zone, since zones in the urbanized communities tend to
have a variety of lot sizes. For most single-unit zones in urbanized communities, there would be
limitations on the size of third stories. The size of the third story would be a percentage of the
floor area of the second story. '

In multipte-unit residential zones citywide, there would be no options for increase of the floor
area ratio according to the proposed regulations. In some multiple-unit zones, there would be
limitations on how much of the front facade must be habitable. Some multiple-unit zones wouid
have a 24-foot height limit for structures. The regulations would create more incentives for
flexibility in the design of multiple-unit developments.

In urbanized communities; in all residential zanes, the regulations require structures over 24 feet
high to slope back from the lower stories in order to reduce the bulk of the building.

The project proposes a Residential-Townhouse zone. The zone could be applied in areas

that have 25-foot wide lots, such as Ocean Beach, Pacific Beach and Mid-City. The regulations
for the zone do not require side setbacks in order to permit more design fiexibility on the
narrow lots.
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As a result of the proposed regutations, there would be development compatible with the
‘character and design of the surrounding community. The regulations apply in urbanized
communities which include the coastal areas: thus the character of communities would be
protected by the proposed regulations.

SIGNIFICANCE OF IMPACTS

Implementation of the proposed project would result in grading of steep hillsides, which are
identified to be an important resource in the City. Therefore, there would be significant impacts
related to landform alteration.

The proposed regulations would result in development that would be compatible in bulk and
scale with the surrounding community. Thus, there would be no significant impact on
neighborhood character.

MITIGATION

Mitigation for this project consists of the adoption of one or more alternatives, including
alternative regulatory language that would reduce or avoid the significant impacts that have been
identified. Please refer to Alternative Language in Chapter VIiI of this EIR for recommended
language that would serve to reduce or avoid the potentially significant impacts on landforms.

Alternative regulatory language that would avoid or reduce impacts could include: a decrease in
the allowable development area; application of the development area limits on single-unit less
than 20,000 square-foot lot development; requirement for discretionary review of all
development proposed on lots with steep hillsides.
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F. WATER CONSERVATION

EXISTING CONDITIONS :

There are five major rivers within or partially within the City: the San Dieguito, San Diego,
Sweetwater, Otay, and Tia Juana Rivers. Due mainly to the dry climate and local impounding
reservoirs, most of these are normally dry except during periods of abnormally heavy rainfall. In
addition to the five rivers, there are also numerous canyons and creeks which drain the area.

The City's available water is stored in surface lakes and underground basins. There are three
fresh-water lakes within the City, used to store potable water: Lake Murray, Miramar Reservoir,
and Lake Hodges. There are numerous groundwater basins throughout the area which are
important for agricultural production. These include the San Dieguito Valley, Lake Hodges basin,
San Pasqual Valley, San Diego River Basin, and the Tia Juana River basin.

The City has two sources of water for domestic, commercial, and industrial uses. Ninety percent
of the City's water is imported. As a supplementary source, the City draws from wells in the
Lakeside areas when the groundwater table and water quality permit. '

Because San Diego is located on a semi-arid plain, it relies heavily on imported water. Ninety
percent of the local water supply is imported from Northern California and the Colorado River.
Forty-six billion gallons of water are purchased annually from the San Diego County Water
Authority at a cost of about $62 miillion a year. Without this imported water, the City could only
support a population of 50,000. This water is stored in the City's nine holding reservoirs: Lakes
Barrett, El Capitan, Hodges, Miramar, Morena, Murray, Otay, San Vincente, and Sutherland.
These reservoirs are also designed to collect surface runoff from their watershed areas - which,
during years of normal to heavy precipitation, can be a significant amount. Because of the
vulnerability of the City's imported water pipelines to natural disasters, including earthquakes,
much of the local water supply is stored for meeting emergency needs. (The City of San Diego
Water Utilities Department, 1995)

The County Water Authority is in the process of approval for an emergency water storage plan.
An Environmental Impact Report for the plan was certified in 1996, The preferred alternative has
several elements including a new reservoir near Olivenhain, increased use of Lake Hodges, and
raising the dam at San Vicente Reservoir, These improvements are proposed to ensure water
availability in the event of failure of the imported water supply.

City municipal water supplies are treated at one of three treatment plants in the City - Alvarado,
Miramar, or Otay. It is then delivered to residents and businesses through 2,608 miles of pipeline
‘with the help of 45 water pumping stations. These plants provide the public with an average of
180 million gallons of water daily.

Ten years ago the City established its Water Conservation Program to reduce San Diego's
dependence upon imported water. It is designed to provide the customers of San Diego with
the necessary tools and incentives to permanently conserve water. (Water Conservation
News, 1996)
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One of the City's most popular water conservation programs is the Ultra-Low Flush Toilet Rebate
Program. In this program, participants receive up to $75 per installed ultra-low flush toilet.
Another program related to this, is the Community Based Toilet Replacement Program. This
program provides complimentary ultra-low flush toilets to qualified water customers. There is
also the City Facilities Retrofit Program, which installs ultra-low flush toilets in City owned and
operated buildings. (Water Conservation News, 1996)

The Commercial, Industrial, and Institutional (CIl) Water Conservation Survey Program provides
a complimentary water use survey of faciiities to identify and evaluate water usage. The purpose
of the program is to offer cost-effective recommendations on how to reduce the facility's water
consumption without affecting processes or production levels. All surveys are provided without
charge. An analyst goes to a certain facility to observe all water use first hand. From the data
collected, the analyst will develop a detailed report that will quantify all water-uses, and will
include a water conservation action plan with specific recommendations for improving water
efficiency. (Cli Water Conservation Program, 1996)

The Residential Survey Program is similar to Cll. It offers a complete water use analysis of
residential homes, including measuring plumbing fixture flow rates, providing low-flow
showerheads, detecting leaks, and developing a customized irrigation schedule based on the
property's location, soil type, and turf grass variety. (Water Conservation News, 1996)
Along with implementing programs, the City has also included Water-Conserving Plumbing ,
Standards in the Municipal Code. The San Diego Municipal Code Section 93.0208 requires that
all buildings (residential or commercial) be certified as having the following Water-Conserving
Plumbing Fixtures in place prior to a change in ownership: : '

1. Ultra-low flush toilets manufactured to use no more that 1.6 gallons per flush (gpf), or
toilets manufactured to use no more than 3.5 gpf;

2. Urinals manufactured to use no more than 1.0 gpf;

3, Showerheads manufactured to use no more than 2.5 gallons per minute (gpm);

4. Sink faucets that emit no more than 2.2 gpm, and

5. Residential reverse osmosis systems equipped with a shut-off valve.

Buildings with existing toilets manufactured to use no more than 3.5 gpf need not be retrofitted
with 1.6 gpf toilets. However, if the existing toilets were manufactured to use more than 3.5 gpf,
they must be replaced with 1.6 gpf prior to the change of ownership. The entire showerhead
must be replaced with a showerhead that uses a maximum of 2.5 gpm. Faucet aerators may be
installed to reduce the fiow to a maximum of 2.2 gpm. (City of San Diego Municipal Code, 1995)

Because of the many efforts in the past ten years, more and more customers are learning to use
less water. Since implementation of many new programs in 1991 through 1994, over 12 billion
gallons of water has been conserved.

in terms of water conservation, State CEQA Guidelines Appendix G states that "a project will
normally have a significant effect on the environment if it will: 1) substantially deplete
groundwater resources or 2) encourage activities which will result in the use of large amounts
of water.” :
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Issue: Will the proposal result in landscaping which is predominantly non-drought resistant
vegetation or in the use of excessive amounts of water?

IMPACTS _

A significant portion of municipal water usage is for landscaping irrigation. Thus, water
conservation measures are included in the proposed Landscaping Regulations and Landscaping
Guidelines. One of the stated purposes of the Landscape Regulations is to conserve water
through low-water-using planting and irrigation design.

The Landscape Regulations require automatic control irrigation systems which would reduce
overwatering. In addition, rain sensor shutoffs and moisture-sensing devices are required. These
‘measures would conserve water by controlling irrigation water application. The regulations fimit
the amount of landscaped area that can be planted as turf. The 10 percent lawn area restriction
would not apply to single dwelling units in residential zones. Since lawn grasses require higher
amounts of water than other types of landscaping materials, the limitation on turf area would
conserve water. The regulations require mulich on planting areas. Mulch helps conserve water
because it reduces evaporation of moisture from the soil underneath.

The proposed regulations relating to brush management require irrigation systems to be
designed such that Zone One irrigation overspray and runoff not enter adjacent areas of native
or naturalized vegetation. in addition, only low-flow, low-gallonage spray heads may be used in
Zone Two. Permanent irrigation is prohibited in Zone Two. Permanent irrigation would not be
~ required in Zone One in the following situations: 1) when planting areas in Zone One contain
only species less than 12 inches high, or 2)only native/naturalized species that are less than two
feet high and not summer-dormant. These irrigation system requirements are measures that
would reduce the amount of water used for landscaping irrigation.

in general, the Landscaping Regulations encourage the use of native or naturalized plant
materials for vegetation of manufactured slopes, and as much as possible around new
development without jeopardizing fire safety. Native and naturalized plants, once established, do
not require irrigation. Thus, by encouraging the use of this type of landscaping, the

proposed landscaping regulations and guidelines would not have an adverse effect on

water conservation.

As stated above, the Building Code has requirements that conserve municipal water such as
low-flush toilets and low-flow showerheads. As a result of the combination of the Building Code
requirements and the Landscaping Regulations, the proposed project would not have an
adverse effect on water conservation. :

SIGNIFICANCE OF IMPACT :
The proposed project would not have a significant adverse effect on water conservation.

MITIGATION _
Since there would be no significant impact, no mitigation is required.
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G. PALEONTOLOGICAL RESOURCES

EXISTING CONDITIONS

Paleontological resources (fossils) are the remains and/or traces of prehistoric plant and animal
life exclusive of human remains or artifacts. Fossil remains such as bones, teeth, shells, and
wood are found in the geologic deposits (rock formations) within which they were originally
buried. Paleontological resources represent a limited, non-renewable, and sensitive scientific
and educational resource. '

The potential for fossil remains at a location can be predicted through previous correlations that
have been established between the fossil occurrence and the geologic formations within which
they are buried. For this reason, knowledge of the geology of a particular area and the
paleontological resource sensitivity of particular rock formations, make it possible to predict
where fossils will (or will not) be encountered.

Within San Diego County there are a number of distinct geologic rock units (i.e. formations) that
record portions of the past 450 million years of Earth history. However, the record is most
complete for only the past 75 million years.

The City of San Diego is in the Coastal Plain Province, and contains several rock formations.
This province is underlain by a sequence of marine and non-marine sedimentary rock units that
record portions of the last 140 million years of earth history. Over this period of time, the
relationship of land and sea has fluctuated drastically, such that today we have ancient marine
rocks preserved up to elevations about 800 feet above sea level, 7

Late Quaternary Alluvium :

The sediments at the bottom of stream beds of the later Quaternary alluvium is generally

. younger than 10,000 years old. Fossils are usually not found in these deposits in the Coastal
Plain Province. However, there is one notable exception in San Diego. Teeth and limb bones of
a mammoth were found in floodplain deposits of the Tijuana River Valley. The floors of Otay
Valley, Mission Valley, Rose Canyon, Sorrento Valley, and San Dieguito Valley are the sites of
where later Quaternary alluvial deposits are found. Because of their young age, they are
assigned a low. paleontological resource sensitivity.

Unnamed River Terrace Deposits

Deposits of coarse-grained, gravelly sandstones, pebble and cobble conglomerates, and
claystones occur along the edge of many of the larger coastal valleys. These deposits generally
occur at levels above the active stream channels and represent the sediments of ancient river
courses. These river terrace deposits are anywhere from 10,000 to 500,000 years old. Fossils of
"lce Age" mammals have been collected from the South Bay Freeway, such as ground sloth,
mammoth, wolf, camel, and mastodon. The San Dieguito Valley yielded well-preserved ground
sloth. All of these important sites have been discovered in construction-related excavations. The
"unnamed river terrace deposits” occur along the margins of the larger coastal river valleys, like
Otay Valley, Mission Valley, and San Dieguito Valley. A moderate resource sensitivity is
assigned to this formation. ‘
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Unnamed Marine Terrace Deposits

The Coastal Plain Province is characterized by a "stair step” sequence of elevated marine
terraces, which are upiifted sea floors, and their associated marine and non-marine sedimentary
covers. The lower marine terraces are referred te as "unnamed marine terrace deposits”, that
are about 80,000 to 180,000 years old. A large variety of marine vertebrate and invertebrate
fossils have been found in these terraces. The "unnamed marine terrace deposits” occur locaily
along the entire coast of San Diego, and are given a moderate to high resource sensitivity.

Bay Point Formation

The Bay Point Formation is a nearshore marine sedimentary deposnt that is about 220,000 years
old. This formation has produced a large and diverse amount of well-preserved marine
invertebrate and vertebrate fossils. The Bay Point formation is exposed along the northern shore
of Mission Bay (i.e. Crown Point), along the San Diego waterfront, and throughout the City of
Coronado. It is assigned a high resource sensitivity.

Lindavista Formation

This formation represents a marine and/or non-marine terrace deposit. These deposits
accumulated on the sea floor during a period of dropping sea levels. Today, these deposits form
the extensive mesa surfaces characteristic of the Otay Mesa, San Diego Mesa, Linda Vista
Mesa, Kearny Mesa, and Mira Mesa areas. Fossils are rare in the Lindavista Formation and
have only been recorded in a few areas. The formation occurs over a large portion of San Diego
coast, and is assighed a low resource sensitivity.

San D:ego Formation

The San Diego Formation is exposed extensively from Otay Mesa and Otay Ranch to Mission
Valley, with isolated occurrences stretched out along the Rose Canyon Fault Zone at Tecolote
Canyon, Balboa Avenue, Rose Canyon, and all along the southern slopes of Mount Soledad
from 1-5 to the sea cliffs at Pacific Beach. The San Diege Formation is a marine sedimentary
deposit. The formation has rich fossil beds that have yielded extremely diverse assemblages of
marine organisms. In addition, rare remains of terrestrial mammals and fossil wood and leaves
have been recovered here. This diverse group of fossils represents one of the most important
sources in the world of information on Pliocene marine organisms and enwronments and is
given a high paleontologica! resource sensitivity.

Otay Formation

The Otay Formation is a fluvial sedimentary rock unit. Numerous fossil localities have been
discovered in the upper portion of the formation. Well-preserved remains of a diverse
assemblage of terrestrial vertebrates were found here. Based on recent discoveries, the Otay
Formation is now considered to be the richest source of late Oligocene terrestrial vertebrates in
California. This formation is exposed throughout, from approximately the latitude of SR-94 south
to the International Border, and from 1-805 east to the base of the San Ysidro Mountains and
San Miguel Mountain. Part of the formation is exposed extensively in the area around Lower
Otay Lake, as well as in patches along the north side of the San Ysidro Mountains as far east as
Sycamore Canyon. The upper third of the Otay Formation is assigned a high paleontological
resource sensitivity, because of its important fossils. The lower portion of the formation is
assigned a moderate resource sensitivity.
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Sweetwater Formation _

The Sweetwater Formation is a non-marine rock unit. This formation was deposited in a river
channel setting, and some exposures of the formation may represent ancient soils. Fossils were
collected from the lower part of the formation, which consisted of dental remains of opossums,
insectivores, and rodents. Only a few non-diagnostic mammal teeth aré known from the upper
portion. The Sweetwater Formation crops out from Otay Valley northward and eastward to at
least Encanto and Casa de Oro. Good exposures occur around Lower Otay Lake, at the
confluence of Wolf Canyon and Otay Valley, and in the area of the confluence of Long Canyon
and Sweetwater Valley. Sweetwater Formation is assigned a moderate paleontological
resource sensitivity. : '

Mission Valley Formation

This formation is the only Eocene rock unit in southern California to have a radiometric date
directly associated with fossil mammal localities. The marine strata of the Mission Vailey
Formation have produced abundant and generally well-preserved remains of marine
microfossils, macroinvertebrates, and vertebrates. Fluvial strata of the formation have produced
well-preserved examples of petrified wood and fairly large and diverse assemblages of fossil
land mammals. The fact that marine microfossils and land mammals occurred at the same time
is extremely important, as it allows for the direct correlation of terrestrial and marine faunal time
scales. The formation crops out discontinuously from Otay Valley in the south to at least Miramar
Reservoir in the north, and from Old Town in the west to Spring Valley, El Cajun Valley, and
Santee in the east. The Mission Valley Formation represents one of the few instances in North
America where such comparisons are possible, and they are assigned a high paleontological
resource sensitivity.

Stadium Conglomerate . ‘
The Stadium Conglomerate is made up of two conglomeratic units that are distinct both with
regard to the time period of formation and to the composition of the formation.

The two units occur together in some piaces, but only one may be present in other areas. The
formation occurs in Mission Valley and Murphy Canyon, Tierrasanta, Rancho Penasquitos, and
Rancho Bernardo areas. Where it occurs in Murphy Canyon, there have been sparse, but
well-preserved remains of rhinoceros, primates and small mammals. Because of the sparseness
of resources, the formation has a moderate resource value.

Where it occurs in Scripps Ranch, Rancho Penasquitos, and Carmel Mountain Ranch, there
have been recovered well-preserved remains of rodents, bats, tapirs and primates. Because of
the diverse and well-preserved remains of terrestrial vertebrates, the formation where it occurs
has been assigned a high resource sensitivity.

The lower member of the Stadium Conglomerate occurs from the south side of Mission Valley to
Rancho Bernardo. Sparse marine fossil remains and fossils of land mammals have been found
near the base of the formation. This part of the Stadium Conglomerate is assigned a high
resource value, due to the moderately diverse assemblages of terrestrial mammals.
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Friars Formation

The Friars Formation consists mainly of sandstones, siltstone, mudstones, and cobble
conglomerate. It is rich in vertebrate fossils, especially terrestrial mammals such as primates,
rodents, artiodactyls, and perissodactyls. Well-preserved remains of marine microfossils and
macroinvertebrates, and remains of fossil leaves have been recovered from the Friars
Formation. The formation crops out from Mission Valley north to Rancho Bernardo in the east,
and Rancho Santa Fe in the west. in the south, the formation extends from Tecolote Canyon
east to Santee and Lakeside. This forration is given a high paleontological resource sensitivity.

Scripps Formation

The Scripps Formation is considered to be potentially fossiliferous almost everywhere it occurs.
Most of the fossils known from this formation consist of remains of marine organisms {i.e. bony
fishes, sharks, rays, etc.) and land mammals (i.e. uintathere, brontothere, rhinoceros, and
artiodactyl). Well-preserved pieces of fossil wood have also been recovered from the Scripps
Formation. This formation crops out from Presidio Park in the south, north to Del Mar, and from
Clairemont east to La Jolla Valley. Based on the joint occurrence of marine invertebrate fossits
and terrestrial vertebrates, the formation is assigned a high resource sensitivity.

Ardath Shale '

The Ardath Shaie has yielded diverse and well-preserved assembiages of marine mlcrofossus
macroinvertebrates, and veriebrates. This formation crops out from Soledad Valley in the north
to La Jolla, Pacific Beach, and Clairemont in the south. Because of its production of diverse and
well-preserved assemblages of fossils, a high resource sensitivity is given to this formation.

Torrey Sandstone

The Torrey Sandstone has produced important remains of fossil plants and marine
invertebrates. Many of the plant remains are from taxa related to species that today live in
brackish-water marsh and/or riparian woodland environments in subtropical and tropical regions
of Southeast Asia and the southeastern U.S. Their occurrence in the Torrey Sandstone
suggests that the Eocene climate in this area was warmer and wetter that the modern climate.
The formation occurs from Sorrento Valley in the south to Batiquitos Lagoon in the north, and
from the coast inland to La Jolla Valley. Because of the coarse-grained nature of the Torrey
Sandstone and the generally poor state of preservation of foss:ls the formation has a moderate
paleontological resource sensitivity rank.

Delmar Formation _

Fossils form this formation consist of weli-preserved to poorly preserved remains of estuarine
invertebrates, and estuarine vertebrates. The Delmar Formation crops out from Sorrento Valley
in the south to at least Batiquitos Lagoon in the north. The best exposures of the formation occur
in the sea cliffs from Torrey Pines State Reserve to Encinitas. The Delmar Formation has
produced important remains of terrestrial vertebrate fossils and is assigned a high
paleontological resource sensitivity.

Mount Soledad Formation

The Mount Soledad Formation has ylelded fossils of various kinds of marine organisms including
mollusc, planktonic foraminifers, benthonic foraminifers and pollen. This formation has a rather
limited areal distribution, and is exposed in roadcuts on the western and eastern sides of Rose
Canyon. It is also exposed in the sea cliffs at Tourmaline Beach, in artificial slopes at the north
end of Point Loma, and in canyon slopes of Mount Soledad. Although the extent of known fossil
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occurrences is limited, its sedimentary nature suggests greater potential. This is especially true
for the upper fine-grained sandstone and siltstone portion of the formation, which is given a
moderate resource sensitivity. The lower conglomeratic portion of the formation has a lower
resource sensitivity. ‘ '

Unnamed Formation

The "Unnamed formation" is only known to occur in the Rose Canyon area of San Diego,
between Mission Bay on the south and SR-52 on the north. Fossils from this formation include
dental remains of multituberculates, opossums, insectivores, primates, "condylarths”, and
rodents. This unique assemblage includes the oldest Eocene terrestrial mammal fossils known
from the west coast of the U.S. Because of those discoveries, the "Unnamed formation" is
assigned a high paleontological resource sensitivity.

Pomerado Formation

The lower portion of the Pomerado Conglomerate has produced remains of fossil terrestrial
mammals including primates, protoreondonts, and insectivores. The middle part of the
conglomerate has yielded remains of nearshore marine moluscs, as well as unidentifiable
mammal bone fragments. The upper conglomerate member has yielded a single fragmentary
jaw of an unidentified artiodactyl. The Pomerado Conglomerate crops out from La Mesa to the
south to at teast Miramar Reservoir in the north, and.from there eastward to Santee. Because of
the predominantly coarse-grained nature of the Pomerado Conglomerate and its largely
unproven resource potential, it is assigned a moderate paleontological resource sensitivity.

Cabrillo Formation | -

The Cabrillo Formation is composed mainly of sandstones and conglomerates, and is
approximatety 70 million years old. Fossils from this formation are not well known and consist of
remains of marine invertebrates and vertebrates. The Cabrillo Formation crops out along the -
eastern and southwestern sides of the Point Loma peninsula in both seacliff exposures and
roadcuts. It is also exposed on the western, northern, and eastern flanks of Mount Soledad.
Based on the unproven resource potential of the formation, a moderate paleontological
sensitivity is given. . :

- Point Loma Formation ' : :
The Point Loma Formation was deposited on an ancient sea floor. Well-preserved remains of
many types of fossil marine invertebrates and vertebrates are known from this formation. In
addition, the formation has also produced sparse remains of terrestrial plants and dinosaurs.
Taken together, the paleontological resources of the Point Loma Formation represent some of
the best-preserved examples of late Cretaceous marine fossils known from California and one of
the few sources of dinosaur fossils in the state. The formation is well exposed along the western
margin of Point Loma and along the northern flank of Mount Soledad. The Point Loma
Formation has produced diverse and well-preserved assemblages of marine invertebrate fossils,
as well as rare dinosaur remains, and is assigned a high paleontological sensitivity.
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Lusardi Formation

No identifiable fossils have been recovered from the Lusardi Formation in San Diego. The
Cretaceous age of this rock unit coupled with its terrestrial depositional setting suggest the
potentiai presence of dinosaurs and other terrestrial vertebrates. The Lusardi Formation is
exposed in Lusardi Canyon and La Zanja Canyon near Ranche Santa Fe, along Poway Road
east of Poway, in the Alpine area, near San Vicente Reservoir, and east of Palomar Airport
in Carlsbad. This formation is assigned a moderate resource sensitivity based on its
unproven potential.

Issue: Will the proposal result in the loss of paleontological resources?
IMPACTS

Many fossil sites presently on record in San Diego have been discovered during construction
operations. Weathering quickly destroys most surface fossil materials, and it is not until fresh,
unweathered exposures are made by grading that well-preserved fossils can be recovered.
Adverse impacts occur wher excavation activities cut into fossiliferous geological deposits, and
cause physical destruction to fossil remains. :

Likewise, the current regulations provide no protection for paleontological resources. These
resources are identified and protected solely through the environmental review process for
discretionary projects. The proposed project provides no protection for paleontological '
resources. The presence of these resources on a site does not trigger any discretionary action
through which research and collection might be required. Knowledge of these resources could
only be investigated if an activity is subject to environmental review for some other reason. Once
a proposed project is subject to environmental review, the initial study woulid identify whether it is
likely that fossils are present on the site. If there is a moderate or higher potential for fossiis to be
present on a particular site, monitoring for paleontological resources is required during
construction activities in order to mitigate the identified significant impacts.

Several community plans identify preservation of paleontological resources as an environmentai
goal for the community. Since compliance with the proposed regulations could result in the loss
of these resources, there could be significant land use impacts related to conflicts with
environmental goals and policies. (See also Chapter [V-A.) '

SIGNIFICANCE OF IMPACTS

The proposed regulatory scheme does not provide for detection, investigation, collection or
preservation of paleontological resources. For activities not subject to environmental review, the
presence of fossil resources would not be detected. Therefore, the proposed project would have
a significant impact on paleontological resources.

MITIGATION o ‘

Mitigation for this project consists primarily of alternative regulatory language that would reduce
or avoid the significant impacts that have been identified. Please refer to Chapter VIil of this EIR
for recommended language that would serve to reduce or avoid the potentially significant impact
on paleontological resources.
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In the case of fossil resources, there has been enough scientific study of the San Diego region
that the formations likely to contain important fossils have been identified. The potential adverse
impact of the proposed project could be reduced if the regulations required construction
monitoring under appropriate circumstances. That is, when an activity is proposed in a geologic
formation having been identified as yielding important resources, monitoring for paleontological
resources would be required during the construction operations.
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H. NATURAL RESOURCES

EXISTING CONDITIONS

The City of San Diego classifies as natural resources the lands that support agricultural uses
and fands that contain deposits of sand and gravel used as construction materials. Impacts on
these resources are important because once lands with those capabilities are built on they are
thereafter lost for agriculture or extraction of materials. The ability to extract resources or to farm
is also affected by sensitive land uses being located adjacent to extractive or agricuitural areas.
Efforts have been made by the California Department of Conservation (CDC) to identify areas
containing important farmland and significant mineral resources.

Agricuitural Resources

The U.S. Department of Agriculture Natural Resource Conservation Service (formerly the Soil
Conservation Service) prepared a Soil Survey for the County of San Diego (June 1975). The
properties of the soils of the area were interpreted for suitability for general intensive agriculture.
The Storie Index is a numerical expression of the general agricultural suitability. The rating is a
range from 0 to 100. Factors that affect the Storie Index are: soil profile characteristics; the
texture of the surface soil; slope; and specific limitations for use of the soil such as poor
drainage, salts, or high water table. Soils in the region with higher Storie Indices include
Grangeville fine sandy loam, Greenfield sandy loam, Indio silt loam, Reiff fine sandy loam, and
Visalia sandy loam.

The CDC maintains a set of criteria to identify significant agricultural lands. Farmlands are
classified according to soil factors including available water holding capacity, temperature
regime, Ph, depth to the water table, electrical conductivity, flooding potential, erosion hazard,
permeability, rock content and rooting depth. There are several classifications of farmland:
Prime, Farmland of Statewide Importance, Farmland of Local Importance, and Unique.

Prime Farmland is iand with the best combination of physical and chemical features able to
sustain long-term production of agricultural crops. Farmland of Statewide Importance is land with
a good combination of characteristics for crop production, and that has been used for irrigated
crop production within the last three years. Unique Farmland is land of lesser quality soils used
for production of the State's leading agricultural cash crops. Farmland of Local Importance is
iand that a local unit has designated as having local significance; a local designation will take
priority over some other classification by the state.

Within the city there are about 15,900 acres of land designated for agricultural uses. Areas of
continuing significant agricultural production in the city are located in the San Pasqual Valley,
on Otay Mesa, and in the Tijuana River Valley. The major areas of Prime Farmland are in

the Tijuana River Valley west of interstate 5: and in northern San Pasqua! Valley, along the
San Dieguito River. In the North City Future Urbanizing Area, in the San Pasqual Valley area,
and on Otay Mesa there are lands designated as Statewide Important Farmlands and Unique
Farmlands. Significant acreages of Locally Important Farmland are located in the North City
FUA, the San Pasqual Valley, and on Otay Mesa.
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Mineral Resources
There are two types of mineral resources in San Diego that are important considerations in land
use planning: sand and gravel to be extracted for construction purposes, and salt. According to
the Progress Guide and General Plan, there are basically four scurces of construction materials
in San Diego: alluvium, the Poway formation, the San Diego formation, and metavolcanic rock.
Metavolcanic rock is dense, pure rock that can be crushed to produce high grade aggregate that
competes economically with Poway conglomerate aggregate. The primary area of salt
production is at the mouth of the Otay River.
Urban pre-emption of prime mineral resource deposits and conflicts between mining and other
~uses throughout California led to passage of the Surface Mining and Reclamation Act of 1975
(SMARA), which requires all cities and counties to incorporate in their General Plans the
mapped designations approved by the State Mining and Geology Board. The State Geologist
classifies minera! lands solely on the basis of geological factors. By statute, existing fand use is
not considered during categorization.

The State Mining and Geology Board has defined Mineral Resource Zones; the zones are
established based on the presence or absence of significant sand and gravel deposits and
crushed rock resource areas. The guidelines for the zones are:

MRZ-1  Areas where adequate information indicates that no significant mineral deposits are
' present, or where it is judged that there is little likelihood for their presence.

MRZ-2 Areas where adequate information indicates that significant mineral deposits are
present or where it is judged that there is a high likelihood for their presence.

MRZQS Areas containing mineral deposits, the signiﬁcancﬁe of which cannot be evaluated from
available data.

MRZ-4 Areas where available information is inadequate for assignment to any other MRZ.

According to Special Report 153, prepared by the Division of Mines and Geology, Portland
Cement Concrete aggregate is the scarcest aggregate resource in San Diego County due to the
restrictive specifications for that material. Those deposits that meet the specifications for
Portland Cement Concrete are therefor of the most concern in planning future availability.

in general the MRZ-2 (Figure 25) areas are concentrated along major drainages such as the
Otay River, the Tijuana River, the San Diego River, Carroll Canyon, and the San Dieguito River.
There is no current City zone specifically designed to protect these natural resources to assure
they are available for future use.

There are a number of objectionable characteristics that typically accompany the extraction,
processing and transportation of sand and gravel products. These include noise, vibration, air
nollution, dust, heavy trucks causing traffic congestion, and the often significant visual impacts.

(City of San Diego Progress Guide and General Plan (1989) p.332)
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Salt is produced in San Diego by solar evaporation of seawater near the mouth of the Otay
River. This method of salt production is possible in very few areas of the world because of the
requisite ciimate, area and focal market. Most of the salt produced in San Diego is used locally.
Bittern, a by-product of the evaporation process, is also sold locally for production of '
magnesium chloride.

Salt ponds are of value in providing nesting and feeding areas for local and migratory birds, and
breeding grounds for numerous mollusks and shellfish. They also provide an appropriate use for
open space designations in the area. (City of San Diego Progress Guide and General Pian
{1989) p.332)

Issue: Will the proposal result in the conversion of agricultural land to nonagricuttural use or
impairment of the agricultural productivity of agriculturai land?

Issue: Will the proposal result in the prevention of future extraction of sand and gravel?

IMPACTS

Agricuftural Resources

Agricultural processing and the raising and harvesting of crops would be prohibited in the Open
Space-Park (OP) and Open Space-Conservation (OC) zones. Only public parks and recreation
facilities would be allowed within the OP zone. The OC zone would be used to implement land
use plans in the preservation of the natural character of the land and environmentally sensitive
land. In addition, the agricultural processing uses would be prohibited in the OR zones (Open
Space-Residential).

Agricultural processing, and the raising and harvesting of crops would be permitted by right in
the OR-1-2 and OF (Open Space-Floodplain) zones. However, all uses in the OR zones, except
passive recreation and natural resource preservation, shall be located only within the permitted
development area. Pursuant to section 131.0250, the allowable development area is, with
certain qualifications, up to 25 percent of the premises. Thus, new agricultural uses (raising and
harvesting of crops) would be limited to a maximum of 25 percent of a premises. According to
the proposed City of San Diego MSCP Subarea Plan, existing agricultural operations within the
preserve would not be limited or restricted. '

Implementation of the proposed project could result in the failure of potentially agricutturalty
productive land to not be cultivated. Application of the OR-1-2 zone could restrict the amount of
cultivation because only 25 percent of a premises could be used for purposes other than
preservation of the existing native habitat. The geographic extent of lands that are currently
nonagricultural and have the potential to be converted to agricultural uses is limited to the

Otay Mesa area and the San Pasqual Valley area. Agricultural uses tend to require fairly
extensive land area to be economically feasible. With such limited areas available for expansion
of agricultural uses, and the land use trend in San Dsego being urbanization, it is not anticipated
that there would be a significant amount of conversmn to new agriculture uses in the City.

While the effect of the proposed regulations would be to limit the feasibility of converting existing
noncultivated land to cultivation, implementation of the project would not result in the physical
conversion of lands to uses which woulid irrevocably preciude future agricultural uses. However,
the proposed regulations would have a significant effect on the expansion or conversion of
important land for agricultural productivity.
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Mineral Resources

The proposed City of San Diego MSCP Subarea Plan would permit continuation of extractive
mining activities in the MSCP preserve. The proposed Land Development Code would prohibit
mining and extractive industries in the OP, OC, and OR zones. Mining would be permitted in the
OF zone subject to the issuance of a Conditional Use Permit.

The purpose of the OR-1-2 zone is to implement the MSCP, and the majority of lands within the
preserve would be in the OR-1-2 zone. However, floodplains within the proposed preserve would
be within the OF zone. Thus, the OR-1-2 zone would be applied to Jands where the extraction
activities would be primarity rock quarrying and the OF zone would be applied to fands where the
activities would be primarily sand mining. '

Since the resources most commonly found in the floodplain zone are sands, and mining

and extraction activities would be permitted with a CUP in the OF zone, the proposed project
would not affect either the availability of sands for extraction or the expansion of sand ’
extraction activities.

The proposed regulations would prohibit mining activities in areas outside the OF zone and
within the proposed MSCP preserve. Many of the areas where resources are still available for
extraction occur within the proposed preserve. While the effect of the regulations would be to
restrict the ability to mine or extract mineral resources, the regulations would not have an effect
on the presence or the amount of the resources. In otherwords, the proposed regulations wouid
not affect the resource itself; the regulations would have a significant adverse impact on the use
or availability of the resource. For a discussion of the potential land use impact related to mining
of natural resources, please refer to Chapter IV-A of this EIR.

SIGNIFICANCE OF IMPACT

The proposed project would not have a significant adverse effect on the availability of land for
agricultural uses or the amount of mineral resources available for extraction, but would resuilt in
restricted access to this land and would therefore result in a significant impact. The potentially
significant land use impacts related to this issue are addressed in Chapter IV-A of this EIR.

'MITIGATION

The impact on natural resources cannot be reduced through mitigation measures. The only way
to avoid the impact is adoption of the No Project alternative.
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. HUMAN HEALTH AND PUBLIC SAFETY

EXISTING CONDITIONS

Electromagnetic Fields _ .

San Diego Gas & Electric currently maintaing many high-voltage electric transmission facilities
within the City. In recent years, the potential for health risks due to electromagnetic fields (EMF)
from transmission lines has been under study. : '

Due to concern regarding EMF and health effects, the following discussion is included in the
EIR. However, at the present time studies regarding the effects of EMF on public health are
inconclusive. CEQA Guidelines Section 15145 states, "If, after a thorough investigation, a Lead
Agency finds that a particular impact is too speculative for evaluation, the agency should note its
conclusion and terminate discussion of the impact." The following discussion is not intended to
draw conclusions regarding significance but to disclose the information on EME.

Electromagnetic fields are invisible lines of force that surround items that conduct electricity.
Voltage around any wire causes an electrical field. Magnetic fields are produced by current. EMF
are found in areas immediately surrounding power lines, electrical wiring and electrical
appliances (televisions, hair dryers, toasters, as well as electric blankets and tools). Electric =
fields are shielded by trees, shrubs, and building materials. Magnetic fields are not shielded by
most materials. Both fields decrease in intensity by 1/R? (where R = distance separation)
(SDG&E 1991).

The first published epidemiological report addressing the association between cancer and EMF
exposure was published by Wertheimer and Leeper in 1979. The study reported a doubling of
the incidence of childhood leukemia in homes having a high current configuration.

Other research teams have sought to replicate the results of the Denver studies. One study by
Dr. David Savitz, an epidemiologist confirmed the Denver findings. The Savitz study was
conducted in the same neighborhood and correlated information on the wire code system and
the general cancer rate, including leukemia. Four other research teams could not find a
correlation between EMF and cancer that met the criteria for statistical significance,

Over the past few years, studies on EMF-related issues have proliferated across the United
States as well as other electricity-dependent countries. Current research has been unable to
determine whether or not EMF poses a health risk.

The latest major review of the potential carcinogenic effects of EMF was published in October
1996 by the National Academy of Sciences of the National Research Council. The California
Department of Education (DOE) has adopted a policy that recommends minimum distances
between new schools and the edge of transmission line rights-of-way.

Vectors : _ .
Standing bodies of water may provide breeding habitat for mosquitos, which carry and transmit
diseases, including malaria and viral encephalitis. Twenty-four species of mosquitos found in the
County are disease bearing. Mosquitos require ponded water or slow flowing sections of
streams to deposit eggs and allow larval development. Surface water quality is also of concern
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as elevated nitrogen or phosphorous promote algal growth. Agricultural impoundments and
runoff detention basins provide potential breeding habitat.

Hazardous Materials

Intensive agricuitural operations exist in many areas of the City. The potential exists therefore
that there is soil contamination from herbicides and pesticides applied as a part of the
agricultural operations. Pesticides that may have been used on field type crops in the past
include DDT and Chlorodane. Both types of pesticides are chlorinated hydrocarbons that persist
for a long time after application. Chlorodane has been observed to have a half life of up to

30 years. Both Chiorodane and DDT have been outlawed. More recently, fungicides and
organophosphate insecticides have been used. These insecticides and fungicides break down
much more quickly than the chlorinated hydrocarbons. Both completely break down within one to
two days after application (Betschart, July 29, 1993). The County Department of Health and
Services Hazardous Materials Management Division maintains records of organizations which
have obtained permits for release of hazardous materials.

Telecommunications Facilities

Telecommunications facilities will continue to be developed in the City of San Diego pursuant to
the proposed Code. The Federal Telecommunications Act of 1896 was enacted on February 8,
1996. Section 704 states: "No state or local government or instrumentality thereof may regulate
the placement, construction, and modification of wireless service facilities on the basis of
__enwronmental effect or radio frequency emission to the extent that such facilities comply with the
commission's regulations concerning such emissions.”

Communications antennae emit varying levels of radio frequency (RF) energy (also known as
electromagnetic emissions). The American Standards Institute (ANSI) and the Institute of
Electrical and Electronics Engineers (IEEE) have established the standard for safe exposLre
levels of RF power for wireless cellular facilities.

Radio frequency emission levels are usually expressed and measured as "power density" which
is described in terms of power per unit area. This is the power that flows outward from the

- transmitter and passes through a given area. For cellular facilities, the measure for exposure is
microwatts per square centimeter.

Because the intensity of radiation is smaller at greater distances from the transmitter, exposure
at a sufficient distance is below a level considered to present a health hazard. The accepted
standard for safe exposure to RF energy from cellular facilities is currently 580 microwatts per
square centimeter. The emission from cellular antenna facilities is about 5.8 microwatts per
square centimeter at about 10 feet from the antenna; this level is well below the level current]y
considered as the threshold over which there may begin to be a health hazard.

Marine Industry

Marine industry is shown as a use in the proposed Code. The use is allowed by right in the CR
(regional commercial), CV(commercial visitor) and CC-5 (heavy community commercial/mixed
use) zones. The marine industry use could include activities that are engaged in the production,
distribution and storage of marine vessels and equipment.

Issue: Will the proposal result in creation of any health hazard or potential heailth hazard
(excluding mental heaith) or in the exposure of people to potential health hazards?
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IMPACTS

Electromagnetic Fields
Studies of the potential for adverse public health effects of EMF are inconclusive at this time. A
statement or conclusion regarding impacts would be speculative.

Vectors '

The proposed project requires that development proposals comply with Chapter 4 of the
Municipal Code which is the City's Stormwater Management and Discharge Controf regulations.
Chapter 4 provides the authority for the Enforcement Official to require Best Management
Practices on a premises. "Best Management Practices" includes facilities to reduce pollutants in
stormwater as well as controlling stormwater runoff. Some of the methods for controlling runoff
and settling pollutants prior to discharge into a drainage course include infiltration basins,
detention ponds and retention basins. These impoundments collect water where it stands for

a period of time until it discharges, percolates or evaporates. Other water quality control devices,
‘such as temporary construction sedimentation and catch basins, infiltration basins, and grass-
lined swales may be required with future development projects. All of these devices would resuit
in the temporary or permanent impoundment of water which could result in mosquito breeding.

Hazardous Materials . ‘

The potential exists that residents of the City could be exposed to unhealthy levels of pesticides
or herbicides that, when applied for agricultural purposes, have contaminated soils. Exposure to
contaminated soils could occur through wind-blown soil particles or contaminated runoff. If the
levels of pesticides applied for past agricultural operations have contaminated soils, impacts to
public health could be significant. Other types of land uses that could resuit in public exposure fo
hazardous materials include automobile wrecking and certain activities classified as industrial
uses. The County of San Diego Depariment of Health and the County Air Pollution Control
District contro! and regulate hazardous materials and air emissions.

Implementation of the proposed project would not increase the risk of exposure to hazardous

materials. The project does not conflict with County or State hazardous materials regulations. In

addition, the project does not include changes to existing land use designations or growth

- patterns of the City. Therefore, though impacts could occur as a result of past agricultural
operations through grading or other soil disturbing activities, there would be no impact from

implementation of the proposed project. :

Telecommunications Facilities

Although the proposed Code would permit location of these facilities in virtually all areas of the
City, the development of these facilities would be regulated through the City's discretionary
permit process. The discretionary review serves the function of protecting human health

and public safety. Currently the City refies on the industry-generated tolerance levels as

the threshold above which there would be a determination of significant impact on health

and safety. In addition, the City relies on information from the industry applicants as to

the emissions from facilities. Based on the information available, it appears there would be

- ho impact on health or safety from these facilities as long as they are regutated in the

manner proposed.
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Marine Industry

The use category of marine industry is summarized as being the production and storage of
marine vessels and equipment. These uses could include the rehabilitation and repair of boats.
The materials involved in marine industry include heavy metals, fiberglass, varnishes and
paints. Repair activities include sanding of these materials which then releases these particles
into the air.

The emissions from permitted marine industry in the CR, CV and CC-5 zones may pose a health
hazard because they may be emitted adjacent to other permitted uses in those zones. Potential
sensitive receptors are tourists in the commercial visitor zones or residents in the mixed use
developments permitted in the CC-5 Zone. Permitting marine industry uses by right in these
zones sets up the potential for incompatible land uses to be located proximate to each other.

SIGNIFICANCE OF IMPACT

Electromagnetic Fields

Research on the correlation between EMF and potential health hazards is not conclusive to
date. Therefore, in accordance with CEQA Section 15145, a conclusion regarding potential
significance of impacts from EMF on public health are speculative in nature.

Vectors
Potential future |mpacts from mosqwto breeding would be significant.

Hazardous Materials ‘
. The proposed project would not result in significant impacts related to hazardous materials.

Marine Industry

There is a potentially significant impact related to health and public safety because marine
industrial uses are permitted by right in certain commercial zones where there may be
sensitive receptors.

MITIGATION

Mitigation for this project consists pramartly of alternative regulatory Ianguage that would reduce
or avoid the significant impacts that have been identified. Please refer to Chapter VIl of this EIR
for recommended language that would serve to reduce or avoid the potentially significant
impacts on human health and public safety.

Electromagnetic Fields

Due to the inconclusive research on EMF a determination of s:gmﬂcance could not be reached.
As a result mitigation is not required. However, because research into EMF and possible health
risk is ongoing, the issue should be reviewed for future development projects. Specific mitigation
measures may be required based on subsequent review of development projects.
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Vectors

In order to avoid or reduce the potentially significant impact on human health related to vectors,
the regulations should require development of a Vector Prevention and Control Management
Plan in appropriate circumstances. Projects that include runoff control facilities that involve water
impoundment, should be required to prepare a VPCM plan as a condition of approval of the
project. The plan should be prepared to the satisfaction of the County Department of
Environmental Health.

Hazardous Materials
Since there would be no significant impact, no mitigation is required.

Marine Industry

The potentially significant land use impacts that would result from the incompatibility with other
permitted uses in the CR, CV, and CC-5 zones could be reduced or avoided if the regulations
provided for locational criteria to control the distance between the marine industry uses and
residential or visitor accommodation uses.
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V. GROWTH INDUCEMENT

A project is defined as growth-inducing when it directly or indirectly fosters economic growth,
population growth, or additional housing; when it removes obstacles to growth; when it
overburdens public facilities and services; or when it encourages or facilitates other activities
that could significantly affect the environment. The provision of roadways, utilities, water and
sewer service to a previously unserviced area can induce growth by removing impediments
to development. Once services are extended into an area, economic pressures to develop
are anticipated.

As stated previously in this document, the impact analysis for the project is based purely on the
implementation of the proposed Code and its supporting documents (rather than an analysis
based on a comparison between the existing code and the proposed code). However, the
assessment of whether the project is growth-inducing is inherently based on a comparison of the
existing regulations with what would be permitted according to the new scheme. The proposed
project does not include density or land use designation amendments to the General Plan or
community plans that would indicate anticipated growth beyond what is currently planned. There
are no proposed changes to provide for new roadways, sewer or water service. However, the
project would remove obstacles to growth by changes in development regulations, and is
therefore considered to be growth inducing.

Some of the changes that would be likely to induce growth inciude the change in applicability of
the regulations and the reduction in level of decision making process for many types of
development. For example, the proposed Coastal Development Permit categorical exclusions
would likely relieve a sufficient number of projects from the development permit process that
those exclusions would be considered to be growth inducing. In addition, the proposed change
in definition of wetlands, the change in designation of historical resources, and the change in
grading regulations may permit development that may have been restricted under existing
regulations. Removal of requirements for permits may induce development on sites where
existing regulations were considered to make development too cumbersome or infeasible.

Project processing time and expense would be reduced because required permit process levels
have been reduced for many circumstances. If cumbersome permit processing is considered a
limitation to growth and development, then reducing the steps in the process would positively
affect growth and development. By reducing the number of circumstances under which permits
are required and reducing the process level in the instances when permits are required, more

- people may be willing to enter the system and implement development.






VL. CUMULATIVE EFFECTS

INTRODUCTION

Section 15130 of the State CEQA Guidelines requires that the cumulative effect of the proposed
project be discussed when they are significant. Cumulative effects are two or more effects
which, when considered together, are considerable or compound or increase other impacts. The
cumulative impact is the change in the environment which results from the related incremental
impact of the project when added to other past, present, and reasonably foreseeable future
projects in the vicinity. A separate discussion of project-specific impacts as a result of the
proposed project, the significance of the project-specific impacts and available mitigation is
provided for each environmental issue in Section IV-Environmental Analysis, of this EIR.

APPROVED OR REASONABLY FORESEEABLE PROJECTS

There are several categories of projects, regional or citywide in scope, that could result in .
incrementally significant impacts. First, various conservation planning efforts are currently
underway in San Diego County, including the Multiple Species Conservation Plan in which the
City of San Diego is participating. Second, there are various community plans (within the City of
San Diego) that are being updated. Third, other community ptans would be updated if the
proposed MSCP Subarea Plan for the City. is.adopted. Fourth, if the Subarea-Plan-is-adoepted, -
there would be rezones of many parcels to implement the MSCP preserve. And fifth, the City
Council initiated several regulatory relief measures in 1996 which amended the Municipal Code.
These various categories of projects are described in greater detail below, followed by a
discussion of the cumulative impacts.

Conservation Planning Efforts

Multiple Species Conservation Program

The Multiple Species Conservation Program (MSCP) began in July 1991 as a proactive way to
address the mitigation needs of the City of San Diego Clean Water Program (later re-organized
to become the Metropolitan Wastewater Department) for a planned expansion and upgrade of
the Metropolitan Sewerage System. The MSCP is a Habitat Conservation Plan (HCP)as
required for an incidental take permit pursuant to section 10(a)(1)(B) of the federal Endangered
Species Act. It is a cooperative effort between thirteen agencies in the San Diego region, the
State Department of Fish and Game, and the U.S. FISH & Wildlife Service.

The MSCP preserve system is intended to augment the currently fragmented, project-by-project
biological mitigation efforts, which by themselves do not contribute adequately to the continued
existence of sensitive species or to maintenance of natural biodiversity. If adopted, the MSCP
would meet the Metropolitan Wastewater Department's needs to mitigate the direct biological

- impacts of mandated improvements to the region's sewage treatment facilities and potential
secondary impacts associated with these improvements,

Twelve major habitats within the MSCP study area are considéred sensitive by federél, state or -
local agencies because they have been severely reduced in distribution as a result of
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urbanization. These include coastal bluff scrub, maritime succulent scrub, southern maritime
chaparral, Torrey pine forest, and southern interior cypress forest. There are approximately 200
plant and animal species that are federally and/or state endangered, threatened, rare, or
proposed for listing, or otherwise considered sensitive.

The Draft MSCP plan was distributed to the public in March 1995. Subsequently, participating
local government and special purpose agency jurisdictions, in conjunction with property owners
and wildlife agencies, developed preserve boundaries and/or focused planning areas
represented by the Multiple Habitat Planning Area (MHPA) included in the MSCP plan.

North County Multiple Habitat Conservation Program

Encompasses approximately 654,000 acres in northern San Diego County and is similar to the
MSCP in intent and structure. There are three planning subareas for which more detailed
conservation plans are developed: the Carlsbad Habitat Management Plan; the San Marcos
Biological Resources Management Plan; and the Poway Subarea Plan.

County Multiple Habitat Conservation and Open Space Plan
Encompasses unincorporated areas of the County not included within the MSCP or MHCP study

areas. Current efforts are concentrated on developing a biological data base. The cities of
Oceanside, Encinitas, Vista, and Carlsbad are currently preparing subarea plans as part of the
MHCP planning effort. :

SANDAG Regional Conservation Coordination Committee
A committee sponsored by SANDAG to coordinate mapping on regional conservation efforts;

efforts to date have concentrated on establishment of standardized mapping classifications,
development of conservation guidelines and exploring financial opportunities. -

San Dieguito River Valley Regional Open Space Park _
Encompasses a 55-mile stretch of the San Dieguito River including public lands and lands

still to be acquired; a park concept plan has been developed and has undergone environmental
review that calls for natural open space and both passive and active recreation within the
park boundaries.

Otay Valley Regional Park JEPA A .
Encompasses the Otay River Valley watershed from Otay Lakes west to the Pacific Ocean; a

Joint Exercise of Powers Agreement (JEPA) has been established to coordinate planning efforts
for a park, including natural open space and passive and active recreation. -

Natural Community Conservation Plan (NCCP) Programs :

An NCCP has been approved in the Central/Coastal Subregion of Orange County and an NCCP
is underway in the Southern Subregion; the San Diego MSCP and MHCP have been determined
to be NCCP equivalents; the County of Riverside is pursuing a multi-species conservation
planning effort that may be coordinated with the NCCP Program.

SDGA&E and County Water Authority (NCCP) Programs

SDGA&E has completed an NCCP for SDG&E properties within the. San Diego region. The
County Water Authority (CWA) is currently preparing an NCCP for CWA properties in the
San Diego region.
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Community Plan Updates :

There are three communities in the City for which the community plan is in the process of being
revised. These community plan updates were initiated by the City and the community planning
group because the plan was no longer current with regard to issues in the community.

Linda Vista Community Plan

fn January 1995, the Planning Department and the Linda Vista Community Planning Committee
initiated an update of the 1983 Linda Vista Community Plan. The community plan update task
force identified the following issues as being significant in the update: adequacy of park acreage:
the number and distribution of subsidized housing units; residential densities; the future of
industrial uses in the area; economic development; and street landscaping. In addition, there are
a number of inconsistencies between the existing land use designations and zones.

Otay Mesa-Nestor Community Plan

The original Otay Mesa-Nestor Community Plan was adopted in 1978 to serve as a
comprehensive guide for development through 1995, Since 1979, there have been fifteen plan
amendments. The amendments collectively added between 1200 and 1500 residential units to
an area that was already suffering from facilities shortfalls. A "Community Conditions Report",
published in October 1993 contained data on fand use inventories, 1990 census data, historical
resources in the community, and traffic data. Through analysis of inventories and-information
from the residents of the community, it was determined that particular issues that needed to be
addressed in the update included: the ethnic diversity in the community; the community's
location between two major open space systems; and the community feeling like a "stepchild” to
the City of San Diego.

Because the MSCP preserve boundary was being developed while the OCtay Mesa-Nestor
Community Plan update was in process, the revised community plan open space designations
reflect the boundaries necessary to implement the preserve. The proposed community plan

~ draft of 1996 has not yet been adopted. Negative Declaration 85-0233 has been prepared for
the project.

Mid-City Community Plan
The existing Mid-City Community Plan was adopted in 1984 and included specific

recommendations for eight areas of the Mid-City community. Since that time, four planning
areas have been given formal recognition by the City Council: City Height, Normal Heights,
Kensington-Talmadge, and the Eastern Area, o

Although many of the 1984 plan goals and objectives are still valid, in 1993 members of the
four Mid-City planning groups applied for Community Block Grant Development funds to update
the Mid-City Community Plan. The plan will include four basic elements: Vision, Land Use,
Natural Resources, and Transportation. Particular land use issues include: matching allowable
densities to what is currently built; the relationship between land use density and needed public
facilities and services; revitalization; and economic development,

Community Plan Amendments Associated With the MSCP :

In addition to the above mentioned community plan amendments, other community plans would
be amended in order to implement the MSCP. in order to effectuate the land use changes to
create a preserve with hard-line boundaries, the following community plans would have to be
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amended: Carmel Valley Community Pian; Otay Mesa Community Plan; Rancho Penasquitos
Community Plan; Tijuana River Valley Community Pian; East Elliott Community Plan; North City
Future Urbanizing Area Framework Plan; and Beeler Canyon Future Urbanizing Area fand

use designation.

Carmel Valley Community Plan
The portion of the Community Plan area south of Carmel Valley would be amended to

incorporate the proposed City of San Diego Subarea Plan open space. Incorporating the
open space would invoive approving the community plan amendment, amending the precise
plans for Neighborhoods 8 and 8A and 10. It is anticipated that implementation of the Subarea
Plan would involve conversion of 172 acres previously designated for residential and other
urban development to open space. The community pian and precise plan amendments are
being processed independently and are not part of the actions associated with the proposed
MSCP project.

Otay Mesa Community Plan
The community plan open space system would be modified to accommodate the proposed

Subarea Plan. Open space management guidelines consistent with the MSCP would be added
to the community plan. Land use changes necessitated by an increase in the size of the open
space system include a reduction in the area designated for residential, commercial, industrial,
parks and schools. In general, land use conversions would involvé areas in the western portion
of the community which are covered by the Dennery Ranch, Robinhood Ridge, and California

Terraces-precise-plans—Precise-plan-amendments-will-be-necessary-for Dennery-Ranch,;

Robinhood Ridge and California Terraces to implement the open space systems associated with
the Subarea Plan. These precise plan areas are located in the western portion of Otay Mesa.

Rancho Penasquitos Community Plan

Approximately 206 acres previously designated for urban development south of Black Mountain,
including 800 residential units, is proposed to be redesignated as open space as part of the
proposed MSCP project. In association with the proposed revisions, the classification of Paseo
Valdear would change, the proposed Black Mountain Neighborhood Park and elementary schooi
would be deleted form the Park and Recreation and Public Facilities elements. -

Tijuana River Community Plan : _
The Tijuana River Valley Community Plan is proposed to be designated primarily for open

space. Thus, as part of the proposed MSCP project, the Tijuana River Valley Community Plan
area would be repealed. Approximately 1510 acres currently designated for agriculture and other
urban uses would be converted to open space in accordance with the Subarea Plan.

East Elliott Community Plan

_ Two land use plan alternatives are being evaluated as a part of the community plan amendment.
Alternative 1 land uses would include a mix of 117 acres of residential uses, 2259 acres of open
space, 12 acres of commercial uses, and an existing County landfill. With Alternative 1, the
existing County landfill could be expanded to cover approximately 474 acres. With Alternative 2,
an additiona! City of San Diego landfill of several hundred acres wouid be located in East Elliott
within one of the existing canyons in the western portion of the community. No residential uses
would be located in East Elliott under Alternative 2. One of the alternative land use plans would
be adopted with the proposed MSCP project. :
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North City Future Urbanizing Area Framework Plan .

The NCFUA Framework Plan was adopted in 1992. The pattern of residential and open space
uses shown in the Framework Plan would need to be modified as part of the MSCP. As a part of
the amendments, the Environmental Tier wold be modified to reflect the preserve boundaries
established by the Subarea Plan. Some of the residential land use areas designated in the
Framework Plan would be affected by the modified open space system. However, the total
number of units, acreage, density and general pattern of residential development would remain
unchanged from that shown in the adopted Plan.

Beeler Canyon Future Urbanizing Area

A total of 1521 acres in the Beeler Canyon area, currently designated as future
urbanizing, would be redesignated as open space. This action would be part of the
proposed MSCP project.

Rezones Associated with the Proposed MSCP
It is anticipated that approximately 700 parcels of non-urban lands would be rezoned at a
future time to implement the preserve system of the Subarea Plan. The 700 parcels would
represent about 20,000 acres. Only non-urban lands would be rezoned. For example, canyons
in urbanized communities would not be rezoned. The zone that would be used is the proposed
OR-1-2 Zone, which is proposed to be created with the proposed Land Development Code
project. The rezones are not proposed with the MSCP project currently in process; they would
* be subject to environmental review at the time each rezone is brought forward for action by the
_decision makers_ - . e . e e = e - TS T T e ST

1996 Regulatory Relief Amendments to the Municipal Code

Regulatory Relief Days have been held periodically by City Council since April 1993 to further
promote the City's efforts to streamline its land use regulations and cut through unnecessary
"red tape." These special Council hearings provide immediate relief from policies and
regulations that were specifically suggested by the public as hindering development without
providing for significant public benefit. The changes provided by Reguiatory Relief were
designed to be supplemental to the Land Development Code Update.

Previous Regulatory Relief actions by the Council have resulted in 44 policy changes to simplify
the development process in the City. Regulatory Relief 1996 proposed 12 ordinance changes
and five administrative changes. The following regulatory relief items were determined to be
exempt from CEQA. '

1. An ordinance to allow the filing of an amended map to make certain changes to a
recorded subdivision map. This would save the applicant from processing a new tentative
and final map as is now sometimes required.

2. An ordinance to authorize the City Engineer to issue a special permit for advanced
grading on a project within the Hillside Review Overlay Zone under certain limited
conditions. The change merely saves an applicant the time and cost of going to the City
Council to get the special permit. :

3. An ordinance to make less restrictive the determination of the legal status of lots held as
separate parcels. Lots created prior to March 4, 1972, whether by separate conveyance or
shown on an approved subdivision map, are considered to be legal lots. The date of
March 4, 1972 is established because the City's parcel records are incomplete prior to
1970, thus making legal determination difficult.
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4. An ordinance to establish as two years the time that a nonconforming use may be
discontinued and still retain its nonconforming rights.

5. An ordinance to simplify several requirements in the citywide landscape regulations
including: a reduction in street {ree requirements; and increase in the credit given for
existing trees; a reduction in the street yard for multi-family residential zones; and a
reduction in the vehicular use area reguirements.

6. An ordinance to delete the requirement to consolidate hearing dates for amendments to
a Land Use Plan or the Local Coastal Program and to repeal Councit Policy 800-35 which
gives the policy guidelines for initiating an amendment and consolidating the hearings.

7. An ordinance to eliminate the requirement for applicants to construct pubrlic
improvements as a condition to the approval of a building permit for a single family
residential addition of living space valued at $50,000 or more.

8. An ordinance to repeal and replace the 11-member Board for Abatement and Control of
Noise. The appeals that used to go to that board would now be heard by a Hearing Officer
and approved by the City Manager.

8. An ordinance to suspend the investigation and penalty fees for a time period ending
November 8, 1996 for construction work performed or maintained without the required

A-B O

permits prior to May 61886

Two 1996 Regulatory Relief items were determined not to be exempt from CEQA, but through
the Initial Study were determined not to have a potentially significant effect on the environment.
Thus, a Negative Declaration was prepared for each of the following two items.

1. An ordinance to amend the Municipal Code to allow churches by right in certain
commercial zones if the church would be located in an existing structure. The coastal zone
was not included in the change. Negative Declaration 86-0070 was prepared for this item.

2. An ordinance to categorically exclude from the requirements of a Coastal Development
Permit: (1) any new construction of a single family residence or a multi-unit residential
project containing no more than two dwelling units within the nonappealable area of the
Coastal Zone and (2) the demolition, in whole or in part, of any structure or building within
the Coastal Zone.

The exclusion required changes to the R-1 zones regarding setbacks, floor area ratio,
angled building envelopes, building height and yard encroachments. Protection of historical
or archaeological resources were to be maintained by accompanying revisions to the
Resource Protection Ordinance and the Grading Review Permit. Negative Declaration
95-0681 was prepared for this item. '

ASSESSMENT OF CUMULATIVE EFFECTS

The following evaluation includes assessment of cumulative effects associated with
implementation of the proposed project, as well as consideration of additional regional projects.
This section identifies those areas in which the project would only have incremental effects, and
those incremental effects which, when added to the effects created by implementation of other
projects, would have a significant effect on the environment. The discussion of project-specific
significant impacts is provided in Chapter IV of this EIR.
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Soils/ Erosion Hazards ‘

Implementation of the proposed project is anticipated to result in new development.
Development would potentially increase the amount of erosion from exposed soil areas which
then contributes to sediment-laden runoff into local drainage courses. Erosion can be destructive
to the immediate area and sedimentation can clog waterways, and downstream wetland and
lagoon areas. Measures can be incorporated into individual projects to decrease the erosion
hazard. Even with best management practices, disturbance of surface soils in any kind of
cultivation or development activity will result in erosion. The incremental area wide contributions

- to soil loss would be cumulatively significant.

Alr Quality

The San Diego area is a non-attainment basin for ozone resulting from emissions of reactive
organic gasses from automobiles. Any increase in emissions from automobiles is a cumulatively
significant impact. The Air Pollution Controlf District is responsible for strategies to reduce air
pollution in the air basin and bases its projections of future air quality and pollutant emissions on
population and employment growth estimates developed by the San Diego Association of
Governments. New housing typically does not have a significant adverse effect on the
strategies to improve air quality if the project is consistent with the assumptions used in the
APCD projection model and does not increase dependency on automobile trips relative to

other locations. : :

The SANDAG Series 8 population projection takes into account development in alf the current
adopted community plans.and the General Pian.-Although-the-proposed-preject does-not-inelude - -
changes in development or growth patterns, implementation of the project would result in
commercial, residential, and industrial development. Any additional development would result in
increased emissions into the air. Although none of the development anticipated with the
proposed project would individually be expected to have a significant adverse effect on air
quality, the incremental effects from new development could have a significant adverse effect,
over the long term, on air quality. '

Hydrology/Water Quality

The proposed project does not include regulations to control volume or pollutant tolerance levels
of runoff from urban areas. Urban runoff is from parking lots, driveways, streets, roofs, and turfed
areas. Runoff from all of these surfaces contain contaminants that could adversely affect water
quality. In addition, the greater the amount of impervious area, the greater the volume of runoff
because there are smaller and fewer pervious surface areas into which precipitation can be
absorbed. The hydrologic conditions of the local drainageways are affected when the volume of
runoff is greater than it wouid have been with no impervious (developed) areas.

Although the proposed project does not involve changes in development or growth patterns,
implementation of the project would result in commercial, residential and industrial development.
Any additional development would increase the amount of impervious surfaces and the amount
of contaminants present in runoff that discharges directly into surface waters. Although none of
the development anticipated with the proposed project would individually be expected to have a
significant adverse effect on hydrology or water quality, the incremental effects from new
development could have a significant adverse effect over the long term on hydrologic and water
quality conditions. : : :

Biology
The proposed project includes a zone (OR-1-2) and regulations designed to implement the
Multiple Species Conservation Program currently in process in the City of San Diego.
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Implementation of the proposed Subarea Plan, and the projects on the cumulative projects list,
would result in direct impacts to species on the Covered Species Lists of the conservation
programs on the cumulative projects list due to the issuance of incidental take permits.
Cumulative indirect impacts would be associated with edge effects and increased development
pressure outside the preserves established by the various multiple species planning programs.

The proposed project would have significant adverse effects on biological resources directly
attributable to implementation of the project. These impacts are discussed in Chapter [V of this
EIR. In addition, implementation of the proposed project would result in losses to biological
resources, which when added to the incremental effect of the other projects on the cumulative
project list, would have a significant adverse effect on biological resources. There would be
losses of species currently identified as sensitive, and less sensitive plant and animal species,
as a result of implementation of the proposed regulations and the development that is likely to
occur as a result of implementation of the project. In addition to the significant impacts that could
occur from an individual project through implementation of the proposed Code, the incremental
effects from new development could have a significant adverse effect, over the long term, on
biologicat resources.

Land Use

The proposed project includes a zone (OR-1-2) and regulatlons designed to smplement the
" Multiple Species Conservation Program currently in process in the City of San Diego. With
development pressure being shifted from preserve areas to non-preserve areas, increased

urbanization or intensification of fand use may occur in areas not presently subject to these kinds
of development pressures. Such land use intensification may result in community character
impacts. Potential adverse impacts could be associated with increased risk to certain biological,
cultural and landform resources. While the nature of the land use effects of the MSCP may be
incompatibility of proximate land uses, the secondary or "follow on" effects of land use impacts
may be the additional losses to biological, cultural and fandform resources in areas where those
losses may not have otherwise occurred.

The proposed project would have significant adverse effects on land use directly attributable to
implementation of the project. These impacts are discussed in Chapter IV of this EIR. In
addition, implementation of the proposed project would result in impacts related to land use,
which when added to the incremental effect of the other projects on the cumulative project list,
would have a significant effect on the environment in terms of land use. Thus, the project would,
individually, have significant impacts related to land use. In addition, the project would contribute
incrementally to land use effects that on a regional basis would be significant.

Transportation/Circutation
New development as planned according to the Progress Guide and General Plan is anticipated

in accordance with implementation of the proposed project. Such new development would
increase traffic volumes in the City. Any incremental increase in traffic volumes would resuit in
an impact that is cumulatively significant. -

Neighborhood Character/Aesthetics
The proposed project would have significant adverse effects reEated to landform alteration.

These impacts are discussed in Chapter IV of this EIR. In addition, implementation of the
proposed project would result in landform alteration, which when added to the incremental
effects of other projects on the cumulative project list, would have a significant cumulative
effect on landform. There would be losses both due to the regulatory allowances for
landform alteration and due to development related to implementation of the proposed
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project. The incremental alteration of landform would be a significant cumulative effect of
the proposed project.

Cultural Resources

The proposed project would have significant adverse effects on historical resources directly
attributable to implementation of the project. These impacts are discussed in Chapter IV of this
EIR. In addition, implementation of the proposed project would result in losses to historical
resources, which when added to the incremental effects of other projects on the cumulative
project list, would have a significant adverse effect on historical resources. For example, the
development pressure from implementation of conservation programs may resutt in development
on areas with significant historical resources that may otherwise have been left undisturbed.
There would be losses both directly related to the regulations, and related to development that is
likely to occur as a resuilt of implementation of the project. In addition to the significant impacts
that could occur from an individual project through implementations of the proposed Code, the
incremental effects from new development could have a significant adverse effect, over the long
term, on historical resources.

Paleontological Resources
The proposed project would have significant adverse effects on paleontological resources

directly attributable to implementation of the project. The proposed project contains no

- regulations to protect paleontological resources. For activities not subject to environmental
review, the presence of fossil resources would not be detected. The project-specific impacts are
discussed in Chapter |V of this EIR: - -

In addition, implementation of the proposed project would result in losses of paleontological
resources which, when added to the incremental effects of the other projects on the cumulative
project list, would have a significant adverse effect on paleontological resources. There would be
losses both because there are no regulatory protections for the resources, and due to the
development that is likely to occur as a result of implementation of the project. The incremental
effects from new development could have a significant effect, over the long term, on
paleontological resources.

Human Health and Public Safety
The proposed project would have significant adverse effects related to vectors and the proximity

of marine uses to potentially sensitive receptors. These effects are directly attributable to
implementation of the project. These impacts are discussed in Chapter IV of this EIR. In
addition, implementation of the proposed project would result in impacts on public health and
safety which, individually may not be significant. However, the incremental effects of
implementation of the project could have a cumulatively significant impact. Although none of the
development anticipated with the proposed project would individually be expected to have a
significant effect on human health and public safety, the incremental effects could be significant
over time. :
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VIl. CEQA MANDATORY DISCUSSION AREAS

A. Significant Environmental Effects Which Cannot be Avoided if the Proposal

is Implemented

Unavoidable effects are those which would result from implementation of a project as proposed
in spite of the best efforts to minimize environmental effects. They are the effects that would
occur even with implementation of all mitigation measures proposed with the project. Since

the proposed project is limited to ordinance language, guidelines and standards, there are

no conditions of approval upon which to attach mitigation measures. The only way to avoid

the potentially significant effects, as identified in this EIR, is through the adoption of one or
more alternatives. ' '

All of the significant effects identified in Chapter IV are unavoidable if the project is implemented
as proposed. The project as designed would result in the identified significant environmental
effects and other than through adoption of an alternative, the significant effects could not be
avoided. However, as future development projects are implemented in accordance with the
proposed Land Development Code, the potentially significant effects that are identified in
Chapter IV of this EIR may be offset or mitigated as conditions of approval.

B. Significant Irreversible Environmental Changes Which Would be Involved in the
Proposed Action Should It Be Implemented

The project does not propose changes to land use designations and therefore would not effect
the pattern of growth and development in the City. However, as growth occurs according to the
regulations, there would be changes in urban conditions and previously undeveloped areas
would be developed. These changes would permanently alter the existing character and natural
qualities of the area. Construction of improvements and facilities related to the anticipated
growth would result in the consumption of nonrenewable resources.

Irreversible environmental impacts that would occur as a result of growth include elimination or
degradation of wildiife habi