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July 2008    

QUARRY FALLS DRAFT PEIR COMMENT LETTERS 
The following comment letters were received from agencies, organizations, and individuals during the public review of the draft PEIR. A copy of each comment 
letter along with corresponding staff responses has been included. Many of the comments did not address the adequacy of the environmental document; however, 
staff endeavored to provide responses as appropriate as a courtesy to the commenters. The November 2007 Draft PEIR has been revised in response to these letters. 
However, the revisions do not reflect the adequacy of the environmental document. 
 

Letter  Author Address Date Representing 
Page 

Number of 
Letter 

STATE AGENCIES 
A Terry Roberts 1400 Tenth Street 

P.O. Box 3044 
Sacramento, CA 

December 21, 2007 California State Clearinghouse 5 

B Dave Singleton 915 Capitol Mall, Room 364 
Sacramento, CA 95814 

November 26, 2007 Native American Heritage Commission 6 

C Greg Holmes 5796 Corporate Avenue 
Cypress, CA 90630 

December 18, 2007 Department of Toxic Substances Control 10 

D Edmund J. Pert 4949 Viewridge Avenue 
San Diego, CA 92123 

January 4, 2008 California Department of Fish and Game 17 

E Jacob Armstrong 4050 Taylor Street, M.S. 240 
San Diego, CA 92110 

January 7, 2008 California Department of Transportation – 
District 11 

29 

LOCAL AGENCIES 
F Travis Cleveland 401 B Street, Suite 800 

San Diego, CA 92101 
December 14, 2007 SANDAG 52 

ORGANIZATIONS 
G James W. Royle, Jr. P.O. Box 81106 

San Diego, CA 92138 
November 26, 2007 San Diego County Archaeological Society, Inc. 57 

H Doug Westcott Serra Mesa Community Planning Group 
Post Office Box 23315 
San Diego, CA 92193 

January 6, 2008 Serra Mesa Community Planning Group 58 

I Linda Kaufman Mission Valley Community Planning Group December 21, 2007 Mission Valley Community Planning Group 69 
J Lynne Mullholland Mission Valley Community Council 

P.O. Box 900234 
San Diego, CA 92190 

January 8, 2008 Mission Valley Community Council 73 

INDIVIDUALS 
K Sandra J. Bower Wertz McDade Wallace Moot & Brower 

945 Fourth Avenue 
San Diego, CA 92101 
 

January 4, 2008 H.G. Fenton Company 79 
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Page 

Number of 
Letter 

L Evelyn F. Heidelberg Procopio, Cory, Hargreaves & Savitch LLP 
530 B Street, Suite 2100 
San Diego, CA 92101 

November 27, 2007 Paseo del Rio, Ltd. 159 

M Joe Spencer Packard Management Group 
8745 Aero Drive, Suite 101 
San Diego, CA 92123 

January 3, 2008 Union Square at Hazard Center  
Condominium Association 

161 

N Craig A. Sherman 1901 First Avenue, Suite 335 
San Diego, CA 92101 

December 19, 2007 Self 164 

O Mary Slupe 5051 Ensign Street 
San Diego, CA 92117 

November 14, 2007 Self 190 

P Patricia B. Hall 9388 Ronda Avenue 
San Diego, CA 92123 

November 20, 2007 Self 191 

Q Mary Ann and Harlan 
Price 

8232 Polizzi Place 
San Diego, CA 92123 

November 27, 207 Themselves 192 

R Randy Berkman RVPP 
Box 7098 
San Diego, CA 92167 

November 29, 2007 Self 193 

S Lisa Tansey 2364 Greenwing Drive 
San Diego, CA 92123. 

December 5, 2007 Self 194 

T Mary McMillin 5805-2112 Friars Road 
San Diego, CA 92110 

December 6, 2007 Self 196 

U Myra Webb 8952 Sovereign Road 
San Diego, CA 92123 

December 10, 2007 Self 197 

V Brad M. Savall, PhD 9512 Ronda Avenue 
San Diego, CA 92123 

December 11, 2007 Self 198 

W Ed Buselt 5838-B Mission Center Road 
San Diego, 92123 

December 12, 2007 Self 200 

X Robert Garner 8859 Sandmark Avenue 
San Diego, CA 92123 

December 12, 2007 Self 201 

Y William M. Graham 8377 Abbots Hill Road 
San Diego, CA 92123 

December 12, 2007 Self 202 

Z Thomas Leech 8387 Abbots Hill Road 
San Diego, CA 92123 

December 12, 2007 Self 203 

AA Eric Sanderman 7960-A Sevan Court 
San Diego, CA 92123 

December 12, 2007 Self 205 

BB Bill and Marlene 
Colvin 

2383 Salisbury Drive 
San Diego, CA 92123 

December 13, 2007 Themselves 207 
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CC Michael R. Foster 7960-B Sevan Court 
San Diego, CA 92123 

December 13, 2007 Self 208 

DD Carolina Shreve 5854 Mission Center Road, #C 
San Diego, CA 92123 

December 14, 2007 Self 209 

EE William M. Graham 8377 Abbots Hill Road 
San Diego, CA 92123 

December 16, 2007 Self 211 

FF Kevin and Amy 
Mattson 

8426 Kingsland Road 
San Diego, CA 92123 

December 16, 2007 Themselves 212 

GG Floyd R. and Ruth A 
Sedlund 

8692 Converse Avenue 
San Diego, CA 92123 

December 16, 2007 Themselves 215 

HH Craig and Liese Smith 2287 Salisbury Drive 
San Diego, CA 92123 

December 16, 2007 Themselves 216 

II Mary Watry 5940 Mission Center Road, Unit B 
San Diego, CA 92123 

December 16, 2007 Self 217 

JJ Victor White 7499 Hazard Center Drive 
San Diego, CA 92108 

January 3, 2008 Self 218 

KK Gail Thompson 5957 Caminito Elegante 
San Diego, CA 92108 

January 3, 2008 Self 219 

January 4, 2008 Self 221 LL 
 

Randy Berkman RVPP 
Box 7098 
San Diego, CA 92167 

January 7, 2008 Self 253 

MM Rayene and James 
Sperbeck 

2329 Thames Court 
San Diego, CA 92123 

January 5, 2008 Self 256 

NN Jennifer White 7499 Hazard Center Drive 
San Diego, CA 92108 

January 4, 2008 Self 257 

OO James Feinberg 8781 Dalewood Avenue 
San Diego, CA 92123 

January 7, 2008 Self 259 

PP Julie Corwin and Bob 
Schmelter 
 
Susan and Bob Raines 
 
 
Dennis McColl 
 
 
 

5806 Mission Center Road, Unit E 
San Diego, CA 92123 
 
5830 Mission Center Road, Unit F 
San Diego, CA 92123 
 
7980 Sevan Court, Unit C 
San Diego, CA 92123 
 
 

January 4, 2008 Themselves 260 
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Matt Mowery 
 
 
Nancy Pomajevich 
 
 
Carol Wolovnik 
 
 
Ron B. Guy 
 

5930 Mission Center Road, Unit A 
San Diego, CA 92123 
 
8020 Sevan Court, Unit A 
San Diego, CA 92123 
 
5806 Mission Center Road, Unit D 
San Diego, CA 92123 
 
5896 Mission Center Road, Unit F 
San Diego, CA 92123 

QQ Curtis Carlson 2933 Murray Ridge Road 
San Diego, CA 92123 

January 7, 2008 Self 262 

RR Jamie Moody 5910 A Mission Center Road 
San Diego, CA 92123 

N/A Self 264 

SS Elise Savage 3011 Cabrillo Mesa Drive 
San Diego, CA 92123 

N/A Self 265 

TT Julie Corwin 5806 Mission Center Road, Unit E 
San Diego, CA 92123 

N/A Self 266 

UU Dennis McColl 7980 Sevan Court, Unit C 
San Diego, CA 92123 

N/A Self 267 

VV Patrick Mendiola 1922 Ainsley Drive 
San Diego, CA 92123 

N/A Self 268 

WW Dicken Hall 8362 Abbots Hill Road 
San Diego, CA 92121 

January 7, 2008 Self 269 

XX C.M. McGagin, 
Captain 

Department of California Highway Patrol 
4902 Pacific Highway 
San Diego, CA 92110-4097 

February 7, 2008 California Highway Patrol 274 

YY Julie Corwin, Dennis 
McColl, Matt Mowery, 
Nancy Pomajevich 
and Susan Raines 

9610 Waples Street 
San Diego, CA  92121 
 

February 28, 2008 
 

Hye Park Homeowner Association Board of 
Directors 

 

276 
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A-1. This letter acknowledges compliance with the State Clearinghouse review 

requirements for draft environmental documents.   
 
 
 

 

A-1 
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COMMENT RESPONSE 

 

B-1. As presented in Section 5.8, Historical Resources, of the PEIR, a cultural 
resources study was conducted.  The study consisted of a review of all 
relevant site records and reports on file with the South Coastal Information 
Center (SCIC) at San Diego State University and an intensive pedestrian 
survey of the project site. The records search was conducted at SCIC on 
September 30, 2004; the field study was conducted on October 1, 2004.  

 
Results of the records search indicate that no previously recorded cultural 
resources are located within the project area.  Records also indicate that the 
project area was completely surveyed in 1979. No cultural resources were 
located as a result of that survey.  Additionally, the intensive field survey 
conducted as part of the current cultural resources study found no cultural 
resources on the property. 

 
B-2. A letter report dated June 8, 2006 summarizes the results of that study.  The 

results of the cultural resources study are presented in Section 5.8 of the 
PEIR; a copy of the Cultural Resources Study for the Quarry Falls Project letter 
report is included in Appendix F to PEIR. 

 
B-3. The Native American Heritage Commission was contacted in writing, in 

accordance with State Government Code § 65352.3- 65352.4.  In accordance 
with Government Code 65352.3, Tribes were given 90 days in which to 
request consultation; no consultation was requested.  Additionally, local 
Native American Tribes were provided with notification of the availability of 
the draft PEIR.   

 
B-4. The PEIR concludes that, although the records search and field survey 

determined that there are no cultural resources on the project site, there is a 
potential for historic resources to be located within the undisturbed areas 
within the project boundary. Mitigation Measure 5.8 requires, among other 
actions, that an archeological monitor be present during grading activities. 

 
B-5. As stated in Mitigation Measure 5.8, item IV, Discovery of Human 

Remains, if human remains are discovered, work shall halt in that area and 
the procedures as set forth in the California Public Resources Code (Sec. 
5097.98) and State Health and Safety Code (Sec. 7050.5) shall be undertaken. 

B-1 

B-2 

B-3 

B-4 

B-5 
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COMMENT RESPONSE 
 
 
 

 
 
B-6. Please see response no. B-5. 
 
 
B-7. Please see responses B-1 and B-4. 
 

 
 
 
 
 
 
 
 
 

 

B-6 

B-7 
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COMMENT RESPONSE 
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COMMENT RESPONSE 
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COMMENT RESPONSE 

 

C-1. Hazardous wastes/substances that may exist on the site today or which may 
have existing historically are discussed in Section 5.7, Health and Safety, of the 
PEIR.  A Phase I Environmental Site Assessment of the Quarry Falls project has 
been conducted.  The Phase I Environmental Site Assessment (July 6, 2005) report 
presents the details of the Environmental Site Assessment and summarizes 
the findings relative to the potential presence of hazardous materials and 
wastes and/or hazardous conditions at the site at levels likely to warrant 
mitigation action pursuant to current regulatory guidelines.  The Phase I 
Environmental Site Assessment is summarized in Section 5.7 relative to 
hazardous materials.  The entire report is included as Appendix M1 to the 
Program EIR.  An additional report was prepared for soil sampling and 
laboratory analysis performed at the project site.  That report, titled Report of 
Soil Sampling and Analysis Imported Sediment (September 28, 2005), is included in 
Appendix M2 of the Program EIR.   

 
Based on a review of the historical aerial photographs and information 
obtained as part of the Phase I Environmental Assessment, the project site 
has been used for sand and rock mining and construction aggregate 
processing/distribution purposes since the 1940s.  Hazardous materials 
historically and/or currently handled at the project site include gasoline, diesel 
fuel, concrete additives, iron oxides, antifreeze, capping compounds, fly ash, 
lubricating oils, compressed gases, calcium chloride, calcium nitrite, potassium 
hydroxide, cleansers, and pond flocculants.  Hazardous wastes generated at 
the project site since its mining development have included waste/mixed oil, 
used oil filters, used batteries, used coolant/antifreeze, and degreasing sludge.    

 
Underground storage tanks (USTs) have operated, and one is currently 
operating on the project site. Several USTs have been closed and removed.  
Currently, Vulcan Materials Company owns and operates one 10,000-gallon 
diesel UST and five hot asphalt tanks.  The UST would remain on-site until 
the asphalt plant is removed.  There is no evidence of leakage at the existing 
UST. 
 
 

 

C-1 
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COMMENT RESPONSE 
 C-2. As presented in Section 5.7 of the PEIR, as part of the Phase I 

Environmental Site Assessment, a variety of appropriate databases were 
consulted to help identify “recognized environmental conditions” (RECs) at 
or potentially affecting the project site.  These sources included:  NPL, 
CERCLIS, NFRAP, RCRA TSD, RCRA COR, RCRA GEN, RCRA NLR, 
ERNS, CalSites and Cortese Databases, Spills-1990 California Regional Water 
Quality Control Board), SWL, LUST, San Diego County Department of 
Environmental Health, and REG UST/AST. 

 
Review of the regulatory database report and San Diego County Department 
of Environmental Health information indicated that two cases involving 
unauthorized releases have been associated with the project site.   

 
The first case involved diesel-impacted soil discovered during replacement 
operations of a UST conducted at the asphalt batch plant in 1990.  According 
to a Site Closure Request prepared by Advanced Sciences, Inc. (ASI) in April 
1991, soil excavation activities, including removal of approximately 55 cubic 
yards of diesel-contaminated soils were conducted at the site.  Soils samples 
were collected and soils and groundwater were analyzed.  Based on the 
findings of the analysis, ASI indicated that the diesel spillage had not 
significantly impacted the groundwater quality and should not significantly 
affect groundwater in the future.  ASI requested a site closure from the DEH 
and the California RWQCB.  Both the DEH and RWQCB agreed with ASI’s 
findings and reported that “no further action” was required.  DEH advised 
that changes in the present or proposed use of the property may require 
further site characterization and mitigation activity.   

 
The second case was discovered during fuel dispenser re-piping activities 
conducted in May 2002.  Soil samples collected beneath the fuel dispensers as 
part of the re-piping activities indicated that elevated concentrations of 
petroleum hydrocarbon compounds were present in the underlying shallow 
soil.  Subsequent subsurface investigation conducted in the vicinity of the 
fueling facility included the installation of two groundwater monitoring wells 
and groundwater and soil sampling and analysis.  The results of the 
investigations indicated that concentrations of total petroleum hydrocarbons 
– diesel fuel (TPHd) and total petroleum hydrocarbons – gasoline (TPHg) are 
present in the underlying soil and methyl tertiary butyl ether (MTBE) is 
present in the underlying groundwater.  
 

C-2 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 12 
July 2008    

COMMENT RESPONSE 
 Upon review of the Preliminary Site Assessment, DEH recommended that an 

additional groundwater monitoring well be installed south of the fueling 
facility in an attempt to determine the contamination gradient.  The Work 
Plan to install the new groundwater monitoring well was approved by DEH 
on February 1, 2005 and the Construction Permit was approved on March 17, 
2005.  The fueling facility and the USTs associated with it were removed 
under proper oversight in November 2005.  A request has been made to close 
this case.  Closure and removal of the on-site UST shall be done in 
accordance with the regulations of DEH.  In accordance with DEH, at the 
time of removal, soils shall be tested underneath the tank for any 
contamination.  If contaminated soil is found, it shall be removed under the 
oversight of a qualified engineer. 

 
The future redevelopment associated with the Quarry Falls project is not 
expected to use, store or transport hazardous materials that would result in 
significant impacts.   
 
A mitigation measure is included in the PEIR that would reduce any potential 
environmental effects associated with hazardous materials to below a level of 
significance.  In summary, the mitigation requires that the applicant provide a 
concurrence letter from the San Diego County Department of Environmental 
Health stating that human health, water resources and the environment are 
adequately protected from any contamination that may have been present on 
the site prior to the issuance of building permits for each of the development 
phases/proposed site development. 
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COMMENT RESPONSE 

 

 
 
 
 

C-3. See response no. C-2.  The Underground Storage Tank Closure Report or 
the UST is included in Appendix M3 to the PEIR. 

 
C-4. The PEIR also includes a review of off-site areas which may contain 

hazardous wastes/substances. Properties located within an approximate city 
block of the project site identified on the regulatory database report include 
six facilities listed in databases compiled for hazardous materials.  These 
facilities, their location and status are listed in Table 5.7-1, Off-Site Hazardous 
Materials Sites, of the PEIR. These off-site properties are located more than 
an approximate city block away and are not expected to affect the project site 
due to gradient of groundwater flow (away from the site), distance to the site, 
status of those properties, and/or their locations.  The proximity and nature 
of the off-site hazardous materials properties would not result in significant 
health and safety considerations for the proposed project. 

 
C-5. The State of California and County and City of San Diego have established 

regulations to ensure that hazardous materials, including asbestos containing 
materials (ACMs), lead-based paints and products, mercury, and other 
hazardous materials are abated in compliance with environmental regulations 
and policies. Relative to ACMs, prior to any demolition of assumed ACM 
areas, the County of San Diego requires that a site surveillance be performed 
by certified asbestos consultant or technician to test suspect materials. If 
ACMs are found present, a registered asbestos abatement contractor would 
be hired for proper disposal of any hazardous material prior to demolition, as 
required by the County of San Diego. Furthermore, a letter of “Notification 
of Asbestos Renovation or Demolition Operations” would be delivered to 
the City of San Diego as per City ordinance.  If other hazardous materials are 
encountered during demolition procedures, standard measures will be taken 
to comply with State and local regulations. 
 

C-3 

C-4 

C-5 

C-6 

C-7 
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COMMENT RESPONSE 
 C-6. The project site was also evaluated to assess potential environmental concerns 

associated with approximately 46,600 cubic yards of on-site sediment prior to 
its transport or replacement.  Soil samples were collected and analyzed for 
contamination. Based on the findings of the analysis, the sediment located at 
the site is not subject to regulation as a hazardous waste, does not pose an 
unacceptable human health risk and can be re-used on-site or transported off-
site for re-use or disposal. Additionally, the potential for contamination of 
imported soils stock piled on the property and the suitability for using the 
imported material as engineered fill was evaluated.  The soils were imported 
from the Mission Bay area, Old Town and the former Naval Training Center 
in the mid-1990s.  Analysis was conducted of imported soils and determined 
that the imported sediment is suitable for use as engineered fill. 
 

C-7. Included in the Air Quality Technical Report (July 30, 2007), prepared for the 
project, is a health risk assessment. The Air Quality Technical Report is 
contained in Appendix C to this Program EIR. 

 
As shown in the draft PEIR, Table 5.7-3 (Health and Safety Section, page 5.7-
15), emissions from the concrete and hot mix asphalt plants are estimated to 
be below the screening-level criteria for all pollutants and would therefore not 
have the potential for a significant impact on the ambient air quality.  In 
addition, because the facilities would be permitted by the APCD, they would 
be required to demonstrate to the APCD that they would not have a 
significant impact on the ambient air quality. 
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C-8 

COMMENT RESPONSE 
  

 
 
 
 
 
 
C-8. Comments noted.  See also response nos. B-1 and B-2. 

 
C-9. Water quality, drainage and storm water control are addressed in Section 

5.13, Water Quality, of the PEIR.  As stated in Section 5.13, construction of 
any project in the City of San Diego is subject to the requirements of 
erosion control in the City’s Grading Ordinance and is also required to 
comply with the Clean Water Act. Conformance with the Clean Water Act 
is established through compliance with the requirements of the San Diego 
Regional Water Resources Control Board’s National Pollutant Discharge 
Elimination System (NPDES) General Permit No. R9-2007-0001. To 
comply with this permit, the applicant must obtain a construction permit, 
which requires conformance with applicable best management practices 
(BMPs) and development of a Storm Water Pollution Prevention Plan 
(SWPPP) and monitoring program plan. The City of San Diego has adopted 
Storm Water Standards as a part of the Municipal Code. As part of this 
program, the City adopted an Urban Runoff Management Plan, which 
identifies ways to protect and improve water quality of the ocean, rivers, 
creeks and bays in the region, and achieve compliance with the permit.  The 
Quarry Falls project would implement storm water discharge BMPs as 
required by the City. 

 
C-10. Comments noted.  
 
C-11. The project site has not been used for agricultural, cattle raising or related 

activities. 
 
C-12. Comment noted.   
 
 
 

C-9 

C-10 

C-11 

C-12 
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COMMENT RESPONSE 
  

 
 
 
 
 
C-13. The complete contact information for the PEIR was presented in the 

PUBLIC NOTICE OF A DRAFT PROGRAM ENVIRONMENTAL 
IMPACT REPORT, which was distributed with the Draft PEIR and was 
placed on the City’s web site.  The requested information is included in the 
Notice of Completion sent to the State Clearinghouse and is posted on the 
CEQAnet web site. 

 
If the project should change in the future requiring additional environmental 
review, previous project titles will be noted. 

 
 

C-13 
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COMMENT RESPONSE 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
D-1. Comments noted.  These comments explain the role of the California 

Department of Fish and Game.   
 
 
 
 
 
 
D-2. Comments noted.  These comments summarize the project and its setting, 

as presented in Sections 2.0, Environmental Setting, and 3.0, Project Description, 
of the PEIR.   

D-1 

D-2 
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COMMENT RESPONSE 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
D-3. Comment noted.  These comments summarize the results of the Biological 

Survey Report as presented in Appendix E1 of the PEIR.   
 

 

D-3 
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COMMENT RESPONSE 
 
 

D-4. Comment noted.  This revision has been made to the PEIR.  The revision is 
clarification of the broader intent of CDFG’s 1602 process and does not 
affect the overall content, conclusions, and adequacy of the PEIR. 

 
D-5. Comment noted. Additional text has been added to Section 3.0, Project 

Description, regarding revegetation as a requirement of the current standards 
identified under the Surface Mining and Reclamation Act of 1975. . 

 
Section 2774 of the Public Resources Code (PRC) requires a lead agency, 
prior to approval of a surface mining reclamation plan and financial 
assurances, to submit any amendments to the Director of Conservation 
(DOC) for review and comment.  In addition, the Draft PEIR was provided 
to the Department of Conservation, which did not submit comments during 
the public review period.  A formal submittal to DOC, including the lead 
agency’s response to DOC comments, has been completed as required by 
Section 2774(d)(2) of the PRC.  This review ensures compliance with the 
SMARA standards for reclamation for the entire site is achieved.  The City 
has received correspondence indicating SMARA has completed its review 
and concurs with the proposed amendment to the Reclamation Plan.  This 
review ensures compliance with the SMARA standards for reclamation for 
the entire site is achieved. 

D-6. The typographical error regarding the San Diego sunflower has been 
corrected; and the PEIR was revised as recommended.  Additional 
information regarding the plants status has been included in the final 
Biological Technical Report (CCI, 2008) and is shown below:  

San Diego County Viguiera [Viguiera laciniata Gray in Torr.]  

Status: San Diego County Viguiera is declining but still found at many hundreds of 
locales where occasionally it is a dominant shrub. This species shows some 
ability to colonize areas of mild disturbance and is readily grown from seed. 
This species is recommended for de-listing by the CNPS; it is too common and 
wide-ranging in San Diego County to warrant such a listing. 

D-4 

D-5 

D-6 

D-7 

D-8 

D-9 
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Listing: CNPS List 4 R-E-D Code 1-2-1; State/Federal Status -- None. 
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COMMENT RESPONSE 
 D-7. The on-site eucalyptus  trees  were  planted (in a row); and due to the leaf 

litter, no additional understory habit persists.  The PEIR Section 5.6 has been 
revised to incorporate additional information regarding the potential use of 
the non-native grassland habitat by raptors and the significance of the loss of 
the habitat.  Mitigation for biological impacts had already been  included on 
page 11-11 through 11-19 of the draft PEIR.  

 
D-8. Section 5.6.1 has been revised to reflect that there were 42 plant species 

observed on-site.  The change from 43 to 42 observed plant species does not 
change the percentage of native vs. non-native species; no percentage change 
is required. 

 
D-9. Cumulative impacts to biological resources are addressed in Section 8.0, 

Cumulative Effects.  In light of CDFG’s comments, the following has been 
added to the discussion of cumulative impacts to biological resources: 

 
Because the proposed project, as well as projects considered as part of this cumulative 
analysis, must comply with the City’s Stormwater and the RWQCB’s regulations, 
the potential for the combined storm drain conveyance systems to adversely impact 
aquatic resources within downstream water bodies would be reduced to below a level of 
significance. With the completion of the project’s off-site drainage channel 
enhancement, all non native exotic species would be removed from the channel and the 
disturbed wetland restored with native plantings. This would significantly improve the 
downstream drainage and river habitats due to the reduction in non-native exotic 
species seed dispersal. 
 

The Water Quality Technical Report, reviewed and accepted by the City 
Engineer, prepared by EDAW (2007) discusses potential impacts to 
downstream water bodies and concluded no significant impacts from the 
development of the project. The Quarry Falls project is subject to water 
quality regulations defined by the Clean Water Act (CWA) Section 402 
(National Pollutant Discharge Elimination System [NPDES]). Authority for 
implementation and enforcement of the CWA Section 402 NPDES 
program in California has been delegated by the U.S. Environmental 
Protection Agency to the State Water Resources Control Board and the 
nine RWQCBs. 
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COMMENT RESPONSE 
 The associated NPDES regulations that are applicable to the project include 

the General Construction Permit and the Municipal Permit. These 
requirements, along with the proposed Best Management Practices (BMPs) 
to achieve compliance, were summarized in the Water Quality Technical 
Report. 
 
The Quarry Falls project discharges to the lower reach of the San Diego 
River. The Lower San Diego River has been characterized as impaired for 
phosphorus, low dissolved oxygen, total dissolved solids, and fecal coliform. 
The Quarry Falls project has developed a storm water management program 
to address the water quality issues associated with the project and to meet the 
intent of the regulations. The project has included an integrated combination 
of BMPs to address both flow and water quality and has utilized source 
control, site design, and treatment BMPs to achieve treatment to the 
maximum extent practicable (MEP). The proposed BMPs were also selected 
based on their ability to (1) address the site characteristics and limitations, (2) 
address limitations of the receiving waters, (3) integrate land uses, and (4) 
represent more natural systems that integrate the concepts of low-impact 
development as opposed to mechanical and end-of-pipe treatment processes. 
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D-10. The City of San Diego’s MSCP and MHPA are addressed in Section 2.9 of 
the PEIR.  According to the City of San Diego’s MSCP and the Land 
Development Code Biology Guidelines (2001), the California gnatcatcher is 
an adequately protected species and mitigation for potentially significant 
impacts is not required outside the MHPA.  The on-site California 
gnatcatchers were not located within or adjacent to the MHPA.   

D-11. An updated Spring biological survey was completed by Consultants 
Collaborative on March 7, 2008. The Biology Survey Report has been revised 
to include the results of the updated survey.  The results of the updated 
survey were consistent with the earlier survey; and no vernal pools were 
observed on-site.  

D-12. The area both within the offsite graded drainage channel (whose basin is 
proposed to be cleared) and to either side is in a developed condition 
(manufactured slopes which do not support native vegetation). The mowing 
of the dense non-native vegetation within the drainage channel on land 
owned by the applicant would enhance the capacity of the channel and help 
minimize mosquito breeding areas.  Potential significant impacts from the 
proposed mowing of the vegetation in the channel has been assessed and 
would  be mitigated in  compliance with the California Department of Fish 
and Game 1602 permit. This, as well as adherence to the completed Water 
Quality Technical Report prepared by EDAW (2007) would preclude 
potential additional direct or cumulative significant impacts as well as mitigate 
the potential for the potential combined storm drain conveyance system to 
adversely impact aquatic resources within downstream water bodies. In 
addition,  there would be  a significant reduction in non-native exotic species 
seed dispersal which supports and expands the large non-native species 
domination in the San Diego River.   

D-13. The payment of funds into the Habitat Acquisition Fund has been proposed 
and supported by City staff because of the 13.90 acres of impacts; 12.19 acres 
are comprised of low-quality annual non native grasslands (NNG) which 
were not adjacent or within the MHPA. While NNG may be utilized as 
foraging habitat for raptors, no raptors or raptor nests (active or otherwise) 
have been observed in the area. With the payment of fees into the Habitat 
Acquisition Fund, the goals of the MSCP to preserve habitat with long term 
viability would  allow the City to continue to reduce habitat fragmentation 
and protect biodiversity within the MHPA. 

D-10 

D-11 

D-12 

D-13 
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 D-14. The proposed enhancement area would be placed in a conservation or 

covenant easement and would occur off site within an approximately 17-acre 
parcel of which a portion is within the San Diego River Floodway. The 
property is comprised of two adjoining parcels (APN #s 43805216 and 
43805217) located immediately north-east of the intersection of Camino Del 
Rio North and Qualcomm Way, south of the trolley and San Diego River. 
Currently, the property is fenced off to preclude public access to the greatest 
extent possible; and this fence would be maintained by the property owner.  
Note that the easement is a permit condition but will also be added to the 
MMRP for clarity.   

 
In addition, as a condition of the Master PDP, permanent signs would be 
placed on the fence to protect the enhanced area. The signs would be 
corrosion resistant, a minimum of 6” x 9” in size, on posts not less than three 
(3) feet in height from the ground surface, and would state the following: 

 

SENSITIVE BIOLOGICAL RESOURCES 

DISTURBANCE BEYOND THIS POINT IS RESTRICTED 
NO TRESPASSING 

 
D-15. In accordance with CDFG's request, MM 5.6-1 has been expanded to include 

the following additional requirement: 
 

Prior to the commencement of any activity that will substantially divert or obstruct the 
natural flow or substantially change the bed, channel, or bank (which may include 
associated riparian resources) of a river, stream or lake, or deposit or dispose of debris, 
waste, or other material containing crumbled, flaked, or ground pavement where it may pass 
into any river, stream, or lake, the project applicant shall submit a complete Lake or 
Streambed Alteration Program notification package and fee to the California Department 
of Fish and Game. 

 
This additional requirement has also been added to the Mitigation 
Monitoring and Reporting Program presented in Section 11.0 of the PEIR, 
and is a standard permit condition which would apply to this project. 
  

 

D-14 

D-15 

D-16 

D-17 

D-18 
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 D-16. The 2.78 acres of avoided low-quality and isolated habitat does not qualify as 

on-site mitigation to be utilized, under the City’s mitigation regulations., as 
potential onsite habitat mitigation. The area to be avoided would be placed 
within an open space easement to protect the area from development.  

D-17. The correct distance is 300 feet.  This correction has been made to the 
discussion entitled Significance of Impacts Following Mitigation.    
 

D-18. As stated in the biology report, avian species observed on-site are protected 
under the Migratory Bird Treaty Act (MBTA) which prohibits, unless 
permitted by regulations, the pursuit, hunting, taking, capture, killing, 
possession, sale, purchase, transport, or export of any migratory bird or any 
part, nest or egg of that bird.   A standard permit condition states that the 
granting of a project permit does not allow the violation of any state or 
federal laws.  The MMRP includes on-site biological monitoring of the site.  
Compliance with the MMRP is overseen by the Mitigation Monitoring 
Coordination (MMC) section. 
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D-19. The discussion of existing channel characteristics is covered in Chapter 5.9 - 

Hydrology, as well as Chapter 5.6 - Biological Resources and Chapter 5.13 - Water 
Quality.  The existing channel was constructed as part of a stormwater 
conveyance system to serve the mining operation and ensure flows to the San 
Diego River were controlled to prevent flooding. 

 
The Drainage Study for Quarry Falls, prepared by TCB, Inc. (August 2007) and 
included as Appendix G to the Draft PEIR for the Quarry Falls Project, 
includes a detailed discussion of the existing drainage channel and box 
culverts that were constructed as the stormwater conveyance system to 
support the mining activities on the project site.  As described in that report, 
the existing channel has an overgrowth of invasive plant species which has 
somewhat diminished the capacity of the channel.    The invasive vegetation 
will be mowed to a height plus or minus six inches. The hydraulic analysis 
concluded that due to the BMP measures being employed as part of the 
project, the velocities in the channel will range between 1.5 and 2.5 feet per 
second (fps), which is lower than existing conditions in the channel which is 
between 2.5 and 3.5 fps.    The Drainage Study for Quarry Falls concludes the 
Quarry Falls project can be accomplished without adverse impact to the 
existing storm drainage infrastructure. 

 
The hydraulic analysis was performed using standard methodologies 
described by the Federal Highways Administration (FHWA) in criteria 
manual FHWA-NHI-01-020 (2001) “Hydraulic Design of Highway Culverts” 
and confirmed through detailed hydraulic modeling using the U.S. Army 
Corps of Engineers software “River Analysis System” (HEC-RAS), version 
3.1.3.  The calculated drainage capacity of the channel is 341 cubic feet per 
second (cfs).  Under existing conditions the projected 100 year runoff is 
estimated at 527 cfs.  Under proposed conditions, this runoff rate will be 
limited to 316 cfs further reducing the erosion potential.  This limited rate of 
runoff also mitigates for any concern of an increase in the frequency of 
flooding since it more closely resembles the 10 year rate of flow under 
existing conditions. 

 
 

D-18 
(con’t) 

D-19 
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 The Final Water Quality Technical Report for Quarry Falls, prepared by EDAW, 

Inc. (October 2007) and included as Appendix K, concludes any changes to 
downstream erosion potential would be negligible because of the 
implementation of best management practices (BMPs) and collection of 
runoff by an engineered conveyance system, in addition to flow control from 
the site.  The proposed onsite BMPs for the Quarry Falls project would be 
designed to provide systems to serve as filtering and erosion controlling 
devices, ensuring the treatment of stormwater has been occurred to the 
maximum extent practical (MEP).  

 
The Biological Survey Report for Quarry Falls, prepared by Consultants 
Collaborative (September 2007) and included as Appendix E1 identifies the 
off-site graded drainage channel as a disturbed wetland dominated by 
common exotic species that have displaced the native wetland flora.  This is 
an ACOE and CDFG jurisdictional wetland dominated by tamarisk, 
eucalyptus, tree tobacco, arrundo and pampas grass.  This area is to be 
mowed which requires a CDFG 1600 permit, however, no ACOE 
jurisdictional impacts will be incurred as impacts are limited to the removal of 
vegetation only with no modification to the channel-bed itself.  The mowing 
of the  invasive species will provide improved functionality and value to the 
San Diego River by removing the potential for the downstream transport of 
exotic and/or invasive seeds. 
 
In summary, the project is designed consistent with the existing flow rates 
and capacities of the existing stormwater conveyance system.  The project 
identifies the need to ensure periodic maintenance of the channel to ensure 
the stormwater conveyance system operates to meet the requirements of a 
100-year event.  
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 D-20. Comment noted. All bioswales would be vegetated with native species and/or 

non-invasive non-natives species which would preclude the potential to spread 
into native habitat(s).  This is consistent with the project Exhibit A, the project 
permit conditions, and the MMRP.  

 
The following conditions of approval will be included in the Master PDP to 
ensure the design and maintenance of the bioswale for water quality purposes. 
 
1) For each development proposal and prior to the issuance of building 

permits, the applicant shall submit a report, addressing how Standard 
Permanent Storm Water Best Management Practices (BMPs) will be 
incorporated into the project.   

 
2) Prior to the issuance of any construction permit the Subdivider shall 

incorporate and show the type and location of all post-construction Best 
Management Practices (BMP's) on the final construction drawings, in 
accordance with the approved Water Quality Technical Report. 

 
3) Prior to the issuance of any construction permit, the Subdivider shall 

enter into a Maintenance Agreement for the ongoing permanent Best 
Management Practices (BMPs) maintenance. 

 
4) The Permittee or Subsequent Owner shall ensure that all proposed 

landscaping, especially landscaping adjacent to native habitat, shall not 
include exotic plant species that may be invasive to native habitats. Plant 
species found within the California Invasive Plant Council's (Cal-IPC) 
Invasive Plant Inventory and the City of San Diego's Land Development 
Manual; Landscape Standards are prohibited. 

D-21. Comment noted. In the wetland restoration plan it specifies that those areas to 
be enhanced are small pockets of non-native species. Therefore, these highly 
disturbed areas do not support the potential for state and federally listed 
species to occur. Furthermore, the Plan specifies that all clearing shall occur 
without the use of mechanized equipment to preclude indirect impacts, as well 
as impacts greater than proposed. These issues were reviewed and agreed 
upon during site visits with both CDFG staff and City staff. The specific 
impacts and proposed mitigation measures were subsequently confirmed via 
email by Kelly Fischer (CDFG) on March 29, 2007. 

D-21 

D-22 

D-23 

D-24 

D-20 
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 D-22. The applicant would be required to comply with the MMRP for the 

enhancement areas which provides specific instructions regarding the 
preparation of the appropriate plans.  Please see pages 11-12 through 11-18 of 
the draft PEIR MMRP.  The City’s MMC section oversees the process and 
ensures compliance with the approved Landscape Construction Documents 
(D sheets).   

D-23. Under the heading 1, Weed Control, a condition has been added that states 
“hand removal of weeds is the most desirable method of control and shall be 
used whenever possible”. 
 

D-24. Within the established success criteria of the Wetland Enhancement Plan a 
requirement that the enhancement area shall have 0 percent coverage for Cal-
IPC List A and B species, and no more than 10 percent coverage for all other 
exotic/weed species has been included. 
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E-1. Comments noted.  ILVs for Caltrans facilities have been completed and the 

errata sheets are provided in Appendix L of the TIS.  Additional calculations 
for interchanges have been performed using worksheets provided to the City 
by Caltrans.   

 
 
 
 
 
 
E-2. Comments noted.   
 
 
 

E-1 

E-2 
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E-3. The intent of the fair share payments in lieu of constructing a portion of the 
Friars Road/SR-163 Interchange is to enable the City of San Diego to leverage 
developer and other local funds in order to apply for State and Federal funding, 
estimated to be in excess of $100 million, to complete a more comprehensive 
set of regional improvements.  Providing the local match provides a substantial 
public benefit to the City of San Diego and the general public by accelerating 
the schedule for completion of the overall project. It is addressed in further 
detail in response to comment E-5. 

 
E-4.  The Quarry Falls required mitigation (Appendix J, Figure T-1b of the Traffic 

Impact Study) is consistent with the Friars Road / SR 163 Interchange PEIR 
proposal to widen the bridge to 8 through lanes and 2 left turn lanes.  The TIS 
indicates that the mitigation would widen the bridge from 6 lanes to 8 lanes, 
which refers to the number of through lanes only (pages 314 and 317, location 
1b).  Details on the number of turn lanes at each intersection are contained in 
the aforementioned figure in Appendix J of the Traffic Impact Study. 

 
E-5. Quarry Falls has identified feasible improvements to mitigate impacts to local 

streets and intersections that would occur in the first phase of the project; these 
would be implemented in two phases and assured, by bond and permit, to the 
satisfaction of the City of San Diego. With the proposed improvements at SR-
163/Friars Road (described below) at Horizon Year the interchange would 
operate at a better condition (LOS C) than the condition (LOS E) without the 
project. 

 
The Phase 1 mitigation (identified as Improvement 1b in Table 5.2-9, 
Transportation Phasing Plan) improves the operation of the interchange to an 
acceptable level of service and mitigates not only the project’s direct 
incremental impact, but mitigates the existing deficiency at the interchange.  
These improvements shall be assured prior to the issuance of the first building 
permit for the project.  The Phase 1 mitigation includes the following:  

 
 

E-3 

E-4 

E-5 

E-6 

E-7 
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 • Widen the SB approach of Ulric Street/ Friars Road by 1 right turn lane 

for 1 left turn, 1 shared left-thru and 1 right turn lane;  
• Widen the NB approach of Ulric Street (SR-163 southbound off 

ramp)/Friars Road by 1 right turn lane for 1 left turn, 1 shared left-thru 
and 2 right turn lanes;  

• Reconfigure the SB approach of the Friars Road/SR-163 NB ramp to 
provide 2 right turn lanes;  

• Widen WB Friars Road from Frazee Road to SR-163 NB ramps by 1 
thru lane and 1 right turn lane for 3 thru and 2 right turn lanes; 

• Widen EB Friars Road at Frazee Road by 1 thru lanes (with widening to 
accept the thru lane) and 2 right turn lanes for 2 left turn, 4 thru and 2 
right turn lanes. 

 
The Phase 2 mitigation (identified as Improvement 1b in Table 5.2-9, 
Transportation Phasing Plan) provides additional improvements to the operation 
of the interchange. These improvements shall be assured prior to the issuance 
of any building permits that exceed 23,750 ADT in total development for the 
project.  The Phase 2 mitigation includes the following:  

  
• Widening the southbound approach of Friars Road/Frazee Road by one 

right turn lane; 
• Widening and lengthening of the Friars Road Bridge from 6 through 

lanes to 8 through lanes from Frazee Road to Ulric Street and providing 
2 left turn lanes across the bridge;  

• Reconfiguring the SR-163 northbound off ramp by removing the free 
right turn and widening the existing loop off ramp to accommodate 
three northbound to eastbound turn lanes. 

 
However, should the City decide to pursue the implementation of a more 
comprehensive set of regional improvements at Friars Road/SR-163, the City 
may exercise its discretion to accept a fair share payment to allow for the 
continued funding of the regional improvement, where there is an ongoing 
project that the lead agency (City of San Diego) has assumed responsibility.  
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 The intent of the fair share payment in lieu of constructing a portion of the 

Friars Road/SR 163 Interchange is to enable the City to leverage developer 
and other local funds in order to apply for State and Federal funding, 
estimated to be in excess of $100 million.  Funding the local match provides a 
substantial public benefit to the City of San Diego and the general public by 
accelerating the schedule for completion of the overall project.  A Phase 1 and 
2 fair share payment towards the total cost of the interchange improvement 
has been developed as an alternative to direct mitigation.   

 
The total fair share calculation is based upon the project’s proportion of total 
trips at Horizon Year, which is 41% of the total future trips.  The local 
improvements to mitigate traffic impacts from Quarry Falls are fully included 
in the initial phase of the regional improvements for Friars Road/SR-163.  
Based upon the most recent cost estimate for the initial phase of interchange 
improvements of $48 million (2009 dollars), this would result in a total fair 
share payment of $19.7 million (2009 dollars). Using the Horizon Year trip 
generation results in a larger fair share percentage than would occur from the 
trip generation at Phase 2; therefore, the project is committed to making an in 
lieu payment that exceeds its proportion share than when the impact occurs 
and mitigation would be implemented.   

 
Should the City of San Diego require the project to contribute a fair share 
payment for Phase 1, This payment would be conditioned upon the issuance 
of the first building permit and the completion of the Final Environment 
Impact Report for the interchange improvements, to ensure the development 
of Quarry Falls is more closely tied to the implementation of the first phase of 
regional improvements.  A fair share payment of $5,000,000 (2007 dollars) is 
equivalent to the cost estimate of the improvements described as 
Improvement 1 (see above).   
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 For Phase 2, the project would contribute $14,000,000 (2007 dollars) for the 

remainder of the total fair share payment.  This payment would be 
conditioned upon the issuance of any building permits that exceed 23,750 
ADT in total development for the project.  Phase 2 construction of Quarry 
Falls would begin in 2011; the current schedule anticipates construction of the 
interchange to be ready for commencement in 2010 (see Caltrans comment 
letter dated January 7, 2008 to the PEIR) subject to the availability of funding. 
 

E-6. Comment noted.  It is assumed the reference is to improvements at the I-8 
and Mission Center Road Interchange.  The “with Phyllis Place Road 
Connection” analysis determined no significant impacts to this interchange, 
due to the redistribution of traffic to the Phyllis Place/I-805 Interchange.  
Therefore, no mitigation is required at this location under the “with Phyllis 
Place Road Connection” alternative.  
 

E-7. The PEIR has identified feasible mitigation measures to Friars Road 
(identified as a regional arterial) and the Mission Center Road/I-8 Interchange 
which will improve east/west circulation in Mission Valley, thereby providing 
a benefit to traffic on I-8.  These improvements will not only mitigate the 
project’s incremental impact, but will lessen the delay at these locations to 
levels that are better than the base condition (without project).  In addition, 
the project includes several features to encourage the use of public 
transportation, including the construction of a pedestrian bridge and a shuttle 
system to connect the project with nearby light rail stations.  These features 
are listed in the PEIR as additional transportation mitigation measures and will 
provide further reductions to the average daily trips on I-8; however, because 
the traffic impact study did not identify a transit reduction for the project, 
these measures are not required mitigation for traffic impacts. The RTCIP 
Impact Fee Nexus Study dated September 5, 2006 was prepared for 
SANDAG to provide a single nexus analysis for use by all local agencies in 
San Diego County to fulfill their contribution towards regional improvements. 
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 The project will contribute over $31 million to regional arterial system 

improvements, exceeding the estimated $8 million fair share contribution 
(4,302 residential units X $1,865 per multi-family unit, exclusive of affordable 
housing units) that would be required using the Regional Transportation 
Congestion Improvement Program (RTCIP) as a baseline.  Quarry Falls will 
satisfy its contribution for fair share improvements to the regional system, 
including the I-8 Corridor Study, by implementation of mitigation measures 
to arterials, interchanges, and freeway ramps, eliminating the requirement for 
further fair share contributions to the system. 

 
Qualcomm Way entrance ramp to westbound I-8:  The TIS does not identify 
any impacts at this ramp (pages 289 and 290); however, the TIS does identify 
an impact at the intersection of Qualcomm Way / I-8 westbound off ramp in 
Phase 4 in the PM peak hour.  The project has identified feasible mitigation 
at this location.  The TIS indicates that the mitigation would include 
widening the westbound approach by one lane to provide two right-turn 
lanes and one shared thru-left-turn lane (Appendix J Figure T-21). This 
improvement would mitigate the project’s impact and provide a PM peak 
hour LOS D and ILV summary of 1157 in Phase 4 of the project (page 307), 
which are an acceptable LOS and a stable capacity ILV summary.  It should 
be noted that this improvement is required to be assured prior to Phase 3 of 
the project. 
 
Mission Center Road/I-8 Interchange: The project includes feasible 
mitigation at this location.  The project is required to provide $1 million 
dollars prior to phase 2 to fund a Project Study Report (PSR) to analyze the 
interchange and prior to phase 3 the project is required to assure by bond 
and permit specific improvements (pages 314 and 315).  In order to satisfy 
CEQA requirements, feasible improvements must be identified in order to 
mitigate a project impact.  At the Mission Center Road/I-8 interchange the 
improvements specific on the aforementioned pages would mitigate the 
project impacts.  A PSR for this improvement location is not scheduled to 
begin until 2010 (prior to Phase 2 of Quarry Falls). 
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 I-8/Texas Street eastbound ramps: Potential feasible mitigation to address this 

impact has been evaluated; however, it is not feasible to add an additional lane 
to the onramp at this location for use as storage, as it would cause unacceptable 
conflicts with weaving that occurs with the off-ramp.  The following figure 
illustrates this location. 

 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 37 
July 2008    

COMMENT RESPONSE 
 E-8. The project is required to provide improvements to three interchanges in the 

Mission Valley area (SR-163/Friars Road, I-8/Mission Center Road, I-
15/Friars Road).  These improvements are regional in nature.  The 
improvements required for the project at SR-163/Friars Road and I-
8/Mission Center Road not only mitigate the project’s incremental impact, 
but also lessen the delay at these locations to levels that are better than the 
base condition (without project).  The total interchange and arterial 
improvements in Mission Valley that the project is providing are in excess of 
$31 million and are in excess of transportation impact fees associated with 
the RTCIP and other in lieu payments as might be levied by the City of San 
Diego. No additional funding will be made for the I-8 Corridor Study due to 
the extensive regional arterial improvements being made by the Quarry Falls 
project, including the specific improvements to the Mission Center Road/I-
805 Interchange.  See response to comment No. E-7. 

 
E-9. Comments noted. The improvements to these intersections mitigate project 

impacts to below a level of significance. 
 
E-10. The project has identified feasible mitigation for this location for both the 

“with” and “without Phyllis Place” connection.  The project has identified 
different mitigation for the “with” and “without Phyllis Place” at this location 
that is appropriate for the different amount of traffic anticipated under each 
scenario.  Mitigation at the Phyllis Place (Murray Ridge Road)/I-805 
interchange is included for both with and without Phyllis Place (page 314, 
mitigation #5 and #6 for without Phyllis Place and pages 316-317 mitigation 
#5a, #5b and #6 for with Phyllis Place). The TIS understates that the 
mitigation proposed would increase the capacity to that of a collector.  With 
mitigation the roadway segment would have a functional classification of a 
Major Road given the lack of side street friction.  The intersection analysis 
remains unchanged; however, the roadway segment analysis shown below has 
been updated to account for this condition.  Errata sheets have been added 
to revise the TIS to reflect this updated information. 

  
 

E-8 

E-9 

E-10 
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 • Without the Phyllis Place connection the interchange would operate in 

the horizon year (2030) as follows with the above mitigation: 
 
(1)  Roadway segment: LOS A;  
(2)  Phyllis Place/I-805 southbound ramp: 

o LOS B/C  –  AM/PM peak hour respectively  
o ILV 1007/1128 –  AM/PM peak hour respectively 

(3)  Phyllis Place/I-805 northbound ramp:  
o LOS C/D – AM/PM peak hour respectively 
o ILV 988/1367 – AM/PM peak hour respectively 

 
• With the Phyllis Place connection the interchange would operate in the 

horizon year as follows with the above mitigation: 
 
(1)  Roadway segment: LOS C;  
(2)  Phyllis Place/I-805 southbound ramp:  

o LOS B/B  –  AM/PM peak hour respectively 
o ILV 1131/1277 –  AM/PM peak hour respectively 

(3)  Phyllis Place/I-805 northbound ramp:  
o LOS B/D – AM/PM peak hour respectively 
o ILV 1068/1439 – AM/PM peak hour respectively 

 
E-11. The Intersecting Lane Vehicle (ILV) summary is shown in response no. E-

10.  The ILV analysis sheets have been added to the appendix to the TIS. 
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 E-12. Murray Ridge Road is 62 feet from curb-to-curb.  The restriping of Murray 

Ridge Road from 2 lanes to 4 lanes would provide 2 travel lanes in each 
direction with inside lanes of 12 feet and outside lanes of 19 feet and 
(Appendix J, Figure T-8).  The 19-foot width of the outer lane allows for 
either a bike lane or parking.  Alternatively, based upon recommendations by 
the Serra Mesa Community Planning Group, the City Council may elect to 
providing traffic calming measures in lieu of restriping.   

 
E-13. See response to comment E-12. 
 
E-14. See response to comment E-12. 
 
E-15. The project has identified feasible mitigation at this location.  The curb-to-

curb width of the I-805/Murray Ridge Road Interchange allows for 12-foot 
through lanes and 10-foot left-turn lanes and a 6-foot bike lane.  This 
proposed improvement is consistent with the City of San Diego Street 
Manual widths.  Caltrans requires 12-foot travel lanes and a minimum 5-foot 
bike lane.  The proposed through lanes and bike lanes are drawn to Caltrans’ 
standards.  The proposed 10-foot left-turn lane will require a design 
exception.  

 
The Conceptual Improvement Plan T-5b (Appendix J of the Traffic Impact 
Study) provides one through lane in the eastbound direction.  T-5b shows 
one 25-foot accepting lane and a 14-foot striped median.  This striped 
median is incorrectly drawn as it does not take into account the proposed 
two eastbound through lanes shown on T-8.  The striped median would be 
restriped as a through lane transitioning to 12 feet wide as the road narrows 
to the east.  The Conceptual Improvement Plan T-5b has been updated to 
reflect this.  

 
E-16. See response to comment no. E-12 and E-15. 
 
E-17. Comment noted.   
 
E-18. Unless otherwise noted, the TIS uses the City of San Diego fair share 

calculation method.  The fair share calculations at interchanges and other 
Caltrans facilities have been added to Appendix M of the TIS.  

E-13 

E-12 
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 E-19. The TIS contains a feasibility analysis in Appendix J of the Traffic Impact 

Study.  The Regional Transportation Plan (2007) Revenue Constrained 
Scenario indicates that the existing carpool (HOV) lanes will be extended 
south to the southern extent of Interstate 15.  Future freeway improvements 
are considered regional improvements and beyond the scope of any one 
project.  The San Diego Association of Governments (SANDAG) is the 
agency responsible for providing the RTP.  Funding for the buildout of this 
plan comes from a voter-approved sales tax named TransNet and is usually 
supplemented by other state and federal sources.   

 
The I-15 HOV project is currently under design.  At the time of the 
preparation of the TIS, during phone correspondence, Caltrans 
acknowledged that the widening needed for the HOV lanes would require 
lengthening the bridge abutments at the Friars Road/Interstate 15 
interchange.  At the time of this widening any necessary operational 
improvements at the interchange would be addressed as part of the design 
and construction of the I-15 HOV project.  Therefore, no improvements are 
recommended. 

 
E-20. I-15 NB at Friars Road: Currently there are three lanes at the I-15 NB on 

ramps at Friars Road, which is the maximum number of lanes that can be 
provided at an onramp. 

 
I-15 SB at Friars Road (I-8 bypass):  Existing ramp meter conditions were 
observed for the I-8 bypass ramp.  Currently this ramp is a one lane ramp 
with a ramp meter located approximately 1,100 feet down the ramp that 
operates in the PM peak hour.  The existing observed queue (page 51 of the 
Traffic Impact Study) was 125 feet, and the existing maximum observed 
delay was approximately 2 minutes, both significantly less than the calculated 
values, so the calculated values appear to overstate actual delay and queue at 
this location.  As noted in the traffic study (Tables 4-4 and 6-5a), the demand 
at this location would be expected to increase from 770 vehicles in the peak 
hour to 838 vehicles in the peak hour between existing and Phase 1 
conditions, with a corresponding calculated increase in queue length and 
delay of approximately twenty-five percent.   Between existing and Horizon 
Year (Table 10-5a), the increase in queue length and delay would be 
approximately eighty-five percent.  
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 Doubling the existing delay and queue length would yield approximately 4 

minutes of delay and 250 feet of queue, which would be accommodated 
within available storage, thus the calculated impact would not require 
mitigation. 

 
E-21. The project has identified feasible mitigation at this location.  The City of San 

Diego has concluded that adding capacity to the southbound left-turn 
movement will enable a modification to signal timing that will also increase 
the capacity of the Friars Road segment in the vicinity of the interchange.  
This improvement may require a design exception from Caltrans if it is 
determined that four accepting lanes are needed. 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 42 
July 2008    

COMMENT RESPONSE 
 E-22. Both SANDAG (letter dated December 14, 2007, to Ms. Jeanette Temple at 

the City of San Diego) and Caltrans (letter dated January 7, 2008, to Marilyn 
Mirrasoul at the City of San Diego) provided comments on the Quarry Falls 
Draft PEIR regarding the relationship and effect of the project on the transit 
system.  In the development of the parameters of the traffic study, the lead 
agency (City of San Diego) concluded the traffic study should be prepared 
assuming no trip reduction for proximity to transit -- in other words, that zero 
occupants of the project would use transit.  This is a very conservative 
assumption, as the project is specifically designed to facilitate the use of 
transit, including the nearby trolley.   The City of San Diego has no standards 
or significance thresholds for transit analysis. 

 
Even though the EIR assumes no transit ridership and the City is not aware 
of any significance thresholds for impacts to transit systems, as a response 
to the commenter’s request, KOA Corporation has prepared a transit analysis 
which is included as an appendix to the TIS included in Appendix B to the 
PEIR.  The transit analysis demonstrates the existing system has adequate 
capacity for any additional ridership generated from Quarry Falls.  The analysis 
reflects growth in the bus and light rail systems using SANDAG data for the 
transit system.  The background growth rate for bus ridership is estimated to 
increase by 14% from 2007 to 2030.  Background ridership on the trolley is 
projected to increase more than twofold by 2030.  The headway for the Green 
Line is forecasted to increase from a 15-minute headway to 7.5-minute 
headway in the future.  Transit ridership for Quarry Falls was estimated at a 
combined 4% of total ADT for both bus and light rail trips.  For the Green 
Line, the addition of Quarry Falls transit ridership to projected system growth 
would increase total ridership to approximately 54% of peak hour maximum 
capacity; therefore, there is adequate capacity in the light rail system.  

 
The project proposes a number of features to facilitate alternative modes of 
transportation (public transit, bicycling, car-sharing, and shuttle service) and 
walkability, such as the construction of a pedestrian bridge linking the mixed 
use core of the development south across Friars Road to the existing Trolley 
station at Rio Vista.  This pedestrian bridge will reduce the distance to this 
Trolley station by approximately 33% from 0.6 miles to 0.4 miles with the 
pedestrian bridge.   

 

E-22 

E-23 

E-25 

E-26 

E-28 

E-27 

E-24 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 43 
July 2008    

COMMENT RESPONSE 
 Additionally, kiosks in central locations will be provided to encourage 

alternative transportation programs, a TDM association/ coordinator will be 
identified, bike lockers and showering facilities will be provided in order to 
promote biking and priority parking spaces will be provided for carpools at the 
office centers.  
 
A shuttle system will also be implemented by the project to connect to nearby 
LRT stations.  The details of the operation of the shuttle will be determined as 
part of the implementation of the Transportation Demand Management 
Program. 
 

E-23. This comment refers to transportation improvements that will take place in 
Caltrans right-of-way.  A description and aerial map of individual 
improvements is included in Appendix J – Conceptual Improvement Plans & 
Feasibility Analysis of the TIS.  Transportation Phasing Plan Improvements 1a, 
1b, 5, 6, 8, 15b, 19, and 21 propose improvements within Caltrans right-of-
way; however, Projects 5, 6, and 8 would be completed within existing right-
of-way with little or no excavation.  Projects 1a, 1b, 15b, and 21 require new 
right-of-way, excavation, and utility relocation. 
 

E-24. Mitigation measures for historical and paleontological resources, as shown in 
the Executive Summary (Table ES-1) of the draft PEIR were intended to also 
apply to any off-site project improvements which would include those that 
occur within Caltrans’ rights-of-way.  The MMRP has been modified to 
reflect this intention.   

 
E-25. A complete description of the observed plant/animal species on- and off-

site, as well as a list delineating the observed species, has been completed and 
submitted to the Wildlife Agencies as part of the Biological Technical Report. 
The Agencies do not issue specific property species lists, as they depend 
upon the project biologist to complete this task. Both potential direct and 
indirect impacts associated with the proposed project have been analyzed (on 
and off-site). For those impacts that have been deemed potentially 
significant, mitigation has been required that would reduce those potentially 
significant impacts to a level below significance. 

 
Additional analysis has been provided within the Biological Survey Report 
regarding the off–site impacts to biological resources.   
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 E-26. The Noise section of the PEIR, Section 5.5, also addresses noise impacts 

associated with the project, both on- and off-site.  Relative to on-site noise, 
there are no threatened or endangered species that would be affected by 
increase in noise level. As presented in Section 5.5, Noise, the project has the 
potential to contribute traffic to off-site areas which, when considered with 
projected traffic volumes, could result in cumulative noise impacts.  These 
off-site areas include: Qualcomm Way between Friars Road and Rio San 
Diego Drive, and Fenton Parkway between Friars Road and Rio San Diego 
Drive.  No threatened or endangered species would be affected by the 
proposed project’s off-site transportation improvements. 
 

E-27. Based upon the criteria found in the Caltrans Initial Site Assessment (ISA) 
checklist, a visual inspection of these locations was performed that did not 
identify any conditions that would indicate the potential for hazardous 
materials.  EnviroFacts web page was reviewed and did not identify these 
locations as containing hazardous materials.  An Initial Site Assessment (ISA) 
checklist will be completed at such time each of these improvements 
proceeds to confirm the initial findings that no known or potential hazardous 
waste problems exist within or near the proposed project.  Should further 
analysis determine the existence of hazardous materials, removal and 
remediation will be performed consistent with Caltrans and other regulatory 
standards.   
 
A Hazardous Materials Search was conducted utilizing the County of San 
Diego Hazardous Materials Search website (http://www.co.san-
diego.ca.us/deh/doing_business/hazmat_search.html) for off-site roadway 
improvements for the Quarry Falls project.  The search included 
establishments with hazardous waste, hazardous inventory, and/or 
hazardous tanks.  The search yielded two addresses (one with multiple 
tenants, see table below); both addresses are existing buildings not located 
within roadway or freeway improvement right-of-way.  Therefore, no 
hazardous materials are anticipated from roadway improvements. 

 
 

Address Name Comment 
Chiropractic Sports and Injury 
Thomas L Roderick DDS 
Beijing Acupuncture Clinic 

2333 Camino del Rio South 

Graham Simpson DDS 
2615 Camino del Rio South Stern Chiropractic Center 

Address is located within 
an existing building, not in 

the right-of-way for 
Quarry Falls roadway 

improvements. 
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 E-28. As presented in Section 5.5, build-out traffic noise levels would exceed City 

standards for useable outdoor space.  If private open space areas are used to 
meet City requirements for open space, noise levels for private open space 
that abuts Quarry Falls Boulevard, Via Alta or Franklin Ridge Road (internal 
roadways), or abuts I-805, Friars Road, or Mission Center Road (external 
perimeter roads) would exceed City standards.  The PEIR requires that 
Mitigation Measure 5.5-2 be implemented to reduce noise levels to below a 
level of significance. 
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 E-29. Comment noted. 

 
E-30. The Air Quality and Land Use Handbook provides recommendations, but 

also states that any recommendations or considerations contained in the 
Handbook are voluntary and do not constitute a requirement or mandate for 
either land use agencies or the local air districts.  Restricting development 
within 500 feet of existing freeways may be in conflict with the goals of the 
land use agency to approve in-fill projects that have access to transportation 
corridors.  Furthermore, many existing developments and sensitive land uses 
are already sited within 500 feet of existing freeways. 

 
A health risk analysis was conducted for the Quarry Falls project in response 
to this comment to evaluate potential health risks to residents in the 
development living in proximity to the I-805 freeway.  The analysis was based 
on an evaluation of diesel emissions on the 805 freeway.  Truck traffic was 
based on data obtained from Caltrans for the portion of the 805 freeway 
between I-8 and State Route 163, which provides a breakdown of trucks by 
axles.  Data from the five year period 2002 through 2006 indicates that truck 
traffic volumes did not increase over that time period; therefore, projecting 
trends based on the most recent five years would indicate steady traffic over 
the exposure period.  For conservative purposes, it was assumed that truck 
traffic would increase by 2 percent per year.  Diesel particulate emission 
factors were obtained from the EMFAC2007 model and were averaged over 
the exposure period evaluated.  As recommended by the California Office of 
Environmental Health Hazard Assessment, 70-year exposure, 30-year 
exposure, and 9-year adult and child exposure scenarios were addressed.  The 
70-year exposure period represents a lifetime of exposure and assumes that a 
resident would be present at the same location 24 hours per day, 7 days per 
week, for 70 years.  

 
The 30-year exposure period is based on the U.S. EPA’s recommended 
reasonable maximum exposure, which assumes that a reasonable maximum 
time for an individual to live in one location would be 30 years.  The 30-year 
exposure scenario also assumes 24 hours per day, 7 days per week of exposure.  
The 30-year residential duration for carcinogenic effects is a composite of 
exposure assumptions for six years as a child and 24 years as an adult, 
assuming that an individual could live in one location during childhood to 
adulthood.   

 

E-29 

E-30 

E-31 

E-32 
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 The 9-year adult and child exposure scenarios are based on the U.S. EPA’s 

recommended average exposure, which assumes that a resident will, on 
average, reside in the same location for 9 years. 

 
The portion of the Quarry Falls development that is nearest the 805 freeway 
will be constructed in Phases 3 and 4 of the development.  Thus that portion 
of the community would not be fully occupied until 2014 at the earliest; 
certain portions of the development in the upper northwestern portion of 
the site would likely not be occupied until 2022.  This was taken into account 
in the estimates of diesel particulate through the use of EMFAC2007 
emission factors that represent the exposure period.   
 
Based on a 70-year exposure scenario, the excess cancer risk to a resident at 
the point of maximum exposure (i.e., the location within the Quarry Falls 
development located within 300 feet of the freeway that is predicted to 
experience the highest risk; other locations within the development would 
have a lower risk than the point of maximum exposure) would be 129 in a 
million.  This figure represents the increased probability of an individual 
living in that location for 70 years, 24 hours per day, 7 days per week, of 
contracting cancer due to exposure to diesel particulate from the freeway.  
The exposure scenario assumes that the occupant is fully exposed to 
emissions (for example, the occupant would not close windows in their 
residence at any time).  The excess cancer risk does not represent the number 
of individuals in an area that are anticipated to be at risk for cancer. 
 
Based on a 30-year exposure scenario, the excess cancer risk to a resident at 
the point of maximum exposure would be 66.5 in a million.  For the 9-year 
exposure scenario, the adult excess cancer risk would be 20.1 in a million, 
and the child excess cancer risk would be 29.7 in a million.  Again, these risk 
estimates are based on assuming that an individual lives in that location for 
the duration of the exposure period without any barrier to exposure to 
emissions. 
 
Based on the 2005 Almanac, the California Air Resources Board estimates 
that the background excess cancer risk within the County of San Diego in the 
year 2000 was 607 in a million, with 420 in a million attributable to diesel 
particulate matter.  These estimates were based on monitoring data collected 
at two monitoring stations within the County.  Actual risks may be higher or 
lower at various sites within the County; however, these values are based on  
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 measurements collected at the monitoring stations. The risks due to exposure 

to diesel particulate predicted by the modeling conducted for the Quarry 
Falls residents would be 3.26 times lower than the background risks in the 
County due to exposure to diesel particulate. 
 
In developing their Air Quality and Land Use Handbook, ARB recognized 
that diesel particulate contributes to potential health effects and indicated 
that “Reducing diesel particulate emissions is one of ARB’s highest public 
health priorities and the focus of a comprehensive statewide control program 
that is reducing diesel PM emissions each year. ARB’s long-term goal is to 
reduce diesel PM emissions 85% by 2020.”   
 
A number of programs and strategies to reduce diesel particulate matter are 
in place or are in the process of being developed as part of the ARB’s Diesel 
Risk Reduction Program.  Some of these programs and strategies include the 
following: 
 
• In 2001, the ARB adopted new particulate matter and NOx emission 

standards to clean up large diesel engines that power big-rig trucks, trash 
trucks, delivery vans and other large vehicles. The new standard for 
particulate matter takes effect in 2007 and reduces emissions to 0.01 
gram of particulate matter per brake horsepower-hour (g/bhp-hr.) This 
is a 90 percent reduction from the existing particulate matter standard. 
New engines will meet the 0.01 g/bhp-hr particulate matter standard 
with the aid of diesel particulate filters that trap the particulate matter 
before exhaust leaves the vehicle. 

 
• ARB has worked closely with the United States Environmental 

Protection Agency (U.S. EPA) on developing new particulate matter and 
NOx standards for engines used in offroad equipment such as backhoes, 
graders, and farm equipment. U.S. EPA has proposed new standards 
that would reduce the emission from off-road engines to similar levels 
to the on-road engines discussed above by 2010 – 2012. These new 
engine standards are expected to become final in 2004. Once approved 
by U.S. EPA, ARB will adopt these as the applicable state standards for 
new off-road engines. These standards will reduce diesel particulate 
matter emission by over 90 percent from new off-road engines currently 
sold in California. 
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 The ARB has adopted several regulations that will reduce diesel 

emissions from in-use vehicles and engines throughout California. In 
some cases, the particulate matter reduction strategies also reduce smog-
forming emissions such as NOx. These regulations include: 
 
o Waste Collection Trucks (adopted 2003): The waste collection 

vehicle rule offers a variety of strategies that owners must select and 
apply to each truck in a phased-in schedule from 2004 through 
2010 to achieve particulate matter reductions of up to 85 percent. 
The rule includes compliance flexibility. A key benefit of the rule is 
the reduction of particulate matter emissions in residential 
neighborhoods. 

o Fleet Rule for Transit Agencies (adopted 2000): This regulation 
cuts NOx and particulate matter emissions from about 10,000 
buses operated by transit agencies. The fleet rule for transit agencies 
moves forward in steps over 10 years, requiring cleaner engines, 
cleaner fuel, and retrofitting of older buses. Amendments proposed 
for 2004 will require transit agencies to clean up the buses that had 
not been covered in the original rule.  

o School Bus Idling Restrictions (adopted 2002): To reduce the 
exposure of children to toxic particulate matter emissions, ARB 
enacted a rule to stop the prolonged idling of diesel school buses 
and other diesel vehicles near schools. Buses and commercial diesel 
vehicles are required to turn off their engines after arriving at a 
school and are allowed to start the engine no more than 30 seconds 
before departing, unless required for safety or work.   

o Transport Refrigeration Units (adopted 2004): Transport 
Refrigeration Units (TRUs) are diesel-powered refrigeration units 
that cool temperature-sensitive products while they are being 
shipped in trucks, trailers, shipping containers and rail cars. 
Although the diesel engines powering TRUs tend to be relatively 
small, there are about 40,000 of them operating in California. Their 
particulate matter emissions will be reduced by 65 percent by 2010 
and by 92 percent by 2020.   
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 As an ongoing process, the ARB reviews air contaminants and identifies 

those that are classified as TACs.  The ARB also continues to establish new 
programs and regulations for the control of TACs, including diesel 
particulate matter, as appropriate.  The ARB continues to set forth 
increasingly stringent emission standards for vehicles in their goal to reduce 
diesel particulate emissions and achieve the goal of 85% reduction in diesel 
particulate emissions by the year 2020.  It should be noted that no additional 
emission reductions beyond those accounted for within the EMFAC2007 
model (which includes existing regulatory requirements and programs but 
does not account for potential future regulatory actions) to estimate diesel 
particulate emissions; it is likely that diesel particulate emissions will decrease 
in the future based on ARB’s programs to reduce emissions. 
 
The Air Quality and Land Use Handbook provides recommendations for 
land use siting, and in Table 1-2 of the handbook, provides a Summary of 
Basis for Advisory Recommendations.  It is important to note that the basis 
for the advisory recommendations for siting of land uses near freeways and 
high-traffic roads indicates that: “In traffic-related studies, the additional 
non-cancer health risk attributable to proximity was seen within 1,000 feet 
and was strongest within 300 feet. California freeway studies show about a 
70% drop off in particulate pollution levels at 500 feet.”  Thus the handbook 
based its recommendation not on excess cancer risk results, but on non-
cancer risks.  The range of relative risk identified in the Air Quality and Land 
Use Handbook for a 70-year residential exposure scenario is shown in Table 
1-2 as “300 – 1,700” in a million.  The risks predicted for residential 
exposure at the Quarry Falls development, based on a 70-year residential 
exposure scenario, is 129 in a million, lower than the lowest level of relative 
risk reported by the ARB in their handbook. 
 
The State of California has also identified diesel particulate as a pollutant 
with potential non-cancer health effects, and has established a reference 
exposure level for diesel particulate of 5.0 micrograms per cubic meter 
(µg/m3).  The risk assessment also provided estimates of the hazard index, 
which is a measure of how much above or below the reference exposure 
level an individual’s exposure would be at a given location.  If a hazard index 
is above 1.0, that indicates that the individual could be exposed to a toxic air 
contaminant in quantities that are above the reference exposure level and 
could potentially experience adverse health effects.   
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 Based on the health risk analysis, the highest hazard index predicted for the 

point of maximum exposure was 0.112, which is nearly an order of 
magnitude below the level at which an individual would be anticipated to 
experience adverse health effects, based on the California Office of 
Environmental Health Hazard Assessments reference exposure level for 
diesel particulate matter. 
 
The Quarry Falls development is proposing to build residential units within 
300 feet of the I-805 freeway; however, in the vicinity of the project, the 
freeway is elevated, and prevailing winds are westerly, thus transporting 
pollutants away from the receptors the majority of the time.  Caltrans also 
follows guidance from the Federal Highway Administration (FHWA) 
regarding conducting Mobile Source Air Toxics (MSAT) analyses for its 
projects.  The FHWA’s Interim Guidance on Air Toxic Analysis in NEPA 
Documents (FHWA Memorandum, February 3, 2006, at 
http://www.fhwa.dot.gov/environment/airtoxic/020306guidmem.htm), 
acknowledges uncertainties in conducting health risk assessments for 
highways and indicates that if a project would not be anticipated to increase 
MSAT emissions or would not result in increases in intermodal freight, no 
MSAT analysis would be required.  The 805 freeway does not have a 
disproportionately high number of diesel truck traffic which, if present, 
would warrant analysis under the FHWA’s Mobile Source Air Toxics 
guidance. 
 
According to the Air Quality and Land Use Handbook, the recommendation 
for siting land uses is based on traffic-related studies, in which the additional 
non-cancer health risk attributable to proximity was strongest within 300 
feet.  Also according to the Handbook, a southern California study (Zhu, 
2002) showed measured concentrations of vehicle-related pollutants, 
including ultra-fine particles, decreased dramatically within approximately 
300 feet of the 710 and 405 freeways.  Cancer risks on the downwind side of 
the freeway were higher; the cancer health risk at 300 feet on the upwind side 
of the freeway was much less.  In all the analyses the relative exposure and 
health risk dropped substantially within the first 300 feet.  The majority of 
residences located in the eastern portion of the Quarry Falls development are 
300 feet from the I-805 travel lanes, and upwind of the freeway. 
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 It should also be noted that the U.S. EPA bases risk management decisions 

for risks between 1 in 1 million and 100 in 1 million on feasibility and cost 
effectiveness criteria.  In the EPA’s Office of Solid Waste and Emergency 
Response (OSWER) Directive 9355.0-30 (U.S. EPA 1991), U.S. EPA 
indicates that when cumulative carcinogenic risk based on a reasonable 
maximum exposure is less than 100 in a million, and non-cancer hazard is 
less than 1.0, further action (i.e., risk reduction or cleanup) is not generally 
warranted unless there are adverse environmental impacts.  As stated above, 
the U.S. EPA’s reasonable maximum exposure scenario would account for 
an exposure duration of 30 years; therefore, calculated risks based on this 
scenario would be below both the carcinogenic risk level and the non-cancer 
hazard level at which further action is warranted.  

 
E-31. The project will not require a permit from the U.S. Army Corps of Engineers 

(USACOE), as no waters of the U.S. will be affected by the project.  Similarly, 
the project will also not require a Section 401 certification from the Regional 
Water Quality Control Board  

 
E-32. The requirements for an encroachment permit from Caltrans are clearly 

stated in Section 3.10.9 (pages 3-74 through 3-75 of the draft PEIR), State and 
Federal Permits and Other Agency Coordination. 
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F-1. Comments noted.  No responses are necessary. 
 
 

F-1 
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F-2. The Specific Plan calls for increased densities closest to the commercial district 

and trolley station and includes the potential of up to 567 units (representing 
over 12% of the project total at a density of 29 dwelling units per acre) within 
the Village Walk District.  Although there is no minimum requirement for 
residential units in this District, the current targeted density of 327 units takes 
into consideration the location and design of the Village Walk District as integral 
to the high priority of creating an internal walkable community for residents to 
live, work and play within.  Further, the location of the retail and office 
components of the project within 2,000 feet of the trolley station creates 
additional non-residential ridership opportunities.  Over three fourths of the 
average daily trips, which includes the highest residential densities and all of the 
commercial and office development, are located within a ten-minute walk from 
the trolley station providing a convenient option and reducing dependency on 
vehicular trips. An internal shuttle system that connects to nearby light rail 
stations is a requirement of the Transportation Demand Management Program. 

 
F-3. Please see response to comment no. F-2. 
 
F-4. Please see response to comment no. F-2. 
 
F-5. Quarry Falls includes pedestrian improvements to Qualcomm Way and Mission 

Center Road to encourage the use of multiple routes to bus and light rail stops 
south of Friars Road.  The proposed location of the pedestrian bridge is central 
to the project and provides the most direct route to the Rio Vista LRT station; 
in addition the southern property is under the control of the developer which 
will facilitate the location of the southern landing of the bridge and the 
pedestrian path through the commercial project.  Finally, the ability to locate a 
second bridge between Mission Center Road and the proposed pedestrian bridge 
is highly constrained due to the need to acquired access rights from a different 
private property owner and the existing residential project that has restricted 
access due to fencing. 

 
F-6. Comment noted.  

F-1 

F-2 

F-3 

F-4 

F-5 

F-6 
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F-7. The project has identified approximately 30 locations where required mitigation  

would  improve operations. 
 
F-8. See response no. E-8.   

 
 
 

F-9. Comments noted.  The PEIR includes an alternative – Alternative 4 – Road 
Connection to Phyllis Place - which would provide a connection between Friars 
Road and Phyllis Place, through the Quarry Falls project.  The discussion 
under Alternative 4 addresses traffic circulation impacts that would result 
from this road connection.  As presented in the PEIR, traffic impacts under 
this alternative would occur at different locations; in other locations, impacts 
would be avoided.  Although significant impacts are comparable, in general 
the redistribution of traffic to the Phyllis Place/I-805 interchange is beneficial 
to existing Mission Valley circulation streets where total vehicular trips are 
reduced, such as for Friars Road between SR-163 and I-15; Mission Center 
Road from Friars Road to I-8; and Qualcomm Way from Friars Road to I-8. 

 
F-10. The applicant has coordinated with SANDAG and Caltrans throughout the 

project development and review process.  This process has resulted in 
defining the parameters of the traffic study and including necessary 
mitigation measures for impacts to the regional circulation system.  As lead 
agency, the City of San Diego will coordinate the participation of SANDAG 
and Caltrans. 

 
F-11. Comments noted.  

F-7 

F-8 

F-9 

F-10 

F-11 
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F-12. See response no. E-22. 
 
 
 
 
 
 
 
F-13. As a condition of the Master Planned Development Permit, the project 

applicant will continue to coordinate with SANDAG and MTS as the project 
develops. 

 
F-14. As a component of the project’s TDM program, the project will implement a 

shuttle, which will operate between Quarry Falls and transit stations in 
Mission Valley.  The details of the shuttle (including stops, routing, and 
scheduling) will be developed in the future and in concert with the City, 
SANDAG, and MTS. 

 
F-15. As identified in the Quarry Falls Specific Plan, Section 4.3.1 – Mass Transit, 

the project has planned for the inclusion of bus and shuttle stops within the 
site.  As a condition of the Master Planned Development Permit, the location 
and design of these facilities will be coordinated with SANDAG and MTS at 
the time of the design of public improvements. 

 
F-16. Quarry Falls has been designed with a focus on the pedestrian.  Internal 

pedestrian circulation includes not only sidewalks separated from streets with 
attractive parkways, but also paths and trails that further enhance the 
pedestrian experience.  Pedestrian access has been designed to connect 
development areas with parks and other amenities planned for Quarry Falls, 
as well as with off-site pedestrian accessways connecting to bus stops and 
trolley stations. 

 
F-17. The applicant’s on-going coordination with SANDAG and MTS will provide 

opportunities to assess transit options and make necessary adjustments to 
ensure that transit remains an important component of the project. 

F-12 

F-13 

F-14 

F-15 

F-16 

F-17 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 57 
July 2008    

COMMENT RESPONSE 
  

F-18. As a condition of development, a comprehensive Transportation Demand 
Management Program will be developed prior to the issuance of any building 
permits for Phase 1 of the project. This and other features are listed in the 
PEIR as additional transportation mitigation measures and will provide 
further reductions to average daily trips; however, because the TIS did not 
identify a transit reduction as a credit for these measures, they are not 
required mitigation for traffic impacts.  As the lead agency, the City of San 
Diego will coordinate the participation of SANDAG and MTS. 

 

F-18 
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G-1. Comments noted.   
 

 

G-1 
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 H-1. Comments noted.  No responses are necessary. 
 
H-2. The CO “hot spots” analysis was conducted for both  with and without the 

Phyllis Place road connection alternatives in accordance with Caltrans 
guidelines, and addresses the potential for adverse air quality impacts at 
intersections where significant cumulative traffic impacts were predicted.  The 
EMFAC2007 model calculates emission factors in grams per mile based on 
vehicle speed.  For CO emissions, the lower the speed, the higher the 
emissions predicted by the model.  For conservative purposes, the analysis was 
run using an estimated speed of 1 mile per hour so that emissions would be the 
highest and vehicle travel in conditions such as uphill travel or queuing would 
be accounted for in a conservative manner.  The analysis demonstrated that no 
CO “hot spots” would be anticipated from the project with or without the 
road connection. 

 
H-3. The project has identified feasible mitigation for this location. The curb-to-curb 

width of the I-805/Murray Ridge Road Interchange allows for restriping to 
provide for additional lanes to increase roadway capacity.  This proposed 
improvement is consistent with the City of San Diego Street Manual widths and 
the proposed through lanes and bike lanes are drawn to Caltrans’ standards.  
The impacts and mitigation measures and their effectiveness are addressed for 
each alternative of the project and for each phase in the reports. The project 
has identified feasible mitigation for this location.  The TIS understates that the 
mitigation proposed would increase the capacity to that of a collector.  With 
mitigation the roadway segment would have a functional classification of a 
Major Road given the lack of side street friction.   
 
Without the Phyllis Place connection the interchange would operate in the 
horizon year (2030) as follows with mitigation: 
 

•  Roadway segment: LOS A 
• Phyllis Place/I-805 southbound intersection: LOS B/C AM/PM 

peak hour respectively 
• Phyllis Place/I-805 northbound intersection: LOS C/D – AM/PM 

peak hour respectively 
 

 
 

H-1 

H-2 

H-3 

H-4 
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 With the Phyllis Place connection the interchange would operate in the 

horizon year as follows with mitigation: 
 

• Roadway segment: LOS C  
• Phyllis Place/I-805 southbound intersection: LOS B/B – AM/PM 

peak hour respectively 
• Phyllis Place/I-805 northbound intersection: LOS B/D – AM/PM 

peak hour respectively 
 
H-4. The Alternative 4 – Phyllis Place Connection alternative, including its required 

mitigation, would result in both the roadway segment of Phyllis Place and the 
I-805/Phyllis Place interchange operating at an acceptable level of service. 
Therefore, it is not anticipated that the Abbots Hill neighborhood would be 
more isolated from Serra Mesa. 

 
Potential impacts to the physical environment, visual appearance, safety, 
identity and character of the Serra Mesa community resulting from the Phyllis 
Place road connection were analyzed in the draft PEIR within the discussion 
of Alternative 4 (pages 10-30 through 10-39 of the draft PEIR) and which 
also referenced the analysis of the Quarry Falls project without the road 
connection.  For example, on page 10-35 the PEIR states: “Development of the 
project site as envisioned under this alternative [Alternative 4] would result in slightly 
greater impacts to biological resources than the proposed project, because this alternative 
would require additional grading associated with the road connection to Phyllis Place.”  
Relative to visual quality and aesthetics, that PEIR states: “This alternative 
would result in similar impacts associated with visual effects and neighborhood character as 
the proposed project, because the same development would occur.  This alternative would 
allow for a connection through Quarry Falls, between Friars Road and Phyllis Place, 
providing an additional travelway for motorists traveling to/from the Mission Valley area.  
However, the connection of the roadway would not significantly affect the visual environment 
beyond what is addressed in the Program EIR”. 

 
 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 61 
July 2008    

COMMENT RESPONSE 
 This alternative is consistent with the Serra Mesa recommendation 

regarding  “careful urban design”, since the roadway would connect with 
Phyllis Place in an area where no single family residential units occur and 
to the west of the Assembly of God Church and associated senior 
housing (located immediately north of Quarry Falls across Phyllis Place).  
Both the I-805 freeway interchange and the Phyllis Place bridge over I-
805 occur east of the church and senior housing.  Creating a road 
connection at this location would not be disruptive to the physical 
arrangement of the community and would appear as another surface 
street in the community. Neither the Quarry Falls project nor a 
connection to Phyllis Place through Quarry Falls would result in 
dividing an established community.  However, the PEIR also states on 
pages 10-31 and 10-39 that Alternative 4 would be in conflict with the 
Serra Mesa Community Plan, which does not include a road connection 
between Friars Road and Phyllis Place. 
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H-5. The City’s Trip Generation Manual estimates traffic based on land use type.  
For residential land uses, the Trip Generation Manual assigns a trip generation 
rate of 9 trips/single family unit (urbanized areas); 10 trips/single family unit 
(urbanizing areas); 8 trips per multi family units, if the density is less than 20 
dwelling units/per acres; and 6 trips per dwelling units. If the density is more 
than 20 units per acre.  These rates apply no matter what the bedroom count 
might be. Population estimates are based on SANDAG’s estimate of 1.74 
people per household for Mission Valley. 

 
H-6. The draft PEIR describes the development review process for the subsequent 

Quarry Falls projects on pages 3-52 through 3-57.  Applications for future 
construction and development permits within Quarry Falls would be acted on 
in accordance with one of five decision processes established in Division 5, 
Article II, Chapter 11 of the City’s Land Development Code (LDC).  
Applications for construction permits, which are consistent with the LDC 
base zone use categories, development regulations applied to the district or 
subdistrict by the Quarry Falls Specific Plan, and setback deviations as 
described in the Specific Plan would be processed pursuant to Process One, 
Substantial Conformance Review (SCR).  Those projects would be in accordance 
with all approvals for the project that were evaluated in the PEIR; no further 
environmental review would be necessary [see CEQA Guidelines Section 
15152(f)(3)(B)].  Projects that are consistent with the additional land use 
designations included in the Specific Plan, require a transfer of trips between 
districts or land uses, and/or deviations in height as described in the Specific 
Plan shall be processed pursuant to Process Two, Substantial Conformance Review 
(SCR).  Process Two SCR’s require subsequent review by staff to determine if 
the project is consistent with the project analyzed within the PEIR and if 
additional environment review would be required.    

 
In the event that any future actions require discretionary review, in accordance 
with CEQA Guidelines Sections 15168(c) and 15162 through 15164, those 
projects would be examined in light of this Program EIR to determine 
whether an additional environmental document must be prepared.  The 
Quarry Falls Specific Plan outlines three other approval processes, based on 
Division 5, Article II, Chapter 11 of the LDC, that could occur with future 
construction projects.  Separately regulated uses as defined in the LDC 
(effective May 17, 2005) and identified in the Specific Plan would be processed 
as a Process Three discretionary approval – Hearing Officer action.  

H-5 

H-6 

H-7 

H-8 

H-9 

H-10 

H-11 

H-12 

H-13 

H-14 
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 Applications which are not consistent with the Master PDP approved in 

concert with the Quarry Falls Specific Plan but would meet the intent of the 
design guidelines presented in the Specific Plan would require approval of a 
separate Site Development Permit (SDP), PDP, or amendment to the Master 
PDP, and would be processed pursuant to Process Four - Planning Commission 
action.  
 
For projects which require a subsequent rezone or which are not consistent 
with the Specific Plan land use designation and/or development intensity, an 
amendment to the Specific Plan and/or Rezone would be required.  A Specific 
Plan Amendment and Rezone are actions processed in accordance with 
Process Five – City Council action.  All of these processes are discretionary and 
require that the City evaluate the proposals against the project analyzed within 
the PEIR and determine if subsequent environmental review is required. 
 
The PEIR fully analyzes environmental impacts for the proposed project and 
provides an implementation process for the development of individual parcels 
and phases.  In response to comments that raise the possibility of the project 
exceeding the Target Density as presented in Table 3-1, Quarry Falls Land Use 
Summary, the Specific Plan has been revised to identify the maximum cap for 
development in each of the land use categories.  Specifically, residential 
development will be limited to a maximum of 4,780 units, retail commercial 
development will be limited to a maximum of 603,000 square feet, and office 
development will be limited to a maximum of 620,000 square feet.  In order to 
respond to any future projects that propose development which would exceed 
the overall development cap in any land use category, the following 
modification has been made to the implementation review process: 

 
• Project Review Category 5.  For projects which require a subsequent 

rezone or which are not consistent with the Specific Plan Land Use 
designation and/or development intensity, an amendment to the 
Specific Plan and/or Rezone would be required.  A Specific Plan 
Amendment and Rezone are actions processed in accordance with 
Process Five, City Council approval.  Additionally, for projects which 
exceed the maximum development cap as established in the Quarry Falls 
Specific Plan, an amendment to the Specific Plan and Master Planned 
Development Permit would be required. 
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 H-7. Schools services are evaluated in the PEIR (see Section 2.6.5) and are based on 

demographics of the Mission Valley community.  The analysis in the PEIR is 
based on discussions and correspondence with the San Diego Unified School 
District, which determined adequate capacity in existing schools in 
surrounding communities to serve the project.  The school district’s estimate 
of student generation is on a per-unit basis, depending on the residential unit 
type (e.g., single family or  multi family) and general trends in the area, without 
regard to number of bedrooms.   
 
The proposed project is providing a site for a future school, and the developer 
has engaged in an agreement with High Tech High to locate a Charter School 
within Quarry Falls.  The San Diego Unified School District has approved a 
charter for High Tech High to operate a K – 8 school on approximately three 
acres in Quarry Falls. 
 
Additionally, the developer would be required to pay school fees in 
accordance with SB 50.  Developer fees collected pursuant to SB 50 are 
“deemed to be full and complete mitigation” for impacts related to the 
provision of adequate school facilities.  (Gov. Code, §65995, subd. (h).)  SB 50 
also prohibits local agencies from denying land use approvals on the basis of 
inadequate school facilities, so long as the project proponent, if required to do 
so, pay the statutorily-capped developer fees.  (Gov. Code, §65995, subd. (I).) 

 
H-8. The phasing of improvements to the Friars Road/SR-163 Interchange are 

included in the Transportation Phasing Plan and will be provided as described 
in the TIS (pages 314-317), which calls for mitigation to be implemented in 
Phase 1 and Phase 2 of the project.  Should the City require a fair share 
payment in lieu of constructing the mitigation improvements, the current 
schedule anticipates construction to be ready for commencement in 2010 (see 
Caltrans comment letter dated January 7, 2008 to the PEIR).   

 
The SR-163/Friars Road interchange includes three phases of work.  Phase 1 
will include widening Friars Road and bridge, improving Frazee Road and 
Avenida de las Tiendas, coordinating signal timing through the Friars Road 
corridor, improving freeway ramp connections, and constructing soundwalls. 
Phase 2 will include constructing a new collector bridge, new flyover bridge 
from Ulric Street, and constructing a portion of the new Friars Road off-ramp.  
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 Phase 3 will include constructing permanent southbound auxiliary lanes and 

constructing a new northbound on ramp with auxiliary lanes. 
 
The Quarry Falls project intends to contribute substantially to help make this 
project eligible for funding.  Other improvements to Mission Center Road, 
Murray Ridge Road, and Phyllis Place would be implemented in the initial 
phases of the project that would ensure an acceptable level of service at these 
locations. 
 

H-9. As required by the City, the PEIR uses the Traffic/Parking thresholds from 
the City’s current Development Services Department, Significance 
Determination Thresholds, dated January 2007 for projects deemed complete 
prior to January 1, 2007 (page 73).  This project was deemed complete on 
May 11, 2005.   
 
KOA Corporation has reviewed year 2007 counts conducted for the Hazard 
Center project and compared them to counts taken for the Quarry Falls. This 
comparison shows that traffic patterns have not changed in a way that would 
affect the baseline conditions.  The data was collected within the suggested 
timeline by the City of San Diego (no longer than two years) based on the 
study’s submission date.  Additionally, future baseline traffic volumes were 
increased to account for local and regional growth based on forecast 
projections from the SANDAG model.  
 

H-10. A cumulative analysis was conducted as part of the TIS.  Numerous 
cumulative projects were included in the analysis and allowances were made 
for the possible effect of other, unforeseen projects and growth. The 
forecasting system and models developed by SANDAG and the City also 
allow for the mature development of communities above and beyond the 
explicit inclusion of projects based on land used in the Community and 
General Plans.  

 
The Mission Village Shopping Center project has changed from commercial 
to residential uses, which represents a decrease in the projected traffic trips.  
Therefore, in order to be conservative (because the new project would 
generate less average daily trips than included in the baseline traffic model), 
the reduction in trips due to the Mission Valley Shopping Center was not 
included. 
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 H-11. Traffic volumes and the conditions of roads and intersections throughout the 

study area are addressed in the TIS.  Under Alternative 4, Franklin Ridge 
Road would experience LOS E. However, in order to maintain a pedestrian 
friendly environment, traffic calming measures (fewer and narrower lanes) 
have been proposed as part of the project design. The traffic modeling 
performed as part of this analysis accounts for “cut-through” traffic 
associated with Serra Mesa trips traveling through the project to access the 
valley under the “with Phyllis Place” alternative. 
 

H-12. The City of San Diego bases their roadway level of service on tables found in 
their Traffic Impact Study Manual.  Quarry Falls is considered an infill site 
subject to LOS D for developed locations. The LOS E capacity in Table 5.2-
1 represents the capacity for an unacceptable level of service for a developed 
location.  

 
H-13. A condition of the project’s permit would require the applicant to install 

traffic signal interconnect among these signals, allowing coordination to be 
implemented successfully.  

 
H-14. Acceleration requirements can be found in the Caltrans Design Manual 6th 

Edition in sections 504.2(2) and 504.3(2). The I-805 Northbound on-ramp 
from Phyllis Place provides sufficient acceleration distance for the ramp 
meter and merge configuration. The I-805 Southbound on-ramp from Phyllis 
Place also provides sufficient acceleration distance for the ramp meter and 
merge configuration.  This meter location may be re-positioned, if 
determined necessary by Caltrans. 
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 H-15. The traffic study, approved by the City, presents conditions on roadways and 

intersections deemed to be meaningfully affected by the project using 
guidelines published by the City. The threshold for analysis is 50 peak hour 
trips in the peak direction.  Quarry Falls will contribute less than two-percent 
of its trips to Mission Village.  The traffic distribution to Mission Village 
Drive was below the threshold for analysis.  See response to comment no. H-
10 regarding cumulative analysis.  The Mission Village Shopping Center 
project has changed from commercial to residential uses, which represents a 
decrease in the projected traffic trips.  Therefore, the analysis in the TIS is 
conservative, because the new project would generate less average daily 
traffic than included in the baseline traffic model.  
 

H-16. The restriping of Murray Ridge Road from 2 lanes to 4 lanes would provide 2 
travel lanes in each direction as identified in the Serra Mesa Community 
Plan.  This would result in either loss of parking or loss of a bike lane; 
however, there is no environmental impact from either the loss of parking or 
the loss of the bike lane.  The street is fronted by single family residences for 
which on-street parking was not required to serve the individual residences; 
and the Class II Bike Lane will be replaced by a Class III Bike Lane to 
provide bicycle circulation.  Maintaining on street parking is a significant 
convenience to residents, however widening the street to accommodate both 
parking and the Class II Bike Lane would be less desirable as it would disrupt 
the residential character of the neighborhood due to the loss of front yards to 
the single family residences facing the street.  Alternatively, the City Council 
may decide that the project provide traffic calming in the Serra Mesa 
community in lieu of the restriping.  If the City Council chooses to 
implement traffic calming then the Class II bike lane and parking would 
remain.  

 
H-17. Maintenance of streets is not considered an environmental issue.  The 

standard maintenance of streets is part of the general services provided by 
the City of San Diego for all public streets.  The City maintenance schedule 
does not include LOS as a factor for the purpose of establishing the 
maintenance and repair schedule.   

 

H-15 

H-16 

H-17 

H-18 

H-19 

H-20 
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 H-18. The signals along Murray Ridge Road would operate at LOS C or better, and 

therefore should not result in a significant diversion of traffic to side streets. 
 
H-19. The Draft PEIR includes photo simulations for the project in Section 5.3, 

Visual Effects and Neighborhood Character.  Cross sections of the site from 
Phyllis Place looking towards the southwest and southeast are also depicted 
in Figure 5.3-8, View Looking South from Phyllis Place which concludes the 
maximum elevations of all buildings are lower than the elevation of Phyllis 
Place.  A photo simulation of the view south from Phyllis Place has been 
prepared to supplement this analysis and is included in the Final EIR as a 
courtesy to the commenters. 

Photo Simulation – View from Phyllis Place 
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 Views from the east of the southeast corner of the site are visible from Friars 

Road, however, there are no public views, significant visual landmarks, scenic 
vistas, or view corridors to the west that would be blocked by the 
development of Quarry Falls; therefore, this vantage point does not meet the 
criteria for evaluating visual effects.  A photo simulation of the pedestrian 
bridge, looking from the east along Friars Road, was included in the Draft 
PEIR as Figure 5.3-10 – Photo Simulation – Views Traveling West on Friars Road. 
 

 
H-20. The Quarry Falls project is located in the City Water Department’s Central 

Service area, which is not served by reclaimed water.  At this point in time, the 
City has no plans to serve the area with reclaimed water, although in 2007 the 
City Council directed the Water Department to conduct a comprehensive 
study of recycled water opportunities in the City as a source of future supply 
for San Diego water needs.  Accordingly, at this time, the Quarry Falls project 
does not include reclaimed water infrastructure, with the exception of 
reclaimed water piping for landscaping purposes. 

 
The Water Supply Assessment prepared in October 2007 (referenced in 
Appendix L) confirmed that there are sufficient water supplies to serve 
existing demands, estimated demands of the Quarry Falls project, and future 
water demands within the Water Department’s service area in normal and dry 
year forecasts, over the required 20 year planning horizon.  The Quarry Falls 
project includes reclaimed water piping for landscaping purposes should 
reclaimed water infrastructure be installed to serve the project.  If the Quarry 
Falls Project is connected to reclaimed water in the future, it will only improve 
the reliability of the City’s water supply. 
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 I-1. The “Environmentally Superior Alternative” is the title of Section 10.3, and the 
environmentally superior alternative is identified on page 10-43 of the draft 
PEIR.  According to the analysis, the “Reduced Density Project” alternative is 
considered the environmental superior alternative.  The PEIR addresses the 
build-out under the existing community plans (Alternative 2) as well as an 
alternative which would provide a connection to Phyllis Place (Alternative 4) and 
a side-by-side comparison is shown on pages 10-40 through 10-42.  The 
Community Plan alternative did not include a comparison of the with and 
without road connection due to the fact that the road connection is inconsistent 
with the Serra Mesa Community Plan and would therefore not be an alternative 
that was feasible under the existing proposal.  At the request of the Mission 
Valley Unified Planning Committee, a comparison of the with and without road 
connection has been included in the Final PEIR Section 10, Alternatives for both 
the Community Plan and Reduced Density alternatives.  That analysis has also 
been included in the appendix of the TIS. 

 
I-2. The analysis of the Phyllis Place Road Connection Alternative analyzed all 68 

intersections and identified fewer unmitigated impacts and a lessening of overall 
traffic volumes in the local Mission Valley circulation network which is 
consistent with the conclusions of the third party traffic consultant.  Traffic 
impacts are determined by significance thresholds, rather than any change in 
level of service (unless the roadway currently operates acceptably and the project 
traffic causes the roadway to operate unacceptably); therefore, there is no change 
to the conclusions of analysis prepared by KOA, Corporation.  A discussion of 
the Community Plan Alternative with and without the road connection is 
included in Section 10.0 of the Final PEIR.  Tables 10-1 thru 10-5 include a 
summary of traffic impacts at project build-out for each alternative with and 
without the road connection. 

 
I-3. See response to comment letter no. H-9. The City of San Diego requires projects 

deemed complete after January 1, 2007 to be analyzed under the new 
significance thresholds.  Quarry Falls was deemed complete on May 17, 2005; 
therefore, it was reviewed using the July 2004 significance thresholds.  Regarding 
the intersections identified above, mitigation has been identified to reduce 
impacts to below a level of significance at each location with the exception of 
Friars Road/Mission Gorge Road (see Table 5.2-8c, Project Phase 1 Through 
Horizon Year Traffic Impacts Summary – Intersections).  At this intersection the 
LOS does not exceed “D” and therefore the impact is below a level of 
significance. 

I-1 

I-2 

I-3 

I-4 

I-5 

I-6 

I-7 
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 I-4. The TIS accurately states the reduction for internal trips with mixed-use 

reduction and cumulative trip generation for the project.  Quarry Falls is a large, 
master-planned project of over 200 acres with a mix of retail, office, residential, 
recreation and public uses designed to serve the community.  A mixed-use 
reduction accounts for the traffic interaction between land uses; some people 
who live in Quarry Falls would also work, shop and play in Quarry Falls.  The 
traffic study only reduces mixed use trips based on the interaction of residential, 
office and industrial uses with retail trips.  It does not reduce mixed use trips 
based on the interaction of residential, office and industrial uses with each other 
and is therefore conservative.  This is also true for internal trips for recreation 
purposes such as the neighborhood park, civic center and community recreation 
center.  
 
The mixed-use reduction is appropriate for use on this project.  Based on the 
mixed use reduction guidelines the project incorporates adequate community 
and neighborhood oriented commercial for the trip reductions to apply.  A 
mixed-use project may be comprised of both vertical and horizontal elements; a 
person does not have to live on top of a store in order for them to shop there, 
merely they need to live in proximity to the store.  The TIS uses internal capture 
assumptions that are consistent with the City of San Diego Guidelines for mixed 
use and internal trip reduction.   
 
The cumulative trip generation rates used in the TIS are also consistent with the 
City of San Diego Guidelines, therefore, the TIS does not understate the impact 
of trips in the surrounding Mission Valley community.  The City of San Diego 
Trip Generation Manual defines cumulative (also known as external) trips as the 
new vehicle trips added to the community.  These trips constitute the project’s 
impact on the community and are used in the TIS.  As stated in the San Diego 
Municipal Code Land Development Code Trip Generation Manual (May 2003) 
the cumulative trip generation rates are used to determine the community-wide 
impact of a new project. 
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 The City of San Diego trip generation rate data available have been developed 

from measurements at isolated single use developments.  When uses are 
combined, simply adding the single use estimates together can result in a total 
trip generation estimate that is too great for the site.  To account for this, the 
City has recommended trip reductions for mixed use developments that include 
commercial retail. It is standard practice to account for mixed use reductions in 
specific plans for large projects with mixed use components.  Other studies that 
have been prepared for Mission Valley, the city and throughout the region use 
mixed use reductions to correctly estimate the external project trip generation 
(Stonecrest and Mission City to name two).  
 
The cumulative trip generation and mixed use reduction are not only locally 
utilized practices rather these are nationally recognized trip behavior 
characteristics and are documented in the Institute of Traffic Engineers (ITE), 
an international education and scientific association of transportation 
professionals, Trip Generation Manual. The traffic study did not reduce the total 
trips to account for transit reductions, which are estimated to be up to five 
percent of the total daily trips. Caltrans has reviewed the project trip generation 
and finds it acceptable. 
 

I-5. The Quarry Falls PEIR analyzed Public Services in Section 2.6, Existing Public 
Services and Facilities.  The discussion in Section 2.6 addresses Fire, Emergency 
Services, Police, Libraries, Schools, and Parks.   

 
The discussion presented in Section 2.6 is detailed and not only quantifies the 
project’s potential to affect public services and facilities, but also presents the 
results of correspondence (see Appendix N) with services providers and the 
need for facilities to serve residents of Quarry Falls, as well as the surrounding 
communities.  Figure 2-9, Public Facilities Map, shows the location of all of the 
public facilities addressed in the PEIR and their relationship to the project site. 
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 Public services are evaluated in light of whether or not the deficiency would 

result in a physical change in the environment related to the construction or 
alteration of facilities; since new public facilities are not required to serve the 
project, physical change to the environment would not occur (CEQA 
Guidelines Section 15358).  However, as stated in the draft PEIR on page 2-17, 
“New developments within the Mission Valley community are required to pay 
Development Impact Fees (DIF) in accordance with the Public Facilities 
Financing Plan (PFFP) for the Mission Valley Community to assist in funding 
public services and facilities…”  The applicant will be required to pay DIF to 
cover their fair share of the costs of public services and facilities.  
  

I-6. It is speculative to suggest that other properties in Mission Valley would chose 
to re-develop based on what is proposed for Quarry Falls.  Any future proposal 
to change existing land uses and existing approved land use plans would require 
review by the City.  That review would include environmental analysis of any 
proposed change.   

 
I-7. All of the issues raised in this comment letter are adequately addressed in the 

Draft and Final PEIR.  This comment letter does not raise any issues that 
would require re-circulation of the Draft PEIR.  No new environmental 
impacts have been identified, and for those impacts identified in the PEIR, no 
impacts would result in an increased in severity.  The PEIR provides a 
thorough analysis of the potential environmental impacts associated with the 
project allowing meaningful public review and comment.   

 
Additional information and revisions have been made to the Final PEIR to 
clarify and augment the original analysis.  However, significant new information 
has not been added that would require re-circulation of the environmental 
document per CEQA Section 15088.5 (b). 
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J-1. CEQA requires that the public be notified of the availability of the Draft EIR.  
The notice must include the location of where the EIR, including background 
material, may be reviewed.  CEQA does not require that copies of the Draft 
EIR or technical appendices be sent to the public.  However, the City of San 
Diego tries to make copies of the Draft EIR available to members of the public 
upon request. 

 
As stated in the Public Notice and in the PEIR Section 1.0, Introduction, copies 
of the PEIR were placed at the Mission Valley, Serra Mesa and the San Diego 
Central Library.  During the public review period, staff was made aware that 
copies of the technical appendices were not at the public libraries.  Staff had 
copies of the technical appendices delivered to the public libraries.  However, 
the technical appendices were available for review at the City of San Diego 
Development Services Department during the duration of the public review 
period, as well as the extension of time provided for public review of the PEIR.  
Copies of the PEIR and technical appendices were provided to the State 
Clearinghouse on November 6, 2007. 

 
Upon request by the public and as an additional convenience to access the 
documents, hardcopies of the Technical Appendices were delivered to the 
Mission Valley and Serra Mesa libraries on Wednesday, December 12, 2007.  
Furthermore, at the request of the Serra Mesa Community Planning Group, the 
public review period was extended from December 17, 2007 until January 7, 
2008 – providing the public with an additional three weeks of review time. 

 
J-2. It is unclear where the Mission Valley Community Council found that the 

“General Plan precludes development that compounds existing deficiencies.”  
Such a goal or objective was not found in the Progress Guide and General Plan 
– Transportation Element, or the Draft General Plan – Strategic Framework, 
Land Use and Mobility Elements.  However, the General Plan does state:  “It is 
the intent of the City to ensure that future development does not adversely 
affect any community.”  Therefore, consistent with policy PF-C.1.a, the City 
has identified the demand for public facilities and services resulting from this 
discretionary project.  In addition, as a condition of approval, the project is 
subject to exactions that are reasonably related and in rough proportionality to 
the impacts resulting from the proposed development.   
As stated previously, the developer will be required to pay a fair share 
contribution to facilities costs.    

J-1 

J-2 

J-3 

J-4 

J-5 
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 A traffic study has been prepared for the project that identifies impacts and 

provides mitigation measures.  The traffic study is summarized in Section 5.2 of 
the PEIR; the complete traffic study is provided in the Technical Appendices to 
the PEIR.  As stated in the PEIR, even with mitigation measures, some traffic 
impacts would remain significant and unmitigable. 

 
J-3.  Again, it is unclear where the Mission Valley Community Council finds this 

goal or policy in the City’s Progress Guide and General Plan or in the newly 
adopted General Plan. Included within the General Plan’s Public Facilities, 
Services and Safety Element are the following policies which would applicable 
to the Quarry Falls project: 

 
PF-A.1. Reduce existing deficiencies by investing in needed public facilities and infrastructure 
to serve existing and future development. 
 
PF-A.2. Address current and future public facility needs by pursuing, adopting, 
implementing, and maintaining a diverse funding and management strategy. 
 
Goals included within the Public Facilities, Services and Safety Element do 
include the provision “Adequate public facilities that are available at the time of 
need” and for “Public facilities exactions that mitigate the facilities impacts that 
are attributable to new development.”  The Element further states that “The 
comprehensive evaluation of development proposals will be critical to ensure 
any impacts to public facilities and services are identified and addressed. While 
the City endeavors to respond to existing and future needs with development 
impact fees (DIF) and other capital funding sources, private development will 
also be responsible for ensuring existing needs are not compounded by a 
proposed project. It is the intent of the City to ensure that future development 
does not adversely affect any community. Projects will be subject to DIFs or 
facilities benefits assessments to contribute their proportional fair-share of 
existing and future facilities, and under certain circumstances are required to 
provide a physical improvement as a condition of project approval.”  The 
Quarry Falls project would be subject to payment of DIF, as well as 
implementation of public improvements (including roadway improvements) 
and contributing fair share payments.  Last, as required by the Public Facilities, 
Services and Safety Element, the Quarry Falls project has fully addressed public 
facilities and services which would serve the project (see Section 2.0, 
Environmental Setting, of the PEIR). 
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 J-4. The MVPDO establishes 140 ADT/acre as the threshold for requiring a 

discretionary action.  Projects that generate less than 140 ADT/acre and meet 
all other requirements of the MVPDO may be processed ministerially.  For 
projects that exceed 140 ADT/acre, the MVPDO requires that a Community 
Plan Amendment and traffic study be prepared. 

 
The Mission Valley Planned District Ordinance, Table 1514-03A, allocates 140 
trips per gross acre to the Development Intensity District F, in which Quarry 
Falls is located.  The MVPDO excludes acreage within steep hillsides as defined in 
Land Development Code Section 113.0103: 

 
Steep hillsides means all lands that have a slope with a natural gradient of 25 
percent (4 feet of horizontal distance for every 1 foot of vertical distance) or 
greater and a minimum elevation differential of 50 feet, or a natural gradient 
of 200 percent (1 foot of horizontal distance for every 2 feet of vertical 
distance) or greater and a minimum elevation differential of 10 feet. 
 

Steep hillsides are identified as Sensitive Lands in the City’s Environmentally 
Sensitive Lands (ESL) Ordinance (LDC Section 143.0100).  The impact to 
steep hillsides requires the processing of a Site Development Permit (SDP) 
concurrently with the projects actions.  Section 3.0, Page 3-60 and Page 3-76 of 
the Final PEIR have been revised to include to steep hillsides with the processing 
of the SDP required for the project. 

 
TCB, Inc. analyzed the portion of Quarry Falls outside of the northern mining 
limit to identify if any steep hillsides that meet the Land Development Code 
definition exist.  This analysis used the “As Built” drawings (March 27, 1972) 
from the construction of I-805 and Phyllis Place and the latest offsite 
topographic survey from January 15, 2005.  Based upon this analysis, the site 
contains no natural gradients of at least 25% and a vertical elevation of at least 
50 feet.  The majority of slopes are the result of previous disturbance to the site 
from the construction of I-805 and the Phyllis Place/Murray Ridge Road 
Interchange as well as the ongoing mining operations permitted by CUP 5073. 
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 To analyze for steep hillsides of at least 200% and a vertical elevation of at least 

10 feet, the analysis was conducted using the more restrictive variables of 175% 
slope and a vertical elevation of 9 feet.  This analysis identified approximately 
0.016 acre of steep hillsides (see graphic below).   
 

 
 
This area is adjacent to a small (0.06 acre) disturbed wetland that will be 
removed in order to ensure geotechnical stability and prevent stormwater from 
undermining manufactured slopes.  In addition, this area would be impacted by 
the Phyllis Place Road connection as discussed in Alternative 4.  The deduction 
of the steep hillsides from the area allocated for ADT results in a reduction of 3 
ADT from the Mission Valley portion of the project.  
 
The combined ADT for Alternative 2 – No Project/Continuation of Existing Plan 
Alternative: Build-Out Under Community Plans Alternative from the Mission Valley 
and Serra Mesa portions of the project is 31,881 ADT (see table below).   

 
Community Plan Acres Intensity Total ADT 
Mission Valley 1 224.98 140 ADT/acre 31,497 
Serra Mesa 2 5.5 8 ADT/unit 384 
TOTAL ADT   31,881 

1  Excludes 0.02 acres of steep hillsides. 
2  Allows 48 units (RS-1-7 Residential Zone of 1 unit per 5,000 square feet) 
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 The most conservative estimate of the community plan alternative assumes a 

maximum development intensity based upon driveway trip generation for the 
mix of land uses.  In addition, in response to comment no. K-107, a discussion 
of the community plan alternative assuming the maximum development 
intensity based upon external cumulative ADT provides an additional land use 
scenario within the range of alternatives selected for analysis. 

 
J-5. As part of the proposed project, development areas would be rezoned using 

the City’s Land Development Code base zones.  Height limitations would be as 
established by the zone applied to specific development areas.  Where a specific 
City base zone does not have a height limit, the PEIR assumes specific building 
heights based on that anticipated for the proposed project.  Those height limits 
are shown on page 5.3-16 of the Draft PEIR.  Development would not exceed 
the maximum height allowed by the applied zones and maximum heights 
presented on page 5.3-16 of the PEIR.   
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J-6. Air quality impacts are addressed in Section 5.4, Air Quality, of the PEIR.  The 

air quality analysis addresses particulates, carbon monoxide, carbon dioxide and 
hydrogen sulfide. 

 
J-7. Comment noted.  
 
 
 
 
 
J-8. Comments noted.  
 
 
 
 
 
 
 
 
 
 
 
 
J-9. The Mission Valley Community Plan, page 61, recommends that a specific plan 

be prepared for multi-use projects of 10 or more acres.  The PEIR also describes 
that the Mission Valley Community Plan and the Mission Valley Planned 
Development Ordinance require that a Specific Plan be prepared for 
development of the project site.  The project applicant has complied with these 
requirements and has prepared a Draft Specific Plan.     

J-6 

J-7 

J-8 

J-9 
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K-1. Comments noted.   
 K-1 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 81 
July 2008    

COMMENT RESPONSE 
 K-2. As shown in Table 3-1, Quarry Falls Land Use Summary, Quarry Falls would 

provide approximately 31.8 acres of publicly and privately-owned parks 
(with the privately-owned area having easements to allow for general public 
use), civic uses, open space and trails; approximately 4,780 residential units 
offered as a variety of “for sale” and/or “for rent” and built as 
condominiums, town homes, apartments and/or flats, row homes, courtyard 
units, lofts, live/work units, carriage units (dwelling units on one or more 
floors located above a private garage), senior housing and assisted care units; 
approximately 603,000 square feet of retail space; and 620,000 square feet of 
office/business park uses.  Additional land uses provided for within Quarry 
Falls include an option for a school site.  All of these land uses are described 
in detail in Section 3.0, Project Description, of the PEIR.  The project 
description has been revised to clarify that no more than 4,780 residential 
units, 603,000 square feet of retail space, and 620,000 square feet of 
office/business park uses could be built at the project site.   

 
K-3. See response no. K-2 and H-6. 
 
K-4. The project will provide 10% of the residential units as affordable units.  

This is included within the overall residential intensity and is not in addition 
to that intensity.  In other words, the project is not seeking a density bonus 
for affordable units.  The Master Planned Development Permit shall include 
conditions that prohibits the project from seeking an increase under the 
City’s Density Bonus Ordinance.  Even without this condition, the Density 
Bonus Ordinance would not apply unless the applicant were to propose to 
exceed the maximum density allowed by the proposed zone.  In this case, 
the applicant does not propose to meet or exceed the densities allowed by 
the applicable zones which are also limited by the development cap.     

 
K-5. See response nos. K-2 and H-6. 
 
K-6. See response no. H-6.  In addition, to the limits of overall intensity, the 

controls placed on the project relative to the maximum amount of overall 
ADT further controlled by the limitations on AM and PM “in” and “out” 
peak-hour trips to ensure that any change in development intensity would 
not alter the traffic analysis for the PEIR.   

 
 
 

K-2 

K-3 

K-4 

K-5 

K-6 

K-7 
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 K-7. Comments noted.  The PEIR acknowledges that the project would result in 

significant traffic impacts to the community and proposes measures to 
mitigate those impacts.  Even with mitigation, the project would result in 
significant and unmitigable traffic impacts.  In order for the decision maker 
to approve the project, a Statement of Overriding Considerations must be 
adopted which present the reasons for approving the project in light of its 
significant unmitigable impacts. 
 
It should be noted that the PEIR addresses an alternative that would develop 
the project site in accordance with the land uses and intensities allowed by 
the Mission Valley and Serra Mesa Community Plans.  (See Section 10.2.3, 
Alternative 2 – No Project/Continuation of Existing Plan Alternative:  Build-Out 
Under Community Plans Alternative.)  As evaluated in the PEIR, while this 
alternative would reduce traffic impacts, significant traffic impacts would not 
be avoided. Mitigation similar to the proposed project would be required 
under this alternative.  Even with implementation of mitigation measures, 
traffic impacts to portions of Friars Road, Texas Street, and Mission Center 
Road, as well as freeway ramps and segments, would remain significant and 
unmitigable.  Please also see response no. H-6 regarding the development 
process for future projects.   



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 83 
July 2008    

COMMENT RESPONSE 
 K-8. The impacts of the proposed project have been fully analyzed within the 

PEIR.  See response no. K-3 for a description of the development process 
and the environmental review required for subsequent projects.  

 
K-9. See response no. K-2 and H-6. The project does analyze the worst case 

scenario.  Any projects exceeding the densities analyzed would require 
subsequent environmental review. 

 
K-10. The Environmental Analysis Section of the City’s Development Services 

Department determined that a Program EIR should be prepared for the 
project consistent with CEQA Guidelines Section 15168, described on page 
1-1 of the PEIR.   The PEIR is considered a first tier EIR.  According to 
CEQA Guidelines Section 15152(b), “Agencies are encourage to tier the 
environmental analysis which they prepare for separate but related projects including 
general pans, zoning changes, and development projects.” Section 15152(b) provides 
the Lead Agency with the rationale to tier environmental analyses for the 
purposes of eliminating “repetitive discussions of the same issues and focus the later 
EIR or negative declaration on the actual issues ripe for decision at each level of 
environmental review.  Tiering is appropriate when the sequence of analysis is from an 
EIR prepared for a general plan, policy, or program to an EIR or negative declaration for 
another plan, policy, or program or lesser scope, or to a site-specific EIR or negative 
declaration.”  This CEQA Section further states that “Tiering does not excuse the 
lead agency from adequately analyzing reasonably foreseeable significant environmental 
effects of the project and does not justify deferring such analysis to a later tier EIR or 
negative declaration.”  Therefore, the use of a program EIR and the eventual 
tiering of subsequent projects is consistent with CEQA.   

 
The analysis is as detailed as it can be at this stage in the project and is, 
admittedly, more detailed than what might occur in a typical Program EIR.  
However, providing more detail and analysis is not in conflict with CEQA.  
Rather CEQA requires that, even with a Program EIR, the analysis must 
adequately analyze reasonably foreseeable significant impacts and cannot 
defer that analysis.   
 
As clearly stated in the PEIR, for the Quarry Falls project, the Specific Plan, 
Master Planned Development Permit (PDP), Vesting Tentative Map (VTM) 
and associated actions identify future build-out of the project.  
Implementation of those actions is evaluated in the Program EIR.     

K-8 

K-9 

K-10 
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 As discussed in response no. H-6, applications for future construction and 

development permits within Quarry Falls would be acted on in accordance 
with one of five decision processes established in Division 5, Article II, 
Chapter 11 of the City’s Land Development Code (LDC).  In the event that 
any future actions require discretionary review, in accordance with CEQA 
Guidelines Sections 15168(c) and 15162 through 15164, those projects 
would be examined in light of this Program EIR to determine whether an 
additional environmental document must be prepared.  Specifically, CEQA 
requires that: 
 

  If a later activity would have effects that were not examined in the 
Program EIR, a new Initial Study would need to be prepared leading to 
either an EIR or a Negative Declaration.  If subsequent environmental 
review results in additional impacts and the identification of new 
mitigation measures, those mitigation measures would be applied to 
that later activity.  Additionally, if as part of the subsequent review, the 
City has updated mitigation measures, the updated measures would be 
applied to any future Quarry Falls projects that are required to have 
subsequent environmental review under CEQA.  

  If the City finds that, pursuant to CEQA Section 15162, no new 
significant impacts would occur or no new mitigation measures would 
be required, the City may approve the activity as being within the scope 
of the original review contained in this Program EIR, and no new 
environmental document would be required. 

  When future discretionary actions associated with implementing the 
Quarry Falls project occur, the City must incorporate feasible 
mitigation measures including those developed in this Program EIR 
into those subsequent actions.  All mitigation measures included in this 
Program EIR would be incorporated into the current project as 
specified in this Program EIR.   

 
Therefore, the PEIR does function as a “first tier” EIR consistent with the 
approach outlines in CEQA Guidelines Section 15152. 

K-10 
(con’t) 
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K-11. Land use impacts associated with the Quarry Falls project are analyzed within 

Section 5.1, Land Use, of the PEIR.  As stated in Section 5.1, the project 
would generate traffic in excess of the traffic Threshold 2 established by the 
Mission Valley PDO which requires that a Community Plan Amendment be 
processed.  The Community Plan Amendment is being processed concurrent 
with the various project actions.  The project would result in significant 
impacts associated with traffic circulation.  Mitigation measures are proposed 
to reduce impacts; however, all impacts would not be reduced to below a 
level of significance.  The PEIR identifies the projects impacts associated 
with traffic circulation as a significant and unmitigable land use impact.  
Therefore, approval of the project would require that the decision-makers 
adopt Findings and a Statement of Overriding Considerations in accordance 
Sections 15091 and 15093 of the CEQA Guidelines. 

K-10 
(con’t) 

K-11 
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 K-12. The PEIR evaluates the project’s traffic circulation impacts and identifies 

that the intensity of development proposed by the project would result in 
traffic volumes greater than what is established in the MVPDO.  Additional 
language has been added to Section 5.1 to include the amount of traffic 
allocated to the site as established by the threshold for DID “F”.  
Specifically, the following clarification has been added to the PEIR on pages 
5.1-21: 

 
The MVPDO establishes 140 ADT/acre as the threshold for requiring a 
discretionary action.  Projects that generate less than 140 ADT/acre and meet all other 
requirements of the MVPDO, may be processed ministerially.  For projects that exceed 
140 ADT/acre, the MVPDO requires that a Community Plan Amendment and 
traffic study be prepared.   

 
For the Quarry Falls project, 140 ADT/acres would equate to 31,497 ADT; 
whereas the proposed project would result in 66,286 ADT. 

 
The addition of this clarifying language does not change the analysis and/or 
conclusions of the PEIR. 
 

K-13. See response nos. K-11 and K-12. 
 
K-14. Future development proposals will be evaluated against the approved 

Specific Plan and Master Planned Development permit.  Uses must not only 
be consistent with the City Land Development Code for each zone, but must 
also meet the design guidelines and development standards contained in the 
Specific Plan and Master Planned Development Permit.  

 
The Land Development Code for the City of San Diego identifies Use 
Categories for each zoning designation, such as Residential, Retail Sales, and 
Offices.  The CC-3-5 Zone includes a number of Use Categories and 
Subcategories that would not be consistent with the purpose and intent of 
the retail components of Creekside East Subdistrict and Village Walk District 
as described in Chapters 2, 8, and 9 of the Quarry Falls Specific Plan.  
Therefore, certain uses could not be implemented without further review and 
approval.   

K-11 
(con’t) 

K-12 

K-13 

K-14 
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 The Specific Plan discussion describes uses consistent with the Use 

Categories of Residential, Retail Sales, Commercial Services, and Office. 
Permanent Parking Facilities as a Primary Use is a separately regulated use 
within the Commercial Services category, permitted by right in the CC-3-5 
Zone.  Separately regulated uses are subject to additional development 
regulations, such as the requirement that surface parking facilities shall be 
screened from adjacent residential development by fences or walls and 
landscaping.  In addition, Section 5.3, Visual Effects and Neighborhood 
Character, has concluded the development of the project would result in a 
significant, unmitigable impact to the visual character of the site and 
surrounding area.  Therefore, the development of a parking facility would 
not result in any impacts more severe than those analyzed in the Final 
PEIR. 
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 K-15. The Land Development Code for the City of San Diego identifies Use 

Categories for each zoning designation, such as Residential, Retail Sales, and 
Offices.  The IL-3-1 Zone includes a number of Use Categories and 
Subcategories that would not be consistent with the purpose and intent of 
the Office components of the Quarry District as described in Chapters 2, 8, 
and 9 of the Quarry Falls Specific Plan.  Therefore, certain uses could not be 
implemented without further review and approval. 

 
Furthermore, the Traffic Impact Analysis is based upon the Specific Plan 
targets for determining average daily and peak hour trips.  The Quarry 
District is zoned IL-3-1 and identifies office and ancillary retail uses, such as 
restaurants or other gathering places.  However, any addition of other retail 
uses in the Quarry District would require a change to the land uses as defined 
in the Specific Plan, which would require Process 5 review and approval.  
Energy generation, transportation terminals, and outdoor storage of 
unregistered vehicles belong to Use Categories inconsistent with the purpose 
and intent of the Specific Plan and therefore would require an amendment to 
the Plan. 

 
K-16. The Land Development Code defines Assembly and Entertainment Uses 

which are a subcategory of the Commercial Services Use Category.  The 
Specific Plan identifies these uses as additional, allowed uses on a 
temporary/interim basis because they would be otherwise prohibited by the 
Land Development Code on residential zoned land.  Specific Plan Section 
8.2.8 requires approval of such uses to be subject to compliance with all City-
wide development regulations and permit requirements for separately 
regulated uses.  Such uses are subject to the requirements of the Land 
Development Code for temporary use (less than 30 days) and are approved 
by Process 1.  Specific Plan Section 9.5 requires separately regulated uses 
identified in the Specific Plan to be processed as a Process 3 discretionary 
approval.  Therefore, Assembly and Entertainment Uses would be subject to 
the provisions of the Land Development Code and require the processing of 
the appropriate use permit. 

 
K-17. Comment noted.  See also response to comment no. K-11. 
 

  

K-19 

K-18 

K-17 

K-16 

K-15 
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 K-18. Comment noted.  See also responses to comments nos. K-1 and K-11. 

 
K-19. See response no. I-4. 
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K-20. See response to comment no. I-4. 
 

K-20 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 91 
July 2008    

COMMENT RESPONSE 
  

 
 
 
 
K-21. See response no. I-4 
 
 
 
K-22. See response no. I-4. 
 
 
 
 
K-23. See response no. I-4. 
 
 
 
 
K-24. Please see response to comments nos. I-4. 
 
 
 
K-25. The traffic analysis for the project sets limits to average daily and peak hour 

trips that limit the total potential retail and office square footage to well 
below the maximum intensity range identified by the Specific Plan for the 
CC-3-5 and IL-3-1 zones; therefore it is not possible to develop to the 
maximum intensity of 1.53 million square feet based upon the constraints of 
the traffic study.  The Final PEIR and Specific Plan have been revised to 
include a development cap as a component of the implementation process.  
See also response to comment H-6. 

 
K-26. The PEIR and the TIS are consistent with respect to the number of external 

cumulative trips (52,332 ADT).  The external driveway trips are not 
included within the PEIR.  The traffic study states on page 17 that the 
project will generate 66,286 internal driveway trips, and 52,332 external 
cumulative trips.  The 59,984 external driveway trips number is shown in 
Table 2-3 of the TIS. 

 

K-21 

K-22 

K-23 

K-24 

K-25 

K-26 
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K-27. See response no. H-9. A good faith effort was undertaken to determine the 
transportation impacts of this project; and the traffic study was prepared 
using the guidelines of the City of San Diego Traffic Impact Study Manual.   
The 2004 thresholds for projects deemed complete prior to January 2007 
are the appropriate thresholds for analyzing the traffic impacts of this 
project and are currently used in several other jurisdictions in California.   

It is correct to state that the Development Services Department’s 
Significance Determination Thresholds, used as a tool by the City’s 
environmental staff to determine whether project impacts would be 
considered significant, have not been adopted by the City Council.  CEQA 
Section 15064.7(b) states: “Thresholds of significance to be adopted for 
general use as part of the lead agency’s environmental review process must 
be adopted by ordinance, resolutions, rule, or regulation, and developed 
through a public review process and be supported by substantial evidence.”  
Historically, only a few agencies have formally adopted a comprehensive set 
of significance thresholds as part of their local CEQA guidelines.  Many 
others utilize in-house criteria which have not been adopted by a governing 
body which makes it easier to amend the thresholds and makes them less 
subject to political pressure. When the transportation thresholds were 
revised to be more stringent, the thresholds were posted on the City’s web 
site for at least a month prior to use.   The thresholds are periodically 
revised in response to CEQA case law, and changes in federal, state, and 
local regulations.  Staff is currently in the process of revising the thresholds 
for consistency with the General Plan recently adopted by the City Council.    

 

K-28. See response no. H-9 and no. K-27.  
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K-29. See response no. H-9 and no. K-27. 
 
 
 
 
 
K-30. The analysis in Exhibit B to this comment letter has not been reviewed and 

analyzed by the City of San Diego for adequacy. 
 
 
 
 
 
 
 
K-31. See response no. H-9 and no. K-27. 
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K-32. See responses to comments nos. K-67 – K-94 for responses to comments 

presented in Exhibit C and D of this letter. 
 
 
 
 
 
K-33. The Air Quality Technical Report provides a detailed analysis of potential 

impacts associated with increased delays and Level of Service degradation at 
intersections within the project study area.  The Air Quality Technical 
Report includes CALINE4 modeling and results for 23 intersections 
without the Phyllis Place connection (Table 19a), and 20 intersections with 
the Phyllis Place connection (Table 19b).  All CALINE4 modeling results 
were provided in the appendix to the Air Quality Technical Report.  Thus 
the Air Quality analysis does address impacts resulting from increased 
congestion and idling time.  The information was summarized in the draft 
PEIR on pages 5.4.1 through 5.4.19. 

 
K-34. The PEIR does include a discussion and analysis of greenhouse gas 

emissions in Section 8.0, Cumulative Effects (see 8.3.15, Global Climate Change).  
The Air Quality Technical Report includes a detailed evaluation of 
greenhouse gas emissions associated with the project and an analysis of 
potential impacts (Section 5.0, Global Climate Change).  That analysis was 
conducted based on methodologies recommended in the Association of 
Environmental Professionals’ Alternative Approaches to Analyzing Greenhouse 
Gas Emissions and Global Climate Change in CEQA Documents.  Associated 
calculations are provided in the appendix to the Air Quality Technical 
Report. 
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 K-35. Noise impacts on adjacent properties associated with construction are 

evaluated in the PEIR.  Project construction would be required to comply 
with the City of San Diego’s Noise Standards regarding construction noise, 
Municipal Code Section. 59.5.0404, and the construction noise limit at 
residential property lines is discussed on pages 5.5-2 through 5.5-6 of the 
draft PEIR. Compliance with regulations is not considered mitigation; 
therefore, no mitigation is required.  .As stated in the PEIR, the peak noise 
from on-site construction equipment would be around 95 dB (Lmax) at 50 
feet from the source.  Spreading losses would reduce this level to around 75 
dB (Lmax) at the nearest Serra Mesa homes.  At existing off-site residences, 
construction noise would be at levels currently experienced from other 
sources (aggregate equipment, airplanes, sirens, etc.).  Project-related 
construction equipment maxima are therefore no louder than maxima 
observed from other sources.  Given the limited duration of required heavy 
equipment operations, such noise impacts are considered less than 
significant outside the project limits. 

 
Because the current mining operation is an existing condition operating 
legally under Conditional Use Permits 5073 and 82-0315, any new use in 
proximity to the site is legally required to analyze potential environment 
impacts under the California Environmental Quality Act (CEQA).  The 
PEIR for Quarry Falls includes a detailed discussion of several potential 
environmental impacts resulting from the phasing of development with the 
existing mining operation, including noise and air quality.  As required by 
law, the Murray Canyon Apartments also conducted an environmental 
analysis for potential impacts and concluded no unmitigated noise impacts 
would result from the construction of the project adjacent to the existing 
mining operations.   
 
The Murray Canyon Apartment project was approved on April 28, 2005, 
adjacent to the existing mining, rock crushing, and batch plant operations 
permitted under Conditional Use Permits 5073 and 82-0315.  Mitigated 
Negative Declaration Project No. 5700 Final Report dated April 14, 2005 
included a discussion and analysis of noise emanating from traffic and the 
adjacent mining operations based upon possible adverse impacts to 
residents of the proposed apartments in outdoor usable areas.  

 

K-35 
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 A Noise Impact Analysis was prepared by Giroux and Associates (October 

2003) that concluded “Although rock processing noise appeared audible 
near the project site, it was well within allowable levels.”  Therefore, the 
requirement to assess the noise impact of existing mining operations to the 
Murray Canyon Apartments was completed as part of the review and 
approval of that project. 
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 K-36. Subsequent to publishing the NOP, the City determined that public services 

and facilities should be presented in the Environmental Setting section of 
EIRs.  Therefore, the Quarry Falls PEIR addresses Public Services and 
Facilities in Section 2.6, Existing Public Services and Facilities.  The discussion in 
Section 2.6 addresses Fire, Emergency Services, Police, Libraries, Schools, 
and Parks.   

 
The discussion presented in Section 2.6 is detailed and not only quantifies 
the project’s potential to affect public services and facilities, but also 
presents the results of correspondence (see Appendix N) with services 
providers and considers whether the Quarry Falls project will trigger the 
need for facilities to serve residents of Quarry Falls, as well as the 
surrounding communities.  Figure 2-9, Public Facilities Map, shows the 
location of all of the public facilities addressed in the PEIR and their 
relationship to the project site.  In this manner, the PEIR does, in fact, 
analyze impacts to public services and facilities. Public facilities and services 
are evaluated in light of whether or not the deficiency would result in a 
physical change in the environment related to the construction or alteration 
of public facilities. No new facilities are required to serve the project relative 
to fire protection, police, library and schools.  Therefore, a physical change 
to the environment associated with these services would not occur (CEQA 
Guidelines Section 15358).  Relative to parks, the project would provide 
construction of a neighborhood park on-site and monetary contribution to 
a community park as required by the City.  See discussion below.  They 
physical change resulting from the on-site neighborhood park is addresses 
in the PEIR as part of the project as a whole. 

 
Fire Rescue (PEIR Section 2.6.1): The Quarry Falls project would 
increase the call volume for the engine companies responsible for this area 
(Appendix M: September 12, 2005, letter from Samuel L. Oates, Fire 
Marshal, to Karen Ruggels).  According to the City of San Diego Fire 
Prevention Bureau, with the temporary station in Mission Valley, the 
response time to the Quarry Falls site during the day is 4.5 minutes, which is 
below the national standard (Appendix M: February 17, 2006 letter from 
Samuel L. Oates, Fire Marshal, to Karen Ruggels). A new fire station is 
planned in the project vicinity and would replace the temporary station 
located at Qualcomm Stadium. An MND has been prepared and adopted 
for the new fire station (Mission Valley Fire Station - Project No. 6595; 
LDR No. 330900; CIP No. 33-090.0). 

 

K-36 
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 Based on the City’s Fire-Rescue Department’s evaluation, the project 

would result in an increased demand for service.  The magnitude of the 
demand can only be approximated based on the number of incidents 
generated per 1,000 people.  New development within the Mission Valley 
community are required to pay Development Impact Fees (DIF) in 
accordance with the Public Facilities Financing Plan (PFFP) for the 
Mission Valley Community to assist in funding public facilities such as the 
construction of an additional fire station within Mission Valley. 
 
Police (Section 2.6.3):  The Police Department has stated that the project 
would add additional police-related calls for service to the Department; 
therefore, without additional police officers, it is likely that police response 
times would increase in the project area.  While the Police Department did 
not identify a need for new facilities, it did identify that the effect of the 
development on response time could be offset by compensating for the 
initial equipment costs of $322,000.00 which would not be covered by the 
DIF.  The effect to response times is a function of the allocation of police 
officers citywide and the annual budget allocation for personnel and non-
personnel expenses for the Police Department. However, the 2006 
emergency response time for Mission Valley is comparable to the 
approximate 7.3-minute city-wide average response time for emergency 
calls. 
 
Library (Section 2.6.4):  Relative to library service, correspondence with 
the City’s Library Department the projected population of 8,317 associated 
with buildout of Quarry Falls is within that anticipated to be served by the 
Mission Valley Library. 

 
Schools (PEIR Section 2.6.5):  Based on correspondence with the San 
Diego Unified School District (SDUSD), Quarry Falls could generate 191 
to 382 school-aged children (grades K- 12).  The analysis provided by 
SDUSD concludes that the number of school-aged children expected from 
the proposed project would be accommodated by existing elementary, 
middle, and high schools, and no new school facilities would be required. 
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 Parks (PEIR Section 2.6.6):  The analysis regarding parks stated that the 

proposed project would develop 4,780 residential units, which would result 
in approximately 8,317 new residents in Mission Valley, based on 
SANDAG’s 2006 forecast of 1.74 people per household.  Based on the 
City’s Progress guide and General Plan guidelines of a minimum of 2.8 
useable acres of parkland per 1,000 residents, there is a requirement for 
approximately 16.64 useable acres of Neighborhood Parks and 
approximately 6.65 useable acres of Community Parks.   A total of 17.5 
acres of public population-based park area would be provided by the 
project through a combination of privately owned parks with public 
easements and public parks.  The remaining requirement for population-
based community park area would be satisfied by payment of  Developer 
Impact Fees. 
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K-37. The PEIR contains a detailed analysis of the project’s effect on public 

services, including fire protection, emergency medical services, libraries, 
schools, and parks.  The commenter is referred to Section 2.6 of the PEIR.  
See also response no. K-36.   

 
 
K-38. For a discussion of Fire Protection Services, see Section 2.6.1 of the PEIR.  

Section 2.6.1 specifically addresses the response letter from City Fire 
Marshall Samuel L. Oates.  As stated in the PEIR: 

 
“The Quarry Falls project would increase the call volume for the engine companies 
responsible for this area (Appendix M: September 12, 2005, letter from Samuel L. 
Oates, Fire Marshal, to Karen Ruggels).  According to the City of San Diego Fire 
Prevention Bureau, with the temporary station in Mission Valley, the response time to the 
Quarry Falls site during the day is 4.5 minutes, which is below the national standard 
(Appendix M: February 17, 2006 letter from Samuel L. Oates, Fire Marshal, to Karen 
Ruggels).” 
 
Further correspondence received from the City’s Fire-Rescue Department 
supports the analysis presented in the PEIR.  As presented in a memo from 
Franki Murphy, Assistant Fire Marshal, dated March 27, 2008: 
 
“As new developments within the Mission Valley community are required to pay DIF to 
assist in funding public services and facilities such as the construction of an additional fire 
stations, it is the Fire-Rescue Department’s position that the impact of this planned 
development would best be addressed by the developer through contribution to DIF for the 
building of an additional fire station in Mission Valley.” 
  

K-37 

K-38 
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K-39. Section 2.6.1 of the PEIR evaluates response times for fire services, based 
on information provided by the City’s Fire-Rescue Department.  See Section 
2.6.1.  Fire units are equipped with special technology (mobile data 
computers) and utilize traffic signal control when available. 

 
K-40. The City Fire-Rescue Department has determined that they did not want a 

fire station site within Quarry Falls, as stated in a memo from Franki 
Murphy, Assistant Fire Marshal, dated March 27, 2008.  

 
Please also see response no. K-38. 

 
 
 
K-41. As stated in the PEIR, based on the City’s Fire-Rescue Department’s 

evaluation, the project would result in an increased demand for service.  The 
magnitude of the demand can only be approximated based on the number 
of incidents generated per 1,000 people.  New developments within the 
Mission Valley community are required to pay Development Impact Fees 
(DIF) in accordance with the Public Facilities Financing Plan (PFFP) for 
the Mission Valley Community to assist in funding public services and 
facilities. 

 
 
 
 
K-42. Emergency medical services are addressed in Section 2.6.2 of the PEIR.  

Emergency medical services are provided throughout the City of San Diego, 
including the project site, through a public/private partnership.  The private 
partner is Rural Metro Corporation, which provides some personnel and 
some ambulances.  The City’s Emergency Medical Services (EMS) serves as 
the public partner.  As stated in Section 2.6.2, EMS is under contract to 
meet the 12- or 18-minute response times at least 90 percent of the time.    

K-39 
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 K-43. The project would not impair implementation of, or physically interfere 

with, the City’s emergency response plan or emergency evacuation plan.   
Emergency response and evacuation is handled in the County of San 
Diego by the Unified Disaster Council (UDC), which is the governing 
body of the Unified San Diego County Emergency Services Organization. 
The Council is comprised of the Chair of the San Diego County Board of 
Supervisors, who serves as Chair of the Council, and representatives from 
the 18 incorporated cities. The primary purpose of the UDC and the 
Emergency Services Organization is to provide for the coordination of 
plans and programs designed for the protection of life and property in the 
County of San Diego. 

 
The County of San Diego Office of Emergency Services (OES) serves as 
staff to the UDC. In this capacity, OES is a liaison between the 
incorporated cities, the State Office of Emergency Services and the Federal 
Emergency Management Agency (FEMA), as well as non-governmental 
agencies such as the American Red Cross.  The City of San Diego is one of 
the 18 incorporated cities that participate in the OES program and also has 
a Homeland Security Office headed by the Mayor.   

 
 

K-44. Police services are addressed in Section 2.6.3, Police Protection Services. The 
analysis in this section is based on correspondence with the City of San 
Diego Police Department (see Appendix N to the PEIR).  As stated in 
Section 2.6.3, the project would add additional police-related calls for 
service to the Department; therefore, without additional police officers, it 
is likely that police response times would increase in the project area.  
 
The current budgeted staffing ratio for police officer to population is 1.67 
officers per 1,000 residents based on a residential population citywide of 
1,263,000 (2004 SANDAG) and a budgeted strength of 2,108 police 
officers. As stated in the PEIR, build-out of the Quarry Falls project would 
result in an additional permanent population increase and ands increase in 
commercial space, requiring an additional 23 police officers.  
 
The PEIR does address funding for on-going personnel and equipment 
costs.  Specifically, the PEIR states: 
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 “The initial costs associated with increased police officer staffing include the following: 

expansion to existing police facilities (when necessary), police vehicles, portable radios, 
firearms, and other related safety equipment.  This one time, start up amount totals 
$14,000 per sworn officer.  Salaries and other employee benefits are not included in this 
figure.  Based on the additional officer requirements as described above for 23 officers, 
the effect of the development on response time could be offset by compensating for the 
initial equipment costs of $322,000.” 
 
The addition of police officers and related equipment for assignment to 
the Department would be adequate to remain consistent with optimal 
staffing.  Eastern Division currently has 79 patrol officers though optimal 
patrol staffing is 110 officers.   Adding 23 police officers to the 
Department would not bring the Division to capacity.  Therefore, 
construction of new facilities would not be necessary; no physical change 
in the environment would occur. 
 
Police response times are primarily determined by the allocation of 
resources for staff and equipment. This occurs annually as part of the City 
of San Diego’s budgetary process, which is subject to final approval by the 
City Council.  As stated previously, the proposed project would be 
required to pay DIF which would assure the payment of a fair share 
contribution toward public facilities and services. Note that DIF cannot be 
used to pay for operations and maintenance of public facilities. 

 
K-45. Library services are addressed in Section 2.6.4, Library Services.  The analysis 

presented in Section 2.6.4 states: that a permanent library is intended to 
serve a population of about 30,000. Currently, based on the January 1, 
2006 SANDAG estimate, the population for Mission Valley is 17,230 
people.  The project would add 8,317 residents, based on SANDAG’s 
estimate of 1.74 people per household for Mission Valley.  This would 
bring the estimated population for Mission Valley to 25,547.  This 
projected population is within that anticipated to be served by the Mission 
Valley Library, and therefore no new library facilities would be required to 
serve the existing population and the Quarry Falls project. 
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 K-46. It is acknowledged that the PEIR uses two different population projections 

for the project.  SANDAG and most departments at the City use an 
estimate of 1.74 people per household for the Mission Valley Community.  
The estimate of 1.74 people per household is a more accurate estimate 
because it pertains to the Mission Valley community specifically and is 
from the most recent census.  This estimate has been used for all analyses 
in the PEIR except for Police Services.  As clearly stated in the PEIR, the 
Police Department uses the 2000 City-wide census for projecting staffing 
and facility needs, which is 2.60 people per household.  This would result 
in 12,476 residents within Quarry Falls. 
 

K-47. Schools services are thoroughly evaluated in the PEIR (see Section 2.6.6).  
The analysis in the PEIR is based on discussions and correspondence with 
the San Diego Unified School District. Table 2-2, Potential Student Generation 
– Quarry Falls, of the PEIR shows the estimated number of students that 
could be generated by the proposed project based on information provided 
by San Diego City Schools.  The number of school-aged children expected 
from the proposed development would be accommodated by the existing 
elementary, middle, and high schools. 

 
Nonetheless, the proposed project is providing a site for a future school, 
and the developer has an agreement with High Tech High to locate a 
Charter School within Quarry Falls.  The San Diego Unified School 
District approved a charter for the development of a K – 8 school on 
approximately three acres in Quarry Falls.    
 
Additionally, the developer would be required to pay school fees in 
accordance with SB 50.  Developer fees collected pursuant to SB 50 are 
“deemed to be full and complete mitigation” for impacts related to the 
provision of adequate school facilities.  (Gov. Code, §65995, subd. (h).)  SB 
50 also prohibits local agencies from denying land use approvals on the 
basis of inadequate school facilities, so long as the project proponent, if 
required to do so, pay the statutorily-capped developer fees.  (Gov. Code, 
§65995, subd. (I).) 
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 The PEIR addresses potential environmental impacts associated with 

developing a school within Quarry Falls.  Specifically, traffic impacts 
associated with the potential school are evaluated in Section 5.2 of the 
PEIR; air quality impacts are addressed in Section 5.4; and noise impacts 
associated with locating a school in Quarry Falls are evaluated in Section 
5.5. 
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 K-48. Comment noted.  A note has been added to Figure 2-9 stating that the 

Mission Valley YMCA is a private recreation facility on public land. 
 
K-49. Parks are addressed in Section 2.6.6, Parks in the PEIR.  The City of San 

Diego Park and Recreation Department has reviewed the proposed project 
and determined that a total of 23.29 useable acres of population based parks 
are required, based upon a population forecast for the project of 8,317 
residents and the requirement to provide 2.8 acres per 1,000 in population.  
This results in a requirement for 16.64 acres of Neighborhood Parks and 
6.65 acres of Community Parks. 

 
The project is required to address population-based park requirements 
based on the increase in the community’s population generated by the 
project.  The project is not responsible for addressing population based 
deficits within the community.  The project is providing 17.5 acres of public 
recreation by deeding parkland to the City and through public easements on 
private property to satisfy the project’s neighbor hood park requirements.  
The City has determined that based upon SANDAG’s 2030 projection of 
additional residential units planned in Mission Valley, there will be adequate 
Development Impact Fees (DIF) collected from future development and 
other sources to construct the community park and related facilities 
identified in the Mission Valley Public Facilities Financing Plan.  The 
Quarry Falls amendment to the Mission Valley Public Facilities Financing 
Plan will be processed with the Quarry Falls project.   
It is anticipated that the amendment will include revisions to the population-
based park standards for consistency with the new Recreation Element of 
the General Plan and incorporate revisions relative to the proposed Quarry 
Falls development.  The amendment will also reflect updated project costs 
and population forecasts.  

 
To provide 6.65 acres of community park on-site in lieu of DIF payments 
would not provide community park facilities associated with a much larger 
(20-30 acre) community park because park development fees intended for 
construction of the community park would not be generated.  The payment 
of fees contributes towards the funding of the Community Park, identified 
as a standard 20 acre active park, oriented to organized sports, in the vicinity 
of Qualcomm Stadium.  This facility includes a community recreation 
center and swimming pool. 

K-48 

K-49 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 107 
July 2008    

COMMENT RESPONSE 
 It should be noted that the Recreation Element of the recently adopted 

General Plan establishes new policies for park planning.  As stated in the 
Recreation Element, “Neighborhood and community park facilities should 
take a variety of forms in response to the specific needs and desires of the 
residents involved.  Neighborhood parks should be oriented towards 
achieving maximum neighborhood involvement in terms of interest, 
participation, and support.” 
 
In addition to 17.5 acres of on-site population-based parks, Quarry Falls 
provides a number of other recreation opportunities, both public and 
private.  A publicly accessible trail system and Civic Center, which includes 
a heritage museum operated by the San Diego River Park Foundation, are 
proposed as integral parts of the development.  A private community 
recreation center, designed to include community buildings, tennis courts, 
a swimming pool and plaza, would serve the residents of the project.  Mid- 
and high-density residential projects would include on-site common open 
space, which includes recreation centers and swimming pools. 
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 K-50. Neither the Quarry Falls project site or the approved Levi-Cushman 

Specific Plan area are identified as locations for community parks to serve 
Mission Valley.  Instead, the Mission Valley Community Plan identifies a 
community park at Qualcomm Stadium: 

 
“Provide a community park in the vicinity of San Diego Jack Murphy Qualcomm 
Stadium.  Because of the potential expense of land purchase at this site, it will be 
necessary to find  means of financing the facility with other than the standard park fee 
program, which in its  present form cannot guarantee the minimum funding for such a 
facility. It should be  developed as an active park, oriented to organized sports.”   

Mission Valley Community Plan, page 128 
 

According to the Mission Valley PFFP, “The locations for these parks shall be 
determined during the community plan update process; however, possible sites for 
neighborhood parks could be in the vicinity of Levi Cushman and Quarry Falls, and in 
the vicinity of Qualcomm Stadium for the community park as recommended in the 
community plan.” (Mission Valley PFFP, page 3.)   
 
The Quarry Falls project would not preclude locating a community park at 
Qualcomm Stadium. 

 
K-51. Public parks are parks where the fee title is owned by the City, and the City 

has the responsibility for establishing maintenance for the areas.  Private 
open space with public easements are areas where the land is owned and 
maintained by a property owners association.  Public easements are placed 
over these areas to ensure access and use by the public.  Both the public 
parks and the project’s private open space areas with public easements are 
treated the same in the PEIR, as both would be accessible to the public.   

 
K-52. Parking will be provided at Quarry Falls Park, as determined by the City in 

accordance with City requirements.  It is not anticipated that parking will be 
provided at the smaller park areas. The City does not require on-site parking 
for population based neighborhood parks; rather, it relies upon on-street 
public parking to provide opportunity for those individuals that elect to 
drive to the park.  This approach is meant to avoid the negative impact to 
the total available active and passive parkland that would occur by including 
parking on-site.  The ultimate design of Quarry Falls Park will go through 
the City’s public park input and review process.   
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 Although not required by the City’s Land Development Code, parking 

needs for the park will be evaluated as part of the park design and review 
process.  All public parks and private open space areas with public 
easements will be open to the public. 
 

K-53. Please see response to comment no. K-46. 
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K-54. Population projections for the project are based upon the latest SANDAG 

population forecasts, currently projected to 2030.  These forecasts take 
into account demographic changes, such as age and family size, over a 20+ 
year horizon.  SANDAG is the state authorized metropolitan planning 
organization responsible for transit planning, funding allocation, project 
development, and construction in the San Diego region in addition to its 
ongoing transportation responsibilities and other regional roles. 

 
 
 
 
 
K-55. The Water Department has re-evaluated the Water Supply Assessment for 

the Quarry Falls project.  The revised Water Supply Assessment (October 
2007, referenced in Appendix L), post-dates the City Attorney’s 
Memorandum.  The Water Supply Assessment confirmed that there are 
sufficient water supplies to serve existing demands, estimated demands of 
the Quarry Falls project, and future water demands within the Water 
Department’s service area in normal and dry year forecasts, over the 
required 20 year planning horizon.  The Water Supply Assessment 
prepared for the Quarry Falls project was supplied to those requesting it 
and was adequately summarized in the draft PEIR in the draft PEIR Public 
Utilities Section 5.12.  As previously stated, CEQA does not require that all 
appendices be distributed.  Furthermore, the Water Supply Assessment 
was available throughout the public review period for the Draft PEIR. In 
response to this comment, more information supporting the Water Supply 
Assessment's conclusions has been provided in Sections 5.12.1 and 5.12.2. 
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K-55 
(con’t) D 

Marilyn Mirrasoul 
January 4, 2008 
Page 21 

use of the anticipated water, and of the environmental consequences of 
those contingencies." Id. at 432. 

'There is no actual analysis of water supply issues contained within the PEIR itself. 
The PEIR relies completely upon the City of San Diego Water Supply Assessment 
(WSA) and concludes, "that there are sufficient water supplies to meet the project 
demand of the proposed project..." [pg. 5.12-2]. The PEIR claims that the WSA is 
attached to the Technical Appendices as Appendix L. However, when the reader turns to 
Appendix L he/she will not find the WSA, only a statement that the report is "on me with 
the City of San Diego Development Services Department - Environmental Analysis 
Section," This was the only Appendix that was not distributed to the public. 

"[I]nformation 'scattered here and there in EIR appendices' or a report 'buried in 
an appendix,' is not a substitute for 'a good faith reasoned analysis.' Vineyard Area 
Citizens/or Responsible Growth, Inc. v. City a/Rancho Cordova (2007) 40 Ca1.4th 412, 
442. Without the ready ability to evaluate this critical component of the project, the 
reader cannot determine whether there has been an adequate and complete analysis of the 
water supply for this project. 

The necessity for full and complete disclosure of this aspect of the project has 
been highlighted by a recent Memorandum of Law issued by the San Diego City 
Attorney's office which questioned the adequacy of the Quarry Falls WSA. The 
Memorandum concludes that the water supply for this Project should be reevaluated. 

The Memorandum which is titled, "In Relation to the Recent California Court 
Ruling Implicating Bay-Delta-Water Supply Reliability" is attached hereto as Exhibit E, 
and provides in pertinent part: 

"Given our growing water dependency on Bay-Delta water supply, and 
recent court imposed and other operational and climate change limitations 
to Bay-Delta water availability, it is imperative that the City of San Diego 
fully take into account these significant changed circumstances and reassess 
the reliability of future water supply availability and water supply 
alternatives for existing commercial, residential and industrial use and 
future development. 

II! 
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K-56. The Levi-Cushman Specific Plan is an approved Specific Plan and has an 

approved Development Agreement.  To suggest that this approved project 
would develop differently than proposed and to what degree that might 
occur is speculative.  Similarly, it is speculative to suggest that other 
properties in Mission Valley would chose to re-develop at a higher 
intensity based on what is proposed for Quarry Falls.  Any future proposal 
to change existing land uses and existing approved land use plans would 
require review by the City.  That review would include environmental 
analysis of any proposed change.   

K-55 
(con’t) 

K-56 
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 K-57. The PEIR takes a conservative approach to evaluating cumulative impacts. 

According to CEQA Guidelines Section 15130(b), the evaluation of 
cumulative impacts should include either “a list of past, present, and probable 
future projects . . .” or “a summary of projections contained in an adopted general plan 
or related planning document . . .”  The Quarry Falls PEIR uses both 
approaches; it includes build-out of applicable plans which have an affect 
on the cumulative analysis, as well as a specific list of projects that are 
approved, under construction, planned, or proposed that should be 
considered for the evaluation of cumulative effects and which were known 
at the time the PEIR was prepared.  Therefore, the analysis includes the 
possible effect of other, unforeseen projects and growth.  
 
The forecasting system and models developed by SANDAG and the City 
also allow for the mature development of communities above and beyond 
the explicit inclusion of projects based on land used in the Community and 
General Plans. Not all projects that are more distant to this project site are 
necessarily included explicitly, nor should they be. 

 
With respect to the Mission Village Shopping Center, the center is located 
outside the geographical scope of traffic study.  There is only nominal 
interaction between the Quarry Falls project and the Mission Village 
project and therefore the affect on baseline conditions is also nominal. As 
presented in the Mitigated Negative Declaration for the Mission Village 
project (LDR No. 99-1245), the Mission Village project will generate 
substantially less traffic than that associated with the previous commercial 
center located on the site. Therefore, the change in traffic generation from 
the previous and new use at the Mission Village Shopping Center is not 
material to the Quarry Falls TIS cumulative analysis.  
 
Relative to the Pacific Coast Office Building, that project is located in 
Mission Valley.  Staff determined that the project would be consistent with 
the Mission Valley Community Plan.  Because the traffic study assumes 
build-out of the community plan, this project is included in the analysis.  It 
should be noted that the environmental document (MND) for the Pacific 
Coast Office Building project was appealed to the City Council.  City 
Council determined that the MND was not adequate and has required 
preparation of an EIR.  See also response no. H-10. 

K-57 
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K-58. Comments noted.  The alternatives analysis within the draft PEIR, 

Alternatives Section 10 includes a meaningful analysis along with 
comparison tables consistent with CEQA Section 15126.6. 

K-58 

K-57 
(con’t) 
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K-59. Rather than just one “No Project” Alternative, PEIR Section 10.0, 

Alternatives, includes a discussion of two No Project alternatives.  The first 
is the No Project/No Build alternative, which is the continuation of the 
mining operations under the approved Conditional Use Permit and 
ultimate implementation of the approved Reclamation Plans.  The second 
No Project alternative describes what would reasonably be expected to 
occur if the proposed project is not approved, based on build-out under 
the land uses and development intensities of the adopted community plans 
and consistent with available infrastructure and community services.   

 
K-60. Comments noted.  The discussion of the project alternatives presented in 

Section 10.0 of the PEIR includes a quantitative analysis wherever possible.  
This is particularly true in the case of the evaluation of traffic impacts for 
each alternative.  See response nos. K-96 – K-120 for responses to Exhibit 
F.  While previously not included because it would be inconsistent with the 
Serra Mesa community plan, an additional “No Project” scenario has been 
added, which is the build-out under the existing Mission Valley community 
plan with the Phyllis Place connection. 

 
 
 
 
 
 
K-61. See response to comment no. I-1. 

K-59 

K-60 

K-61 
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K-62. See response nos. K-96 – K-120 for responses to Exhibit F. 
 
 
 
 
 
 
K-63. See response nos. K-121 – K-124 for responses to Exhibit G. 
 
 
 
K-64. This comment letter does not raise any issues that would require re-

circulation of the Draft PEIR. Pursuant to CEQA Section 21092.1, no new 
environmental impacts have been identified, and for those impacts 
identified in the PEIR, no impacts would result in an increased in severity.  
There are no new feasible project alternatives or mitigation measures that 
are considerably different than those addressed in the PEIR.  The PEIR 
provides a thorough analysis of the potential environmental impacts 
associated with the project allowing meaningful public review and 
comment. 

K-61 
(con’t) 

K-62 

K-63 

K-64 
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K-64 
(con’t) D 

Marilyn Mirrasoul 
January 4, 2008 
Page 27 

(a) A lead agency is required to recirculate an EIR when significant new information is 
added to the ErR after public notice is given of the availability of the draft ErR for 
public review under Section 15087 hut before certification .... 'Significant new 
information' requiring recirculation, include, for example, a disclosure that: 

(I) A new significant environmental impact would result from the 
project or from a new mitigation measure proposed to be implemented. 

(2) A substantial increase in the severity of an envirorunental impact would 
result unless mitigation measures are adopted that reduce the impact to a level of 
insignificance. 

(3) A feasible projcct alternative or mitigation measure considerably different 
from others previously analyzed would clearly lessen the significant environmental 
impacts of the project, but the project's proponents declinc to adopt it. 

(4) The draft EIR was so fundamentally and basically inadequate and 
concJusory in nature that meaningful public review and comment were precluded. 
Mountain Lion Coalition v. Fish and Game Com. (1989) 214 Cal. App.3d 1043. 

Thank you for the opportunity to comment. We look forward to reviewing the revised 
and recirculated PElR. . 

Very Truly Yours, 

~~---:-"""-~::2f?-= 
~ '7 ~IY<-V> 

Sandra rower 

tlJ 
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Marilyn Mirra~ou l 

January 4,2008 
Page 28 

Exhibit A · 

Exhibit B· 
Exhibit C · 

Exh ibit D· 
Exhibit E· 
Exhibit F· 
Exhibit G-

Excerpts from Dmfi City of San Diego Significance Oetennination 
Thresholds 
Tramc Engincer's Chart applying 2007 Signifi cance Thresholds 
Comments on PEIR § 5.2 Transportationffraffic Circulation/Parking 
Analysis 
Comment .. on PEIR Traffic Impact Study Analysis 
Memorandum of Law. City Attorney's Omec September 17, 2007 
Additional Comments on Alternatives (Section 10.0) 
Additional Comments on the PEIR's Mitigation Measures for Significant 
Tramc Impacts 
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K-65. This is an excerpt from the City of San Diego Development Services 
Department, Significance Determination Guidelines, January 2007.   

 
 
 
 
 

K-65 
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K-65 
(con’t) D 7. Sublitantial alterations \.0 pn:scnl circulation movemcnlS including effects (1) existin8 

public access to beaches, patb, or olber open space areas? 
8. J~ ill !Tame hazards (01' motor vehicles, bicycli9ts 01' ped5trians due 10 II proposed, 

non·standud ck.sign (uture (e.g., poor sight distance 01' driveway onto an iICI.-ess­

re5tri~ed roadway)? 
9. A conflict with adopted policies, plms 01' progJ'Ull5; ~upporting aUeolltive transportation 

models (e.g" bus tumoulS, bicycle racks)? 

SIGNU7ICANCRTIIR£SIIOLDS 

Tbe following threshold5 ~ve been e$tablishedlO detenlline 5ignificauilnimc impacts; 

I. Jfany inteu«tion, ro&dway 5eiJllelll, or freeway itiluent alTecltd by ~ prujl:(.1 would 
opcmtc ill LOS E or F under eill\cr rlired Qt cumulllli\'(: wlJodilioos , the impact woold be 
significant i(the project excecOl the thr~lds showu in !he table below. 

2. AI .tny ramp meter location with delays aOOve l:'i UJinutes, the impact woultl bt: Significant if 
Inc project exceeds the Ih rerhnllh!lhown in the ",hie helow, 

3. Ir II project would add. mhs!.aotilll amoun! nftmffic 10 II C()r)ge'!J1t:<! freewfty ~gmellt, 
inten:.hange, or ramp, Ihe impact lJIay I>e significant 

4. Addition o( a subslantialamoum ortlllfTlC to a CQugt:St.ru fu:t:way !ol'glllent, inltll'cl!ange, Of 

mmp Il!I shown in Ihe bill Ie hr:lnw1 

S. lfa pmjecT would increase ""m.;: iwourd, to motor V(:hides, bicyclists 01 pedestrians due to 
proposed flOll",tallrlard design futum; (e.lh puur siybt distance, propost:<! driveway onlo an 
~.~Iricted r<*lwRy), the im~~1 would b( !ignifkalll. Note: analysts should refer 
readers I() .II discuuion ortllis issue in the lieliith and Safety section oflhe environmental 
dnc::umcnl. 

S If" projea wwld re~'1t io the c:onstruction ora road'way which is inCOIl$istenl with the 
Gt:lIn'W Pilill andlOl' II colrulllmily plan, the imp'-Cf would be significant iflhe propoos.ed 
l"I)II<l_y W()\.lrl not properly align with otl\tt existing or planned rt»dwa)'l. 

6. If II projl:o;:t would result in a subSlantial rHtrictioo in KCt$$ to publicly or privately owned 
lantl, tlTe impact .... oultl be 5ignificanL 

70 
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K-65 
(con’t) I 

Allowable Chanlle Dne To Pro' cd Inm3ct "' -it 

Level of Service Fr~ays 
Roadway 

Intersections Ramp 
Se mcnts Meteriiul with Project '" 

Speed Speed 
~~:.~ z,~=~ VK 

(mnh we (;".h 
E 

(or ramp meter delays 0.010 1.0 0.02 l.0 2.0 2.0 
above 15 min. 

F 
(or ramp meter delays 0.005 0.5 0,01 0.5 1.0 1.0 

above 15 min. 

Note I: The allowable increase in delay at a ramp meter with more than 15 minutes delay and freeway LOS E is 2 
minutes. 
Note 2: The allowable increase in delay at a ramp meter with more than 15 minutes dela.y and frcev.ray LOS F is I 
minute. 

All LOS measurements are based upon Highway Capacity Manual procedures for peak-hour conditions. 
However, VIC ratios for roadway segments are estimated on an ADTI24-houl" traffa: volume basis (USing 
Table 2 of the City's Traffic Impact Study Manual. The acceptable LOS for freeways, roadways, and 
intersectioos is gelleraIly '"'D" ("C" for undeveloped locations). For metered freeway camps, LOS does not 
apply. However, ramp meter delays above 15 minutes are considered excessive. 

Ifa proposed project's traffic causes the values shown in the table to be exceeded, the impacts- are 
detennineQ to be significant. The project applicant shall then identify feasible improvements (withjn the 
Traffic Impact Study) that will restore/and maintain the traffic facility at an acceptable LOS. lithe LOS 
with the proposed project becomes unacceptable (see al>ove · note), or if the project adds a significant 
amount ofpeak¥hour hips to cause any traffic queues to exceed on- or off-ramp storage capacities, the 
project applicant shall be: responsible for mitigating the pToject's direct significant andlor cumulatively 
considerable traffic impacts. 

KEY: Delay - Average control delay per vehlclc measured in seconds for intersections, or minutes for ramp 
meters 

LOS Level of Service 
Speed "" Speed measured in miles per hour 
VJC = Volume to Capacity ratio 

PARKING 

Parking requirements vary by land use and location and are dictated by the City of San Diego 
Municipal Code and adopted by the City Council policies. 

SIGNIFICANCE THRESHOLDS 

Non-compliance with the City's parking ordinance does not necessarily constitute a significant 
environmental impact. However, it can lead to a decrease in the availability of existing public 
parking in the vicinity of the project. Generally, if a project is deficient by more than ten percent 
of the required amount of parking and at least one of the following criteria applies, then a 
sign ificant impact may result: 

71 

Exhibit A 
Page 3 or5 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 122 
July 2008    

COMMENT RESPONSE 
  

K-65 
(con’t) D 

I. The project's parking shortfall or displacement of existing parking would substantially 
affect the availability of parking in an adjacent residential area, including the availability 
of public parking. 

2. The parking deficiency would severely impede the accessibility of a public facility, such 
as a park or beach. 

72 
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K-65 
(con’t) D 

0.1. TRAFFICIPARKlNG 

Note: This section is to be applied to projects deemed complete prlo), to January 1,2007. 

Traffic: 

Direct traffic impacts are those projected to occur at the time a proposed development becomes 
opemtional. The calculations include other operating projects and those not yet operational but 
which are anticipated to be operational when the proposed project goes into effect. 

Cumulative traffic impacts are those projected to occur at some point after a proposed 
development becomes operational. such as during subsequent phases of a project or when 
additional proposed developments in the area become operational (short-ten11 cumulative) or 
when affected community plan areas reach full planned buildout (long·tenn cumulative). 

For intersections and roadway segments affected by. project, level of service (LOS) D or better 
is considered acceptable under both direct and cwnulative conditions. However, for 
undeveloped locations, the goal is to achieve LOS C. 

Significance Thresholds 

I. If any intersection or roadway segment affected by a project would operate at LOS E or F 
under either direct or cumulative conditions, the impact would be significant if the project 
exceeds the following allowable increases in delay or intersection capacity utilization fo r 
affected intersections or volwne~to-capacity ratio or speed for affected roadway 
segments: 

Al10wahle Increase Due to Project lmpacts* 

Level of Service Intersections Roadway 

wit'h Projed Se menu 
Speed Delay (sec.) [CU(V/C) VIC r;""h} 

E" 2 0,02 0.02 I 

F** 
2 0,02 O.oz 1 

If a proposed projl;ct's traffic impacts exceed the values shown in the table, then the impacts are 
deemed "significant:' The project applicant shall identify "feasible mitigations" to achieve LOS 
D or better. 
The acceptable level of service standard for roadways and intersections in San Diego is LOS D. 
However, for undeveloped locations, the goal is to achieve LOS C. 

Delay = Average stopped delay per vehicJe measured in seconds 
l e U ,. Intersection Capacity Utilization 
VIC = Volume-ta-Capacity Ration (capacity at level ofservicc E should be used, as specified in Table I 

of the City of San Diego Traffic Impact Study Manual) 
Speed "" Arterial speed measured in miles per hour 

73 

Exhibit A 
PageSofS 



L
E

TTE
R

S
 O

F C
O

M
M

EN
TS

 A
N

D
 R

E
S

P
O

N
S

E
S 

 Q
U

AR
R

Y F
A

LLS P
rogram

 E
IR

 
R

esponse to C
om

m
ents - 124 

July 2008 
 

 
 

C
O

M
M

EN
T 

R
ESPO

N
SE

 
 

  K
-66. 

Com
m

ent noted.   
K

-66 

, 
:~ 
.. =­, Sf. , ­
,to 

Page 1 of 2 

Quarry Falls 
Application of 2007 Significance Thresholds 

November 2007 

11/30/2007 



L
E

TTE
R

S
 O

F C
O

M
M

EN
TS

 A
N

D
 R

E
S

P
O

N
S

E
S 

 Q
U

AR
R

Y F
A

LLS P
rogram

 E
IR

 
R

esponse to C
om

m
ents - 125 

July 2008 
 

 
 

C
O

M
M

EN
T 

R
ESPO

N
SE

 
 

 

K
-66 

(con’t) 

, 
' tTl 

>< 
) ~ 
;;;; 

Page 2 of2 11/30/2007 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 126 
July 2008    

COMMENT RESPONSE 
 K-67. As stated on page 286, Table 16-3, of the TIS, the Quarry Falls project will 

cause a cumulative impact in the PM peak hour to the Friars Road/Fenton 
Parkway intersection.  Impact 5.2-12 is not mitigated and, therefore, not 
included in Table 16-22 of the TIS. 

 
K-68. The engineering judgment assumptions are shown on pages 5.2-7 and 5.2-8 

of the PEIR.  As stated in Chapter 5.2, page 5.2-2 of the PEIR, the 
estimates for construction traffic are derived from standards in the South 
Coast Air Quality Management District CEQA Air Quality Handbook, 
1993; these standards are found in Tables A9-17-A through A9-17-C.  The 
estimated number of construction trips for each phase of development is 
included in an addendum to the Air Quality Technical Report.  The same 
number of construction trips were then utilized for evaluating potential 
construction traffic impacts. 

 
K-69. See response to comment K-67. 
 
K-70. As indicated on page 5.2-23 and 5.2-24, should the project make a fair 

share contribution towards the Friars Road/SR 163 interchange project, 
Quarry Falls will cause a temporary impact at Friars Road from Ulric Street 
to Avenidas de las Tiendas and Mission Center Road: I-8 westbound to I-8 
eastbound ramps.  There are additional temporary intersection impacts at 
Friars Road/SR 163 SB ramps, Friars Road/SR 163 NB ramps and Friars 
Road/Frazee Road. The temporary impacts would remain until the 
construction of first phase of the interchange, which is currently estimated 
to be 2010.  Funding the local match could accelerate the schedule for 
completion of the overall project.  

 
K-71. In order to be conservative, the traffic analysis assumed that the extension 

of Hazard Center Drive would be completed by Phase 4 of the project.  
However, this improvement is a condition of the Hazard Center 
Development and may be completed sooner. 

 

K-67 

K-68 

K-69 

K-70 

K-71 

K-72 

K-73 
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K-72. See response no. E-20 regarding ramp meter impacts.  An analysis of the 
feasibility of improvements is included in the TIS as Appendix J – 
Conceptual Improvement Plans and Feasibility Analysis.  This analysis concluded 
mitigation was infeasible for some impacts as identified in Table 5.2-8a.   

 
K-73. See response to comment K-67. 
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K-74. The traffic study does contain an existing plus near term conditions 

without the project for Phase 1, Phase 2, Phase 3 timeframes. 
 
K-75. See response to comment H-9. 
 
K-76. All future forecasts are derived from the SANDAG/City of San Diego 

model.  These forecasts have been added to Appendix D of the September 
2007 approved TIS. 

 
K-77. See response to comment no. K-76. 
 
K-78. The City of San Diego and SANDAG only require a Select Zone Analysis 

for large projects that generate over 2,400 ADT.  Four Select Zone 
Analysis runs were completed for this project – two runs for the “without 
Phyllis Place Connection” and two runs for the “with Phyllis Place 
Connection”.  A separate select zone analysis to determine the project 
distribution is only necessary when major network changes would result in 
a redistribution of traffic.  Unless major network additions are changing 
the available routes to and from the project, the project distribution will 
remain similar by phase.  Additionally, distribution by phase was developed 
using engineering judgment for phases 1-3 of the project where project 
access to the immediate roadways changes.   

 
K-79. As shown on Figures 4a and 4b of the TIS, the project distributions add up 

to 100%.  However, due to rounding, some phases add to 101%. 
 
K-80. As shown on Figure 4b of the TIS, the project distributions used in the 

analysis add up to 100%.  However, due to rounding, Phase 1 adds up to 
101% and Phase 2 adds up to 99%. 

 
K-81. Figure 5a is the Long Term Project Distribution and Assignment.  The 

project distributions used in the analysis add up to 100%.  Due to 
rounding, this phase adds up to 101%. 

K-74 

K-75 

K-77 

K-78 

K-79 

K-80 

K-81 

K-76 
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 K-82. The figures represent external cumulative trips and are derived by applying 

the trip generation in Table 2-4 by the distribution shown in Figures 4a-5b.  
These volumes are either consistent with the trip generation in Table 2-4 
(trip generation) and Figures 6,7,8,9,10 distribution of the report, or more 
conservative and, therefore, no change in analysis is necessary. 

 
K-83. Per the DSD CEQA Significance Determination Thresholds (page 71), 

“The acceptable LOS for freeways, roadways, and intersections is generally 
D.”  Table B-6 in Appendix B to the Traffic Impact Study has been 
revised. 

 
K-84. It is anticipated that Phase 1 will begin construction in 2009 with 

occupancy in 2010.  The TIS on page 66 has been revised to state that 
2010 is the planned year of occupancy. 

 
K-85. There are typographical errors on page 65, and errata sheets have been 

added to the TIS showing the corrected project trips.  The project 
generation used for the analysis is as stated in Table 2-4 and is correct. 

 
K-86. The project Phase 2 will begin construction in 2010 with planned 

occupancy in 2012.  The typographical errors noted in this comment have 
been corrected.  The project generation is as stated in Table 2-4 and is 
correct. 

 
K-87. The typographical errors noted in this comment have been corrected. The 

project generation is as stated in Table 2-4 and is correct. 
 
K-88. The typographical errors noted in this comment have been corrected.  The 

project generation is as stated in Table 2-4 and is correct. 
 
K-89. The typographical errors noted in this comment have been corrected.  The 

project generation is as stated in Table 2-4 and is correct. 
 
K-90. The typographical errors noted in this comment have been corrected.  The 

project generation is as stated in Table 2-4 and is correct. 
 

K-82 

K-83 

K-84 

K-85 

K-86 

K-87 

K-88 

K-89 

K-90 

K-91 

K-92 

K-93 
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 K-91. The project Phase 2 will begin construction in 2010 with planned 

occupancy in 2012. 
 

The typographical errors noted in this comment have been corrected.  The 
project generation is as stated in Table 2-4 and is correct. 

 
K-92. The typographical errors noted in this comment have been corrected.  The 

project generation is as stated in Table 2-4 and is correct. 
 
K-93. The project trips for Phase 4 cited above are consistent with one another. 
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K-94. The traffic study does account for accurate traffic volumes during the 

phased portions of the project (see response to comment K-78).  The 
future condition volumes are generated by a SANDAG/City of San Diego 
model and are included in Appendix D of the TIS (See response to 
comment K-76). 

K-94 
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K-95. This represents a copy of the City Attorney’s Memorandum of Law 

regarding water supply availability.  See response to comment no. K-55.  K-95 
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Honorable Mayor and City 
Council members 

~2~ September 17, 2007 

contrary to law. See Natural Resources Defense Council v. Kempthorne, Slip Copy, 2007 WL 
1577896 at I & 58 (E.D. Cal.) (May 25, 2007). 

San Diegans may be severely impacted by this recent court ruling because the Bay~Delta 
provides more than one~third of all water used in the County. Last year, 41 percent of all water 
used in San Diego County was imported from the Bay~Delta. See Water Authority News 
Release, June 1,2007. As indicated in a recent San Diego Union~Tribune Article, "[t]he precise 
amount of water required for smelt protection won't be known for months," but "[e]arly 
estimates are that the safeguards would lower nonnal deliveries from 14 percent to 37 percent." 
Multiyear Shortage of Water Discussed, Agencies Concerned with Recent Ruling by Mike Lee, 
San Diego Union~Tribune, September 5, 2007. 

Pursuant to California Law (SB221 and SB610). the City of San Diego is required, before 
approving certain large developments, to verify that there will be a sufficient water supply over a 
20 year window. Any challenge to the verification must be initiated within 90 days. 
Government Code Section 66473.7(0). 

ANALYSIS 

Under California Law, a "sufficient water supply" is defmed as a water supplier's 20-year 
projected water supplies available during nOlmal, single-dry, and multiple-dry years, which will 
meet the subdivision's water demands in addition to existing and planned future uses, including, 
but not limited to, agricultural and industrial uses. Government code Section 66473.7(a)(2). 
This City determination must be supported by substantial evidence in the record. Furthermore, if 
the water supplier's verification relies on projected water supplies that are not currently available 
to the public water system, the water verification must be based upon 1) written contracts or 
other proof of valid rights to the identified water supply that identify the terms and conditions 
under which the water will be available to serve the proposed subdivision; 2) capital outlay 
programs for the financing of the delivery of the water; 3) securing the applicable federal, state, 
and local pelmits for the construction of necessary infrastructure associated with supplying the 
water; and 4) necessary regulatory approvals that are required in order to be able to conveyor 
deliver the water to the subdivision.· Government Code Section 66473.7(d)(1) -(4). Under the 
California Environmental Quality Act [CEQA], a water supply assessment should also be 
incorporated into the Environmental Impact Report. Water Code Section 10910 et seq.; Public 
Resources Code Section 2115l.9. Given recent events and the Delta Smelt judicial 
determination, the City will need to re-evaluate the adequacy of its water assessments and 
verifications. 

In recognition of the County's serious water deficit and the Delta Smelt determination, 
Fern Steiner, chair of the Water Authority, has stated in an August 31, 2007 news release that 
"[t]he water supply impacts of this court decision to San Diego County will be significant, and 
supply shortages and mandatory water use restrictions are a very real possibility. This decision 
comes on the heels of the historic dry conditions we are experiencing throughout California, 
which are already impacting water supplies." According to a Water Authority June 1st news 
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release, with historic dry-year cOnditions in California and the West, "the Metropolitan Water 
District of Southern California [MWD] already was withdrawing water from storage to meet 
demand this year." According to the Water Authority August 31 st news release, the MWD, from 
which the Water Authority purchases Bay-Delta water supplies, has already advised agricultural 
customers who buy water at a discount through an MWD program to expect a 30 percent cut in 
those supplies beginning January 1,2008. According to Steiner, "[w]hile this ruling will 
detennine water deliveries for the next year or so, we are very concerned that its limits could 
continue under the new permanent rules for operating the State Water Project pumps." See 
Water Authority August 31, 2007 News Release. 

Leading the drive to address this serious water shortfall, the city of Long Beach declared, 
on Thursday, September 13, 2007, a water emergency. For Long Beach residents this means (1) 
a prohibition on lawn watering during the day, (2) a limit on frequency of lawn watering to three 
times a week, (3) a prohibition on use of water hoses to clean driveways, patios, sidewalks or any 
other paved or cemented areas unless they use a pressurized water device, (4) a limit on water 
served to customers at local restaurants, and (5) a requirement that local hotels give guests the 
option ofre-using towels and linens without having them washed every day. The Los Angeles 
Department of Water and Power may enforce mandatory water rationing similar to Long Beach's 
if Judge Wanger's decision is upheld and if the region has another dry winter. See September 
14,2007, Los Angeles Times Article Long Beach Puts Limits on Water Use by Hector Becerra 
and Ari B. Bloomekatz. 

This water shortfall is exacerbated by the fact that for years Californian's have been 
increasing their water dependency upon Bay-Delta water supply. According to a May 2007 
Delta Smelt fact sheet prepared by Earthjustice, "[a]nnual exports have increased 25% from 
1994-1998 and 2001-2006, draining the delta of more than 1.2 million acre-feet of additional 
water. Alillual exports in 2005 and 2006 were the first and third highest export levels on record. 
Wintertime exports have increased by 49% from 1994-1998 and 2001-2006, and springtime 
exports have increased by 30%." Delta Smelt Facts, May 2007, Earthjustice, found at 
http://www .earthjustice.orgllibrarylbackground/delta-smelt-facts-may-2007 .html?print=t 

In addition to this water shortfall and increasing water usage, San Diegans are further 
impacted by the environmental consequences of climate change. Recognizing the significance of 
climate change, Judge Wanger's May 25,2007 determination on the inadequacy of the FWS's 
Biological Opinion took note of the fact that the BiOp failed to account for the impacts of 
climate change on "water supply reliability." The FWS's Biological Opinion assumed that 
hydrology of the water bodies affected will follow historical patterns for the next 20 years. The 
Biological Assessment performed by the Bureau of Reclamatioll, and provided to the FWS, also 
did not address climate change impacts. See Natural Resources Defense Council v. Kempthorne, 
Slip Copy, 2007 WL 1577896 at 38-39 (E.D. Cal.) (May 25, 2007). As stated by Judge Wanger: 

In California, a significant percentage of annual precipitation falls 
as snow in the high Sierra Nevada Mountains. Snow pack acts as a 
form of water storage by melting to release water later in the spring 

Exhibit E 
Page 3 of9 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 135 
July 2008    

COMMENT RESPONSE 
  Honorable Mayor and City 

Councilmembers 
-4- September 17, 2007 

ld at 39-41. 

and early summer months ... The effects of global climate change 
are expected to have a profound effect on this dynamic. Among 
other things, more precipitation will occur as rain rather than snow, 
less water will be released slowly from snow pack "storage" during 
spring and summer months, and flooding is expected to 
increase .... These developments will make it more difficult to fill 
the large reservoirs in most years, reducing reservoir yields and 
will magnify the effect of [Central Valley Project] operations on 
downstream fishes. These developments will also dramatically 
increase the cost of surface storage relative to other water supply 
options, such as conservation .... 

[TJhe Biological Assessment [BA] ... entirely ignores global 
climate change and existing climate change models. Instead, the 
SA projects future project impacts in explicit reliance on seventy­
two years of historical records. In effect, the Biological 
Assessment assumes that neither climate nor hydrology will 
change. This assumption is not supportable .... The [Fish & 
Wildlife J Service can and must evaluate how the range of likely 
impacts would affect [Central Valley Project] operations and 
impacts, including the Bureau [of Reclamation's] ability to provide 
water to contractors while complying with environmental 
standards .. , . 

The [FWS's] BiOp does not gauge the potential effect of various 
climate change scenarios on Delta hydrology. Assuming, 
arguendo, a lawful adaptive management approach, there is no 
discussion when and how climate change impacts will be 
addressed, whether existing take limits will remain, and the 
probable impacts on [Central Valley Project-State Water Project] 
operations. 

Given our growing water dependency on Bay-Delta water supply, and recent court 
imposed and other operational and climate change limitations to Bay-Delta water availability, it 
is imperative that the City of San Diego fully take into account these significant changed 
circumstances and re-analyze the implications of future water supply availability and water 
supply alternatives for existing commercial, residential and industrial use and future 
development. 

These changed circumstances should trigger further analysis under the California 
Environmental Quality Act [CEQAJ for projects not yet approved by the City, and may now 
trigger additional analysis under the provisions of CEQ A Section 21166 for other CEQA 
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determinations that have already been approved but where the project has not been implemented. 
For instance, additional water supply analysis for the City's Draft General Plan Update and 
accompanying CEQA Environmental Impact Report is critical. In addition, the foHowing 
proposed projects, among others, should also be re-evaluated under CEQA and under existing 
requirements for Water Supply Assessments: 

I. Proposed Monte Verde Project (Project Number 6563) 
which will be heard as Agenda Item 203 before the City 
Council on Monday, September 17, 2007. 

2. Proposed Sunroad Centrum Residential (Project Number 
49068). 

3. Proposed Quarry Fans (Project Number 49068) 

4. Proposed University Town Center Revitalization Project 

Case law supports further CEQA analysis and a re-evaluation of prior water supply 
projections. Judge Wanger's Order demonstrates the uncertainty and risk associated with 
reliance upon water entitlements or contracts ("paper" water) for future water supply fTom the 
State Water Project. The City of San Diego's future water supply is inherently dependent upon 
State Water Project entitlements to Bay-Delta water as is demonstrated in the City'S Water 
Supply Assessment Reports, the City's Urban Water Management Plan [UWMP] (2005), the San 
Diego County Water Authority's Updated 200S Urban Water Management Plan (2007) and the 
Metropolitan Water District's Urban Regional Water Management Plan (200S). San Diego's 
UWMP incorporates by reference the Water Authority's and MWD's UWMPs. Other courts 
have recognized that water entitlements do not ensure the same amount of water in any given 
year. Thus, the discussion, analysis, mitigation and finq.ings in a Water Assessment or in an 
Environmental Impact Report need to accurately reflect these uncertainties. See Santa Clarita 
Organization/or Planning the Environment v. County of Los Angeles 106 Cal. App. 4th 715 
(2003) ("'there is a huge gap between what is promised and what can be delivered,' rendering 
State Water Project entitlements nothing more than 'hopes, expectations, water futures or, as the 
parties refer to them, 'paper water"", quoting Planning & Conservation League v. Department 
o/Water Resources 83 Cal. App. 4th 892, 908, fn. S (2000)); California Oak Foundation v. City 
of Santa Clarita 35 CaL Rptr. 3d 434 (2005); Vineyard Area Citizens for Responsible Growth, 
Inc. v. City 0/ Rancho Cordova S3 Cal. Rptr. 3d 821, 832-833 (2007). 

Urban Water Management Plans [UWMPsJ are used to assess the reliability of future 
water supply over a twenty year period. UWMPs are relied upon by the City to prepare Water 
Supply Assessments for large-scale projects such as residential developments of 500 or more 
dwelling units. See Government Code Section 66473.7, Water Code Section 10910 et seq., 
Public Resources Code Section 21151.9 and CEQA Guidelines Section IS083.5. An UWMP's 
failure to adequately reflect water supply reliability can be detrimental to the City's ability to 
accommodate future development and potentially a basis for future litigation. See Friends 0/ the 
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Santa Clara River v. Castaic Lake Water Agency 123 Cal. App. 4th 1 (2004). The relationship 
between UWMP responsibilities and CEQA obligations is discussed in the recent California 
Supreme Court decision Vineyard Area Citizens for Responsible Growth, Inc. v. City of Rancho 
Cordova 53 Cal.Rptr.3d 821 (2007), where the Court found the long-term water supply analysis 
in the EIR to be inadequate. In Vineyard Area Citizens for Responsible Growth, the Califomia 
Supreme Court articulated certain principles for water supply analytical adequacy under CEQA: 

First, CEQA's informational purposes are not satisfied by an EIR 
that simply ignores or assumes a solution to the problem of 
supplying water to a proposed land use project. Decision makers 
must, under the law, be presented with sufficient facts to "evaluate 
the pros and cons of supplying the amount of water that the 
[project] will need." (Santiago County Water Dist. v. County of 
Orange, supra, 118 cal.App.3d atp. 829,172 Cal.Rptr.602). 

Second, an adequate environmental impact analysis for a large 
project, to be built and occupied over a number of years, cannot be 
limited to the water supply for the first stage or the first few 
years .... CEQA's demand for meaningful information "is not 
satisfied by simply stating information will be rrovided in the 
future." (Santa Clarita. supra, 106 Cal.App,4t at p. 723, 131 
Cal.Rptr.2d 186). 

Third, the future water supplies identified and analyzed must bear 
a likelihood of actually proving available; speculative sources and 
unrealistic allocations ("paper water") are insufficient bases for 
decisionmaking under CEQA.· (Santa Clarita, supra, 106 
Cal.AppA1h at pp. 720-723, 131 CaLRptr. 2d 186). An EIR for a 
land use project must address the impacts of likely future water 
sources, and the EIR's discussion must include a reasoned analysis 
of the circumstances affecting the likelihood of the water's 
availability. (California Oak,. supra, 133 Cal.AppA1h at p. 12144, 
35 Cal.Rptr. 3d 434). 

Finally, where, despite a full discussion, it is impossible to 
confidently determine that anticipated future water sources will be 
available, CEQA requires some discussion of possible replacement 
sources or altematives to use of the anticipated water, and of the 
environmental consequences of those contingencies. (Napa 
Citizens, supra, 91 Cal.AppAth at p. 373, 110 Cal.Rptr. 2d 
579) .... [W]hen an EIR makes a sincere and reasoned attempt to 
analyze the water sources the project is likely to use, but 
acknowledges the remaining uncertainty, a measure for curtailing 
development if the intended sources fail to materialize may playa 
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role in the impact analysis. (see id At p. 374, 110 Cal.Rptr. 2d 
579) .... (However,J none of the Court of Appeal decisions on point 
holds or suggests that an EIR for a land use plan is inadequate 
unless it demonstrates that the project is definitely assured water 
through signed, enforceable agreements with a provider and 
already built or approved treatment and delivery facilities. 

Vineyard Area Citizens for Responsible Growth, Inc. v. City of Rancho Cordova 53 CaLRptr.3d 
at 834-835. The Supreme Court further added: 

If the uncertainties inherent in long-term land use and water 
planning make it impossible to confidently identify the future 
water sources, an EIR may satisfy CEQA if it acknowledges the 

.c .L 
"""'0''''''' v uW"'''''''''U',Y , .. 'v '''v, u'ovu.,,,,,,., 'U" ''''LLOVU''V',Y 

foreseeable alternatives-including alternative water sources and 
the option of curtailing the development if sufficient water is not 
available for later phases-and discloses the significant 
foreseeable environmental effects of each alternative, as well as 
mitigation measures to minimize each adverse impact. (Section 
21100, subd. (b).). In approving a project based on an EIR that 
takes this approach, however, the agency would also have to make, 
as appropriate to the circumstances, any findings CEQA requires 
re2:ardinll incornorated mit~ . .... of 

mitigation, and overriding benefits of the project (section 21081) 
as to each alternative prong of the analysis .... 

When an individual land use project requires CEQA ,evaluation, 
the urban water management plan's information and analysis may 
be incorporated in the water supply and demand assessment 
required by both the Water Code and CEQA "[i]fthe projected 
water demand associated with the proposed project was accounted 
for in the most recently adopted urban water management plan." 
(Wat.Code Section 10910, subd.(c)(2).) Thus the Water Code and 
the CEQA provision requiring compliance with it (Pub. Resources 
Code, Section 21151.9) contemplate that analysis in an individual 
project's CEQA evaluation may incorporate previous overall water 
planning projects, assuming the individual project's demand was 
included in the overall water plan. 

Vineyard Area Citizens for Responsible Growth, Inc. v. City of Rancho Cordova 53 Cal.Rptr.3d 
at 837. This recent California Supreme Court ruling fully supports a second look at the City's 
prior water supply analyses. See also New Water Requirements for Large-Scale Developments 
by Bruce Tepper, 27-JAN L.A.Law 18 (January 2005); Addressing California's Uncertain Water 
Future by Coordinating Long-Term Land Use and Water Planning: Is a Water Element in the 
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General Plan the Next Step? by Ryan Waterman, 31 Ecology LQ. 117 (2004); Water,Population 
Growth, and Endangered Species in the West by Holly Doremus, 7i U.Colo. L.Rev. 361 (Spring 
2001); Western Growth and Sustainable Water Use: If There Are No "Natural Limits," Should 
We Worry About Water Supplies? by A. Dan Tarlock and Sarah B. van de Wetering,27 Pub. 
Lan.u <X. J:\.esources L.Kev. j.) ~L.UUO); currm s caliJorma Lana Use & nanmng Law, at 244-252 
(27

th 
Ed. 2007); and, Bay/Delta, In search of a Permanent Solution, Metropolitan Water District, 

http://www.mwdh20.com/mwdh20/pages!yourwater!supplylbaydeltaOi.htm!. 

CONCLUSION 

The City Attorney recommends that the City take the following affirmative steps to 
curtail this water supply shortfall anq to adequately re-assess water supply availability and 
reliability (short and long-term): 

1. Implement the City's Water Re-Use Study in order to reach 
a goal of water independence. 

2. Consider taking action to implement a Temporary 
Development Moratorium on all future or proposed 
a. Residential development consisting of 500 or more 

dwelling units (excluding housing projects that 
exclusively affordable housing); 

b. Shopping centers or business establishments 
employing more than 1,000 persons or having more 
than 500,000 square feet of floor space; 

c. Commercial office buildings employing more than 
1,000 persons or having more than 250,000 square 
feet of floor space; 

d. Hotels or motels, or both, having more than 500 
rooms. 

3. Withdraw all City-issued Water Assessment Reports in 
order to undertake further analysis of short and long-term 
wl'!tpr ~nnnl .. 'mrl .... I'Qhil't" 

4. Cease is;uing any more Water Assess~ent Reports until 
such time as water supply availability and reliability can 
more accurately be deterrilined given current and future 
conditions. 

5. Revise and Re-evaluate water supply availability and 
reliability (both long and short-term) in any and all 
documents and analyses prepared under the California 
Environmental Quality Act (CEQA), including the 
Environmental Impact Report prepared for the General 
Plan Update. 
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SRE:sc 
ML-2007-15 

6. Incorporate additional water supply analysis into the draft 
General Plan Update. 

7. Update the City's 2005 Urban Water Management Plan. 

MICHAEL 1. AGUIRRE, City Attorney 

By 
Shirley R. Edwards 
Chief Deputy City Attorney 
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K-96. The PEIR does not state that the proposed mix of uses under this 

alternative would not be feasible. The PEIR states: 
 

“Due to the reduced number of trips associated with this alternative, the proposed mix of 
land uses would not be feasible.  Instead, 400 single-family homes 35,000 square feet of 
neighborhood retail uses, and 45,000 square feet of office space could be constructed on 
the project site.  No multi-family residential or civic uses would occur.” 

 
The intent was that “the proposed mix of land uses” apply to the proposed 
project.  For clarification, the text has been revised to read: 

 
“Due to the reduced number of trips associated with this alternative, the mix of land 
uses proposed by the project would not be feasible.  Instead, 400 single-family homes 
35,000 square feet of neighborhood retail uses, and 45,000 square feet of office space 
could be constructed on the project site.  No multi-family residential or civic uses would 
occur.”   
 
CEQA Sections 21081, 15091 and 15093 do not require that infeasible 
alternatives be included in the EIR. 

 
K-97. CEQA does not require that every possible alternative be addressed in an 

EIR.  Rather, per CEQA Section 15126.6 requires that a range of 
reasonable alternative be evaluated. 

K-96 

K-97 
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K-98. The Boulevard Marketplace is located south of Meade Avenue, between 

38th and 40th Streets.  Proposed for a project site much smaller than Quarry 
Falls, the Boulevard Marketplace project involves 366 units, 37,250 square 
feet of commercial space, and a 4-story office building which provides a 
mix of uses not feasible under the “Unmitigated Traffic Impacts 
Alternative.”       

 
The Avoidance of Unmitigated Traffic Impacts Alternative would occur on the 
230.5-acre site.  Spreading the small amount of development proposed by 
this alternative over the 230.5-acre site is an inefficient use of the land, 
particularly for a site that has been identified as an Urban Center by 
SANDAG’s Smart Growth Concept Plan. 

 
K-99. Avoidance of Unmitigated Traffic Impacts Alternative would develop an in-fill 

property but would not be in conformance with the Mission Valley 
Community Plan which envisions an urban, high-density mixed-use 
development and the City’s Strategic Framework Element.  This alternative 
does not provide for an infill project that allows for higher density housing 
in proximity to public services, transit and other urban amenities.  

 
K-100. The project provides abutting roadway improvements to Friars Road and 

Mission Center Road.  The project provides intersection improvements to 
Mission Center Road at Quarry Falls Boulevard, Mission Center Road at 
Creekside Park Lane, and Friars Road at Russell Park Way.  Additionally 
the intersection improvement to Friars Road at Avenida de las Tiendas is a 
project feature. 

 
K-101. Yes, 400 or 600 units would provide an increase in housing for the City. 
 
K-102. The following project objectives would not be met by this alternative: 
 

  Develop a community that responds to the natural and created 
attributes of the project site by placing primary focus on the 
creation of an interactive system of public parks and open space; 

  Provide a mixed-use area, with neighborhood, community and 
lifestyle retail commercial uses and residential development, to serve 
Quarry Falls and the surrounding areas; 

 

K-98 

K-99 

K-100 

K-101 

K-102 

K-103 

K-104 

K-105 
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   Design individual development projects that positively contribute to 

the character of the City of San Diego and reinforce community 
identities through control of project design elements such as 
architecture, landscaping, walls, fencing, lighting, and signage; 

  Attract commercial and office uses to serve community and regional 
needs. 

  Allow for the option to construct a school to serve children within 
Quarry Falls and from other areas in Mission Valley, as well as areas 
served by the San Diego Unified School District. 

 
K-103. As stated in Section 10.2.2 of the PEIR, continuation of mining operations 

under the approved Conditional Use Permit would result in traffic and 
circulation impacts as described in the existing conditions analysis 
presented in Section 5.2, Traffic/Circulation/Parking, of this Program EIR 
and in the accompanying Quarry Falls Traffic Impact Study.   Figure 5.2-1, 
Existing Study Area Roadway Classifications, presents existing roadway 
classifications in the community; and Tables 5.2.1, Existing Roadway Segment 
Conditions, and 5.2-2, Existing Arterial Segment Classifications, show the 
existing LOS on community street segments that would be affected by the 
proposed project.  Under the No Project/No Build alternative, 13 roadway 
and arterial segments currently operate at unacceptable levels of service 
(LOS E or F).  As shown in Table 5.2-3, Existing Intersection Conditions, five 
intersections within the community operate at LOS E or worse with the 
No Project/No Build alternative.  Delays also occur at freeway ramps for 
I-15 Northbound at Friars Road in the AM peak hour and at I-805 
Southbound at Murray Ridge, I-8 EB at SB Texas Street, I-15 Northbound 
at Friars Road, I-15 Southbound at Friars Road, and I-15 Southbound at 
Friars Road (I-8 Bypass) in the PM peak hour.  Freeway segments along 
SR-163, I-805, I-8, and I-15 also currently operate at unacceptable levels of 
service.  Alternative 1 – the No Project/No Build alternative – is the base 
condition for analysis and comparison of impacts of the remaining project 
alternatives.  Therefore, there are no significant impacts associated with 
Alternative 1. 
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K-104. The determination of significance is based on the City of San Diego 
Development Services Department, Significance Determination Guidelines, January 
2007.  That information is presented in Section 5.2 of the PEIR.  The data 
are also included in the TIS. 
 

K-105. The volumes and levels of service for the project alternatives were derived 
from a quantitative segment analysis.  Intersection and ramp significant 
impacts are based on a comparison taken from the phases of development 
analyzed in the TIS.  A comparison of the roadway segment LOS and 
traffic volume for the alternatives is included in TIS. 

 
The conditions without the Phyllis Place connection are summarized by 
phase as follows: Tables 6-1 through 6-6 for Phase 1; Tables 7-1 through 
7-6 for Phase 2; Tables 8-1 through 8-6 for Phase 3; Tables 9-1 through 9-
6 for Phase 4; and Tables 10-1 through 10-6 for project buildout. 
 
The conditions with the Phyllis Place connection are summarized by phase 
as follows: Tables 12-1 through 12-6 for Phase 2; Tables 13-1 through 13-
6 for Phase 3; Tables 14-1 through 14-6 for Phase 4; and Tables 15-1 
through 15-6 for project buildout. 
 
Level of service and measures of effectiveness for every location with 
significant impacts are summarized side-by-side in Tables 16-6 through 16-
25. 
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 K-106. The Community Plans Alternative combines the trip allocation estimated 

for both the Mission Valley and Serra Mesa Community Plans (see 
Comment J-4).  The combined total of 31,882 ADT (revised from the 
previous total of 32,040 ADT) was analyzed in the TIS as external trips 
based upon the Mission Valley component of 140 ADT/acre and the Serra 
Mesa associated with the RS-1-7 zone of one unit per 5,000 square feet.  
This generates 31,497 ADT in Mission Valley and 384 ADT in Serra 
Mesa.  The most conservative estimate of the community plan alternative 
assumes a maximum development intensity based upon driveway trip 
generation for the mix of land uses.  This alternative based on driveway 
trip generation rates satisfies the CEQA Guidelines requirement to ensure 
the provision of a range of reasonable alternatives to a project and to 
analyze the No Project alternative for the continuation of the existing plan.  
The trip generation tables for the Community Plan and Reduced Density 
Alternatives have been included in the appendices of the TIS. 
 

K-107. The development intensity for Alternative 2 – No Project/Continuation of 
Existing Plan Alternative: Build-Out Under Community Plans Alternative - has 
been revised to reflect a project that generates a total of 31,881 average 
daily trips.  This alternative was prepared using a more conservative 
assumption of driveway trips and satisfies the CEQA Guidelines 
requirement to ensure the provision of a range of reasonable alternatives to 
a project and to analyze the No Project alternative for the continuation of 
the existing plan.  The alternative has been supplemented in the PEIR with 
a less conservative land use mix that reflects the maximum development 
intensity achievable using 31,881 external cumulative trips.  The land use 
mix achieves the multiple use development goals of the Mission Valley 
Community Plan and the single family development identified in the Serra 
Mesa Community Plan.  The intensity of land uses is what can reasonably 
be expected from a project designed to include lower residential densities 
and surfaced parked commercial retail and office.  The development 
intensity comparison has been revised in the Final PEIR to include Table 
10-6, Proposed Project and No Project/Continuation of Existing Plan Alternative 
Development Intensity Comparison that provides both trip generation 
methodologies for the No Project/Continuation of Existing Plan 
Alternatives. 

 
 

K-106 

K-107 

K-108 

K-109 
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 K-108. The City of Villages Strategy, first adopted as part of the Strategic 

Framework Element of the General Plan in 2002, meets the long-term 
growth needs of the City by focusing development into mixed-use activity 
centers.  This strategy was developed to address future population growth 
and the ability to provide adequate public infrastructure, such as parks, 
libraries and schools.  The Strategy acknowledges a range of village types 
and densities (but does not include specific densities) from Downtown to 
neighborhood villages.  Mission Valley is identified as a subregional 
employment center that includes major employment and commercial 
districts. The City of San Diego’s Village Propensity Map (Figure LU-1) in 
the Draft General Plan reinforces the opportunity for designation and 
development of the site for development greater than that identified in the 
current Mission Valley Community Plan, prepared over 20 years ago.  

 
In addition, SANDAG’s Smart Growth Concept Map identifies the Quarry 
Falls site as a location that would support growth opportunities and would 
benefit from creating additional housing in close proximity to the 50,000+ 
jobs in Mission Valley.  The size of the site, proximity to public transit, and 
the ability to master plan the development lend it for development for 
future growth. 
 

K-109. The walking distance from the southernmost portion of the project in the 
vicinity of the pedestrian bridge is approximately 1,500 feet from the Rio 
Vista trolley station.  The City of San Diego concluded the traffic study 
should be prepared assuming no trip reduction for proximity to transit; 
thereby assuring traffic impacts would not be underestimated.  The 
relocation of residential units along Friars Road would not change the 
assumptions of the traffic study nor further the goals of the new General 
Plan to implement a City of Villages strategy to meet future population 
growth and housing needs. 
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K-110. The project would comply with the City’s Inclusionary Housing Ordinance 

(Section 142.1306) which requires that at least 10 percent (10%) of the 
total dwelling units in the proposed development be affordable to targeted 
rental households or targeted ownership households or payment of in lieu 
fees.  The proposed project would provide 10% of the total dwelling units 
as affordable units.  For purposes of comparison, the same percentage of 
affordable housing was applied to the alternative. 

 
K-111. See response to comments nos. K-106 and 107. 
 
 
 
 
 
 
 
K-112. In general, lower density development does not justify the higher financial 

cost of constructing structured parking. 
 

Large expanses of open parking areas are generally considered less visually 
attractive than parking structures because of  the lack of integration with 
buildings and structures.  The Urban Design Element and the Mobility 
Element of the City’s General Plan state:  

 
Encourage the use of underground or above-ground parking structures, rather than 
surface parking lots, to reduce land area devoted to parking. (UD-A.11) 
 
Strive to reduce the amount of land devoted to parking through measures such as 
parking structures, shared parking, mixed-use developments, and managed public 
parking . . . , while still providing appropriate levels of parking. (ME-G.2.b) 

 
K-113. See response to comments nos. K-36 – K-52. 

K-110 

K-111 

K-112 

K-113 
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 K-114. As specifically stated in the analysis in Alternatives Section 10.2.4, the land 

use plan under Alternative 3 would look similar to that of the project, with 
about 1,060 fewer residential units. This reduction in residential 
development would occur in the Ridgetop, Foothills, Terrace and 
Creekside Districts.  Total retail space would be reduced by more than 40 
percent, and the resulting commercial center would be less urban in 
character, with fewer two-story structures and more surface parking.  
Office development would be reduced by approximately 20 percent.  
Fewer parks would be required to serve the reduced population base 
anticipated under this alternative.  This alternative would provide space for 
civic uses, albeit reduced in square footage.  Circulation would be the same 
as that shown for the proposed project; no street connection would occur 
between Friars Road and Phyllis Place.  Similar to the proposed project, 
this alternative would be connected by trails and pedestrian accessways.  
Also similar to the proposed project, the approved CUPs would involve 
amendments to modify the grading shown on the approved Reclamation 
Plans and to relocate the asphalt/concrete plant to the southeast corner of 
the project site as an interim use.  Land use impacts would be similar to the 
proposed project.  Per CEQA Section 15126.6, the PEIR is not required to 
analyze every possible alternative but a range of reasonable alternatives. 

 
K-115. See response to comment no. K-4 and K-114.  The description of 

Alternative 2 is based on providing affordable housing in accordance with 
the City’s Inclusionary Housing Ordinance  and consistent with that 
proposed by the project (i.e., 10 percent on-site).  While a greater amount 
of affordable units could be proposed under any scenario, the comparative 
basis of the alternatives discussion assumes the same amount of affordable 
units for consistency.  CEQA does not require that every possible 
alternative be addressed, but that a reasonable range of alternatives be 
described [CEQA Guidelines Section 15126.6(a)]. 

 
K-116. See response to comment no. K-105 and K-106.   
 
K-117. The PEIR provides a range of project alternatives that foster informed 

decisionmaking and public participation, as required by CEQA.  CEQA.  
Guidelines Section 15126.6(a) states: 

 
 

 

K-114 

K-115 

K-116 

K-117 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 149 
July 2008    

COMMENT RESPONSE 
 “An EIR need not consider every conceivable alternative to a project.  Rather it must 

consider a reasonable range of potentially feasible alternatives that will foster informed 
decisionmaking and public participation.” 

 
Nonetheless, in response to comments raised by the public, an additional 
scenario has been added which combines Alternative 2 (Community Plan) 
with the Phyllis Place Road Connection.  This discussion is presented in 
the Final PEIR. 
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 K-118. The PEIR does address development in accordance with the adopted 

Mission Valley Community Plan. See Section 10.2.3, Alternative 2 – No 
Project/Continuation of Existing Plan Alternative:  Build-Out Under Community 
Plans Alternative. The Community Plan with road connection to Phyllis 
Place Alternative has been added as an additional scenario under 
Alternative 2. (See Comment K-117). 

 
K-119. The PEIR addresses an alternative that would provide for a connection 

between Friars Road and Phyllis Place.  See Section 10.2.4, Road Connection 
to Phyllis Place. 

 
K-120. The traffic analysis prepared by Priority Engineering was not provided to 

the project proponent or the City of San Diego; therefore, it is not possible 
to verify the assumptions and conclusions of the report.  However, KOA 
Corporation has reviewed Tables 2 and 3 provided by Priority Engineering.  
Table 2 shows six locations where the baseline conditions are understated.  
Priority Engineering reports Friars Rd/SR-163 SB operating with 66.2/E 
and 59.2/E in the AM and PM peak hours respectively.  KOA reports 
these intersections as operating with 77.4/E and 92.1/F respectively.  
Similarly, Priority Engineering Reports Friars Road/Frazee Road at LOS 
C/D in the AM and PM peak hours respectively.  KOA reports these 
intersections as operating at LOS D and F respectively.  Although there is 
no backup analysis was provided by Priority Engineering, the baseline 
conditions are not calibrated to the existing delay that is observed in the 
field and therefore, their results are understating the future congestion.  
The project’s TIS concludes that the understated conditions result in 
understating the number of impacts.  In fact, three of the four impacts that 
are avoided in the Phase 4 without Phyllis Place with Community Plan 
Intensity would likely remain significant impacts if the Priority Engineering 
calculations were calibrated to existing conditions.  The results in Table 3 
are similarly understated.  This assumption understates future traffic 
conditions and on its own would result in the identification of fewer 
impacted intersections than the Quarry Falls TIS.  
 
The Quarry Falls TIS utilizes a more conservative approach in order to 
ensure traffic impacts are fully stated for public review and concludes the 
redistribution of traffic due to the connection of Phyllis Place would 
reduce traffic volumes and impacts in Mission Valley, while mitigating all 
impacts to Serra Mesa. 

K-118 

K-119 

K-120 
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 A comparison of the with and without Phyllis Place Road connection for 

the Community Plan and Reduced Density Alternative was not included in 
the Draft PEIR due to the fact that the road connection is inconsistent 
with the Serra Mesa Community Plan and would therefore not be an 
alternative that was feasible under the existing proposal.  At the request of 
the Mission Valley Unified Planning Committee, a comparison of the with 
and without road connection has been included in the Final PEIR Section 
10, Alternatives for the Community Plan (Alternative 2) alternative. 
 
Any proposed project that results in substantially fewer trips would be 
expected to cause less traffic impacts.  As shown in the PEIR, the 
Community Plan and Reduced Density alternatives result in fewer impacts 
that the Proposed Project.  Similarly, as shown in the PEIR, the “with 
Phyllis Place” alternative results in fewer impacts that the “without Phyllis 
Place” alternative.   
 
The road connection to Phyllis Place has slightly greater impacts to 
biological resources in comparison to the without road alternatives; 
however, in the case of the Community Plan Alternative, the impacted area 
would be greater due to the development of housing in the Serra Mesa 
portion of the project.  These impacts to biological resources are discussed 
in the Final PEIR and would be fully mitigated by contributions to the 
Habitat Acquisition Fund.  In general, the connection to Phyllis Place 
reduces traffic volumes in Mission Valley, resulting in additional freeway 
impacts to I-805.  Because any of the No Project alternatives could be 
considered environmentally superior to the proposed project, CEQA 
requires that the EIR also identify an environmentally superior alternative 
among the other alternatives.  For the Quarry Falls project, the Reduced 
Density Alternative is identified as the environmentally superior alternative 
among the other project alternatives. 
 
All intersections, roadway segments, freeway ramps, and arterials have now 
been analyzed for the Community Plan Alternative both “With” and 
“Without” the Phyllis Place road connection. 
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K-120 
(con’t) 

during AM peak hour (906 trips in, 1,099 trips out) and 3,154 trips during the PM peak 
hour (1,665 trips in, 1,489 trips out). 

Seven intersections were selected for reanalysis to ascertain associated impacts, if any, when 
the project is limited to the development intensities as stated in the two community plans. 
Seven selected intersections were identified as being impacted by the Quarry Falls project 
when developed at the proposed intensity and were used as a subset of the total study area. 
The seven intersections are: 

1) FriarsRoadlSR-163 SB ramplUlric Street 
2) Friars Road@Frazee Road 
3) Mission Center Road @ 1-8 EB ramps 
4) Qualcomm Way @ 1-8 WB ramps 
5) Texas Street @ EI Cajon Blvd 
6) Phyllis Place @ 1-805 NB ramps 
7) Murray Ridge Road @ Pinecrest Avenue 

The purpose of this limited analysis was not to recreate the entire Quarry Falls Traffic 
Impact Analysis. Rather, it was to evaluate if there will be a reduction to roadway 
network traffic impacts at the selected locations. In doing so, this study evaluated the 
seven selected intersections during Phase 4 of the project because that is the phase in 
which the project build out occurs and many roadway improvements from cumulative 
projects would be in place. The study scenarios are described below. 

D 
>- Phase 4 Baseline Without Phyllis Place Connection (WOPP) - This 
scenario looks at the Year 2022 without a project but when cumulative 
projects are online. This scenario creates a baseline for which the other 
study scenarios are compared to. 

>- Phase 4 With Community Plan Intensity Alternative & Without 
Phyllis Place Connection - This scenario evaluates Year 2022 when the 
project is built out at community plan intensity and all 4 phases are 
constructed. The Phyllis Place Connection is not constructed. 

>- Phase 4 With Community Intensity Alternative & With Phyllis 
Place Connection (WPP) - This scenario evaluates the seven selected 
intersections for Year 2022 when the project is fully built out at community 
plan intensity and the Phyllis Place Connection is constructed. 

The methodology used in the study is the same methodology employed by KOA in their 
2007 traffic study. Level of service calculations for the seven signalized and 
unsignalized selected intersections were analyzed by the Highway Capacity Manual 
(HeM) methodology. All assumptions, parameters, and inputs used by KOA were 
duplicated for consistency. 

Exhibit F 
Page 7 of 11 
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K-120 
(con’t) D 

Table 2 swnmarizes the analysis results of evaluating the Community Plan Intensity 
Alternative at the seven selected intersections for Phase 4 Without Phyllis Place Connection 
during Year 2022 at project build out TIle results were compared to the KOA study to see if 
traffic-related impacts were reduced. The level of service summary is shown on Table 2. 

As seen in Table 2, when the 7 selected intersections were analyzed at the community plan 
intensities, delays are lower and levels of services are improved. Of the 7 selected 
intersections, impacts at 4 intersections are reduced to less than significant. The four locations 
are: 

• Friars Rd @Frazee Rd (AM Peak hour) 
• Mission Center Rd @ 1-8 EB ramps (PM Peak hour) 
• Texas Street@ El Cajon Blvd (PM Peak Hour) 
• Phyllis Place @ 1-805 NB Ranlps (PM Peak Hour) 

Additionally, the 7 selected intersections were evaluated as a Community Plan Intensity 
Alternative during Phase 4 With the Phyllis Place Connection in Year 2022 at project build 
out. The Community Plan Intensities are considered and compared to the KOA study. The 
results are summarized in Table 3. 

As seen in Table 3, when the 7 study intersections are analyzed with the lower community 
plan intensities, delays are reduced and levels of services are improved. Of the seven selected 
intersections, 3 intersections continue to be significantly impacted with the lower intensity and 
the Phyllis Place COImection constructed. However, although significant impacts are not 
reduced, this alternative improves intersection levels of service and lower delays. The 
following intersections resulted in improved levels of service: 

• Friars Rd @ SR-1631U1ric St (AM LOS improved from F to E) 
• Friars Rd @ Frazee Rd (PM LOS improved from F to E) 
• Mission Cntr Rd @ 1-8 EB ramps (PM LOS improved from F to E) 

An analysis of ten percent of the intersections studied in tile EIR (7 of 68 intersections) 
tilat tile community plan alternative is an environmentally superior alternative, at least in 
regard to traffic circulation. In the case of project build out in Year 2022 without the 
Phyllis Place connection, the community plan alternative reduces significant project 
impacts to 4 intersections. At project buildout in Year 2022 with tile Phyllis Place 
connection, significant project impacts still exist but levels of service are improved and 
delays are reduced. 

ExhibitF 
Page 8 of 11 
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PI @ 1-805 NB ramps* 

Ridge Rd @ Pinecrest 
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LOS EorF. 
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K-120 
(con’t) D 

The EIR should analyze all of the 68 intersections (plus roadway segments and freeway 
segments), at the community plan intensity and with and without the Phyllis Place 
connection, to fairly compare it to the Quarry Falls proposal. 

Exhibit F 
Page 11 of 11 
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K-121. The Mission Valley PFFP identifies a project (MV-6) from Colusa Street to 

Ulric Street to restripe Friars Road to six lanes.  It also identifies that the 
portion from west of Ulric Street to east of Fashion Valley Road is 
completed.  This is not inconsistent with the conclusion stated on Page 
5.2-25.  Additionally, the TIS shows that in the Horizon Year With Project 
condition Friars Road from Avenida de Las Tiendas to Ulric Street 
operates at LOS C both with and without the Road Connection.  LOS C is 
an acceptable level of service; therefore, the segment is fully mitigated by 
the future extension of Hazard Center Drive. 

 
Hazard Center Drive is included in the PFFP and must be constructed as 
part of the proposed Hazard Center project.  The TIS conservatively 
assumed the construction of Hazard Center Drive would not occur until 
Phase 4 of the project and acknowledges a temporary unmitigated impact 
until such time the street is constructed.  In addition, an updated PFFP is 
being prepared and will be considered along with the project at the City 
Council hearing.   
 
 

K-121 
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K-122. The TIS and PEIR identify the impacts to Texas Street to be significant 

and unmitigated.  This is based upon the Greater North Park PFFP that 
states the community’s desire to implement traffic calming measures rather 
than road widening.  The statement in the summary Table 5.2-8a (page 5.2-
25) and page 5.2-23 correctly identify this impact to Texas Street to be 
partial mitigation that does not reduce the impact to below a level of 
significance.  The statement of page 5.2-22 is incorrect and has been 
corrected in the Final PEIR. 

 
 

K-122 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 159 
July 2008    

COMMENT RESPONSE 
  

K-123. See response to comment K-122. 
 
 
 
 
 
 
 
 
 
K-124. The PEIR identifies additional transportation improvements that are not 

considered mitigation measures and are not required to mitigate impacts; 
however, they are included in the Mitigation Monitoring Reporting 
Program. 

K-123 

K-124 
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L-1. The PEIR and associated traffic study includes the full build-out of the Levi-

Cushman Specific Plan.  As stated in Section 8.0, Cumulative Effects, the 
discussion of cumulative impacts for the Quarry Falls project considers both 
existing and future projects in the Quarry Falls project vicinity. For the 
cumulative impacts analysis, the project vicinity is defined as the Mission 
Valley and Serra Mesa communities. Existing and future projects are based 
on the following information sources: 
 
• A summary of projections contained in the City’s adopted Progress Guide 

and General Plan, the Mission Valley Community Plan, and the Serra 
Mesa Community Plan; and 

• Past, present, and probable future projects producing related or cumulative 
impacts, including, if necessary, those projects outside the control of the 
City of San Diego. These projects include those which result in or 
contribute to regional or area-wide conditions. 

 
The Mission Valley Community Plan includes the Levi-Cushman Specific 
Plan, because it is part of the Community Plan build-out.  Additionally, the 
Levi-Cushman Specific Plan is listed in Table 5-1, page 61 of the Traffic 
Impact Study, as generating 67,000 trips.  The Riverwalk Commercial Center 
project was included in the cumulative analysis as one of the “past, present, 
and probable future projects” because an application is currently under 
review by the City for that portion of the Levi-Cushman Specific Plan.  

 

L-1 
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L-2. See response comment no. L-1. 

 

L-2 
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M-1. The first phase of the project will not add 39,563 daily trips to the community 

(this is the phase two trip generation).   Phase one will add 17,450 external 
daily trips to the community. 

 
At the time that the Draft PEIR was prepared the Hazard Center 
redevelopment project proposed no new net trips.  The project description 
has changed and is now proposing a two-phased project.  The first phase will 
generate no new net trips.  The second phase (year 2020) is expected to 
generate between 500 - 1,100 new additional driveway trips for Hazard Center.  
The traffic study includes several conservative assumptions for background 
traffic, including traffic from the existing mining operation at Quarry (200 
ADT) and trips from the Riverwalk Commercial Center (3,720 ADT) project 
that are also accounted for in the full build-out of the Levi-Cushman project. 
Additionally, the project conservatively assumes that there is no decrease in 
trips due to transit ridership, which can account for four percent of all daily 
project trips (2,080 ADT).  These trips more than offset any increase from the 
Hazard Center project which will only generate between 500-1,100 ADT in 
the network. 

 
M-2. This comment does not address the Quarry Falls project, but rather another 

project that is currently under review by the City.  The traffic study for that 
project has not been completed.  However, development of the Hazard 
Center Redevelopment project has been included in the cumulative impacts 
discussion of the Quarry Falls PEIR, including cumulative traffic impacts, 
based on development intensities available as part of the Hazard Center 
Redevelopment project application.  

 
NOTE:  The petition referenced in this comment addresses the Hazard Center 
Redevelopment project and has, therefore, not been reprinted here.  The petition, 
including its signatory, is on file at the City of San Diego Development Services 
Department. 
 

M-1 

M-2 
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M-3. Please see response no. M-1. 
 
 
M-4. Emergency response and evacuation is handled in the County of San Diego 

by the Unified Disaster Council (UDC), which is the governing body of the 
Unified San Diego County Emergency Services Organization. The Council is 
comprised of the Chair of the San Diego County Board of Supervisors, who 
serves as Chair of the Council, and representatives from the 18 incorporated 
cities. The primary purpose of the UDC and the Emergency Services 
Organization is to provide for the coordination of plans and programs 
designed for the protection of life and property in the County of San Diego. 

 
The County of San Diego Office of Emergency Services (OES) serves as staff 
to the UDC. In this capacity, OES is a liaison between the incorporated cities, 
the State Office of Emergency Services and the Federal Emergency 
Management Agency (FEMA), as well as non-governmental agencies such as 
the American Red Cross.   
 
The City of San Diego is one of the 18 incorporated cities that participate in 
the OES program and also has a Homeland Security Office headed by the 
Mayor.  Additional information on homeland security is available on the 
County and City web pages to through the OES and the City’s Homeland 
Security Office. 
 
See also response no. K-36. 
 

M-5. Comments noted.  These comments do not address the adequacy or 
completeness of the Quarry Falls PEIR.   

 

M-4 

M-5 

M-3 
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M-6. This attachment to Union Square at Hazard Center Condominium 

Association Letter is a copy of page 8-8 of the draft PEIR. 
M-6 
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N-1. Comments noted.   
 N-1 
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 N-2. See response to comments nos. K-2 and H-6..  In response these comments, 

Table 3-1 has been revised to identify the development intensity in each of the 
land use categories. 

 
N-3. See response to comment no.  N-2. 
 
N-4. It is true that lower levels of development could occur on the project site, 

within the limits established by the Quarry Falls Specific Plan and Master 
Planned Development Permit.  Development at lower levels would still result 
in traffic impacts, some of which cannot be mitigated to below a level of 
significance.   

 
N-5. The target development intensity is based on the proposed project as 

described in Section 3.0, Project Description, of the PEIR.  The Project 
Description is based on the proposed Quarry Falls Specific Plan, Vesting 
Tentative Map, Master Planned Development Permit and other associated 
actions and represents anticipated development at this time.  The project 
allows some flexibility in land uses and development intensities in order to 
respond to market demands over the next five – 15 years.  Restrictions placed 
on the project relative to ADT and peak hour trips will ensure the traffic 
impacts do not go beyond those evaluated in the PEIR.  See also response no. 
H-6. 

 
N-6. The Alternatives section of the PEIR, Section 10.0, addresses a project 

alternative that would not result in any unmitigated traffic impacts.  As 
described in Section 10.1.4, in order to avoid unmitigated traffic impacts, 
traffic generated under that alternative would be held to 13.8 percent of the 
traffic generated by the proposed project.  This would result in a total 
generation of 9,147 new daily driveway trips for the project under the 
alternative, resulting in 400 single-family homes, 35,000 square feet of 
neighborhood retail uses, and 45,000 square feet of office space.  Other 
alternatives also address different levels of traffic. 

 
N-7. See response to comment no. N-6. 
 
N-8. See response to comment no. H-6. 
 
N-9. See response to comment no. H-6. 

N-2 

N-3 

N-4 

N-5 

N-6 

N-7 

N-8 

N-9 
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 N-10. See response to comment no. H-6. 

 
N-11. Comment noted.   

 
N-12. The City of Villages Policy and the Strategic Framework Element are described 

and evaluated in detail in Section 5.1, Land Use, of the PEIR.  The City of 
Villages policy and Strategic Framework Element, and the newly adopted 
General Plan identify areas of the City which have a propensity for mixed-use 
development to occur.  These areas are termed “villages” and are located 
proximate to transit opportunities. According to the General Plan: 
 
“A “village” is defined as the mixed-use heart of a community where residential, commercial, 
employment, and civic uses are all present and integrated. Each village will be unique to the 
community in which it is located. All villages will be pedestrian-friendly and characterized by 
inviting, accessible, and attractive streets and public spaces. These spaces will vary from 
village to village and may consist of: public parks or plazas, community meeting spaces, 
outdoor gathering spaces, passive or active open space areas that contain desirable landscape 
and streetscape design amenities, or outdoor dining and market activities. Individual villages 
will offer a variety of housing types and rents/prices. Over time, villages will be increasingly 
connected to each other by an expanded regional transit system. The village land use pattern 
and densities help make transit operate more efficiently, which in turn allows for improved 
and more cost effective transit services. The mix of land use should also include needed public 
facilities such as schools, libraries, or other community facilities as appropriate in each 
community.” 

 
The City of Villages is a growth strategy that has been designed to create mixed-
use areas within communities throughout San Diego. The strategy draws upon 
strengths and characteristics of existing neighborhoods to determine where 
and how new growth should occur. The Strategic Framework Element 
identifies a Subregional District as “. . . a major employment and/or commercial 
district within the region containing corporate or multiple-use office, industrial and retail uses 
with some adjacent multifamily residential uses.”  Mission Valley is an area identified 
as a Subregional District according to the Strategic Framework Element.  
According to Village Propensity Map included in the General Plan, the project 
site has a High Propensity to develop as a village. 
 

N-10 

N-11 

N-12 

N-13 

N-14 

N-15 

N-16 
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 N-13. A Transit Oriented Developments (TODs) mixes residential, retail, 

employment centers, open space, and public uses within comfortable walking 
distance, making it convenient for residents and employees to travel by 
transit, bicycle or foot, as well as by car.  According to the City’s Transit-
Oriented Development Design Guidelines (TOD Design Guidelines), a TOD 
is defined as “mixed-use neighborhoods, up to 160 acres in size, which are developed 
around a transit stop and core commercial area.”  Without the availability of transit, 
the project would not meet the intent of a TOD.  
 

N-14. Presented below is a map that shows the typical time to travel to the LRT 
station from various areas within the project site.   
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 The walking distance from the southernmost portion of the project in the 

vicinity of the pedestrian bridge is approximately 1,500 feet from the Rio 
Vista trolley station.  The City of San Diego concluded the traffic study 
should be prepared assuming no trip reduction for proximity to transit; 
thereby assuring traffic impacts would not be underestimated. 
 
Bus routes 14 and 928 provide accessible service to Quarry Falls and the 
Green Line of the Trolley station at Rio Vista West.  The bus stops are 
adjacent to Quarry Falls.  The Trolley station at Rio Vista West is 0.3 miles 
or a five to ten minute walk from Quarry Falls across the pedestrian bridge. 

 
Regarding the current level of transit use in Mission Valley, SANDAG 
provides periodic ridership information for the bus routes and LRT system. 
In 2007 it appears that approximately 120 bus patrons were traveling in the 
peak direction during the peak 3 hours on the two nearest routes to the 
project (routes 14 and 928). On the rail system (Trolley Green Line), there 
were in excess of 1,000 directional riders in the same peak 3 hours.  It is 
undetermined what percentage of Mission Valley trips are using transit 
presently, but it would appear to be relatively low (perhaps near 2 percent). 
SANDAG forecasts future (Year 2030) transit usage in the region, and it 
appears that there will ultimately be approximately a 4 percent use of transit 
by Mission Valley for bus and rail combined. 

 
See also response no. E-22. 
 

N-15. Regarding behavioral studies, SANDAG makes use of the state-of-the-art 
knowledge and research available to calibrate and apply their regional travel 
demand model to produce the ridership estimates for transit and for highway 
traffic volumes. Generally, every time a rider has to transfer modes and 
make a switch from one vehicle to another a time penalty is associated with 
the transfers making the attractiveness of a trip that is dependent on 
transfers less desirable than one that does not have the penalties.  A good 
source for a variety of scholarly papers on this topic is the Transportation 
Research Board which is a part of the National Academy of Sciences. 
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 N-16. The amendment to the Mission Valley Public Facilities Financing Plan 

(MVPFFP) ensures that new growth and associated public infrastructure is 
added to the plan so that adequate development impact fees are collected for 
future projects in the community.  The facilities listed in the Financing Plan 
will be needed over the next approximately 25 years when the full community 
development is anticipated.   

 
The MVPFFP is periodically revised to reflect any community plan is 
amendments, as is proposed by the Quarry Falls Specific Plan or on an annual 
basis to reflect inflationary and/or construction cost increases.  The MVPFFP 
is developed in compliance with the State of California Mitigation Fee Act 
and is prepared under the direction and to the satisfaction of the City of San 
Diego.   
 
The MVPFFP includes anticipated development and the facilities that will 
serve the community as provided in the Mission Valley Community Plan. The 
MVPFFP identifies each individual project including the project description, 
justification, and status.  The funding schedule is then determined by the type 
and size of estimated future development.  A community priority list is 
included in the MVPFFP.  The latest version of the MVPFFP was adopted by 
the City Council in July 2005. 

 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 171 
July 2008    

COMMENT RESPONSE 
  

 
 
 
 
 
 
 
N-17. Hazardous materials are addressed in detail in Section 5.7, Health and Safety, of 

the PEIR.  As stated in Section 5.7, Vulcan Materials Company owns and 
operates one 10,000-gallon diesel UST.  The UST is located on-site and would 
remain on-site until the asphalt plant is removed.  There is no evidence of 
leakage at the existing UST.  The PEIR analysis concluded that removal of the 
UST may pose a health risk and provides mitigation that will reduce those 
impacts to below a level of significance. 

 
Off-site hazardous materials, including locations, are presented in Table 5.7-1, 
Off-Site Hazardous Materials Sites.  As stated in the PEIR, the proximity and 
nature of the off-site hazardous materials properties would not result in 
significant health and safety considerations for the proposed project. 

 
 

N-18. See response nos. H-9 and K-27. 

 

 

 

 

 

 

N-19. See response nos. K-11 and K-12. 

N-17 

N-18 

N-19 
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 N-20. Land use impacts associated with the Quarry Falls project are addressed in 

Section 5.1, Land Use, of the PEIR.  As stated in Section 5.1, the project 
would generate traffic in excess of the traffic Threshold 2.  The project would 
result in significant impacts associated with traffic circulation.  Mitigation 
measures are proposed to reduce impacts; however, all impacts would not be 
reduced to below a level of significance.  The PEIR identifies the projects 
impacts associated with traffic circulation as a significant and unmitigable land 
use impact.  Therefore, approval of the project would require that the 
decision-makers adopt Findings and a Statement of Overriding 
Considerations in accordance Sections 15091 and 15093 of the CEQA 
Guidelines.  In addition, Table 10-6 within the Alternatives Section provides a 
side-by-side comparison of that allowed by the existing community plan and 
the proposed project. 

 
 
N-21. The Public Notice of availability includes the address of where members of 

the public can review or obtain copies of the PEIR, Technical Appendices 
and support documentation.  In addition, the phone number and e-mail 
address of the City’s environmental analyst for this project were provided.  
Numerous calls and e-mails were received by the City’s environmental analyst 
with questions or requesting additional copies of the documents.  A link to 
the environmental document was also posted on the Sudberry Properties 
website. 

 
Information has not been “buried” in the technical appendices.  The PEIR 
presents the information and the analysis contained in the technical 
appendices.  

 
N-22. As stated in the Public Notice and in the PEIR Section 1.0, Introduction, copies 

of the PEIR were placed at the Mission Valley, Serra Mesa and the San Diego 
Central Library.  During the public review period, staff was made aware that 
copies of the technical appendices were not at the public libraries.  Staff had 
copies of the technical appendices delivered to the public libraries.  However, 
the technical appendices were available for review at the City of San Diego 
Development Services Department during the duration of the public review 
period.  Individual requests by the public for copies of technical appendices 
were responded to directly. 

N-20 

N-21 

N-22 
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 Furthermore, at the request of the Serra Mesa Community Planning Group, 

the public review period was extended from December 17, 2007 until 
January 7, 2008 – providing the public with an additional three weeks of 
review time, for a total of 66 days, during which time the technical 
appendices were available for review.  Copies of the PEIR and technical 
appendices were provided to the State Clearinghouse on November 6, 2007.  
See also response to comment no. J-1. The appendices were also provided 
to all applicable local, state, and federal agencies, including U.S. EPA, U.S. 
Fish & Wildlife Service, U.S. Army Corps of Engineers, Caltrans Planning, 
California Department of Fish & Game, Regional Water Quality Control 
Board, State Clearinghouse, California Air Resources Board, and the Native 
American Heritage Commission. 
 

 
 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 174 
July 2008    

COMMENT RESPONSE 
  

 
 
 
N-23. Comment noted.  The information in this comment did not provide 

adequate detail to determine if substantive discrepancies existed between the 
electronic and print versions of the document.  A comparison of both 
versions of the document was conducted and did not identify differences in 
the material content of the Draft PEIR.  If the conversion between 
electronic and hardcopy versions resulted in format and/or page numbers 
differences, these would not be material to the information provided by the 
Draft PEIR for the purpose of determining the impacts of the project and 
providing that information to the public. 

 
N-24. Section 14.0, Certification, clearly states who prepared the PEIR. Specifically, 

as stated in Section 14.0, the PEIR has been completed by the City of San 
Diego’s Environmental Analysis Section, under the direction of the 
Development Services Department Environmental Review Manager.  This 
Program EIR is based on independent analysis and determination made 
pursuant to the San Diego Land Development Code Section 128.0103.   

 
The firm of KLR Planning, a private planning firm, was principally charged 
with preparing and writing the PEIR under City staff direction.  The 
consultant was contracted to and paid by Sudberry Properties/Entitlement, 
LP, the applicant for the project.  

 
N-25. No environmental impacts have been “buried” in the technical analysis.  All 

impacts identified in the technical appendices have been disclosed in the 
PEIR.  There have not been any “defects” in the noticing, availability, access 
and review of the PEIR, technical appendices and supporting 
documentation.  All materials are and have been on file for review at the City 
of San Diego Development Services Department.  When it was noticed that 
the public libraries did not have copies of the technical appendices, this 
situation was remedied immediately and copies were placed at the public 
libraries.  Furthermore, at the request of the Serra Mesa Community 
Planning Group, the public review period was extended from December 17, 
2007 until January 7, 2008 – providing the public with an additional three 
weeks of review time, for a total of 66 days.  See also response to comment 
no. J-1. 

N-23 

N-24 

N-25 
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 N-26. Per CEQA Section 15088.5, re-circulation of the PEIR is not required.  No 

new environmental impacts have been identified, and for those impacts 
identified in the PEIR, no impacts would result in an increased in severity.  
There are no feasible project alternatives or mitigation measures that are 
considerably different than those addressed in the PEIR.  The PEIR 
provides a thorough analysis of the potential environmental impacts 
associated with the project allowing meaningful public review and comment.  
Information has not been buried or hidden form the public.  Any issues with 
availability of the PEIR and technical appendices were remedied as soon as 
those became known.  There has been sufficient time allowed for review by 
the public.   

 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 176 
July 2008    

COMMENT RESPONSE 
  

 
 
 
 
 
 
 
 
 
N-27. The PEIR describes the existing conditions and does not assume that the 

environmental baseline has already been reviewed.  Instead, the PEIR is 
based on an environmental setting that anticipates completion of the 
approved CUP and implementation of the approved Reclamation Plan.  The 
approved CUP and Reclamation Plan have undergone previous 
environmental review (EQD MND No. 82-0315, dated 7/14/82; and EIR, 
dated April 1979).  The Reclamation Plan is bonded, providing the financial 
assurance that reclamation will occur.  With this baseline in place, the PEIR 
conducts a “plan to ground” analysis, as required by CEQA.  In accordance 
with CEQA Section 15130, the cumulative analysis conducted for the PEIR 
assumes build-out under the existing community plans, as well as 
implementation of projects that could affect the baseline analysis for 
cumulative effects.  Therefore, the cumulative analysis is also a conservative 
analysis, as many of the additional projects have already been assumed as 
part of the baseline for the approved community plans. 

N-27 
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 N-28. As presented in Section 2.0, Environmental Setting, the on-going mining 

operations, asphalt and concrete batch plants are functioning under 
CUP/Reclamation Plan 5073 and 82-0005 which included the review and 
certification of an environment document prior to their approval.  Inspection 
of the site for compliance with the CUP and Reclamation Plans occur on an 
annual basis by the City of San Diego which acts as the lead agency under the 
Surface Mining and Reclamation Act (SMARA).  The City is required to 
notify the California Department of Conservation within thirty days of 
completion of the inspection that the inspection has been conducted.  In 
addition, an annual surface mining report is filed with the Department of 
Conservation and the City of San Diego.  On an annual basis, financial 
assurances are prepared and submitted to the lead agency to ensure 
compliance with the surface mining operation’s reclamation plan and that 
bonds for reclamation activities are adequate to meet the estimated cost of 
reclamation.  A copy of the financial assurances is provided to the State of 
California Department of Conservation for review. 

 
The mining operation is in compliance with the approved CUP.  The site is 
identified for future development in the Mission Valley Community Plan; 
therefore, the reclamation of the site is being performed as required by the 
approved Reclamation Plans to compaction standards that would allow future 
development to occur.  The Reclamation Plans have not yet been fully 
implemented, however, the creation of manufactured slopes and final grade 
elevations are in conformance with these plans. 
 
In accordance with Section 3502 of SMARA, the Quarry Falls project would 
not “substantially affect the approved end use of the site as established in the [approved] 
reclamation plan.” The amended Reclamation Plan is processed solely to retain 
approximately 2.4 million cubic yards of excess fill material and update the 
revegetation plan to current landscape standards.  The amended Reclamation 
Plan maintains the proposed end land use as a compacted, revegetated site 
which would allow for future urban development as identified in the land use 
section of the Mission Valley Community Plan.  CUP 5073 and/or CUP 82-
0315 would be amended to adjust the grading scheme of the Reclamation 
Plan and to allow for the relocation of the asphalt and concrete plants to the 
southeast corner of the site.  Section 3.0, page 3-67 of the Final PEIR has 
been revised to include an explanation of the Reclamation Plan Amendment. 
 

 
 

N-28 

N-29 

N-30 
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 N-29. The PEIR treat all types of residential uses the same.  Relative to noise 

impacts, all residential types would be considered sensitive receptors.  An 
evaluation of the project’s compatibility with the existing mining operations is 
presented in Section 5.1, Land Use. As shown in Table 5.1-1, the majority of 
mining operations are expected to cease in 2010.  The existing plants would 
operate at their existing locations until 2009 and then would be relocated and 
would operate at the new location until 2022.  Development would begin in 
2009, with residential units beginning to be occupied in 2010. The PEIR 
concludes that land use conflicts could arise as a result of noise generated by 
on-going mining operations, as well as noise from the asphalt and concrete 
plants.  Noise impacts are addressed in Section 5.5, Noise, of the Program 
EIR.  Based on the analysis presented in Section 5.5, impacts to sensitive 
receptors could occur; therefore, mitigation measures are required and are 
included within the MMRP which would reduce compatibility impacts to 
below a level of significance. 
 

N-30. Relative to air quality impacts, the PEIR states that maximum daily emissions 
associated with construction are below the significance criteria for all 
construction phases for CO and SOx, but are above the City of San Diego’s 
significance thresholds for ROGs, NOx, and PM10, even with 
implementation of mitigation measures to reduce emissions.  While these 
emissions are above the significance criteria, impacts to air quality would be 
short-term and temporary.  Emissions of diesel particulate during the 
construction phase of the project would be short-term and would not result 
in a significant long-term impact.   

 
Operational emissions would be mainly associated with traffic accessing the 
Quarry Falls Project.  Based on the estimates of the emissions associated with 
Project-generated traffic, the emissions are above the significance screening 
criteria for CO and ROGs for all phases, and for NOx for Phases 2 and 3.  
Emissions would decrease with time due to phase-out of older vehicles and 
improvements in emission standards.  Emissions are below the significance 
screening criteria for all other pollutants and would therefore not cause or 
contribute to a violation of an air quality standard for the other criteria 
pollutants. Because the project is consistent with growth projections for the 
Major Statistical Area, emissions of NOx and ROG would not be expected to 
cause an exceedance of an air quality standard.  
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 The potential for impacts was evaluated based on the significance criteria and 

utilizing the procedures set forth in the Caltrans ITS Transportation Project-
Level Carbon Monoxide Protocol to screen projects for the potential for CO 
“hot spots.”  Based on these procedures, the project would not exceed the 
City’s significance criteria, and would not conflict with the RAQS or SIP.  The 
Project would therefore not result in a significant impact based on operational 
emissions.” 
 
Therefore, the construction emissions would remain above the significance 
threshold but would be temporary.  The operational emissions would be above 
the thresholds but would decrease with time and would be consistent with 
growth projections for the region. 
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 N-31. The Air Quality Technical Report includes CO “hot spots” modeling that 

was conducted for 23 intersections without the Phyllis Place connection, and 
20 intersections with the Phyllis Place connection, along with CALINE4 
model outputs included in the appendix.  The analysis thus supports the 
conclusion that the project would not result in a significant impact on CO 
levels because the project’s traffic, when added to the cumulative traffic for 
the intersections in the study area, along with background ambient CO 
concentrations, would not cause an exceedance of the CO standards.  See 
also response no. N-30. 

 
N-32. As stated in Section 8.0, the Air Quality Technical Report also includes an 

analysis of global climate change (Section 5.0) and provides detailed 
calculations of GHG emissions.  A cross-reference has been added to the 
Air Quality Section in the PEIR (Section 5.4) to direct the reader to the 
Cumulative Effects Section 8.0 for the analysis of global climate change and 
greenhouse gas emissions. 

 
N-33. The project will be constructed with adequate landscaping that provides 

more landscaping than currently exists at the site (a sand and gravel 
extraction operation) and would likely reduce rather than increase heat 
effects. 

 
N-34. The PEIR provides a range of project alternatives that foster informed 

decision making and public participation, as required by CEQA Section 
15126.6. 

 
N-35. The Program EIR Alternatives Section 10 evaluates several possible 

alternative locations for the project:  within the Mission Valley Community 
Plan area; on other similar mining sites where resource extraction is nearing 
completion; in other areas of the City, including Otay Mesa; and in other 
areas within San Diego County.  Relative to alternative sites within Mission 
Valley, there are only two other areas (Levi-Cushman Specific Plan area and 
Qualcomm Stadium) of sufficient size that could develop in a manner similar 
to that proposed by the Quarry Falls project.  However, because existing or 
planned developments have already been considered for alternative sites 
and/or the alternative sites are owned by others, the alternative locations 
would not be available for the Quarry Falls project. This is consistent with 
CEQA Section 15126.6 (f) (3), which states:   

N-31 

N-32 

N-33 

N-34 

N-35 
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  “An EIR need not consider an alternative whose effect cannot be reasonable 

ascertained and whose implementation is remote and speculative.” 
 
Two existing sand and gravel sites within the City, located in Mission Gorge 
and Carroll Canyon, were evaluated as potential alternative sites.  These sites 
are where resource extraction is on going but where redevelopment is likely 
to occur within the next 20 – 25 years.  Both sites are actively pursuing 
entitlements for future development with a mix of uses, making acquisition 
of the property beyond the financial resources of the owners of Quarry 
Falls. 
 
Otay Mesa is currently undergoing an update to the community plan to 
determine the appropriate mix of uses.  Approval of that community plan 
(or similar alternatives to the plan) may provide opportunities for future 
residential and mixed-use development.  The majority of land is privately 
held; however, the ability to acquire a contiguous site of comparable size 
(200+ acres) would not be certain.  The timing for approval of the 
community plan update coupled with the need to develop a multi-modal 
transit system would occur a number of years beyond the schedule for the 
development of Quarry Falls and, therefore, would not meet the objectives 
for development of the project. 

 
Relative to other sites within the County, the project requires a large land 
mass to aggregate the types and intensities of development to form a viable 
Urban Village.  Additionally, such a site must be accessible by public transit.  
While there are areas in other cities that remain undeveloped, many are 
constrained by sensitive biological resources, limiting development potential, 
or are planned for other uses in accordance with that City’s General Plan.     
 
In accordance with CEQA Guidelines Section 15126.6(f)(2), alternative 
locations for the proposed project would be considered if “any of the 
significant effects of the project would be avoided or substantially lessened by putting the 
project in another location.  Only locations that would avoid or substantially lessens any of 
the significant effects of the project would need to be considered for inclusion in the EIR.”  
Moving the Quarry Falls project to an alternative site in the community or 
other areas of the City would not avoid or substantially lessen the project’s 
impact and could result in greater environmental effects. Additionally, large 
landholdings that could accommodate the project could be further removed 
from existing infrastructure and lack access to transit. 
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 N-36. As required by CEQA, the PEIR addresses the No Project alternative.  

Relative to the requirement to address a “No Project” alternative, CEQA 
Guidelines Section 15126.6(e) states that: 

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

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

 
To fully inform the public and comply with CEQA, two No Project 
alternatives have been evaluated.  The first is the No Project/No Build 
alternative, which is the continuation of the mining operations under the 
approved Conditional Use Permit and ultimate implementation of the 
approved Reclamation Plans.  The second No Project alternative describes 
what would reasonably be expected to occur if the proposed project is not 
approved, based on build-out under the land uses and development intensities 
of the adopted community plans and consistent with available infrastructure 
and community services.  The two No Project alternatives are not at all 
similar, as one would result in a continuation of the mining operation and the 
other would develop the site with urban uses. 
 
As stated in Section 10.2.2 of the PEIR, continuation of mining operations 
under the approved Conditional Use Permit would result in traffic and 
circulation impacts as described in the existing conditions analysis presented in 
Section 5.2, Traffic/Circulation/Parking, of this Program EIR and in the 
accompanying Quarry Falls Traffic Impact Study.   Figure 5.2-1, Existing Study 
Area Roadway Classifications, presents existing roadway classifications in the 
community; and Tables 5.2.1, Existing Roadway Segment Conditions, and 5.2-2, 
Existing Arterial Segment Classifications, show the existing LOS on community 
street segments that would be affected by the proposed project.  While the 
traffic detail may seem excessive, the information was intended to summarize 
a very lengthy traffic study. 
 

 

N-36 
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N-37. For the most part, this comment expresses the opinion of the reviewer and 
does not address the adequacy and completeness of the PEIR.  See response 
no. N-12 for a discussion of the project’s proposed intensity and relationship 
to the City of Villages policy and Strategic Framework Strategy. 

 
N-38. A copy of the current Mission Valley Community Plan Land Use Map is 

shown in Figure 2-11 of the PEIR; the Serra Mesa Community Plan Land Use 
Map is presented in Figure 2-12 of the PEIR.  The approved CUP and 
Reclamation Plan are presented in Figures 2-5 and 2-8, respectively.  The full 
text of the Mission Valley Community Plan and the approved CUP and 
Reclamation Plan are on-file with the City of San Diego. 

 
N-39. The approved reclamation plan is described within the 3.1 Project 

Background within the Project Description Section 3.0.  No parks and open 
space are required under the approved Reclamation Plan.  The proposed 
project would provide 31.8 acres of parks and open space. 

 
 

N-40. See response to comment no. N-36. 
 
N-41. The Executive Summary does, in fact, include a discussion of the 

environmentally superior alternative.  As clearly stated in the Executive 
Summary, through a comparison of potential impacts from each of the 
proposed alternatives and the proposed project, the No Project/No Build 
Alternative could be considered environmentally superior because it would 
result in the least amount of environmental impacts.  The No 
Project/Continuation of Existing Plans Alternative could also be considered 
the Environmentally Superior Alternative, because it would result in a 
reduction of those impacts associated with the proposed project that are 
density driven. Because either of the No Project Alternatives could be 
considered environmentally superior to the proposed project, CEQA requires 
that the EIR also identify an Environmentally Superior Alternative among the 
other alternatives.   
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 For the Quarry Falls project, the Reduced Density Alternative is identified as 

the environmentally superior among the other project alternatives.  Please also 
see the Environmental Superior Alternative Section 10.3 on pages 10-39 
through 44 of the draft PEIR, which includes a table comparing each of the 
alternatives.   

 
N-42. See response to comment no. H-6. 
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N-43. Under existing conditions, numerous traffic impacts to the existing 

circulation system would occur.  Therefore, even without development of 
the project, significant unmitigated impacts would result.  This is the analysis 
that is conducted under the No Project/No Build alternative.  Relative to 
addressing an alternative that would not result in significant unmitigable 
impacts, the PEIR addresses the Avoidance of Unmitigated Traffic Impacts 
Alternative (see Section 10.1.4).  See also response no. K-99. 

 
The selection of alternatives was based upon those required by CEQA 
which included no-project alternatives, as well as an avoidance of 
unmitigated traffic impacts alternative.   

 
N-44. The “No Project/No Build” alternative incorporates existing conditions as 

required by CEQA.  The PEIR includes a No Unmitigated Traffic Impact 
Alternative that addresses the existing congested traffic conditions in 
Mission Valley.  The TIS (Chapter 4) and Draft PEIR (Chapter 5.2) include a 
discussion of existing conditions, which identifies the level of service based 
upon national and City standards for determining level of service.  These 
existing conditions, along with a list of cumulative projects (TIS Chapter 5) 
form the basis for the traffic analysis.   

 
N-45. Comments noted.  The decision maker will consider the feasibility of project 

alternatives when it considers the PEIR for certification. 
 

N-43 

N-44 

N-45 
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 N-46. The Drainage Study for Quarry Falls, prepared by TCB, Inc. (August 2007) and 

included as Appendix G to the Draft PEIR for the Quarry Falls Project, 
includes a detailed discussion of the existing and future drainage conditions 
as well as the channel and box culverts that were constructed as the 
stormwater conveyance system to support the mining activities on the 
project site.  Under existing conditions the projected 100 year runoff is 
estimated at 527 cubic feet per second (cfs).  The calculated drainage 
capacity of the channel is 341 cubic feet per second (cfs); as a result of this 
constraint, under the proposed project conditions, the runoff rate will be 
limited to 316 cfs.  The proposed drainage system includes a comprehensive 
analysis of runoff conditions and includes a series of retention facilities to 
capture and regulate the flow of stormwater.  The limiting of the runoff rate 
also mitigates for any concern of an increase in the frequency of flooding 
since it more closely resembles the 10 year rate of flow under existing 
conditions.  The conceptual Drainage Study for Quarry Falls concludes the 
Quarry Falls project can be accomplished without adverse impact to the 
existing storm drainage infrastructure, and has been reviewed and accepted 
by City staff. 

 
The Quarry Falls project is subject to water quality regulations defined by 
the Clean Water Act (CWA) Section 402 (National Pollutant Discharge 
Elimination System [NPDES]).  The Final Water Quality Technical Report for 
Quarry Falls, prepared by EDAW, Inc. (October 2007) and included as 
Appendix K of the Draft PEIR, describes a storm water management 
program to address the water quality issues associated with the project and 
to meet the intent of these regulations.  The project has included an 
integrated combination of best management practices (BMPs) to address 
both flow and water quality and has utilized source control, site design, and 
treatment BMPs to achieve treatment to the maximum extent practicable 
(MEP). The proposed BMPs were also selected based on their ability to (1) 
address the site characteristics and limitations, (2) address limitations of the 
receiving waters, (3) integrate land uses, and (4) represent more natural 
systems that integrate the concepts of low-impact development as opposed 
to mechanical and end-of-pipe treatment processes. The Quarry Falls project 
would include construction and post construction BMPs that minimize 
impacts to onsite and offsite resources to the MEP; therefore, the project 
has met the goal of minimizing anticipated impacts to water resources and 
reducing potential impacts to below a level of significance. 

 

N-46 

N-47 

N-48 
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 N-47. See Comment E-5. 

 
N-48. The project does not propose to construct a new 36-inch pipeline; the 36-

inch Kearny Mesa Pipeline is a part of the existing water infrastructure.  In 
order to manage water pressure and redundancy, the project proposes to 
construct a 12-inch water main to interconnect the 36-inch Kearny Mesa 
transmission line and the 8-inch water line in Encino Avenue; this 
improvement is located within existing City right-of-way (shown in Figure 3-
44 as item W7).  Mitigation for potential impacts of the construction has 
been included within the MMRP.  
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 N-49. California periodically undergoes periods of drought.  The water supply 

system developed by the Department of Water Resources, Metropolitan 
Water District of Southern California, San Diego County Water Authority, 
and City of San Diego Water Department has been designed to provide 
consistent, reliable water supplies even during periods of drought.  
Furthermore, the Water Supply Assessment prepared in October 2007 
(referenced in Appendix L) confirmed that there are sufficient water supplies 
to serve existing demands, estimated demands of the Quarry Falls project, 
and future water demands within the Water Department’s service area in 
normal and dry year forecasts, over the required 20 year planning horizon. 

 
The Water Supply Assessment itself is based upon the 2005 Regional Urban 
Water Management Plan of the Metropolitan Water District of Southern 
California, the 2005 and Updated 2005 Urban Water Management Plans of 
the San Diego County Water Authority, and the 2005 Urban Water 
Management Plan of the City of San Diego.  These long-range water planning 
documents all conclude that there are sufficient water supplies to serve 
existing demands and estimated future demands within the agencies’ service 
areas in normal and dry year forecasts, over the required 20 year planning 
horizon.   
 
Section 5.12.1 and 5.12.2 include a supplemental discussion relative to water 
availability in California and the region. 
 
Because the EIR concludes that there will be no significant impact on water 
supply (Section 5.12.2, Issue 1), mitigation measures are not required.  
Furthermore, the Quarry Falls project will implement a series of best 
management practices and project design features (PDFs) in order to use 
water efficiently.  These PDFs are discussed in Section 5.12.2, in the Public 
Utilities section.   
 
 

N-49 
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A Water Supply Assessment (WSA) was completed by the City of San Diego 
Water Department on June 16, 2006 and submitted as part of the 
environmental review process.  This assessment was prepared during the 
time that long-range water planning documents were in process and did not 
account for the subsequent approval of the 2005 Regional Urban Water 
Management Plan of the Metropolitan Water District of Southern 
California, the 2005 and Updated 2005 Urban Water Management Plans of 
the San Diego County Water Authority, and the 2005 Urban Water 
Management Plan of the City of San Diego.   
 
Incorporating the latest water planning documents into the WSA warranted 
an update to the initial assessment and was completed on October 31, 2007, 
superseding the June 2006 Water Supply Assessment.  The October 2007 
Water Supply Assessment was referenced in Appendix L to the EIR and was 
available to the public from the City of San Diego Water Department during 
the public comment period. 

N-49 
(con’t) 
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Page Fifteen 
December 19, 2007 
City of San Diego 
Project No. 49068: State Clearinghouse No. 2005081018 

Final Remarks 

Thank you for considering the issues pre~ented in this comment letter to the partially 
circulated DEIR. Should you have any questions concerning any of the points raised herein, 
please do not hesitate to contact this office. Please place my name and this office on the 
notification list for any administrative or legislative actions or hearings related to this Project. 

CraIg A. Sherman 
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 O-1. The PEIR addresses traffic impacts in Section 5.2, Transportation/Traffic 
Circulation/Parking, and concludes that the project would result in significant 
direct and cumulative traffic impacts.  Mitigation measures are required to 
mitigate traffic impacts associated with the project.  However, even with 
implementation of traffic mitigation measures, some impacts would remain 
significant and are not mitigable. 

 
Noise impacts are addressed in Section 5.5, Noise, of the PEIR.  The PEIR 
concludes that the project would result in significant noise impacts associated 
with roadway internal to Quarry Falls, as well as operation of the relocated 
asphalt and concrete plants.  Mitigation measures would be incorporated into 
the project to reduce impacts to below a level of significance.   No significant 
noise impacts would occur in the off-site areas. 

 
Pollution emissions are addressed in Section 5.4, Air Quality, of the PEIR.  
The PEIR concludes that the project would result in significant air quality 
impacts associated with construction.  Mitigation measures would be 
implemented to reduce these impacts to below a level of significance.  

 
O-2. The project access has been designed to allow efficient flow of traffic and has 

been accepted by the City Engineering section. 
 
O-3. The project proposes 620,000 square feet of office space. 
 
O-4. Comment noted.  This comment expresses the opinion of the reviewer and 

does not address the adequacy and completeness of the PEIR.   
 
O-5. See response no. K-40. 
 
O-6. Comment noted.  This comment expresses the opinion of the reviewer and 

does not address the adequacy and completeness of the PEIR.    The City 
Councilmembers are the decisiomakers for this project and consider the 
recommendations of the Mission Valley Unified Planning Committee.  

 
 

 

O-1 

O-2 

O-3 

O-4 

O-5 

O-6 
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P-1. Comment noted.  This comment expresses the opinion of the reviewer and 

does not address the adequacy and completeness of the PEIR.  No response 
is necessary. 

 

 

P-1 
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Q-1. Comments noted.  These comments express the opinion of the reviewer and 

do not address the adequacy and completeness of the PEIR.   
 

 

Q-1 
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 R-1. CEQA Section 15087 requires that the public be notified of the availability 
of the Draft EIR.  The notice must include the location of where the EIR, 
including background material, may be reviewed.  CEQA does not require 
that copies of the Draft EIR or technical appendices be provided to the 
public.  However, the City of San Diego makes copies of the Draft EIR 
available to members of the public upon request.  Nonetheless, Mr. 
Berkman was provided a complete set of the technical appendices upon 
request made to the City. 

 
R-2. The City of San Diego Municipal Code Section 128.0307 allows requests 

for extension of time to review EIRs only by recognized community 
planning groups or interested party, if there is no officially recognized 
community planning group.  Specifically, LDC Section 128.0307 states: 

 
“The Planning and Development Review Director may approve a request from the affected 
officially recognized community planning group or interested party if there is no officially 
recognized community planning group for an additional review period not to exceed 14 
calendar days. The additional time for review shall not extend the time for action beyond 
that required under law. The failure to allow additional time for review shall not invalidate 
any discretionary approval based upon the document for which the additional review time 
was requested.” 

 
On December 7, 2007, Mr. Doug Westcott, chair for the Serra Mesa 
Community Planning Group, requested an extension of time on behalf of 
his planning group.  That request was granted and the public review period 
was extended until January 7, 2008.   

 
R-3. Comment noted.  This comment references an e-mail that inadvertently had 

not been sent to EAS staff. 
 
R-4. See response nos.  J-4 and K-12.   

R-1 

R-2 

R-3 

R-4 
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S-1. Comments noted. The Phyllis Place road connection would add 

approximately 27,000 trips to 450 feet of Phyllis Place between the proposed 
connection and the I-805 interchange.  It would add approximately 1,000 
trips to Murray Ridge Road north of the I-805 interchange to the Serra Mesa 
community.  Feasible mitigation has been identified in the PEIR for impacts 
to these roadway segments and intersections which reduces project impacts 
to below a level of significance.  After project mitigation, the interchange 
would operate at an acceptable level of services.   

 
The road connection alternative requires the installation of a new signal at the 
intersection of Phyllis Place and Franklin Ridge Road.  The level of service at 
this intersection (LOS A in both the AM and PM Peak for all project phases) 
and the Phyllis Place segment south of the I-805 southbound ramps (Phase 2 
- LOS B; Phase 3/4 - LOS C; Horizon Year - LOS - D) is acceptable at both 
these locations.  In addition, the coordination of the signals at the 
interchange will further improve the flow of traffic. 

 
S-2. The PEIR describes project alternatives with and without access via Phyllis 

Place.  The PEIR has identified specific mitigation for both the “with” and 
“without Phyllis Place” alternatives that is appropriate for the different  
traffic volumes anticipated under each scenario (see also response to 
comment nos.  E-10 and WW-9). 

 
 
 

S-1 

S-2 
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S-3. Please see response no. S-1. 

 

S-3 
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T-1. Comments noted.  These comments express the opinion of the reviewer and 

do not address the adequacy and completeness of the PEIR.   
 

 

T-1 
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U-1. Comments noted.  These comments express the opinion of the reviewer and 

do not address the adequacy and completeness of the PEIR.   
 

 

U-1 
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V-1. Comments noted.   
 

V-1 
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V-2. In accordance with Senate Bill 610, the City of San Diego prepared a Water 

Supply Assessment (WSA) for the Quarry Falls Project.  The assessment, 
prepared in August 2007 and updated in October 2007, concludes there will 
be sufficient water supplies to serve the build-out of the project.  The WSA 
relies upon the City’s Water Department’s 2005 Urban Water Management Plan 
approved by the City Council on September 11, 2006. 

 
The water use estimate of 150 gallons per day for the Quarry Falls project 
employed by the PEIR is a conservative estimate.  The project design 
features and best management practices incorporated into the Quarry Falls 
project will conserve water and improve water use efficiency.  These project 
design features are discussed in Section 5.12.2, in the Public Utilities section. 
 
The significance determination threshold applied by the City of San Diego 
asks, “[w]ould the proposed project result in the need for new or expanded 
public facilities including those necessary for water, sewer, storm drains, 
solid waste disposal, and the provision of energy?  If so, what physical 
impacts would result from the construction of these facilities?”  (Section 
5.12.2, Issue 1).  Although the Quarry Falls project would rely in part on new 
or expanded water supply projects due to its connection to the integrated 
water supply system, no particular water supply project would be 
constructed to serve the Quarry Falls project.  Furthermore, the 
environmental impacts of such new and expanded water supply projects 
have been studied in previously certified environmental documents, or the 
planning for such projects is too preliminary to permit reasoned analysis in 
this PEIR at this time.  Finally, the Water Supply Assessment and other 
supporting water agency reports conclude that there would be a sufficient 
water supply to serve the project.  Therefore, the Quarry Falls project would 
have a less than significant impact on the water supply system. 

 

V-2 
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W-1. Comments noted.  These comments express the opinion of the reviewer and 

do not address the adequacy and completeness of the PEIR.   
 

 

W-1 
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X-1. See response no. K-49. 
 
 
 
 
 
 
X-2. As a condition of the Master Planned Development Permit, public parks and 

park areas with public access easements would be available for use by the 
public, including Serra Mesa residents. 

 
X-3. Comment noted.  The waterfall would be a manufactured water feature 

designed using influences from the upper San Diego River that provides a 
linkage to the history of the site as a rock and gravel quarry and is part of a 
symbolic connection to the river.  The waterfall has been designed to be self-
contained with a recirculating system to minimize water usage and loss; water 
usage for this area was conservatively estimated based upon the park usage 
rate of 4,000 gallons per day per acre.  However, the waterfall could also be 
integrated to the stormwater treatment system, independent from the self-
contained system, which would divert runoff from precipitation that has been 
treated to the maximum extent practicable.  Flows diverted over the waterfall 
would be captured at the base of the falls into the stormwater system.  These 
two options will allow flexibility to implement the waterfall based upon the 
availability of a particular water source and input from the community. 

 

 

X-1 

X-2 

X-3 
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Y-1. Comments noted.  These comments express the opinion of the reviewer and 

do not address the adequacy and completeness of the PEIR.  
 

 

Y-1 
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Z-1. Please see response no. S-1. 
 
Z-2. The forecast modeling from the SANDAG/City of San Diego model shows 

that approximately 8,500 non-project related daily trips would travel through 
the site if the connection were made.  This is accounted for in the traffic 
study analysis. 

 
Z-3. The potential for air quality impacts on localized roads and intersections was 

addressed in the Air Quality Technical Report.  According to Caltrans’ 
guidance document, the ITS Transportation Project-Level Carbon Monoxide 
Protocol, the key issue with vehicle congestion is the potential for CO “hot 
spots”.  That is because as speeds decrease, emissions of CO increase.  The 
EMFAC2007 model estimates emissions from vehicles based on the speed of 
travel of the vehicle in miles per hour.  The CO “hot spots” analysis 
addressed the potential for an exceedance of the CO standards by taking into 
account emissions based on the slowest speed possible (1 mile per hour).  
This is a conservative approach because it assumes that all traffic would have 
emissions at an emission rate (in grams per mile) based on the slowest 
possible speed; thus the emissions were assumed to be at their highest levels.  
The CO “hot spots” analysis took into account a mix of vehicles from light-
duty autos to heavy-duty trucks.  The CO “hot spots” analysis indicated that 
the project’s traffic, plus cumulative traffic from existing and future growth, 
plus the background CO concentrations would not result in an exceedance of 
the ambient air quality standards for CO. 

 
Z-4. Noise impacts are analyzed in Section 5.5 of the PEIR.  The Noise analysis is 

based on traffic volumes from the proposed project, as well as traffic on 
external roadways and traffic traveling through the project.  Section 5.5 
includes measures required to mitigate noise that exceeds City standards 
based on vehicular noise levels. 

 

Z-1 

Z-3 

Z-2 

Z-4 
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Z-5. Please See responses no. S-1 and S-2. 

 
 
 

Z-6. Comments noted.  These comments express the opinion of the reviewer 
and do not address the adequacy and completeness of the PEIR.   

 

Z-6 

Z-5 
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AA-1. Comments noted.  Special events at Qualcomm Stadium generally occur off-

peak (Saturdays and Sundays) when commuter traffic is minimal and 
overall traffic conditions do not reflect normal conditions.  Holiday traffic 
associated with Fashion Valley Mall occurs at several times throughout the 
year.  These conditions also do not reflect normal conditions.  These trips 
are also leisure trips versus commuter trips and if congestion due to the 
Fashion Valley Mall becomes high enough it will cause travel behavior to 
change.  Trips associated with commuters do not have the same flexibility. 
The Traffic Impact Analysis includes the existing conditions analysis based 
on normal traffic conditions experience in the study area as presented in 
the Program EIR Section 5.2, Traffic/Circulation/Parking and the projected 
traffic impacts based upon the implementation of the project. 

 

AA-1 
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AA-2. Comments noted.  The PEIR addresses project alternatives, including 

alternatives which would result in less development on the project site (the 
No Project/No Build Alternative:  Continuation of Approved Conditional 
Use Permit/ Implementation of Approved Reclamation Plans; the No 
Project/Continuation of Existing Plan Alternative: Build-out Under 
Community Plans; and the Reduced Density Alternative, all of which would 
result in some reduction of development when compared with the proposed 
project (see Section 10.0, Alternative, of the PEIR).   

 

AA-2 
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BB-1. The number of residents estimated to use Phyllis Place was based on a 
distribution from a SANDAG/City of San Diego traffic model.  This 
distribution was reviewed and approved by City staff.. 

 
 
 
BB-2. Please see response to comment no Z-3 & Z-4. 
 
BB-3. With the addition of signals at Phyllis Place/ Franklin Ridge Road, Murray 

Ridge Road/ I-805 southbound ramp, Murray Ridge Road/ I-805 
northbound ramp and Murray Ridge Road/ Mission Center Road all of the 
intersections will operate at acceptable levels of service and some will 
operate with less delay than existing conditions.  However, if a road 
connection is provided vehicles from the Abbots Hill community are more 
likely travel through the Quarry Falls project site (0.8 miles) rather than 
travel north through the Murray Ridge Road/ Mission Center Road (1.7 
miles) to access Mission Valley because it is a shorter route.  

 
The implementation of the Phyllis Place Road connection identifies the 
signalization of five intersections in Serra Mesa; Phyllis Place at Franklin 
Ridge Road; Phyllis Place at I-805 Southbound Ramps; Phyllis Place at I-
805 Northbound Ramps; Mission Center Road at Murray Ridge Road and 
Pinecrest Avenue at Murray Ridge Road.   
 
With all improvements and mitigation completed, the Level of Service 
(LOS) at build-out of the project would be LOS C or better which would 
not result in significant delays and would improve safety at this 
intersections.  In addition, Phyllis Place at I-805 Southbound Ramps and 
Mission Center Road at Murray Ridge Road are currently planned for 
signalization. 

 

BB-1 

BB-2 

BB-3 
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CC-1. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.   
 

 

CC-1 
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 DD-1. Comments noted.  These comments express the opinion of the reviewer 
and do not address the adequacy and completeness of the PEIR.   

 
DD-2. The LOS A referenced by the commenter (page 5.2-7 of the PEIR) is for 

the existing roadway segment of Mission Valley Road between 
Metropolitan Drive to Mission Center Road.  The existing LOS A for this 
roadway segment reported by the TIS is a level of service for a full 24-hour 
period and not for a peak hour period.  The intersection of Mission Valley 
Road and Mission Center Road operates at a LOS B per the TIS.  The 
calculation of Level of Service is a quantitative measure of a roadway’s or 
intersection’s operating performance and the motorists’ perception of 
roadway performance; LOS B represents stable flow, more restrictions, 
and operating speeds beginning to be affected by traffic volume.  In this 
case, the commenter’s perception of LOS is worse than the calculated LOS 
from the traffic study. 

 
DD-3. See response to comment no. DD-2.  
 

The level of service for the intersection in the PM peak is a LOS B and is 
projected to operate at a LOS B in the horizon year; no significant impacts 
occur. In addition, the queuing analysis for the PM peak period indicates 
there is no queue. The commenter may be relaying their experience for a 
specific time period while the calculation of level of service reflects peak 
usage over a longer peak period. This could possibly account for the 
commenter’s perception that the level of service is worse than the 
calculated LOS. 

 
DD-4. Comment acknowledged.  The PEIR addresses traffic impacts in Section 

5.2, Transportation/Traffic Circulation/Parking, and concludes that the project 
would result in significant direct and cumulative traffic impacts.  Mitigation 
measures are required to mitigate traffic impacts associated with the 
project.  However, even with implementation of traffic mitigation 
measures, some impacts would remain significant and are not mitigable. 

 
DD-5. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.  . 
 

DD-1 

DD-2 

DD-3 

DD-4 

DD-5 

DD-6 
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 DD-6. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR. 
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EE-1. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.   
 
 
 
EE-2. Please see responses no. S-1, S-2, and BB-3. 
 
 
EE-3. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.   
 

 

EE-1 

EE-2 

EE-3 
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FF-1. Comment noted.  Existing case law has ruled “increased crime” is not a 
proper subject of a CEQA inquiry”.  The purpose of an EIR is to “Inform 
governmental decision makers and the public about the potential, significant effects of 
proposed activities” (CEQA Guidelines Section 15002), such as the Quarry 
Falls project.  Effects analyzed under CEQA must be related to a physical 
change in the environment. Whether or not a project would result in an 
increase in crime is speculative and not addressed by an EIR. 

 
Pedestrian access from Mission Valley to Serra Mesa is achieved via 
Mission Center Road north to Murray Ridge Road.  It is highly speculative 
to conclude the development of Quarry Falls, which would create 
pedestrian access to Serra Mesa to that already existing via Mission Center 
Road, would also result in an increase in crime rate.  The most recent crime 
statistics for the year ending 2007 reflect the City’s overall crime rate has 
deceased over the past several years, resulting in San Diego being one of 
the safest large cities in America.  

 
FF-2. See response no. S-1.  
 
 
 
FF-3. The PEIR does not conclude that parking cannot be mitigated.  The PEIR 

concludes that the project would not have a significant impact on parking. 
Specifically, the draft PEIR (page 5.2-50) states: 

 
The project would provide parking in accordance with the City’s parking requirements for 
the various uses being proposed. Significant impacts associated with on-site parking or off-
site parking, which may affect the surrounding neighborhood, would not occur. 

  

FF-1 

FF-2 

FF-3 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 214 
July 2008    

COMMENT RESPONSE 

 

FF-4. Comment noted. Property values are not an issue addressed in an EIR 
(Section 15131 of CEQA); and there is no evidence that the project will 
negatively affect the neighboring property values.  Police services are 
addressed in Section 2.0 of the FEIR, and will be adequate to serve the 
project.  There is no evidence to support the assertion that the project will 
increase the crime rate. Please also see response no. FF-1. 

 
Furthermore, to be analyzed under CEQA the indirect change must also 
result in a physical change to the environment resulting from urban decay. 
There is no substantial opinion or evidence that the development of 
Quarry Falls would create direct social and economic effects that would 
ultimately lead to a reduction of property values to a level that may lead to 
foreclosure and vacancy rates that could be result in a physical change to 
the environment. 
 
The project analyzed parking and concluded no significant impacts.  The 
project analyzed traffic and identified feasible mitigation for all significant 
traffic impacts to the Serra Mesa community. 

 
FF-5. Noise impacts are addressed in Section 5.5, Noise, of the PEIR.  The PEIR 

concludes that the project would result in significant noise impacts 
associated with roadway internal to Quarry Falls, as well as operation of 
the relocated asphalt and concrete plants.  Mitigation measures would be 
incorporated into the project to reduce impacts to below a level of 
significance.  No significant noise impacts would occur in off-site areas.  
The provision of a school within Quarry Falls would not create noise levels 
that would affect the Serra Mesa community.  The potential location for a 
school is on the interior of the project.  Noise levels associated with a 
school would not exceed City standards and would further be attenuated 
by development occurring between the school and the Serra Mesa 
community. 

FF-4 

FF-5 

FF-6 

FF-7 
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FF-6. The No Project/Continuation of Existing Plan Alternative:  Build-Out 
Under Community Plans Alternative (Alterative 2) is described in detail in 
Section 10.0, Alternatives, in the PEIR.  As stated in the PEIR, the No 
Project/Continuation of Existing Plan alternative would occur as a mixed-
use project, similar to the proposed project, for that area within the Mission 
Valley Community Plan; however, the intensity of development would be 
reduced.  This alternative would develop the northern six acres with single 
family homes in accordance with the adopted Serra Mesa Community Plan 
and the underlying RS-1-7 Zone.  Table 10-1 Proposed Project and No 
Project/Continuation of Existing Plan Alternative Development Intensity Comparison, 
provides a summary of a typical project which could development in 
accordance with this alternative.  

 
FF-7. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.   
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GG-1. Restriping Murray Ridge Road to four lanes is only one of two 

improvement options.  The other option is providing traffic calming along 
Murray Ridge Road to reduce speeds.  However, if the community chooses 
to restripe Murray Ridge Road, the added lane in each direction would 
make it easier to back out of a driveway because through traffic would 
have a second lane in order to pass. 

 
 

 

GG-1 
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HH-1. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.  . 
 

 

HH-1 
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II-1. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.   
 

 

II-1 
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JJ-1. The Transportation Phasing Plan identifies mitigation measures to be 

implemented by the project and/or contributions to the City of San Diego 
for projects that cannot be feasibly implemented by the project.  Where 
appropriate, phases of the project have been conditioned such that 
development shall not proceed until such time as City sponsored projects 
are assured, directly linking future development to the provision of the 
necessary infrastructure. 

 
 

 

JJ-1 
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 KK-1. Comment noted.  The Transportation Phasing Plan identifies mitigation 
measures to be implemented by the project and/or contributions to the 
City of San Diego for projects that cannot be feasibly implemented by the 
project.  This plan identifies the scope and timing of each improvement in 
relationship to the phases of the project and allows the concurrent 
construction of the project with the construction of the respective 
mitigation measures.  See also response to comment no. JJ-1. 

 
KK-2. The City of San Diego, as lead agency for the Friars Road/SR-163 

improvement project, is required to prepare a construction plan to address 
traffic and safety concerns.  Construction staging measures would be 
identified in the studies prepared for the project.  The details of the 
construction process would be contained as part of the Staged 
Construction plans for the Friars Road/ SR-163 project in order to 
minimize impacts due to construction. 

 
KK-3. The Traffic Impact Study was prepared under the direction of City staff.  It 

has been reviewed and accepted by the City of San Diego as complete and 
accurate. 

 
KK-4. Comment noted.  Based upon the most recent January 1, 2007 SANDAG 

estimate, the population for Mission Valley was 17,884 people.  The 
estimated population for Quarry Falls, based upon 1.74 people per 
household is 8,317 residents, which represents an increase of 
approximately 47%.  However, the build-out for Quarry Falls would occur 
over approximately 15 years, during which time it is reasonable to expect 
some additional growth in population from other projects previously 
approved or in the planning process. 

 
KK-5. Comment noted.  An amendment to the Mission Valley Public Facilities 

Financing Plan will be considered by the City Council concurrent with the 
Quarry Falls Specific Plan and Mission Valley Community Plan 
Amendment.  These approvals shall be structured to ensure funds 
contributed for specific improvements to Friars Road/SR-163 shall be set 
aside in an earmarked, interest bearing account to be used only for the 
intended improvements. 

 
 

KK-1 

KK-2 

KK-3 

KK-4 

KK-5 

KK-6 

KK-7 
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KK-6. Comment noted. The proposed shuttle service is a condition of the 
Transportation Demand Management Program; in other words a project 
feature.  Although the TDM plan has been included as part of the MMRP, 
it is not required as mitigation for traffic impacts.  It is not being proposed 
for nor is it required as mitigation for traffic impacts.  No reductions in 
average daily trips as a result of implementing the shuttle system.  While it 
is unknown whether there are studies that indicate a reduction in trips due 
to the operation of a shuttle, it is becoming more and more a component 
of transit oriented design projects.  The implementation of the shuttle will 
provide a strong incentive and convenience to residents, workers and 
visitors to use alterative modes of transportation, therefore having the 
potential to reduce average daily trips below those projected in the current 
Traffic Impact Study. 
 

KK-7. A transit analysis has been prepared by KOA Corporation which 
demonstrates the existing system has adequate capacity for any additional 
ridership generated from Quarry Falls (see response to comment No. E-
22).  The analysis reflects growth in the bus and light rail systems using 
SANDAG data for the transit system.  The background growth rate for 
bus ridership is estimated to increase by 14% from 2007 to 2030.  
Background ridership on the trolley is projected to increase more than 
twofold by 2030.  The headway for the Green Line is forecasted to 
increase from a 15-minute headway to 7.5-minute headway in the future.  
Transit ridership for Quarry Falls was estimated at a combined 4% of total 
ADT for both bus and light rail trips.  For the Green Line, the addition of 
Quarry Falls transit ridership to projected system growth would increase 
total ridership to approximately 54% of peak hour maximum capacity; 
therefore, there is adequate capacity in the light rail system. 
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 From: Randy Berkman [mailto:jrb223@hotmaii.com] Sent: Friday, January 04/ 

2008 1:59 PM To: Mirrasoul, Marilyn; Temple, Jeannette Cc: Fain, Nina; 
Edwards, Shirley; mjslupe@sbcglobal.net; shermanlaw@aol.com; 
tmullC'1e/@aol.com Subject: Project #49068jSCH No. 2005081018: Quarry 
Falls DEIR comments 

Attached are comments on the Quarry Falls DEIR. Your email indicated that Jan. 
7 is the deadline for these comments. I therefore amend comments up to 
that time. thank you, Randy Berkman > From: lro22.'j(WIIUl IldiLcom > To: 
lro223lU: Il I ldi .com > Subject: FW: Project #49068jSCH No. 2005081018: 
Quarry Falls DEIR comments> Date: Fri, 4 Jan 2008 13:43:22 -0800 > > 
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LL-1. Existing freeway ramp conditions are listed in both the Draft PEIR and 

TIS in Tables 4-4 and 4-5 (page 51 of the TIS).  The SANTEC Guidelines, 
which are another set of guidelines and are most widely used by other 
jurisdictions in San Diego County and developed by a committee that 
included employees from Caltrans, the County of San Diego , the City of 
San Diego and the private industry, state that the ramp meter queues and 
delay calculated at ramps “often do not materialize.” (page 16, 
SANTEC/ITE Guidelines for Traffic Impact Studies in the San Diego 
Region).  This is because the most restrictive ramp meter rates are used for 
this analysis yielding very long waits which do not routinely occur.  In 
reality these ramp meter rates vary depending upon freeway conditions and 
the real delay is much lower than reported.. For this reason the City of San 
Diego requires existing ramp meter conditions to be observed and 
documented in Traffic Impact Studies.  The TIS Tables 4-4 and 4-5 list the 
calculated and observed ramp delays and queues; the Draft PEIR 5.2-4 - 
Existing Ramp Meter Conditions lists the calculated delay and queue. 

 
 
LL-2. See response to comment no. J-1 and R-1.  It is the City’s practice to 

distribute appendices to the appropriate federal, state, and other local 
agencies with jurisdiction over the project..   

LL-1 

LL-2 
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LL-3. As stated in the response from OPR to Mr. Berkman, a threshold of 

significance for greenhouse gas emissions has not been established.  
Greenhouse gas emissions and global climate change are fully addressed in 
the Cumulative Section 8.0 of the draft and final PEIR. 

 
LL-4. See response to comment no. LL-2. 
 
 
 
 
LL-5. The PEIR discloses all of the project’s impacts and includes the LOS and 

now includes the unmitigated time delays (from the TIS) for each of the 
phases and the horizon year. See also response to comment no. K-105. 

 
 
 
 
LL-6. Comments noted.   

LL-3 

LL-4 

LL-5 

LL-6 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 225 
July 2008    

COMMENT RESPONSE 
 LL-7. See response to comment no. LL-1.  

 
As an example existing ramp meter conditions were observed in 2006 for 
the I-8 bypass ramp.  The existing observed queue (page 51) was 125 feet, 
which is sufficiently accommodated in the available storage area.  The 
calculated queue indicates a queue of 6,950 feet (over one mile).  
According to the calculation, the existing queue would extend west of 
Fenton Parkway; however, this condition has not been observed and the 
calculated queues at this ramp are overstated. 

 
LL-8. See response to comment no. LL-7. 
 
LL-9. CO hotspots are thoroughly addressed in the Air Quality Technical Report 

and summarized in Section 5.4 of the PEIR.  Delays do not necessarily 
result in CO “hot spots”.  CO “hot spots” are defined as exceedances of 
the ambient air quality standards for CO.  The California ambient air 
quality standards for CO are 9.0 for an 8-hour period, and 20.0 for a 1-
hour period.  It should be noted that studies conducted by the South Coast 
Air Quality Management District for their attainment demonstration for 
the federal CO standard modeled four congested intersections in the South 
Coast Air Basin, and demonstrated that no exceedance of the CO standard 
would result from traffic in that area.  Traffic in the vicinity of Quarry Falls 
would be less than traffic in the South Coast Air Basin.   

 
The intersections modeled in the SCAQMD’s CO Attainment 
Demonstration included the following: 
 

• Long Beach Blvd. and Imperial Highway 
• Wilshire Blvd. and Veteran Avenue 
• Highland Avenue and Sunset Blvd. 
• Century Blvd. and La Cienega Blvd. 

 
The last three intersections were identified as the most congested 
intersections within the city/county of Los Angeles.  The first intersection 
was identified as the intersection near the location where the highest CO 
background concentrations were measure in the South Coast Air Basin.  
CAL3QHC modeling was conducted for each intersection using the 
EMFAC2002 emission factors for the years 1997 and 2002.   
 

LL-7 

LL-8 

LL-9 

LL-10 

LL-11 
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 The modeling demonstrated that for these congested intersections, CO 

concentrations would not exceed the ambient air quality standards.  
Intersections in the vicinity of the Quarry Falls project are less congested 
and would accommodate less traffic than the intersections evaluated in the 
CO Attainment Demonstration.   

 
See also response no. H-2. 

 
LL-10. At Phyllis Place/I-805 SB ramp under the With Phyllis Place Scenario, the 

intersection would be mitigated by intersection widening and signalization, 
which would substantially reduce the delay. The freeway impacts would 
extend north to the Kearny Villa Road and Mesa College Drive 
northbound off-ramp. 

 
LL-11. Comment noted.   
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LL-12. Comment noted.  
 
 
 
 
 
 
 
 
 
LL-13.  The project includes a mix of land uses with different trip generation rates.  

The rate quoted by the City of San Diego Police Department on Page 2-19 
of the DEIR of 40 trips per thousand square feet is a simplified rate.  For 
the detailed breakdown of the trip generation of the project please refer to 
page 19 of the TIS. 

 
 
LL-14. See response to comment no. J-4. 
 
 
 
LL-15. See response to comment no. J-4. 
 
 
 
 

LL-12 

LL-13 

LL-14 

LL-15 
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LL-16. Comments noted.  This is an excerpt from the Mission Valley Planned 

District Ordinance.    
 
 
 
 
 
 
 
 
LL-17. See response to comment no. J-4. 
 
 
 
LL-18. See response to comment no. J-4.  
 
 
LL-19. See response no. J-4. 
 
LL-20. See response to comment no. J-4. 
 
LL-21. Particulate matter impacts were evaluated and disclosed in the Air Quality 

Technical Report and in Section 5.4 of the PEIR.  The analysis indicated 
that unmitigated construction impacts would be above the significance 
thresholds, but with implementation of mitigation measures to control 
construction fugitive dust, emissions would be reduced to less than 
significant levels.  For further evaluation of road dust impacts, refer to the 
response to Comment LL-25.  For further evaluation of potential impacts 
to future residents of the community from particulate matter, refer to the 
response to comment no. E-29. 

 
 

LL-16 

LL-17 

LL-18 

LL-19 

LL-21 

LL-20 
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 LL-22. The State of California’s Office of Planning and Research is scheduled to 

issue guidance on significance thresholds on or before July 1, 2009.  At this 
time, no significance thresholds have been issued.  However, it is 
important to note that the statewide greenhouse gas emissions in California 
in 2004 were estimated at 492 million metric tons of CO2-equivalent gases.  
Project construction emissions would comprise only 0.00325 percent of 
the overall statewide greenhouse gas emissions. 
 
The estimated annual greenhouse gas emissions at build-out of Quarry 
Falls are 76,644 metric tons.  This is a conservative estimate that does not 
include further reductions from improved vehicle mileage due to improved 
federal CAFÉ standards, reduced emissions from the generation of 
electricity by public utilities from renewable resources, carbon 
sequestration from new landscaping, increased use of public transit and 
alternative modes of transportation not accounted for in the traffic 
analysis, and other sustainable project features. 

 
LL-23. The project does not propose to modify I-805.  Impacts to air quality were 

addressed for intersections; per City of San Diego Development Services 
Department CEQA Significance Thresholds, impacts at intersections 
should be addressed because of the potential for CO “hot spots” to form 
due to stop-and-go traffic and congestion. 

 
LL-24. As stated in PEIR Section 5.4, Air Quality, and in Section 12.0, References, 

and Section 14, Certification, the Air Quality Technical Report was prepared 
by Valorie Thompson, PhD, Scientific Resources Associated (SRA). 
Scientific Resources Associated is a woman-owned business certified by 
Caltrans.  Scientific Resources Associated is not affiliated with Sudberry 
Properties Entitlement, LLC.  The address of the business is included on 
the title page of the Air Quality Technical Report provided to Mr. 
Berkman. 

 
LL-25. Tire and brake wear were accounted for in the air quality emissions analysis 

that was presented in the Air Quality Technical Report and summarized in 
Section 5.4 of the PEIR.  The commenter also states that road dust 
contributes substantially to the emissions for the project and indicates that 
the City of San Diego CEQA Significance Thresholds for Air Quality 
estimate that one pound of airborne dust is produced for each 2,100 of 
vehicle miles traveled.  

LL-22 

LL-23 

LL-24 

LL-25 

LL-26 

LL-27 
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 Road dust emissions are based on vehicle miles traveled and vehicle 

weights, which are based on assumptions regarding trip lengths and vehicle 
distributions for land uses specified in the model.  Road dust emissions are 
also based on estimated silt loading for roadways.  EPA recommends an 
estimated silt loading of 0.03 grams per square meter for urban surface 
streets with greater than 10,000 ADT.  This baseline factor takes into 
account the use of anti-skid abrasives, which are used in areas where road 
snow and ice is a problem, but are not used in San Diego. 
 
Furthermore, for limited-access roads, EPA recommends a silt loading 
factor of 0.015 grams per square meter; for the Quarry Falls project, some 
proportion of the trips associated with the project would occur on I-805 or 
Interstate 5, which are limited-access roadways and would be anticipated to 
have a lower silt loading and thus lower road dust emissions.  
 
Road dust emissions would be a function of vehicle speed, vehicle type, 
and vehicle miles traveled.  Road dust emissions calculated by models such 
as the URBEMIS model tend to overestimate emissions because they are 
based on default assumptions regarding silt loading and vehicle trip 
lengths.  Because of the trip length of 5.82 miles assumed for driveway 
trips, road dust contributions would be a regional effect rather than a 
localized effect.  Localized impacts would be much lower than regional 
effects.  Road dust has been added to the calculations and the calculations 
are presented in the Air Quality Technical Report and Section 5.4 of the 
EIR.  The conclusions presented in the analysis are unchanged with the 
addition of road dust to the calculations. 
 

LL-26. The average trip length assumed for external trips is 5.82 miles within the 
Draft PEIR.   

 
LL-27. The purpose of establishing thresholds is to evaluate whether a project has 

the potential to cause an exceedance of an air quality standard, which are 
expressed in terms of pollutant concentrations in the atmosphere and are 
designed to protect the public health and welfare.   

 
The concept of developing emission thresholds based on a lbs/day or 
tons/year measurement of emissions at the source is designed to assess 
whether further evaluation of a project’s potential to exceed an air quality 
standard should be conducted. 
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 This approach is consistent with the APCD’s approach in establishing 

modeling thresholds (as set forth in Rule 20.2), and with the EPA’s 
thresholds in establishing emission-based screening thresholds such as the 
Prevention of Significant Deterioration thresholds.  Under these 
regulations, should a source’s emissions exceed the threshold, further 
analysis would be required to establish whether the source would cause an 
exceedance of an air quality standard. 
 
Emission thresholds established for the purpose of CEQA analyses are 
designed to follow these regulations, and are established to assess whether 
further analysis is necessary to determine whether the project would cause 
an exceedance of a standard. 
 
For pollutants such as CO, where emissions exceed the screening criteria, 
air dispersion modeling can be conducted to assess whether the emissions 
would cause an exceedance of the CO standard.  CO “hot spots” modeling 
was conducted for the Quarry Falls project and demonstrated that no 
exceedances of the standard would result from traffic associated with the 
project. 

 
With regard to ozone precursors (NOx and VOCs), air dispersion 
modeling cannot be conducted for individual projects to evaluate their 
impact on the ozone concentrations in the atmosphere, because ozone 
modeling is a basin-wide effort and evaluates the potential for exceedances 
within the entire air basin based on the development, mobile sources, and 
stationary sources projected based on future development.  The APCD is 
responsible for conducting basin-wide modeling based on San Diego-wide 
growth projections that take into account future growth as well as future 
improvements in vehicle emission standards.  In general, provided a 
project is consistent with the community and general plans, it has been 
accounted for in the ozone attainment demonstration contained within the 
State Implementation Plan and would not cause a cumulatively significant 
impact on the ambient air quality for ozone.  Because the Quarry Falls 
Project is projecting more intense development than the community plan 
land use assumptions, an evaluation of the project’s consistency with 
SANDAG’s housing forecast for San Diego County to determine the 
project’s consistency with the RAQS and SIP was conducted. 
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 The project is located in the Central Major Statistical Area of the San 

Diego Region.  The projected housing growth from 2000 to 2030 is 
313,939 housing units for the San Diego Region.  The project is proposing 
to construct 4,780 housing units, which would comprise only 1.52 percent 
of the total projected housing growth in the Central Major Statistical Area 
of the San Diego Region.  The project would therefore be consistent with 
the growth forecasts for the region and would therefore be in conformity 
with the RAQS and SIP.  
 
Despite the fact that the project is proposing denser development than 
accounted for in the current community plan and therefore in the SIP, 
emissions associated with the project have been accounted for in the 
growth projections for the Major Statistical Area.  These emissions are 
therefore included in the ozone attainment demonstration that was 
conducted for the San Diego Air Basin by the APCD, which demonstrates 
that growth levels projected for the region would not result in an 
exceedance of the ozone standard.    
 
Operational emissions would be mainly associated with traffic accessing 
the Quarry Falls Project.  Based on the estimates of the emissions 
associated with Project-generated traffic, the emissions are above the 
significance screening criteria for CO and ROGs for all phases, and for 
NOx for Phases 2 and 3.  Emissions would decrease with time due to 
phase-out of older vehicles and improvements in emission standards.  
Emissions are below the significance screening criteria for all other 
pollutants and would therefore not cause or contribute to a violation of an 
air quality standard for the other criteria pollutants.  CO “hot spots” 
modeling demonstrated that the project would not cause or contribute to a 
violation of an ambient air quality standard.  Because the project is 
consistent with growth projections for the Major Statistical Area, emissions 
of NOx and ROG would not be expected to cause an exceedance of an air 
quality standard because they would be consistent with the emissions 
accounted for in the attainment demonstration for ozone contained within 
the SIP. 
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 LL-28. Re-circulation of the PEIR is not required per CEQA Section 15088. No 

new environmental impacts have been identified, and for those impacts 
identified in the PEIR, no impacts would result in increased  severity.  
There are no feasible project alternatives or mitigation measures that are 
considerably different than those addressed in the PEIR.  The PEIR 
provides a thorough analysis of the potential environmental impacts 
associated with the project allowing meaningful public review and 
comment. 

 
LL-29. The commenter suggests that no residences be constructed within 500 

meters of either the 805 freeway or Friars Road.  This would substantially 
limit the City of San Diego’s ability to meet housing needs within the 
urban areas and is contrary to the City’s “City of Villages” concept.  The 
ARB has authority over regulation of mobile sources and has passed and is 
considering legislation to further tighten emission standards on vehicles.   

 
As discussed in the ARB’s Air Quality and Land Use Handbook states the 
following in developing their guidelines: 
 
“In developing these recommendations, ARB first considered the 
adequacy of the data available for each air pollution source category. We 
assessed whether we could generally characterize the relative exposure and 
health risk from a proximity standpoint. The documented non-cancer 
health risks include triggering of asthma attacks, heart attacks, and 
increases in daily mortality and hospitalization for heart and respiratory 
diseases.  These health impacts are well documented in epidemiological 
studies, but less easy to quantify from a particular air pollution source. 
Therefore, the cancer health impacts are used in this document to provide 
a picture of relative risk.” 
 
As shown in the study conducted for the Quarry Falls project, excess 
cancer risks based on a 70-year exposure scenario are well below the 
background risks and are below the risks identified in the Air Quality and 
Land Use Handbook   Given that predicted risks would be below 
background risk levels measured in the County of San Diego, and given 
the increasingly stringent emission standards and ARB’s goals to reduce 
diesel particulate emissions by 85%, risks to residents would not constitute 
a significant impact.  

LL-28 

LL-29 
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LL-30. Comments noted.  These studies do not address the adequacy or 

completeness of the Quarry Falls PEIR.  However, as a courtesy to the 
reviewer a response is provided to each study, addressing applicability to 
the proposed project as best as possible. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Hoek, Brunekreef, Goldbohn, Fischer, van den Brandt (2002).   
We cannot comment on studies conducted in Europe, which may have a 
substantially different vehicle mix and may have a much higher proportion 
of diesel-fueled vehicles than the United States.  European emission 
standards may be substantially different than California vehicle standards 
as well.  Studies conducted in the past represent past exposure levels and 
do not represent the exposure that residents at Quarry Falls would 
experience in future years after buildout and with implementation of ARB 
programs to reduce vehicular emissions. 

LL-30 
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Lin, Munsie, Hwang, Fitzgerald, and Cayo (2002). 
As discussed above, studies conducted in the past represent past exposure 
levels and do not represent the exposure that residents at Quarry Falls 
would experience in future years after buildout and with implementation 
of ARB programs to reduce vehicular emissions.  Studies conducted in 
other states do not reflect California vehicle emission standards. 



LETTERS OF COMMENTS AND RESPONSES 

 
QUARRY FALLS Program EIR Response to Comments - 236 
July 2008    

COMMENT RESPONSE 

 

 
 
Wilhelm, Ritz (2002). 
The study was based on data collected from 1994 through 1996.  Studies 
conducted in the past represent past exposure levels and do not represent 
the exposure that residents at Quarry Falls would experience in future 
years after buildout and with implementation of ARB programs to reduce 
vehicular emissions. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Brauer et al. (2002) 
This study was also conducted in the Netherlands.  As stated in the study 
itself, “These findings should be interpreted with caution because the 
observed associations were mostly nonsignificant.”  We cannot comment 
on studies conducted in Europe, which may have a substantially different 
vehicle mix and may have a much higher proportion of diesel-fueled 
vehicles than the United States.  European emission standards may be 
substantially different than California vehicle standards as well.  Studies 
conducted in the past represent past exposure levels and do not represent 
the exposure that residents at Quarry Falls would experience in future 
years after buildout and with implementation of ARB programs to reduce 
vehicular emissions. 
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Shu, Hinds, Kim, Sioutas (2002). 
Measurements in this study were collected as close as 30 meters (98 feet) 
from the freeway.  The studies involved measurements but did not include 
a health risk assessment or analysis.  Furthermore, the study of air 
pollutant concentrations on the 710 freeway was conducted on a portion 
of the freeway where more than 25% of the vehicles are heavy-duty diesel 
trucks.  This is not the situation on the 805 freeway where diesel vehicles 
do not constitute a disproportionate number of vehicles. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Venn et al. (2001) and van Vliet et al. (1997) 
These studies were conducted in England and in the Netherlands.  We 
cannot comment on studies conducted in Europe, which may have a 
substantially different vehicle mix and may have a much higher proportion 
of diesel-fueled vehicles than the United States.  European emission 
standards may be substantially different than California vehicle standards 
as well.  Studies conducted in the past represent past exposure levels and 
do not represent the exposure that residents at Quarry Falls would 
experience in future years after buildout and with implementation of ARB 
programs to reduce vehicular emissions. 
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Pearson et al. (2000). 
This study was based on data collected in another study on childhood 
cancer in the 1980s.  As stated in the study:  “These associations may be 
due to chronic exposure to benzene or other carcinogenic components of 
vehicle exhaust from these nearby streets or to some other factor (e.g., 
noise, increased light exposure, or some unaccounted--for socioeconomic 
variable).”  Thus the study did not provide a direct relationship to 
exposure to air pollutants.  Studies conducted in the past represent past 
exposure levels and do not represent the exposure that residents at Quarry 
Falls would experience in future years after buildout and with 
implementation of ARB programs to reduce vehicular emissions. 
 
 
 
 
 
Szagun and Seidel (2000). 
This study was conducted in Germany.  We cannot comment on studies 
conducted in Europe, which may have a substantially different vehicle mix 
and may have a much higher proportion of diesel-fueled vehicles than the 
United States.  European emission standards may be substantially different 
than California vehicle standards as well.  Studies conducted in the past 
represent past exposure levels and do not represent the exposure that 
residents at Quarry Falls would experience in future years after buildout 
and with implementation of ARB programs to reduce vehicular emissions. 
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SCAQMD MATES II Study (2000). 
The study is based on measurements throughout the South Coast Air 
Basin.  These measurements are based on the same information collected 
in the San Diego Air Basin which indicated that the background excess 
cancer risk is 607 in a million (ARB 2005).  The risks associated with diesel 
have been evaluated for the Quarry Falls project and have been shown to 
be below background risk levels.  Furthermore, the analysis did not take 
into account ARB’s goal to reduce diesel emissions by 85% by 2020.  Risks 
are likely to be much lower in the future when the Quarry Falls residential 
development will be occupied. 
 
 
 
 
 
 
 
 
 
 
Knox and Gilman (1997). 
This study is based on data collected from 1958 through 1980 in England.  
We cannot comment on studies conducted in Europe, which may have a 
substantially different vehicle mix and may have a much higher proportion 
of diesel-fueled vehicles than the United States.  European emission 
standards may be substantially different than California vehicle standards 
as well.  Studies conducted in the past represent past exposure levels and 
do not represent the exposure that residents at Quarry Falls would 
experience in future years after buildout and with implementation of ARB 
programs to reduce vehicular emissions. 
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Speizer and Ferris (1973) and van Vliet, Knape et al. (1997) 
These studies were published in 1973 and 1997 and are based on data 
collected in the past in Holland.    We cannot comment on studies 
conducted in Europe, which may have a substantially different vehicle mix 
and may have a much higher proportion of diesel-fueled vehicles than the 
United States.  European emission standards may be substantially different 
than California vehicle standards as well.  Studies conducted in the past 
represent past exposure levels and do not represent the exposure that 
residents at Quarry Falls would experience in future years after buildout 
and with implementation of ARB programs to reduce vehicular emissions. 
 
 
 
 
 
 
 
Brunekreef, Janssen, de Hartog, Harssema, Knape, van Vliet (1997). 
This study was based on data collected in Holland in 1995.  We cannot 
comment on studies conducted in Europe, which may have a substantially 
different vehicle mix and may have a much higher proportion of diesel-
fueled vehicles than the United States.  European emission standards may 
be substantially different than California vehicle standards as well.  Studies 
conducted in the past represent past exposure levels and do not represent 
the exposure that residents at Quarry Falls would experience in future 
years after buildout and with implementation of ARB programs to reduce 
vehicular emissions. 
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Duhme, Weiland et al. (1996).   
This study was based on data collected in Germany in 1994-1995.    We 
cannot comment on studies conducted in Europe, which may have a 
substantially different vehicle mix and may have a much higher proportion 
of diesel-fueled vehicles than the United States.  European emission 
standards may be substantially different than California vehicle standards 
as well.  Studies conducted in the past represent past exposure levels and 
do not represent the exposure that residents at Quarry Falls would 
experience in future years after buildout and with implementation of ARB 
programs to reduce vehicular emissions. 
 
 
 
 
 
 
 
 
 
 
 
Edwards, Walters et al. (1994).   
This study was based on data collected in England in 1993.    We cannot 
comment on studies conducted in Europe, which may have a substantially 
different vehicle mix and may have a much higher proportion of diesel-
fueled vehicles than the United States.  European emission standards may 
be substantially different than California vehicle standards as well.  Studies 
conducted in the past represent past exposure levels and do not represent 
the exposure that residents at Quarry Falls would experience in future 
years after buildout and with implementation of ARB programs to reduce 
vehicular emissions. 
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Jermann, Hajimiragha, Brockhaus, Freier, Ewers, Roscovanu (1989).   
This study was based on data collected in Germany prior to 1989.   The 
study measured blood levels of benzene, toluene, and lead in children 
living in an urban area in comparison with children living in a rural area in 
Germany.  The ARB has implemented far more stringent requirements on 
motor vehicle fuels and emissions including requiring vehicles to utilize 
unleaded fuels and reducing benzene content of gasoline.  Furthermore, 
the study did not specifically relate blood levels to proximity to motorways 
but rather compared urban vs. rural levels.  It is impossible to state what 
other sources of air pollutants may have been present in German cities 
prior to 1989.  We cannot comment on studies conducted in Europe, 
which may have a substantially different vehicle mix and may have a much 
higher proportion of diesel-fueled vehicles than the United States.  
European emission standards may be substantially different than California 
vehicle standards as well.  Studies conducted in the past represent past 
exposure levels and do not represent the exposure that residents at Quarry 
Falls would experience in future years after buildout and with 
implementation of ARB programs to reduce vehicular emissions. 
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LL-31. Approximately 1,650 homes would be located within 500 meters of I-805.  

See also response no. E-29.   
 
LL-32. As stated in the Air Quality Technical Report, it was conservatively 

assumed that 25% of the site area could be disturbed on any single day for 
each phase of construction.  Fugitive dust emissions were estimated using 
the emission factor for PM10 emissions from construction recommended 
in the URBEMIS2002 model of 10 lbs/acre/day (Rimpo and Associates 
2002).  This emission factor is based on a study funded by the South Coast 
Air Quality Management District and conducted by the Midwest Research 
Institute, which measured emissions from construction sites.  The Midwest 
Research Institute study was conducted in 1996 and was conducted to 
refine the assumptions for fugitive dust recommended in the 1993 South 
Coast Air Quality Management District’s CEQA Air Quality Handbook, 
from which the original emission factor of 26.4 lbs/acre/day was obtained.  
The revised emission factors have been accepted by the South Coast Air 
Quality Management District and are used to represent unmitigated 
construction fugitive dust emissions during grading. 

 
LL-33. Offsite trips comprise the main source of air emissions for the project.  To 

add in internal trips, internal trip lengths were estimated by the traffic 
consultant at 1/3 mile based on internal project distances.  Tables 18a 
through 18d below present the revised emissions including both internal 
trips and road dust; the PEIR has been updated (shown in 
strikeout/underline format) to include this information.  As shown in the 
tables, adding the additional emissions would not result in an impact that 
was not identified in the Air Quality Technical Report and no new 
significant impacts would result. 

 

LL-31 

LL-32 

LL-33 

LL-34 

LL-35 
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Table 18a 
TOTAL OPERATIONAL EMISSIONS 

Phase 1 
 CO ROGS NOX SOX PM10 PM2.5 
 LBS/DAY 
Energy Use 0.0089 0.0005 0.0574 - 0.0018 0.0018 
Landscaping 3.93 0.45 0.07 0.08 0.01 0.01 
Vehicular Emissions 1716.90 188.88 121.74 1.05 9.14 9.05 
Vehicular Emissions 
– Internal Trips 177.07 42.22 9.71 0.05 0.36 0.36 
Road Dust - - - - 9.84 1.48 
Road Dust – Internal 
Trips - - - - 0.23 0.03 
TOTAL 1897.91 231.55 131.58 1.18 19.58 10.93 
Significance 
Screening Criteria 550 137 250 250 100 55 
Above Screening 
Criteria? YES YES NO NO NO NO 
 TONS/YEAR 
Energy Use 0.0016 0.0001 0.0105 - 0.0003 0.0003 
Landscaping 0.35 0.04 0.01 0.01 0.00 0.00 
Vehicular Emissions 313.33 34.49 22.22 0.19 1.67 1.65 
Vehicular Emissions 
– Internal Trips 32.31 7.70 1.77 0.01 0.07 0.07 
Road Dust - - - - 1.80 0.27 
Road Dust – Internal 
Trips - - - - 0.04 0.006 
TOTAL 345.99 42.23 24.01 0.21 3.58 2.00 
Significance 
Screening Criteria 100 15 40 100 15 10 
Above Screening 
Criteria? YES YES NO NO NO NO 
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Table 18b 
TOTAL OPERATIONAL EMISSIONS 

Phase 2 
 CO ROGs NOx SOx PM10 PM2.5 
 Lbs/day 
Energy Use 0.0151 0.0008 0.0954 - 0.0030 0.0030 
Landscaping 3.38 0.34 0.07 0.07 0.00 0.00 
Vehicular 
Emissions 3307.02 366.93 231.87 2.38 20.76 20.55 
Vehicular 
Emissions – 
Internal Trips 288.95 70.37 15.59 0.09 0.69 0.68 
Road Dust - - - - 22.30 3.35 
Road Dust – 
Internal Trips - - - - 0.44 0.07 
TOTAL 3599.37 437.64 247.63 2.54 44.19 24.65 
Significance 
Screening 
Criteria 550 137 250 250 100 55 
Above Screening 
Criteria? Yes Yes No No No No 
 Tons/year 
Energy Use 0.0028 0.0001 0.0174 - 0.0006 0.0003 
Landscaping 0.30 0.03 0.01 0.01 0.00 0.00 
Vehicular 
Emissions 603.53 66.97 42.32 0.43 3.79 3.75 
Vehicular 
Emissions – 
Internal Trips 52.73 12.84 2.85 0.02 0.13 0.13 
Road Dust - - - - 4.07 0.61 
Road Dust – 
Internal Trips - - - - 0.08 0.01 
TOTAL 656.56 79.84 45.20 0.46 8.07 4.50 
Significance 
Screening 
Criteria 100 15 40 100 15 10 
Above Screening 
Criteria? Yes Yes Yes No No No 
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Table 18c 
TOTAL OPERATIONAL EMISSIONS 

Phase 3 
 CO ROGs NOx SOx PM10 PM2.5 
 Lbs/day 
Energy Use 0.0193 0.0010 0.1230 - 0.0039 0.0039 
Landscaping 3.99 0.41 0.09 0.08 0.00 0.00 
Vehicular Emissions 3254.30 363.63 225.58 2.75 23.44 23.21 
Vehicular Emissions 
– Internal Trips 285.90 71.13 15.08 0.10 0.79 0.78 
Road Dust - - - - 25.77 3.87 
Road Dust – 
Internal Trips - - - - 0.50 0.08 
TOTAL 3544.21 435.17 240.87 2.93 50.50 27.94 
Significance 
Screening Criteria 550 137 250 250 100 55 
Above Screening 
Criteria? Yes Yes No No No No 
 Tons/year 
Energy Use 0.0035 0.0002 0.0224 - 0.0007 0.0003 
Landscaping 0.36 0.04 0.01 0.01 0.00 0.00 
Vehicular Emissions 593.91 66.36 41.17 0.50 4.28 4.24 
Vehicular Emissions 
– Internal Trips 52.18 12.98 2.75 0.02 0.14 0.14 
Road Dust - - - - 4.70 0.71 
Road Dust – 
Internal Trips - - - - 0.09 0.01 
TOTAL 646.45 79.38 43.95 0.53 9.21 5.10 
Significance 
Screening Criteria 100 15 40 100 15 10 
Above Screening 
Criteria? Yes Yes Yes No No No 
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Table 18d 
TOTAL OPERATIONAL EMISSIONS 

Phase 4 
 CO ROGs NOx SOx PM10 PM2.5 
 Lbs/day 
Energy Use 0.0229 0.0012 0.1443 - 0.0046 0.0046 
Landscaping 3.99 0.41 0.09 0.08 0.00 0.00 
Vehicular 
Emissions 2745.98 317.73 186.69 3.15 26.84 26.57 
Vehicular 
Emissions – 
Internal Trips 223.38 59.28 11.10 0.10 0.83 0.82 
Road Dust - - - - 29.50 4.43 
Road Dust – 
Internal Trips - - - - 0.52 0.08 
TOTAL 2973.37 377.42 198.02 3.33 57.69 31.90 
Significance 
Screening 
Criteria 550 137 250 250 100 55 
Above Screening 
Criteria? Yes Yes No No No No 
 Tons/year 
Energy Use 0.0042 0.0002 0.0263 - 0.0008 0.0008 
Landscaping 0.36 0.04 0.01 0.01 0.00 0.00 
Vehicular 
Emissions 501.14 57.99 34.07 0.57 4.90 4.85 
Vehicular 
Emissions – 
Internal Trips 40.77 10.82 2.03 0.02 0.15 0.15 
Road Dust - - - - 5.38 0.81 
Road Dust – 
Internal Trips - - - - 0.10 0.02 
TOTAL 542.27 68.85 36.14 0.60 10.53 5.83 
Significance 
Screening 
Criteria 100 15 40 100 15 10 
Above Screening 
Criteria? Yes Yes No No No No 
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LL-34. Parks services are addressed in Section 2.6.6, Parks. The City’s Parks and 
Recreation Department has reviewed the proposed project and has 
determined that the project would provide 16.64 acres of public 
population-based neighborhood park area and that the remaining 
requirements for population-based community park would be satisfied by 
payment of the DIF.  The PEIR does not state that payment of fees serves 
as mitigation.  Instead, the project would meet the City’s requirements by 
the combination of providing on-site facilities and payment of the DIF.  
See also response no. K-49.  
 

LL-35. The approved CUP 5073 for the mining operation does not place limits on 
the extraction, processing, selling and distributing of sand, rock and gravel.  
The amount of material extracted and processed each year fluctuates due 
to market conditions.  Mined materials, such as dirt, which are unsuitable 
for construction processes are retained for compaction.  The estimated 
annual production of the mine is approximately 1 million tons of 
aggregate, equivalent to approximately 770,000 cubic yards.  An estimated 
5 million cubic tons of aggregate remains to mined before the depletion of 
resources is reached. 
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 LL-36. The mining operation is subject to the State of California Surface Mining 

and Reclamation Act (SMARA) for which the City of San Diego is the lead 
agency.  SMARA Section 2772(c)(8) requires the reclamation plan be 
developed to ensure the implementation of the proposed end use for the 
site is not prohibited.  Furthermore, the California Code of Regulations 
(CCR) section 3704 establishes geotechnical requirements for reclamation 
plans ensuring the stability of slope and fill materials for future 
development, including compaction of fill in accordance with the Uniform 
Building Code for urban use.  Current mining and compaction activities 
are being conducted in accordance with previously approved entitlements 
and under the observation and testing of licensed geotechnical engineers.  
Recompaction of existing fill material is being conducted to ensure 
compliance with SMARA requirements for ensuring geotechnical stable of 
the site for future development.  See also response no. N-28. 
 

LL-37. The purview of the San Diego County Department of Environmental 
Health (DEH) is to regulate businesses that may impact public health and 
safety through the management of hazardous materials, hazardous waste, 
medical waste and underground storage tanks.  The Draft PEIR discusses 
the involvement of DEH on two cases of unauthorized release of 
hazardous materials.  In addition, the current mining operator will be 
required to complete the closure process for an underground storage tank 
(UST).  For new development associated with the implementation of 
Quarry Falls, Mitigation Measure 5.7 requires the project applicant to 
participate in the Voluntary Assistance Program (VAP) and provide a 
concurrence letter prior to issuance of building permits. 
 
DEH would not be involved in the Reclamation Plan which is under the 
jurisdiction of the State of California 

 
LL-38. The mining site is reaching the end of its useful life as sand and gravel 

resources are being depleted.  The phasing in of new development will 
occur on those portions of the site where mining has been completed.  The 
Draft PEIR includes a discussion of air quality and noise impacts related to 
the compatibility of new development with existing and future mining 
operations and has identified mitigation measures to ensure public health 
and safety and reduce impacts to below a level of significance. 

 

LL-36 

LL-37 

LL-38 
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 LL-39. Comments noted.  These comments present excerpts from the Mission 

Valley Community Plan. As presented in Section 5.1, Land Use, the 
proposed project would result in significant impacts associated with traffic 
circulation, resulting in a significant impact to land use associated with this 
conflict with the Mission Valley Community Plan. 

 
LL-40. Comments noted.  As presented in Section 5.1, Land Use, the proposed 

project would result in significant impacts associated with traffic 
circulation, resulting in a significant impact to land use associated with this 
conflict with the Mission Valley Community Plan.  See also response to J-
4. 

 
LL-41.   The treatment of the northern slopes and the creation of a visible band of 

open space is not the same as the strict limitations on development found 
for the southern slopes; the Mission Valley Community Plan recognizes 
this in stating “Whereas the southern slopes have been maintained in close 
to their natural state, the northern hillsides have been extensively modified 
and disturbed by extraction and building activities.”  Despite this, the 
manufactured slopes from mining will be revegetated to create a band of 
open space along I-805 and the eastern portion of Phyllis Place.  Per the 
draft  PEIR (page 5.3-16), “Public views of existing mined slopes would be 
replaced with buildings of varying heights and landscaping.  However, the 
mined slopes do not constitute a “scenic resource.” Therefore, any views 
of the mined slopes that would be blocked by structures within Quarry 
Falls are not regarded as significantly adverse visual impacts.” 

 
In addition, the Mission Valley Community Plan calls for a road 
connection to the upper mesa at this location.  The Quarry Falls project is 
designed to accommodate the road connection to Phyllis Place (even if the 
road is not built), the policies related to the northern slopes must be 
balanced to achieve the multiple goals stated in the community plan.  The 
retention of 2.4 million cubic yards of fill material creates the opportunity 
to design a superior multi-use land plan and meet the engineering 
requirements for a potential road connection to Phyllis Place.  The 
terracing of lots is encouraged by the Community Plan to provide visual 
variety to the development. 

 
 

 

LL-39 

LL-40 

LL-41 

LL-42 
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LL-42. As stated in Section 5.6, Biological Resources, 1.08 acres of coastal sage scrub 
and 0.28 acre of mixed chaparral would be impacted by the proposed 
project (see Table 5.6-5).  Impacts would be mitigated to below a level of 
significance with measures presented in Section 5.6 in accordance with the 
City’s Biology Guidelines.  The coastal sage scrub and chaparral are 
considered to be adequately protected within MHPA lands.  Neither the 
on-site coastal sage scrub or the mixed chaparral are considered rare or 
endangered 
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 LL-43. See response to comments nos. J-4. 

 
LL-44. As part of the approved Reclamation Plans, the slopes that remain 

following completion of mining would be revegetated in native and 
naturalized plant materials.  The slopes that will remain following mining 
did not exist prior to mining.  The mining operations created the slopes as 
resources materials have been removed.  The conditions of the site in 
1928, as well as the amount of steep hillsides at that time, are not relevant 
to the current proposal.  Mining, including resources extraction, and 
ultimate reclamation of the mined site are occurring in accordance with 
approved CUPs and Reclamation Plans. See response to comment number 
J-4.  

 
LL-45. A 404 permit is not required for the project. 
 
LL-46. The Statement of Overriding Considerations is prepared prior to action by 

the decision maker for adoption by the City Council and is not a part of 
the Draft or Final EIR.    

 
LL-47. The City has conducted environmental review of the proposed project and 

determined what potential environmental effects could results, whether 
those impacts would be significant, and what measures, if any, can be 
implements to reduce significant environmental effects.  Whether other 
projects in the City have the same or similar impacts is not relevant, unless 
those projects are considered as part of the Cumulative Effects analysis 
conducted for the project. 

 
LL-48. Greenhouse gas emissions and the project’s impacts relative to global 

climate change are addressed in Section 8.0, Cumulative Effects.   
 
LL-49. See response to comment no. LL-25. 
 
LL-50. See response to comment no. LL-27.   
 
LL-51. See response no. E-29.  
 
LL-52. See response to comment no. LL-28. 
 

LL-43 

LL-44 

LL-45 

LL-47 

LL-48 

LL-49 

LL-50 

LL-51 

LL-46 

LL-52 
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LL-53. See response to comment no. J-4. 
 
 
 
 
 
LL-54. Comment noted.   
 
 
LL-55. See response to comment no. J-4. 
 
 
 
 
LL-56. See response to comment no. K-49. 
 
 
 
LL-57. Comments noted.   
 
 
 
 
LL-58. Comment noted.  These comments express the opinion of the commenter 

and do not address the adequacy and completeness of the PEIR.   
 
 

LL-53 

LL-54 

LL-55 

LL-56 

LL-57 

LL-58 
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LL-59. See response to comments nos. J-1. 
 
 
 
 
 
 
LL-60.  The draft PEIR contains summary tables and analysis describing the 

GHG emissions related to the project on pages 8-27 through 8-33.  
 

LL-61. See response to comment no. K-105. 
 
LL-62. See response to comment no. H-9. 
 
 
 
 
 
LL-63. See response to comment no. K-34 and LL-3. 
 

LL-59 

LL-60 

LL-61 

LL-62 

LL-63 
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 LL-64. Table 5.4-5, Total Operational Emissions, of the PEIR lists the pounds per 

day and tons per year of emissions for each phase of the project.  The 
City of Villages EIR (2002) does not reference the proposed project..    

 
LL-65. Table 5.4-6 contained typographical errors in transposing this information 

from Table 19a of the Air Quality Technical Report.  The typos have 
been corrected in the Final PEIR.  The corrected table is printed below.   

Table 5.4-6 
CO “Hot Spots” Evaluation 

1-hour CO Concentrations 
CAAQS = 20 ppm 
NAAQS = 35 ppm 

8-hour CO 
Concentrations 

CAAQS = 9.0 
ppm, NAAQS = 9 

ppm 

Intersection AM PM MAXIMUM 
Camino del Rio North and Westbound I-8 - 11.1 4.91 
Friars Road and Fenton Parkway - 11.4 5.12 
Friars Road and Frazee Road 11.4 11.6 5.26 
Friars Road and Riverdale 11.4 11.5 5.19 
Friars Road and Santo Road 11.3 - 5.05 
Friars Road and SB I-15 - 11.5 5.19 
Mission Center and Camino de la Reina - 11.4 5.12 
Mission Center and Camino del Rio North - 11.4 5.12 
Mission Center and EB I-8 - 11.4 5.12 
Texas Street and El Cajon Blvd. - 11.3 5.05 
Texas Street and Madison Avenue - 11.1 4.91 
Texas and Monroe Avenue 11.1 11.2 4.98 
Texas Street and El Cajon Blvd. - 11.1 4.91 
Texas Street and Madison Avenue 11.0 11.1 4.91 
Texas and Monroe Avenue 10.9 11.0 4.84 
Friars Road and SB163/Ulric Street 11.0 11.1 4.91 
Mission Gorge and Zion Avenue 11.3 - 5.05 
Phyllis Place and SB I-805 10.9 10.9 4.77 
Phyllis Place and NB I-805 10.9 11.0 4.84 
Friars Road and NB 163 - 11.1 4.91 
Friars Road and EB Qualcomm Way - 10.9 4.77 
Murray Ridge and Mission Center Road - 11.1 4.91 
Murray Ridge and Pinecrest - 11.0 4.84 

 
LL-66. The commenter’s reference is to the draft PEIR page 5.2-13 and Table 

5.2-4, Existing Ramp Meter Conditions. This analysis represented the worst 
case scenario of the calculated delay and queue.  The Traffic Impact Study 
Table 4-5, Existing Ramp Meter Conditions – Observed Delay and Queue 
represents the realistic conditions at these locations. See response to 
comment nos. LL-5 and J-1. 

 

LL-64 

LL-65 

LL-66 

LL-67 

LL-68 

LL-69 

LL-70 
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LL-67.  The growth inducement potential of the project was addressed in the 
draft PEIR in Section 6, pages 6-1 through 6-2.   

 
LL-68. See response to comment no. I-4.  
 
LL-69. The traffic study conducted for the Mission Valley Community Plan 

would have assumed worst case, with the project site developing at 140 
ADT/acre.  

 
As listed in the PEIR, Table 5.2-1, Existing Roadway Segment Conditions, the 
following six roadway segments currently operate at LOS F: 
 
• Friars Road – Ulric Street/SR-163 Southbound Ramps to SR-163 

Northbound Ramps  
• Friars Road – SR-163 Northbound Ramps to Frazee Road 
• Friars Road – I-15 Southbound Ramps to I-15 Northbound Ramps 
• Texas Street – Camino del Rio South to Madison Street 
• Texas Street – Madison Street to Monroe Avenue 
• Texas Street – Monroe Avenue to Meade Avenue 

 
LL-70. Comments noted.   
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MM-1. See response no. BB-3, and H-4. 
 

Relative to access to transit (item 7 in this comment letter), the proposed 
project would likely result in improved transit in this area. SANDAG has 
stated that bus routes could be re-structured to better serve the project.  
Additionally, MTS will consider re-routing of bus lines to better access the 
project, if the connection to Phyllis Place is made (see SANDAG letter 
comment no. F-13). 

 
 

 

MM-1 
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NN-1. Comments noted.  See response no. M-1. 
 
NN-2. Comments noted.  A hardcopy of the Draft PEIR was provided at the 

Mission Valley and Serra Mesa libraries.  The Public Notice for the Draft 
Program Environment Impact Report, dated November 1, 2007, provides 
contact information for individuals to request additional information.  
Table of Contents Page iii identifies the Technical Appendices with 
supporting documentation that supplement the Draft PEIR.  Based upon a 
request by the public, hardcopies of the technical appendices were also 
provided to the two libraries on December 12, 2007.  See also response no. 
J-1. 

 
NN-3.  The Transportation Phasing Plan and Mitigation Monitoring and 

Reporting Program (MMRP) identify mitigation measures to be 
implemented by the project.  This plan identifies the scope and timing of 
each improvement in relationship to the phases of the project and allows 
the concurrent construction of the project with the construction of the 
respective mitigation measures. 

 
NN-4. Comments noted.  
 
 
NN-5. Comment noted. See response no. E-22.  
 

NN-1 

NN-2 

NN-3 

NN-4 

NN-5 
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NN-6. Relative to fire service, The Quarry Falls project would increase the call 

volume for the engine companies responsible for this area (Appendix M: 
September 12, 2005, letter from Samuel L. Oates, Fire Marshal, to Karen 
Ruggels).  According to the City of San Diego Fire Prevention Bureau, 
with the temporary station in Mission Valley, the response time to the 
Quarry Falls site during the day is 4.5 minutes, which is below the 
national standard (Appendix M: February 17, 2006 letter from Samuel L. 
Oates, Fire Marshal, to Karen Ruggels). 
 
Based on the City’s Fire-Rescue Department’s evaluation, the project 
would result in an increased demand for service.  The magnitude of the 
demand can only be approximated based on the number of incidents 
generated per 1,000 people.  New development within the Mission Valley 
community are required to pay Development Impact Fees (DIF) in 
accordance with the Public Facilities Financing Plan (PFFP) for the 
Mission Valley Community to assist in funding public facilities and 
facilities such as the construction of an additional fire station within 
Mission Valley.   See also response to comment no. K-36. 
 
 

NN-7. Comments noted. 
 

NN-8. Per the MMRP (Section 11 of the PEIR), prior to the issuance of any 
building permits for this project, the transportation mitigation measures 
identified in the MMRP must be assured by permit and bond. Please see 
response to comment no. NN-3. 

 
NN-9. Comments noted.   
 
 
NN-10. Comments noted.  Responses to the Mission Valley Community Planning 

group are included under Letter of Comment and Response letter “I” 
above.    

 

NN-5 
(con’t) 

NN-8 

NN-9 

NN-10 

NN-6 

NN-7 
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OO-1. See response H-4. 
 
 
 
 
 
 
 
 
 
OO-2. See response nos. H-8 and E-5. 
 
 
 
 
OO-3. Please see response H-6. 
 
 
 
 
OO-4. See response H-9. 
 
 

 

OO-1 

OO-2 

OO-3 

OO-4 
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 PP-1. Traffic issues are addressed in Section 5.2 of the PEIR. 
 
PP-2. Traffic mitigation measures are presented in Section 5.2 of the PEIR. 
 
PP-3. The project’s impacts on public utilities are addressed in Section 5.12 of the 

PEIR. 
 
PP-4. Public services are addressed in Section 2.0 of the PEIR. 
 
PP-5. Emergency services are discussed in Section 2.0 of the PEIR.  In addition, 

the project would provide emergency access at Kaplan Drive, thereby 
improving emergency access in that area. 

 
PP-6. Noise impacts are addressed in Section 5.5; air quality impacts are 

addressed in Section 5.4; and impacts to biological resources are addressed 
in Section 5.6. 

 
PP-7. Public utilities, including solid waste, are addressed in section 5.12. 
 
PP-8. Parks are addressed in Section 2.0. 
 
PP-9. The various aspects of the project, including residential, retail and office 

space, are described in Section 3.0 of the PEIR. 
 
PP-10. The PEIR addresses the project’s impacts on existing infrastructure, 

including roads, water and sewer.  The project would provide necessary 
improvements to water and sewer to serve build out of Quarry Falls; 
significant impacts would not occur.  Relative to the project’s impacts on 
roads, these impacts are addressed in Section 5.2 of the PEIR.  As 
presented in Section 5.2, the project would result in significant impacts.  
Measures are required which would mitigate most impacts to below a level 
of significance.   However, some traffic impacts are unmitigable, requiring 
that, should the decision maker chose to approved the project, a Statement 
of Overriding Considerations would need to be adopted. 

 
PP-11. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.  

PP-1 

PP-2 

PP-3 

PP-4 

PP-5 

PP-6 

PP-7 

PP-8 

PP-9 

PP-10 

PP-11 
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PP-12. Comments noted. These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.  The 
Phyllis Place connection has been included in several of the alternatives to 
this project. 

 

 

PP-12 
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 QQ-1. Comment noted.  See response to comments E-12 and E-15 above for 
discussion of the existing bicycle lane on Murray Ridge Road mitigation 
measure. 

 
QQ-2. A queuing analysis of the Murray Ridge Road/Pinecrest Road intersection 

indicates there will be opportunities to exit the commenter’s driveway in 
both AM and PM peak hours for all phases of the project. The 50th 
percentile volume indicates the northbound approach to the Murray Ridge 
Road/Pinecrest Road intersection will not have a queue in either the AM 
and PM peak periods.  In addition, gaps will develop during the phases of 
the signal that should allow improved egress. Exiting from the driveway 
along Murray Ridge Road will become easier because this location will 
benefit from the stopped traffic in the through direction on Murray Ridge 
Road during the red light phase of the signal.  

 
QQ-3. As shown in the Summary of Mitigated Conditions on pages 305 to 312 of 

the TIS the Murray Ridge Road bridge will operate at LOS A without the 
Phyllis Place road connection and LOS C with the road connection after 
mitigation. 

 
QQ-4. Solid waste is addressed in Section 5.12, Public Utilities.  A Waste 

Management Plan is required as mitigation for impacts. . As stated in 
Section 5.12, the project would generate large amounts of solid waste 
during its construction and operation.  While direct impacts can be 
mitigated by adhering to the City required mitigation, the project’s 
contribution to cumulative impacts would be regarded as cumulatively 
significant.  Actions to increase landfill capacity include a City proposal to 
include the elevation of the active portion of the Miramar Landfill up to 20 
feet to add approximately four years of capacity to the landfill.  Also, a 
proposal to expand the Sycamore Landfill is being processed by the City of 
San Diego.  The City has determined that additional actions would be 
needed to increase landfill capacity (City of San Diego, Draft General Plan, 
Final Program EIR).  Because there remains some uncertainty about the 
solid waste disposal capacity for the City to the year 2020, past, present and 
future projects (including Quarry Falls) within San Diego would contribute 
to cumulatively significant solid waste impacts.  

QQ-1 

QQ-2 

QQ-3 

QQ-4 

QQ-5 

QQ-6 
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 QQ-5. See response no. V-2. 

 
QQ-6. Comments noted. These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR. 
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RR-1 Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.   
 

 

RR-1 
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SS-1. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.   

 

SS-1 
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TT-1. The PEIR includes a discussion of fire response in Section 2.0, traffic in 

Section 5.2, noise in Section 5.5, and health and safety in Section 5.7. 
 
 
 
 
 
 
 
TT-2. See response no. K-11 and K-12. 
 

 

TT-1 

TT-2 
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UU-1. Traffic is addressed in Section 5.2 of the PEIR.  An alternative that would 

provide a connection to Phyllis Place is presented in Section 10.0, 
Alternatives, as Alternative 4.  The analysis of traffic impacts reflects 
current and future projected traffic conditions, with and without 
implementation of the proposed project. 

 
 
 
 
 
 

 

UU-1 
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VV-1. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.   

 

VV-1 
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WW-1.   
 
 
WW-1. Comments noted.  No responses are necessary. 
 
WW-2. Comments noted.  Corrections have been made to the Table of Contents 

to accurately reflect page numbering for Section 11.0. 
 
WW-3. The typo has been corrected. 
 
WW-4. This correction has been made.  
 
WW-5. Quarry Falls has been designed to accommodate a project that would not 

preclude a road connection from Mission Valley to Phyllis Place.  The 
elevation of the intersection of Via Alta and Franklin Ridge Road would 
not need to be modified to accommodate the road connection; therefore, 
Franklin Ridge Road would not need to be redesigned.  A Preliminary 
Road Profile Evaluation for the segment of Franklin Ridge Road to Phyllis 
Place has been prepared by TCB/AECOM that determined the grade of 
the road would be less than 10%; a deviation from standards has been 
submitted and conceptually approved by the City of San Diego for 
Franklin Ridge Road.  

 
A more detailed grading plan has been prepared for this design which 
identifies approximately 50,000 cubic yards of fill necessary to implement 
this alternative; this represents approximately 4% of the 1.35 million cubic 
yards of cut/fill necessary to implement the grading for the proposed 
project.  The additional fill material would be generated from the minimal 
lowering of development pads; for example, a reduction in elevation of 6 
inches on 62 acres of development area would generate the necessary fill 
material for the road connection alternative. 

 
Relative to air quality and emissions from vehicles slowly traversing the 
grade, please see response no. H-2. 
 
 

WW-1 

WW-2 

WW-3 

WW-4 

WW-5 
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 WW-6. See response to comment no. WW-5 and WW-9. 

 
WW-7. The Draft PEIR acknowledges the policy conflict regarding the road 

connect between the Serra Mesa and Mission Valley Community Plans. 
The date of adoption of the plan does not indicate a policy preference.  
Although the City Council did not initiate a plan amendment to the Serra 
Mesa Community Plan to include the road connection, an analysis of an 
alternative with the road connection was provided in the Draft PEIR. 

 
The reference in Section 8.1.2 to the MVCP being first adopted in 1992 is a 
typographical error; the correct date for the adoption of the unified plan 
was June 25, 1985.  However, planning efforts in Mission Valley began as 
early as 1960; the first adopted plan was the East Mission Valley Area Plan 
approved by the City Council on April 11, 1963.  The West Mission Valley 
area plan began in 1968 and was combined into a single planning effort for 
the entirety of Mission Valley in 1977.  The effort to create the unified plan 
was completed in 1985 with the adoption of the Mission Valley 
Community Plan. 

 
WW-8. While the actual width of the existing landscape buffer may now vary due 

to time, the Quarry Falls Vesting Tentative Map identifies a 50 foot wide 
landscape buffer which will be implemented in conformance with the 
Specific Plan and project approvals. 

 
WW-9. Chapter 10 of the PEIR includes a comprehensive discussion and 

comparison at project build-out of the proposed project and various 
alternatives.  Tables 10-1 through 10-5 provide a comparison of traffic 
impacts and mitigation and a further, more detailed discussed of Alternative 
4 – Road Connection to Phyllis Place is provided in Section 10.2.4.  The Traffic 
Impact Study identified a total of 35 significant traffic impacts for 
segments, arterials, intersections, ramps and freeway segments that were at 
the same location for both the proposed project and Alternative 4 (the 
Phyllis Place Connection alternative).  For these locations, proposed 
mitigation to reduce the impact to below a level of significance is the same 
at the 15 locations where improvements are feasible.  

WW-6 

WW-7 

WW-8 

WW-9 

WW-10 

WW-11 
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 Transportation phasing plans for the project both with and without the 

road connection are included in the PEIR.  
 
The Phyllis Place Connection alternative would improve the road 
segment to 5 lanes as a part of the project and is part of the project’s 
scope also known as a “project feature”. This project feature is discussed 
in Phase 2 of the Transportation Phasing Plan for the "with road 
connection" analysis and Chapter 16 Summary of the TIS report. 
Consequently, the “with project” analysis includes this improvement, 
thereby increasing the capacity of the segment from 15,000 ADT to 
40,000 ADT which is adequate to accommodate the increase in traffic.  
Page 10-9 of the PEIR shows that there would not be an impact with the 
road connection on Phyllis Place southbound ramps because the project 
would improve this segment to 5 lanes.  Hence, the resulting level of 
service is C, which is acceptable.  The reason this is analyzed with the 
increased capacity due the project is because this improvement is 
considered a project feature; therefore, the “with project” analysis 
includes the improvement, as  shown on  Page 10-9 of the PEIR. 
 
Alternative 4 identified one additional segment impact in Serra Mesa; 
although there are significant volume increases to Phyllis Place and 
Murray Ridge Road under this alternative (it should be noted that 
Murray Ridge Road will experience a similar increase in volume under 
the Proposed Project and Alternative 4 scenarios), all of these impacts 
are mitigated to below a level of significance by feasible traffic 
improvements.  Alternative 4 would avoid impacts to Mission Center 
Road (from Murray Ridge Road to the I-805 Overpass and from Camino 
del Rio North to the I-8 Eastbound Ramp) and the intersections of 
Mission Center Road at I-8 Eastbound Ramp and Qualcomm Way at I-8 
Westbound Ramp; these impacts would be mitigated to below a level of 
significance by mitigated proposed in the transportation phasing plan. 
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 Regarding significant unmitigated traffic impacts, the proposed project 

would impact one additional segment (Friars Road from Mission Village 
Road to I-15 Southbound Ramps) that would be avoided under 
Alternative 4.  Alternative 4 would result in an additional four 
unmitigated freeway segment impacts; proposed project improvements 
to regional arterials and interchanges would satisfy the intent of the 
SANDAG’s Regional Transportation Congestion Improvement Program 
(RTCIP) for contributions to address impacts to the regional 
transportation system. 

 
WW-10. See response no. H-12.   

 
WW-11. The information referenced was provided by Sudberry Properties 

Entitlement, LLC to the Serra Mesa Community Planning Group at their 
request and was expressed as a percentage change in traffic from existing 
conditions to the proposed project.  This information was taken directly 
from the TIS and reformatted to meet the community’s request. 
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WW-12. See response to comment H-14. 
 
 
 
 
 
 
 
WW-13. The future forecast volumes used for the PEIR are developed from 

SANDAG/City of San Diego models that account for multiple paths 
and congested routes and are thus accounted for in the traffic study. 

 
WW-14. See response nos. E-5, H-8, and NN-6. 

 

WW-12 

WW-13 

WW-14 
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XX-1. Comments noted.   
 XX-1 
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YY-1. See responses to comments nos. PP-1 – PP-8. 
 YY-1 
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YY-2. See responses to comments nos. PP-9 – PP-10. 
 
 
 
 
 
 
 
 
YY-3. Comments noted.  These comments express the opinion of the reviewer 

and do not address the adequacy and completeness of the PEIR.  
 
 
 
 
 

 
 

YY-2 

YY-3 
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draft and may be modified as the PROJECT proceeds through the hearing process. 
 

1. Per the California Environmental Quality Act (CEQA) Section 15132, the Findings and 
SOC are not considered part of the environmental document but are made after the 
decision makers have considered the final environmental document. 
 

2. These Findings and SOC have been submitted by the project applicant as draft findings to 
be made by the decision-making body. 

 
3. The Environmental Analysis Section of the City’s Development Services Department 

does not recommend that the discretionary body either adopt or reject these Findings and 
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review potential reasons for approving the PROJECT despite the significant unmitigable 
effects identified in the PEIR. 
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I. 
INTRODUCTION 

A. Findings of Fact and Statement of Overriding Considerations 

The California Environmental Quality Act (CEQA) (Pub. Res. Code §§ 21000, et 
seq.) and the State CEQA Guidelines (Guidelines) (14 Cal. Code Regs §§ 15000, et seq.) 
promulgated there under, require that the environmental impacts of a project be examined before 
a project is approved.  Specifically, regarding findings, Guidelines Section 15091 provides: 

(a) No public agency shall approve or carry out a project for which an 
Environmental Impact Report (EIR) has been certified which identifies one or 
more significant environmental effects of the project unless the public agency 
makes one or more written findings for each of those significant effects, 
accompanied by a brief explanation of the rationale for each finding.  The 
possible findings are: 
1. Changes or alterations have been required in, or incorporated into, the 

project which avoid or substantially lessen the significant environmental 
effect as identified in the final EIR. 

2. Such changes or alterations are within the responsibility and jurisdiction of 
another public agency and not the agency making the finding.  Such 
changes have been adopted by such other agency or can and should be 
adopted by such other agency. 

3. Specific economic, legal, social, technological, or other considerations 
make infeasible the mitigation measures or project alternatives identified 
in the final EIR. 

(b) The findings required by subdivision (a) shall be supported by substantial 
evidence in the record. 

(c) The finding in subdivision (a)(2) shall not be made if the agency making the 
finding has concurrent jurisdiction with another agency to deal with identified 
feasible mitigation measures or alternatives.  The finding in subdivision (a)(3) 
shall describe the specific reasons for rejecting identified mitigation measures 
and project alternatives. 

(d) When making the findings required in subdivision (a)(1), the agency shall also 
adopt a program for reporting on or monitoring the changes which it has either 
required in the project or made a condition of approval to avoid or 
substantially lessen significant environmental effects.  These measures must 
be fully enforceable through permit conditions, agreements, or other 
measures. 

(e) The public agency shall specify the location and custodian of the documents 
or other materials which constitute the record of the proceedings upon which 
its decision is based. 
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(f) A statement made pursuant to Section 15093 does not substitute for the 
findings required by this section. 

The “changes or alterations” referred to in Section 15091(a)(1) above, that are 
required in, or incorporated into, the project which mitigate or avoid the significant 
environmental effects of the project, may include a wide variety of measures or actions as set 
forth in Guidelines Section 15370, including:  

(a) Avoiding the impact altogether by not taking a certain action or parts of an 
action. 

(b) Minimizing impacts by limiting the degree or magnitude of the action and its 
implementation. 

(c) Rectifying the impact by repairing, rehabilitating, or restoring the impacted 
environment. 

(d) Reducing or eliminating the impact over time by preservation and 
maintenance operations during the life of the action. 

(e) Compensating for the impact by replacing or providing substitute resources or 
environments. 

Regarding a Statement of Overriding Considerations, Guidelines Section 15093 
provides:  

(a) CEQA requires the decision-making agency to balance, as applicable, the 
economic, legal, social, technological, or other benefits of a proposed project 
against its unavoidable environmental risks when determining whether to 
approve the project.  If the specific economic, legal, social, technological, or 
other benefits of a proposed project outweigh the unavoidable adverse 
environmental effects, the adverse environmental effects may be considered 
“acceptable.” 

(b) When the lead agency approves a project which will result in the occurrence 
of significant effects which are identified in the final EIR but are not avoided 
or substantially lessened, the agency shall state in writing the specific reasons 
to support its action based on the final EIR and/or other information in the 
record.  The statement of overriding considerations shall be supported by 
substantial evidence in the record. 

(c) If an agency makes a statement of overriding considerations, the statement 
should be included in the record of the project approval and should be 
mentioned in the notice of determination.  This statement does not substitute 
for, and shall be in addition to, findings required pursuant to Section 15091. 

Having received, reviewed and considered the Final Environmental Impact Report 
for the Community Plan Amendment, General Plan Amendment, Rezone, Specific Plan, Master 
Planned Development Permit, Site Development Permit (SDP), Vesting Tentative Map (VTM), 
Conditional Use Permit/Reclamation Plan, and Amendment to the Mission Valley Public 
Facilities Financing Plan for the Quarry Falls Project, State Clearinghouse No. 2005081018 
(Final PEIR), as well as all other information in the record of proceedings on this matter, the 
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following Findings of Fact and Statement of Overriding Considerations (Findings) are hereby 
adopted by the City of San Diego (City) in its capacity as the CEQA Lead Agency.  These 
Findings set forth the environmental basis for current and subsequent discretionary actions to be 
undertaken by the City and responsible agencies for the implementation of the proposed project. 

B.  Record of Proceedings 

For purposes of CEQA and these Findings, the Record of Proceedings for the 
proposed project consists of the following documents and other evidence, at a minimum: 

• The Notice of Preparation (NOP) and all other public notices issued by the City in 
conjunction with the proposed project; 

• The Final PEIR for the proposed project; 

• The Draft PEIR; 
• All documents and public testimony from the September 19, 2005, scoping meeting; 

• All written comments submitted by agencies or members of the public during the public 
review comment period on the Draft PEIR; 

• All responses to written comments submitted by agencies or members of the public 
during the public review comment period on the Draft PEIR;  

• All written and verbal public testimony presented during a noticed public hearing for the 
proposed project at which such testimony was taken; 

• The Mitigation Monitoring and Reporting Program (MMRP); 
• The reports and technical memoranda included or referenced in Responses to Comments 

and/or in the Final PEIR; 
• All documents, studies, EIRs, or other materials incorporated by reference in the Draft 

PEIR and the Final PEIR; 
• Matters of common knowledge to the City, including but not limited to federal, state and 

local laws and regulations; 
• Any documents expressly cited in these Findings; and 

• Any other relevant materials required to be in the record of proceedings by Public 
Resources Code Section 21167.6(e). 

C. Custodian and Location of Records 

The documents and other materials which constitute the administrative record for 
the City’s actions related to the project are located at the City of San Diego, Development 
Services Center, 1222 First Avenue, Fifth Floor, San Diego, CA 92101.  The City Development 
Services Center is the custodian of the administrative record for the project.  Copies of these 
documents, which constitute the record of proceedings, are and at all relevant times have been 
and will be available upon request at the offices of the City Development Services Center.  This 
information is provided in compliance with Public Resources Code Section 21081.6(a)(2) and 
Guidelines Section 15091(e). 
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II. 
PROJECT SUMMARY 

A. Project Location 

The regional and local setting of the project is discussed in Section 2.0, 
Environmental Setting, of the Program EIR (PEIR). The proposed Quarry Falls project is located 
in the Mission Valley and Serra Mesa communities of the City of San Diego, within San Diego 
County. The majority of the 230.5-acre project site (approximately 225 acres) is located in the 
Mission Valley community, with approximately six acres located in the Serra Mesa community; 
both communities are near the geographic center of the City of San Diego. The project is 
bordered on the south by Friars Road, on the east by Interstate 805 (I-805), and on the west by 
Mission Center Road all within the Mission Valley Community Plan area.  The northern property 
boundary is formed by Phyllis Place, located in the Serra Mesa community. 

B.  Project Background 

The Quarry Falls project site is the location of an on-going resource extraction 
operation for the mining and processing of sand and gravel, which has been operating on the site 
for more than 50 years. A Conditional Use Permit (CUP) was originally issued by the City of 
San Diego in 1962. Current mining activities that occur on approximately 210 acres of the 230.5-
acre site are operating under approved CUPs 5073 and 82-0315; the northern approximately six 
acres located within the Serra Mesa community are outside the limits of the approved CUP, and 
no mining is occurring in that area. An amendment to CUP 5073 was approved in 1979 to extend 
the expiration date of the CUP from December 31, 1982 until such time that resources are 
depleted. Therefore, CUP 5073 does not have an expiration date; instead, mining is allowed to 
continue until resources are depleted. The limits of the CUP are shown in Figure 3-1, Boundary 
of Existing CUP 5073, of the Final PEIR. Amended CUP 5073 originally covered approximately 
336 acres. Changes have occurred to the approved CUP as amended, including deleting land 
within the original CUP boundaries as mining is completed and development takes over. 
Specifically, the eastern portion of the original CUP was deleted in concert with the 1979 
amendment for the I-805 Freeway along the eastern project boundary; additional areas were also 
removed to allow for development of the Mission Center Retail Center located west of the 
project site; and last, the southern portion of the original CUP area was removed to allow 
development of Rio Vista West located south of the project site. Associated with approved CUP 
No. 5073 is an approved Reclamation Plan (see Figure 2-5, Existing Approved Reclamation 
Plan, of the Final PEIR). Following mining, the Reclamation Plan shows that the site would be 
reclaimed as a flat pad, with a gradient ranging between one and four percent, rimmed by steep 
mined slopes.  CUP 82-0315 was approved in August 1982, allowing the operation of asphalt 
and concrete batch plants.  Based on the approved permit, CUP 82-0315 remains in effect until 
the sand and gravel resources are depleted on the property under CUP 5073. 

As discussed in Section 3.3.6, CUP/Reclamation Amendment, of the PEIR, CUPs 
5073 and 82-0315 would be altered by project actions. The approved Reclamation Plan would be 
adjusted to reflect grading proposed as part of the project and to retain more material on-site for 
use in terracing the site (see Figure 3-41, Proposed Adjusted Reclamation Plan, of the Final 
PEIR). In addition, the project proposes locating the asphalt and concrete plants to the southeast 
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corner of the project site to continue as an interim use until 2022 (see Figure 3-43, Existing and 
Proposed Batch Plant Locations, of the Final PEIR). 

C. Project Description 

The purpose of the Quarry Falls project is to develop urban uses and parks and 
open spaces on the existing 230.5-acre mining site where sand and gravel resources are 
approaching depletion. As an end use of the mining operations, an integrated mix of land uses 
surrounding a system of parks, open space, and activity areas would occur in a phased manner as 
depletion of resources occurs and mining ceases. Proposed land uses would be linked with an 
internal pedestrian and trail system and connected to adjacent areas by an internal roadway 
network.  Land uses proposed as part of Quarry Falls include approximately 31.8 acres of public 
parks, civic uses, open space and trails; a maximum of 4,780 residential units offered as a variety 
of “for sale” and/or “for rent” and built as condominiums, town homes, apartments and/or flats, 
row homes, courtyard units, lofts, live/work units, carriage units (dwelling units on one or more 
floors located above a private garage), senior housing and assisted care units; a target of 480,000 
square feet of retail space; and a target of 420,000 square feet of office/business park uses. 
Additional land uses provided within Quarry Falls include a school.  The project will also 
provide 10 percent of the residential units on-site as affordable units.  This equates to 478 units, 
based on the maximum allowable residential development of 4,780 units.  Proposed land uses 
and development intensities for the Quarry Falls project are shown in Table 2-1, Quarry Falls 
Land Use Summary.  Proposed zoning for the project is shown in Table 3-2, Quarry Falls Zones 
and Development Intensity. 

Quarry Falls Specific Plan 
Table 2-1.  Quarry Falls Land Use Summary 

 

Land Use 
Approximate Gross Area 

(acres) 
Maximum 

Development Intensity 

Parks/Civic/Public Open Space1 
31.8 acres 

(17.5 acres neighborhood parks) N/A 
Private Recreation 2.1 acres N/A 
Residential2 93.8 acres 4,780 units4 
Multiple Use 37.5 acres  

Commercial Retail/Office3  900,000 square feet4 
Residential (included in total)  411 units 

Circulation/Public Rights-of-Way 29.7 acres N/A 
Private Open Space and 
Revegetated Slopes 35.6 acres N/A 

School Site (K-12)5 3 acres (included within the 
residential acreage) N/A 

1 Includes public parks and private open space with public access easements. 
2 Includes low Medium, Medium High, and High density residential areas. 
3 For purposes of the traffic analysis, the maximum development intensity is comprised of 480,000 square feet of commercial retail and 420,000 square feet of 

commercial office. 
4 A maximum of 1,680 Driveway ADT (equivalent to 280 residential units) may be transferred from residential land use to commercial land use to increase the 

maximum development intensity in excess of 900,000 square feet, subject to the Density Transfer provisions of the Specific Plan. 
5 As described in the Final PEIR, based upon a mix of school aged children resulting in 1,607 Driveway ADT. 
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Quarry Falls Final PEIR  

Table 3-2.  Quarry Falls Zones and Development Intensity 
(See Figure 3-5 of the Final PEIR for corresponding zoning map.) 

 

 

1 A maximum of 1,680 Driveway ADT (equivalent to 280 residential units) may be transferred from residential land use to commercial land 
use to increase the maximum development intensity in excess of 900,000 square feet, subject to the Density Transfer provisions of the 
Specific Plan. 

 
As required by the City of San Diego Development Services Department, a 

discussion of Public Services and Facilities is provided in Section 2.6 of the PEIR.  A full 
analysis and evaluation of the public services and facilities to serve the project is contained in 
Section 2.6.  Based on the discussion contained in the Final PEIR, the project will not result in 
impacts to public services and facilities.  Furthermore, with the exception of public parks, the 
project will not result in the need to construct new public facilities; therefore, no mitigation is 
required for changes to the physical environment.  The project satisfies its public parks 
requirements through the development of on-site population based public park facilities and 
contribution toward a community park to serve Mission Valley.  The PEIR evaluates the physical 
impacts of construction on-site public park facilities as part of the project’s overall 
environmental impact evaluation contained in Section 5.0 of the PEIR. 

Planning 
District Land Use 

Net 
Area Subdistrict LDC Zone 

Intensity 
Range 
(du/ac) 

Development 
Intensity Range Target Density 

12.4 Park OP-2-1 N/A N/A1 
2.1 Community 

Recreation 
Center 

RM-1-1 0 sq. ft. -10,000 sq. ft. 4,000 sq. ft. 
Park District Parks, Open 

Space, Civic, 
Community 

4.6 Civic Center RM-1-1 

N/A 

0 sq. ft. – 15,000 sq. 
ft. 0 sq. ft.1 

4.0 Ridgetop West RM-1-1 6 – 14.5 24 du – 58 du 41 units Ridgetop 
District 

Residential 
6.3 Ridgetop East RM-2-4 6 – 24.9 37 du – 156 du 59 units 

15.4 Foothills North RM-3-7 10 – 43.5 154 du – 670 du 363 units 
9.4 Foothills 

Southwest 
RM-3-8 20 – 54.5 187 du – 510 du 376 units 

Foothills 
District 

Residential 

6.3 Foothills 
Southeast 

RM-4-10 20 – 108.9 126 du – 688 du 383 units 

11.2 Terrace North RM-3-8 20 – 54.5 223 du – 608 du 470 units 
4.7 Terrace West RM-3-7 10 – 43.5 48 du – 209 du 154 units 

Terrace 
District 

Residential 

10.5 Terrace South RM-4-10 20 – 108.9 211 du – 1,147 du 812 units 
20.5 Creekside West RM-3-9 20 – 72.6 410 du – 1,490 du 1,353 units 
5.4 Creekside 

Central 
RM-4-10 40 – 108.9 215 du – 586 du 358 units 

Creekside 
District   

Residential 
Urban Village  

5.0 Creekside East CC-3-5 0 – 29.0 0 du – 145 du 
50,000 sq. ft. – 
130,000 sq. ft. 

84 units 
80,000 sq. ft. 

Village Walk 
District 

Urban Village 19.5 N/A CC-3-5 0 – 29.0 0 du – 567 du 
250,000 sq. ft. – 
650,000 sq. ft. 

327 units 
430,000 sq. ft. 

Quarry 
District 

Multiple Use 12.9 N/A IL-3-1 N/A 245,000 sq. ft. – 
750,000 sq. ft. 

390,000 sq. ft. 

MAXIMUM ALLOWABLE DEVELOPMENT INTENSITY 4,780 units 
900,000 sq. ft. 

Commercial Retail 
and Office1 
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For many communities within the City of San Diego, the City collects 
Development Impact Fees (DIF) to assist in funding public facilities in a particular community.  
DIF are a method for assessing new development for its impact on infrastructure and public 
services through a fee system.  Impact fees are collected at the time of building permit issuance.  
Funds collected are deposited in a special interest bearing account and can only be used for the 
identified facilities serving the community in which they are collected.  As sufficient funds are 
collected, the City proceeds with construction programs.  New developments within the Mission 
Valley community are required to pay DIF in accordance with the Public Facilities Financing 
Plan (PFFP) for the Mission Valley community.  Additionally, development projects, including 
Quarry Falls, are required to pay school fees in accordance with the requirements of San Diego 
City Schools and as mandated by State law to accommodate the needs of public schools in 
serving existing and projected student generation. 

Relative to fire services, as stated in Section 2.6.1 of the Final PEIR, there are 
four fire stations within the vicinity of the site that can serve the project.  The project would 
increase the demand for fire services; however, according to the City of San Diego Fire 
Prevention Bureau, the temporary station in Mission Valley will serve the Quarry Falls site.  
Currently, the response time associated with this facility during the day is 4.5 minutes, which is 
below the national standard of 5 minutes. 

  The City Council has included a new facility in the Mission Valley Public 
Facilities Financing Plan, established a CIP project, and completed the environmental document 
for construction of a permanent fire station in the project vicinity.  The new station would be 
located in the 9400 block of Friars Road, approximately 1.1 miles from the project site, and will 
replace a temporary station located at Qualcomm Stadium.  The new station will comprise a four 
or five base station including a medical unit, a rescue unit, and fire trucks.  The new fire station 
has completed its own environmental review (Project No. 6595; LDR No. 33090; CIP No. 33-
090.0)  The Quarry Falls project will contribute development impact fees that can be used toward 
the new fire station.  The project does not trigger the need for the new fire station, will not 
necessitate the construction of any new fire facilities not already planned and analyzed for 
environmental impacts, and therefore will not cause any new physical impacts related to the 
provision of fire services.   

As stated in section 2.6.2 of the Final PEIR, Emergency Medical Services is under 
contract with the City to respond within 12 or 18 minutes at least 90 percent of the time to 
emergency services calls.  Medic 6 is located approximately four miles away from the project 
site.  The project will not cause a need for any physical improvements to be built to meet the 
need for the provision of emergency medical services. 

As stated in Section 2.6.3 of the Final PEIR, the project will result in the need for 
the City to hire additional police officers.  However, there is adequate space for the additional 
personnel at the Eastern Division offices, and the project will not result in the need to construct 
any additional physical improvements related to police services and will cause no physical 
impacts related to police services. Additionally, the 2006 emergency response time for Mission 
Valley is comparable to the approximate 7.3-minute city-wide average response time for 
emergency calls. 
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While the Police Department did not identify a need for new facilities, it did 
identify that the effect of the development on response time could be offset by compensating for 
the initial equipment costs of $322,000 which would not be covered by the DIF.  The effect to 
response times is a function of the allocation of police officers citywide and the annual budget 
allocation for personnel and non-personnel expenses for the Police Department. In order to 
ensure one-time funding for police officers added due to the implementation of Quarry Falls, at 
issuance of building permits, a pro-rata fee will be paid for sworn police officers added to the 
Eastern Division Substation.  The fee will be updated annually based upon budget estimates for 
the initial one-tie start up costs for a sworn officer as established by the City of San Diego. The 
“Fiscal Impact Analysis for Quarry Falls” prepared by Economic Research Associates (ERA) 
dated August 28, 2006, determined the project will generate adequate General Fund revenue to 
pay its projected demand on city services as well as generate an annual surplus at build-out, 
estimated by the City of San Diego to be approximately $1.5 million.  Therefore, the project 
generates adequate revenue to fund ongoing needs.   

As stated in section 2.6.4 of the Final PEIR, the Mission Valley Branch Library 
has adequate capacity to serve the project and Mission Valley.  The project will not result in the 
need to construct any additional libraries and will cause no physical impacts related to library 
services.   

As stated in Section 2.6.5, adequate schools facilities are available to serve the 
project.  Additionally, the Quarry Falls project will be required to pay school fees in accordance 
with the requirements of San Diego City Schools, as would other future developments.  The 
payment of school fees is mandated by State law to accommodate the needs of public schools in 
serving existing and projected student generation.  School fees are addressed by Senate Bill (SB) 
50, enacted on August 27, 1998, which significantly revised developer fees and mitigation 
procedures for school facilities so that payment of statutory fees constitutes full and complete 
mitigation.  Additionally, the Quarry Falls project allows for the possible development of a 
school within Quarry Falls, which may include an elementary, middle or high school.  The 
development of a school within Quarry Falls would not remove the obligation for payment of 
school fees. As discussed in section 2.6.6 of the Final PEIR, the project will include a total of 
17.5 acres of population-based public parks onsite, which will exceed the project’s requirements 
for neighborhood parks.  In order to meet City requirements for community parks, the project 
will pay DIF equivalent to 6.65 acres toward a community park for Mission Valley. The City has 
determined that based upon SANDAG’s 2030 projection of additional residential units planned 
in Mission Valley, there would be adequate funds collected from future development and other 
sources to construct the community park and related facilities identified in the financing plan.  
Because the project includes a large onsite park component, the project will not lead to excessive 
wear and tear on existing parks or other physical deterioration.  In addition, as discussed in 
section 2.6.6 of the Draft PEIR, the project includes 69.4 acres of parks/civic/open space 
(includes public parks and private open space with public access easements) a civic center, a 
community recreation center, Finger Parks, the Franklin Ridge Road Pocket Park, and 
private/revegetated slopes.  This, in combination with the development impact fee the project 
will pay to satisfy its community park requirement, is considered adequate.  The development 
impact fee may be used to develop a regional park at Qualcomm or another site.  The project 
does not trigger the need for a regional park, and such a facility will undergo its own 
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environmental review.  As such, the project will create no physical impacts related to parks that 
have not been evaluated as part of the proposed project.     

The water supply for the Quarry Falls project was planned for as part of the City of San Diego’s 
Urban Water Management Plan (UWMP), and County Water Authority UWMP.  Both 
documents rely on the SANDAG Regional Growth Forecast for planning purposes and the 
proposed project was included as part of that forecast.  In order to ensure no net increase in water 
demand than forecasted in the WSA, the project includes water conservation measures and a 
250,000 gallon per day capacity package recycled water facility to provide a source for on-site 
irrigation and other non-potable water uses, thereby reducing the demand on the need for potable 
water. 

Designed and located as an accessory use to the Quarry Falls development, the wastewater 
treatment facility would be within the project footprint in proximity to the 18-inch sewer main 
located in Russell Park Way in order to capture the maximum flow from the project.   The 
system would be privately funded and operated by the developer or assigned designee to provide 
reclaimed water for use in landscaped areas within multi-family and commercial development, 
open space and slope lots, and right-of-way landscaping as well as other allowed uses.  
Reclaimed water from the system would be restricted to users within the project.  The design of 
treatment facility and infrastructure would comply with all City guidelines and standards and 
would be operational prior to occupancy of the 3,311th residential unit. 

D. Discretionary Actions 

To implement the Quarry Falls project, the project applicant is requesting 
approval of the following:  

• Amendment to the Mission Valley Community Plan and associated General Plan 
Amendment 

• Specific Plan 
• Master Planned Development Permit (PDP) 
• Site Development Permit (SDP) 
• Rezones 
• Vesting Tentative Map (VTM) 
• Amendment to CUP/Reclamation Plan No. 5073 and CUP 82-0315 
• Amendment to the Mission Valley Public Facilities Financing Plan (PFFP) 

 
Approval of the following state and federal permits will be required for the 

proposed project: 

• California Department of Fish and Game (CDFG) Section 1602 Streambed Alteration 
Agreement  

• NPDES Permit  
• Encroachment Permit (Caltrans) 
• California Department of Conservation Review – [Because the project proposes an 

amendment to existing Conditional Use Permits (CUPs) involving resource mining 
and extraction, the project is subject to SMARA, requiring that the amended 
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Reclamation Plan be sent to the Office of Mine Reclamation at least 90 days before 
the decision date for the project.  This requirement has been satisfied by the project.] 

• Obstruction Evaluation/Airport Airspace Analysis, Part 77 Determination (Federal 
Aviation Administration)  

 
E.  Statement of Objectives 

• Develop a community that responds to the natural and created attributes of the project site 
by placing primary focus on the creation of an interactive system of public parks and 
private parks with public easements and open space; 

• Provide “for sale” and “for rent” multi-family and single-family residential units to serve 
a variety of income levels for residents of San Diego; 

• Enhance employment opportunities for the City through the creation of office/business 
parks that are fully integrated into the Quarry Falls community; 

• Provide a mixed-use area, with neighborhood, community and lifestyle retail commercial 
uses and residential development, to serve Quarry Falls and the surrounding areas; 

• Encourage pedestrian activity through a logical connection of trails, sidewalks, and 
bicycle facilities; 

• Unify land uses by setting forth design guidelines and an implementation program; 

• Design individual development projects that positively contribute to the character of the 
City of San Diego and reinforce community identities through control of project design 
elements such as architecture, landscaping, walls, fencing, lighting, and signage; 

• Demonstrate high quality design and construction; 

• Develop an environment that is visually attractive and efficiently and effectively 
organized, including visually pleasant landscaping; 

• Provide for a long-range comprehensive planning approach to the project site’s 
development which cannot be accomplished on a parcel-by-parcel basis; 

• Attract commercial and office uses to serve community and regional needs; 
• Develop land uses that would serve as a revenue source for the City of San Diego through 

sales taxes, property taxes, and project-related fees; 
• Encourage sustainability in design to foster “green” development that reduces project 

energy needs and water consumption; 
• Improve the water quality of site run-off through sustainable design features, such as a 

natural bioswale; 
• Phase development with respect to the logical extension of infrastructure and services; 

• Allow for the option to construct a school to serve children within Quarry Falls and from 
other areas in Mission Valley, as well as areas served by the San Diego Unified School 
District. 
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III. 
ENVIRONMENTAL REVIEW AND PUBLIC PARTICIPATION 

The City determined that the proposed project may have a significant effect on the 
environment and that a Program EIR should be prepared to analyze the potential impacts 
associated with approval and implementation of the proposed project. In accordance with CEQA 
Guidelines Section 15082(a), a Notice of Preparation (NOP), dated August 3, 2005, was 
prepared for the project and distributed to all Responsible and Trustee Agencies, as well as other 
agencies and members of the public who may have an interest in the project. The purpose of the 
NOP was to solicit comments on the scope and analysis to be included in the Program EIR for 
the proposed Quarry Falls project. A copy of the NOP and letters received during its review are 
included in Appendix A1 to the Program EIR. In addition, comments were also gathered at a 
public scoping session held for the project on September 19, 2005 (see Appendix A2). Based on 
an initial review of the project and comments received, the City of San Diego determined that the 
Program EIR for the proposed project should address the following environmental issues: Land 
Use; Transportation/Traffic Circulation/Parking; Visual Effects and Neighborhood Character; 
Air Quality; Noise; Biological Resources; Health and Safety; Historical Resources; Hydrology; 
Geologic Conditions; Paleontological Resources; Public Utilities; Water Quality; Mineral 
Resources; Growth Inducement; and Cumulative Effects. 

The Draft EIR for the proposed project was then prepared and circulated for 
review and comment by the public, agencies and organizations for a public review period that 
began on November 1, 2007. At the request of the Serra Mesa Community Planning Group, the 
public review period was extended from the original end date of December 17, 2007 
(constituting the required 45-day public review period) until January 7, 2008 – providing the 
public with an additional three weeks of review time, for a total of 66 days. A Notice of 
Completion of the Draft EIR was sent to the State Clearinghouse.  Copies of the PEIR and 
technical appendices were provided to the State Clearinghouse, Office of Planning and Research 
(SCH No. 2005081018) on November 6, 2007.  The Draft PEIR and technical appendices were 
also directly sent to all applicable local, state, and federal agencies, including U.S. EPA, U.S. 
Fish & Wildlife Service, U.S. Army Corps of Engineers, Caltrans Planning, California 
Department of Fish & Game, Regional Water Quality Control Board, State Clearinghouse, 
California Air Resources Board, and the Native American Heritage Commission.  A notice of 
availability of the Draft EIR for review was mailed to residents in the vicinity of the project site 
and non-residential property owners expressing an interest in the project.  The notice of 
availability was also filed with the City Clerk and posted in the San Diego Daily Transcript, and 
the required notice was provided to the public 

As noted, the public comment period on the Draft EIR concluded on January 7, 
2008.  The City received 51 letters of comment on the proposed project.  The City prepared 
responses to those comments, which are incorporated into the Final PEIR. On September 18, 
2008, the City of San Diego Planning Commission held a public hearing and recommended to 
the San Diego City Council approval of the project and certification of the Final PEIR.  On 
October 21, 2008, the City Council held a public hearing to consider the project and, by a 7-1-0 
vote, certified the Final PEIR, adopted these findings of fact, and the accompanying Statement of 
Overriding Considerations, and approved the Quarry Falls project. 
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IV. 
GENERAL FINDINGS 

The City hereby finds as follows: 

• The City is the “Lead Agency” for the proposed project evaluated in the Final PEIR; 

• The Draft PEIR and Final PEIR were prepared in compliance with CEQA and the 
Guidelines; 

• The City has independently reviewed and analyzed the Draft PEIR and the Final PEIR, 
and these documents reflect the independent judgment of the City Council and the City of 
San Diego; 

• The City of San Diego’s review of the Draft PEIR and the Final PEIR is based upon 
CEQA, the CEQA Guidelines, and the City’s January 2007 Significance Determination 
Thresholds and those portions of the Significance Determination Thresholds applicable to 
projects deemed complete prior to January 1, 2007, as the proposed project was deemed 
complete on May 17, 2005.            

• A Mitigation Monitoring and Reporting Program (MMRP) has been prepared for the 
proposed project, which the City has adopted or made a condition of approval of the 
proposed project.  That MMRP is included as Section 11.0 of the Final PEIR, is 
incorporated herein by reference and is considered part of the record of proceedings for 
the proposed project; 

• The MMRP designates responsibility and anticipated timing for the implementation of 
mitigation.  The City will serve as the MMRP Coordinator; 

• In determining whether the proposed project has a significant impact on the environment, 
and in adopting these Findings pursuant to Section 21081 of CEQA, the City has 
complied with CEQA Sections 21081.5 and 21082.2; 

• The impacts of the proposed project have been analyzed to the extent feasible at the time 
of certification of the Final PEIR; 

• The City reviewed the comments received on the Draft PEIR and Final PEIR and the 
responses thereto and has determined that neither the comments received nor the 
responses to such comments add significant new information regarding environmental 
impacts to the Draft PEIR or Final PEIR.  The City has based its actions on full appraisal 
of all viewpoints, including all comments received up to the date of adoption of these 
Findings and Statement of Overriding Considerations, concerning the environmental 
impacts identified and analyzed in the Final PEIR;   

• The City has reviewed the comments received on the Draft PEIR and Final PEIR and the 
responses thereto and has determined that, in accordance with CEQA Guidelines Section 
15088.5, neither the comments received nor the responses to such comments add 
significant new information regarding environmental impacts to the Draft PEIR or Final 
PEIR and that recirculation of the PEIR is not necessary.  The City has based its actions 
on full appraisal of all viewpoints, including all comments received up to the date of 
adoption of these Findings and Statement of Overriding Considerations, concerning the 
environmental impacts identified and analyzed in the Final PEIR.  The City has included 
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new information in the Final PEIR, but the new information merely clarifies and 
amplifies the information in the Draft PEIR.  This new information does not alter the 
PEIR in a way that deprives the public of a meaningful opportunity to comment upon a 
substantial adverse environmental effect of the project or a feasible way to mitigate or 
avoid such an effect.  For example, the Draft PEIR contains a reasonable range of 
alternatives, including a reduced-density alternative.  In response to public comments, the 
City has provided additional information about these alternatives, including information 
about implementing the alternatives with the Phyllis Place connection and implementing 
the alternatives with allowable trips determined under slightly different methodologies.  
These variations on the Draft PEIR’s alternatives are similar to the alternatives the Draft 
PEIR already analyzed in depth.  No significant new information is provided by the 
inclusion of this information that would require recirculation of the PEIR.  

• The responses to the comments on the Draft PEIR, which are contained in the Final 
PEIR, clarify and amplify the analysis in the Draft PEIR; 

• The City has made no decisions that constitute an irretrievable commitment of resources 
toward the proposed project prior to certification of the Final PEIR, nor has the City 
previously committed to a definite course of action with respect to the proposed project; 

• Copies of all the documents incorporated by reference in the Final PEIR are and have 
been available upon request at all times at the offices of the City, custodian of record for 
such documents or other materials; and 

• Having received, reviewed, and considered all information and documents in the record, 
the City hereby conditions the proposed project and finds as stated in these Findings. 
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V. 
SUMMARY OF IMPACTS 

Section 5.0 of the Final PEIR presents the Environmental Analysis of the 
proposed project. Based on the analysis contained in Section 5.0 of the Final PEIR, the proposed 
Quarry Falls project would result in significant impacts to: Land Use (direct and cumulative), 
Transportation/Traffic Circulation/Parking (direct and cumulative), Visual Effects and 
Neighborhood Character (direct and cumulative), Air Quality (direct), Noise (direct), Biological 
Resources (direct), Health and Safety (direct), Historical Resources (direct), Paleontological 
Resources (direct), and Public Utilities (direct and cumulative). Mitigation measures have been 
identified which will reduce direct impacts to below a level of significance for all significant 
impacts except Land Use (traffic circulation), Transportation/Traffic Circulation/Parking and 
Visual Effects and Neighborhood Character. Cumulative impacts associated with Land Use 
(traffic circulation), Transportation/Traffic Circulation/Parking, Visual Effects and 
Neighborhood Character, and Public Utilities (solid waste) will not be fully mitigated by the 
project. 
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VI. 
FINDINGS REGARDING IMPACTS 

A. Land Use 

1. Environmental Impact: Consistency with the land use designations, intensity of 
development, environmental goals, objectives, and recommendations of the Mission Valley 
Community Plan and the Mission Valley Planned District Ordinance.  As discussed in Section 
5.1 of the Final PEIR the proposed project is consistent with the goals of the Mission Valley 
Community Plan (MVCP) and Mission Valley Planned District Ordinance (MVPDO), but traffic 
generated from the proposed project would result in significant impacts to the circulation system. 

Finding:  The project will have no substantial adverse effect on the 
environmental goals, objectives or guidelines of the community or general plan; however, traffic 
generated from the proposed project would result in significant impacts to the circulation system.  
Changes or alterations have been required in, or incorporated into the project which substantially 
lessens the significant environmental effects from traffic on the circulation system as identified 
in the Final PEIR.  These changes or alterations, however, will not reduce the impacts to below a 
level of significance, and the project is expected to have significant unmitigable adverse impacts 
on traffic.  The City finds that there are no other feasible mitigation measures that will mitigate 
the impacts to below a level of significance, and that specific economic, social, technological or 
other considerations make infeasible certain mitigation measures and project alternatives 
identified in the Final PEIR.  As described in the Statement of Overriding Considerations, the 
City has determined that this impact is acceptable because of specific overriding considerations.  

Facts in Support of Finding:   

Mission Valley Community Plan.  Six broad objectives are included in the 
MVCP that set forth the framework for development in Mission Valley. Each of the Community 
Plan Elements addresses the attainment of these six objectives. Objective 2, “Provide protection 
of life and property from flooding by the San Diego River,” and Objective 3, “Provide a 
framework for the conservation of important wetland/riparian habitats balanced with expanded 
urban development,” are not relevant and were not evaluated in the PEIR because the proposed 
project site is outside of the flood zone area. Project consistency with the remaining objectives 
(1, 4, 5, and 6) has been fully analyzed.   

Objective 1: Encourage high quality urban development in the Valley which will provide a 
healthy environment and offer occupational and residential opportunities for all citizens. 

The Land Use Element and Urban Design Element address this objective by 
providing development guidelines and an overall vision for residential, commercial, industrial, 
and mixed use developments in the Valley. Additionally, the Land Use Element addresses sand 
and gravel operations.  The proposed project site is identified as a Multiple Use area in the 
MVCP.   

The Quarry Falls Specific Plan identifies a series of objectives, which provide the 
framework for the Plan.  The Specific Plan proposes seven planning districts (the Parks, 
Ridgetop, Foothills, Terrace, Creekside, Village Walk, and Quarry Districts) organized around a 
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system of terraced parks and urban open space.  Various types and intensities of development 
would occur in each district, allowing for a logical integration of land uses.  Development 
standards and design guidelines have also been developed to serve as a “methodology for 
achieving a high quality, aesthetically cohesive community.”  In fact, the first design objective of 
the Specific Plan is “to provide the City with the necessary assurances that the Quarry Falls 
Specific Plan will develop in the manner intended and envisioned by this Specific Plan.” 

Objective 4:  Facilitate transportation through and within the Valley while establishing and 
maintaining an adequate transportation network. 

The proposed project has been designed with an extensive and integrated trail 
system, sidewalks, and bicycle facilities to encourage pedestrian and bicycle activity. Additional 
circulation and mobility options for the project include bus service, light rail transit, shared car 
service, shuttle services, and bicycle access. A pedestrian bridge over Friars Road is also 
proposed, which will connect Quarry Falls with Rio Vista West and the trolley station, located 
south of the project. 

Objective 5:  Provide public facilities and services that will attend to the needs of the 
community and the region. 

Public utilities and services to serve the Quarry Falls development are readily 
available due to the existing surrounding development.  Implementation of the project will 
require off-site upgrades and/or connections to existing sewer and water mains to meet City 
design standards and to handle the demand from the project.  Additionally, the project will 
maintain the total quantity of storm water runoff, despite the introduction of impervious surfaces 
at the site. A detailed analysis of the project’s effects on public utilities can be found in Section 
5.12, Public Utilities, of the PEIR.  A discussion of Hydrology (drainage) and Water Quality 
impacts associated with the project are presented in Sections 5.9 and 5.13, respectively, of the 
PEIR. As stated in these sections, the proposed project will not result in significant impacts.   

Objective 6:  Provide guidelines that will result in urban design which will be in keeping with 
the natural features of the land and establish community identity, coherence, and a sense of 
place. 

According to the Urban Design Element of the MVCP, the Quarry Falls project 
site is located in the northern hillside portion of the community.  However, due to on-going 
mining activities, which occur under approved CUPs, the majority of the project site has been 
disturbed.  As part of the project, an adjustment to the approved Reclamation Plan is proposed, 
which would result in a more terraced condition rather than the relatively flat pad which would 
have occurred as part of the approved Reclamation Plan.  The grading proposed as part of the 
Reclamation Plan amendment will create topographic interest to the otherwise flat mined site and 
will result in a superior site design from that anticipated with the approved Reclamation Plan. 

The project has been designed in a manner that will result in visual interest and 
exceptional land planning.  Centered on a park and trail system that unifies the project site, the 
project will maintain interest and variety through the use of districts to establish individual 
neighborhood identities.  The residential districts of Quarry Falls, primarily located in areas of 
the site set at higher elevations, maximize views of the valley for the residents.  The highest 
density residential developments proposed in the southern portion of the site are within walking 
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distance to the trolley station at the Promenade in Rio Vista West.  The districts allowing for 
retail, office, and mixed-use areas are also located in the southern portion of the site, nearest to 
Friars Road and existing similar uses.  This allows for more convenient access to work, shopping 
opportunities and transit, while providing a buffer to the residential uses proposed on the interior 
of Quarry Falls.  The location of the development outside of the river corridor and set back from 
the I-805 overpass does not block any view or resource considered significant in the Mission 
Valley Community Plan. 

The Mission Valley Community Plan calls for the rehabilitation of the northern 
hillsides and incorporation into future development, while the Steep Hillside Guidelines 
contained in the Community Plan encourage development of roof forms and the use of roof 
material that create positive visual impacts through the use of color and pattern.  The project has 
been designed to meet these objectives.   Smaller buildings (lower in height) are proposed on the 
upper pad areas, and larger buildings are proposed closer to the urban development of the valley 
floor.  Views from Phyllis Place and other public areas are maintained with minimal disruption 
across the horizon line to the south rim of Mission Valley.  Because of view impacts of buildings 
as seen from above, the proposed Specific Plan and the City’s Land Development Code require 
that roof areas be designed to screen mechanical equipment.   

Mission Valley Planned District:  The proposed project is located within the 
Multiple Use Zone (MV-M) identified in the Mission Valley Planned District Ordinance 
(MVPDO). In accordance with the goals of this zone, the project will develop a pedestrian 
oriented project that integrates residential, commercial retail, commercial office, civic, parks and 
open space uses.  

The project site is located within Development Intensity District “F” (DID “F”).  
The MVPDO establishes 140 ADT/acre in DID “F”.  Projects that generate less than 140 
ADT/acre and meet all other requirements of the MVPDO may be processed ministerially.  For 
projects that exceed 140 ADT/acre, the MVPDO requires that a Community Plan Amendment 
and traffic study be prepared.  For the Quarry Falls project, 140 ADT/acres would equate to 
31,497 ADT.  Therefore, the Quarry Falls project would generate traffic in excess of the traffic 
Threshold 2.  In accordance with the MVPDO, the proposed project includes a Community Plan 
Amendment.  A traffic study has been prepared and traffic impacts are fully analyzed in Section 
5.2, Transportation/Traffic Circulation/Parking, of the Program EIR.  As stated previously, the 
project would result in significant impacts associated with traffic circulation.  Mitigation 
measures will be implemented to reduce impacts; however, not all impacts will be reduced below 
a level of significance.  Therefore, approval of the project requires adoption of these Findings 
and Statement of Overriding Considerations in accordance Sections 15091 and 15093 of the 
CEQA Guidelines. 

Traffic and transportation impacts and mitigation measures are discussed later at 
Section B of these findings.  The project’s traffic impacts are considered to be a significant land 
use impact.  Section B of these findings discusses the mitigation measures that are adopted as 
part of the project to mitigate the traffic impacts and the mitigation measures the City evaluated 
but determined to be infeasible.    
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Mitigation Measures:  MM5.2-1 to MM5.2-12 are summarized in Final PEIR 
Table 5.2-9, Transportation Phasing Plan, which is presented below. 

Reference:  Final PEIR § 5.1. 

Quarry Falls Final PEIR 
Table 5.2-1. Transportation Phasing Plan 

 

# Location 
Responsible 

Party1 Improvement2 

Phase 1 

1a Friars Road/ SR-163 interchange Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, construction of the following local 
improvements at Friars Road and SR-163 interchange: the widening of 
the northbound approach of the SR-163 southbound off-ramp at Friars 
Road by 1 right turn lane resulting in 1 left turn lane, 1 shared thru left, 
and 1 right turn lane; the widening of the southbound approach of Ulric 
Street at Friars Road by 1 right turn lane resulting in 1 left, 1 shared thru 
lane, and 1 right turn lane; the reconfiguring of the southbound approach 
of  Friars Road and SR-163 northbound ramps to provide 2 right-turn 
lanes; the widening of westbound Friars Road from Frazee Road to SR-
163 northbound ramps by 1 thru lane and 1 right turn lane resulting in 3 
thru lanes and 2 right-turn lanes; the widening of eastbound Friars Road 
at Frazee Road by 1 thru lane (with widening to accept the thru lane) 
and 2 right turn lanes resulting in dual left turn lanes, 4 thru lanes and 2 
right turn lanes, satisfactory to the City Engineer. The City may require 
the project to pay $5,000,000 (2007 dollars) to the City of San Diego in 
lieu of constructing such local improvements to assist in the funding of a 
more regional set of improvements at this same location, satisfactory to 
the City Engineer. 

2 Mission Center Road/Quarry 
Falls Boulevard 

Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, construction of the following improvements 
at the intersection of Mission Center Road and Quarry Falls Boulevard: 
the widening of the northbound approach by 1 right turn trap lane 
resulting in 2 left turn lanes, 2 thru lanes, and 1 right turn lane; the 
widening of the westbound approach by 2 left turn lanes resulting in 2 
left turn lanes and 1 shared thru-right lane; and, the widening of the 
eastbound approach by 1 right turn lane resulting in 1 left turn lane, 1 
thru lane and 1 right-turn lane, satisfactory to the City Engineer. 

3 Mission Center Road from Quarry 
Falls Boulevard to Friars Road 

Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, construction of the following improvement 
on Mission Center Road from Quarry Falls Boulevard to Friars Road: the 
widening of northbound Mission Center Road to add one additional lane 
resulting in a total of three thru lanes, satisfactory to the City Engineer. 

4 Friars Road from Qualcomm Way 
to Mission Center Road 

Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, construction of a westbound auxiliary lane 
by widening Friars Road from Qualcomm Way to Mission Center Road, 
resulting in a total of three thru lanes and one auxiliary lane, satisfactory 
to the City Engineer. 

5 Phyllis Place/ I-805 SB ramp Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, construction of a traffic signal at the 
intersection of Phyllis Place and I-805 southbound ramp with the 
appropriate traffic signal interconnect, satisfactory to the City Engineer. 
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# Location 
Responsible 

Party1 Improvement2 

6 Phyllis Place/ I-805 NB ramp Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, construction of a traffic signal at the 
intersection of Phyllis Place and I-805 northbound ramp with the 
appropriate traffic signal interconnect, satisfactory to the City Engineer. 

7 Murray Ridge Road/ Mission 
Center Road 

Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, construction of the following improvements 
at the intersection of Mission Center Road and Murray Ridge Road: the 
installation of a traffic signal, the restriping of the southbound approach 
to provide 1 left turn lane, 1 thru lane, and 1 right turn lane; the widening 
of the  westbound approach by 1 left turn lane resulting in 1 shared thru-
right lane and 1 left turn lane; and the restriping of the eastbound 
approach to provide 1 left turn lane and 1 thru-right lane, satisfactory to 
the City Engineer. 

8a Murray Ridge Road from SB 
Interstate 805 ramps to Pinecrest 
Ave. 

Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, the following improvements on Murray 
Ridge Road from the southbound I-805 ramps to Pinecrest Avenue: the 
restriping of Murray Ridge Road to a 4-lane collector or the contribution 
of $100,000 (2007 dollars) in funding for traffic calming to be determined 
by the Serra Mesa community, satisfactory to the City Engineer. 

8b Murray Ridge Road Bridge over I-
805 

Project2 Prior to the issuance of any building permits for Phase 1, the applicant 
shall assure by permit and bond the restriping of the Murray Ridge 
Road/Phyllis Place, between the northbound and southbound ramps of 
I-805 ramps, to 5 lanes, satisfactory to the City Engineer.  

9 Murray Ridge Road/ Pinecrest 
Ave. 

Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, the construction of a traffic signal at the 
intersection of Murray Ridge Road and Pinecrest Avenue, satisfactory to 
the City Engineer. 

10 Friars Road/ Avenue De Las 
Tiendas 

Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, the lengthening of westbound dual left-turn 
lanes at the intersection of Friars Road and Avenida De Las Tiendas to 
approximately 450 feet, satisfactory to the City Engineer. 

11 Texas Street from Camino del 
Rio South to El Cajon Boulevard 

Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, the implementation of the following traffic 
calming measures on Texas Street from El Cajon Boulevard to Camino 
Del Rio South: provide pedestrian lighting and a new sidewalk from 
Camino Del Rio South to Madison Avenue (per item T4 in the Greater 
North Park Planning Committee's Priority List on page 13 of the Public 
Facility Financing Plan, 2002), and contribute $100,000 (2007 dollars) in 
funding for traffic calming to be determined by the community from 
Madison Avenue to El Cajon Boulevard. 

12 Transportation Demand 
Management measures 

Project Prior to the issuance of any building permits for Phase 1, applicant shall 
develop a comprehensive Transportation Demand Management plan 
that includes information kiosks in central locations, bike lockers, priority 
parking spaces for carpools, and coordination with MTS for potential 
public or private bus service in Quarry Falls, satisfactory to the City 
Engineer. 

14 Friars Road/ Fashion Valley 
Road 

Project2 Prior to the issuance of any building permits for Phase 1, applicant shall 
assure by permit and bond, the restriping of the westbound approach at 
the intersection of Friars Road and Fashion Valley Road by 1 left turn 
lane resulting in 2 left-turn lanes, 1 thru lane and 1 shared thru-right turn 
lane, satisfactory to the City Engineer. 
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# Location 
Responsible 

Party1 Improvement2 

Phase 2 

13 Mission Center Road from I-805 
to Murray Ridge Road 

Project2 Prior to the issuance of any building permits for Phase 2 that exceeds 
23,750 ADT3 in total development, applicant shall assure by permit and 
bond, the construction of an additional eastbound thru lane on Mission 
Center Road by roadway widening, from I-805 to Murray Ridge Road 
resulting in a total of 2 eastbound lanes and 1 westbound lane, 
satisfactory to the City Engineer. 

1b Friars Road/SR-163 Interchange Project2 Prior to the issuance of any building permits for Phase 2 that exceeds 
23,750 ADT3 in total development, applicant shall assure by permit and 
bond, construction of the following local improvements at Friars Road 
and SR-163 interchange: the widening and lengthening of the Friars 
Road bridge from 6 lanes to 8 thru lanes from Frazee Road to Ulric 
Street and providing 2 left turn lanes across the bridge; the 
reconfiguration of the SR-163 northbound off ramp (by removing the free 
right turn lane and widening the existing loop off-ramp to provide 3 left 
turn and 1 right turn lanes); and the widening of the southbound 
approach at Friars Road and Frazee Road intersection by 1 right turn 
lane resulting in 2 left turn lanes, 1 shared thru right and 2 right turn 
lanes. The City may require the project to pay $14,000,000 (2007 
dollars) to the City of San Diego in lieu of constructing such local 
improvements to assist in the funding of a more regional set of 
improvements at this same location, satisfactory to the City Engineer. 

15a Mission Center Road/I-8 
Interchange 

Project2 Prior to the issuance of any building permits for Phase 2 that exceeds 
23,750 ADT3 in total development, applicant shall provide $1 million 
(2007 dollars) for the Mission Center Road and I-8 interchange Project 
Study Report, satisfactory to the City Engineer. 

16 Pedestrian Bridge across Friars 
Road 

Project4 Prior to the issuance of any building permits for Phase 2 in the area 
represented by parcels 21, 24, or 25 of the Quarry Falls Vesting 
Tentative Map 183196 and that exceeds 23,750 ADT3 in total 
development, applicant shall assure by permit and bond, the 
construction of a pedestrian bridge over Friars Road to connect Quarry 
Falls to Rio Vista West shopping center and provide access to Rio Vista 
West trolley station, satisfactory to the City Engineer. 

17 Friars Road EB ramp/ Qualcomm 
Way 

Project2 Prior to the issuance of any building permits for Phase 2 that exceeds 
23,750 ADT3 in total development, applicant shall assure by permit and 
bond, construction of the following improvement on Friars Road 
eastbound ramp and Qualcomm Way: the widening of eastbound 
approach by 1 left turn lane resulting in 1 right turn lane, a 1 shared left-
thru lane and 1 left turn lane; the restriping of the southbound approach 
within the existing bridge abutments resulting in 2 thru lanes and 2 left 
turn lanes; and the widening of the northbound approach by 2thru lanes 
resulting in4thru lanes and 1 right turn lane, satisfactory to the City 
Engineer. 

18 Friars Road WB ramp/ 
Qualcomm Way 

Project2 Prior to the issuance of any building permits for Phase 2 that exceeds 
23,750 ADT3 in total development, applicant shall assure by permit and 
bond, construction of the following improvement on Friars Road 
westbound ramp and Qualcomm Way; the widening of the southbound 
approach by 1 thru lane and 1 right turn lane resulting in 1 right turn lane 
and 2 thru lanes; and the restriping of the northbound approach resulting 
in 2 thru lanes and 2 left turn lanes, satisfactory to the City Engineer. 
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# Location 
Responsible 

Party1 Improvement2 

19 Friars Road/I-15 SB off-ramp Project2 Prior to the issuance of any building permits for Phase 2 that exceeds 
23,750 ADT3 in total development, applicant shall assure by permit and 
bond, the widening of southbound approach at Friars Road and I-15 
southbound off-ramp by 1 left turn lane resulting in 2 left turn lanes, 1 
shared thru-left turn lane, and 2 right turn lanes, satisfactory to the City 
Engineer. 

Phase 3 

15b Mission Center Road/I-8 
Interchange 

Project2 Prior to the issuance of any building permits for Phase 3 that exceeds 
51,180 ADT3 in total development, applicant shall assure by permit and 
bond, construction of the following improvements at Mission Center 
Road and I-8 interchange (unless built by others): the widening of the 
eastbound off ramp to provide 1 additional left turn lane resulting in 3 left 
turn lanes, 1 right turn lane; the widening of Mission Center Road over I-
8 bridge by one northbound thru lane resulting in 2 southbound thru 
lanes and 3 northbound thru lanes; the widening of the southbound 
approach at Mission Center Road and I-8 eastbound ramp by 1 left turn 
lane resulting in 2 left turn lanes and 2 thru lanes; the restriping of the 
eastbound approach at Mission Center Road and Camino Del Rio North 
to provide a 350-foot long right turn lane; the widening of the westbound 
approach at the intersection of Mission Center Road and Camino Del 
Rio North by 1 right turn lane resulting in 2 left turn lanes, 2 thru lanes 
and 1 right turn lane; the widening of the eastbound approach at Camino 
Del Rio North and I-8 westbound ramp by 1 right turn lane resulting in 2 
thru lanes and 2 right turn lanes; at Camino Del Rio South and  Mission 
Center Road, the widening of the southbound approach resulting in 2 left 
turn, 1 thru, and 2 right turn lanes; the restriping of the eastbound 
approach resulting in 2 left turn, 1 thru, and 1 shared thru-right lanes; 
and the widening of the westbound approach resulting in 1 left, 1 thru 
and 1 right turn lane, satisfactory to the City Engineer. 

20 Texas Street/El Cajon Boulevard Project2 Prior to the issuance of any building permits for Phase 3 that exceeds 
51,180 ADT3 in total development, applicant shall assure by permit and 
bond, the widening of eastbound approach at the intersection of Texas 
Street and El Cajon Boulevard by 1 right turn lane resulting in 1 left turn, 
3 thru lanes and 1 right turn lane, satisfactory to the City Engineer. 

21 Qualcomm Way / I-8 WB off-
ramp 

Project2 Prior to the issuance of any building permits for Phase 3 that exceeds 
51,180 ADT3 in total development, applicant shall assure by permit and 
bond, the widening of westbound approach at the intersection of 
Qualcomm Way and I-8 westbound off-ramp by 1 right turn lane 
resulting in 1 shared left-thru lane and 2 right turn lanes, satisfactory to 
the City Engineer. 

Phase 4 

22 Friars Road/Santo Road Project2 Prior to the issuance of any building permits for Phase 4 that exceeds 
59,040 ADT3 in total development, applicant shall contribute a fair share 
of 16% toward the cost of restriping southbound approach at the 
intersection of Friars Road and Santo Road to provide dual left turn 
lanes and dual right turn lanes, satisfactory to the City Engineer. 

23 Mission Gorge Road/Zion 
Avenue 

Project2 Prior to the issuance of any building permits for Phase 4 that exceeds 
59,040 ADT3 in total development, applicant shall contribute a fair share 
of 23% toward the cost of the installation of an additional westbound left 
turn lane (requiring widening of the west leg of the intersection)resulting 
in dual left turn lanes and 1 shared thru-right turn lane at the intersection 
of Mission Gorge Road and Zion Avenue, satisfactory to the City 
Engineer. 
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# Location 
Responsible 

Party1 Improvement2 

24 Mission Center Road/Camino De 
La Reina 

Project2 Prior to the issuance of any building permits for Phase 4 that exceeds 
59,040 ADT3 in total development, applicant shall contribute a fair share 
of 15% toward the cost of widening the eastbound approach at the 
intersection of Mission Center Road and Camino De La Reina by 1 right 
turn lane resulting in 2 left turn lanes, 2 thru lanes and 1 right turn lane, 
satisfactory to the City Engineer. 

25 Qualcomm Way/Camino De La 
Reina 

Project2 Prior to the issuance of any building permits for Phase 4 that exceeds 
59,040 ADT3 in total development, applicant shall contribute a fair share 
of 38% toward the cost of widening the westbound approach at the 
intersection of Qualcomm Way and Camino De La Reina by 1 right turn 
lane resulting in 2 left turn lanes, 2 thru lanes and 2 right turn lanes, and 
construction of new on- and off-ramps connecting I-8 and Camino de la 
Reina satisfactory to the City Engineer. 

26 Texas Street/Camino Del Rio 
South 

Project2 Prior to the issuance of any building permits for Phase 4 that exceeds 
59,040 ADT3 in total development, applicant shall contribute a fair share 
of 21%)toward the cost of the following improvements at the intersection 
of Texas Street and Camino Del Rio South: the widening of the 
northbound approach by a shared thru-right lane resulting in 1 left turn 
lane, 1 shared thru right turn lane and 2 thru lanes; the restriping of the 
eastbound approach resulting in 2 left turn lanes and 1 shared thru-right 
turn lane; the widening of the southbound approach by 1 left turn lane, 
resulting in 2 left turn lanes, 2 thru lanes and 1 right turn lane; and the 
widening of the westbound approach by 1 right turn lane resulting in 1 
left turn lane, 1 thru lane and 2 right turn lanes, satisfactory to the City 
Engineer. 

27 Texas Street/Madison Street Project2 Prior to the issuance of any building permits for Phase 4 that exceeds 
59,040 ADT3 in total development, applicant shall contribute a fair share 
of 30% toward the cost of restriping the eastbound approach (which will 
require the widening of the north leg of the intersection) at the 
intersection of Texas Street and Madison Street resulting in 2 left turn 
lanes and 1 shared thru-right turn lane, satisfactory to the City Engineer. 

28 Rio San Diego Drive/Fenton 
Parkway 

Project2 Prior to the issuance of any building permits for Phase 4 that exceeds 
59,040 ADT3 in total development, applicant shall contribute a fair share 
of 11% toward the cost of widening northbound approach at the 
intersection of Rio San Diego Drive and Fenton Parkway by 1 left turn 
lane resulting in 2 left turn lanes, 1 thru lane and 1 shared thru-right turn 
lane, satisfactory to the City Engineer. 

Project shall maintain a trip generation monitoring report and parking table that will be provided with every building permit submitted to the 
City of San Diego within the Quarry Falls development. 
Project shall be in conformance with the proposed Transportation Phasing plan included in the Quarry Falls Traffic Impact analysis. 
All transportation improvements shall be constructed and completed in accordance with the approved Transportation Phasing Plan included 
in the Quarry Falls traffic analysis. 

 

1 Construction and/or funding may also be the responsibility of others.  Project may be eligible for DIF credits and/or reimbursement 
for construction of the improvement. 

2 Appendix J of the Quarry Falls Traffic Impact Study contains conceptual designs for each of these improvements 
3 Each development threshold is based upon driveway trip generation rates. 
4 Assurance to the satisfaction of the City Engineer shall not be required until construction of the Village Walk District commences. 

 

2. Environmental Impact:  Implementation of the goals of the Strategic 
Framework Element, the City of Villages policy and the Transit Oriented Development (TOD) 
Guidelines.  As discussed in Final PEIR section 5.1, the proposed project is consistent with the 
goals and strategies of the Strategic Framework Policy and City of Villages Strategy and will 
implement the City’s Transit Oriented Development (TOD) Guidelines. 
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Finding:  The proposed project will create no substantial adverse impacts 
associated with the Strategic Framework Element, City of Villages Strategy, or TOD Guidelines. 
No mitigation is required. 

Facts in Support of Finding:  The City’s Strategic Framework Element includes 
the City of Villages Strategy, citywide policies that address Urban Form, Neighborhood Quality, 
Public Facilities and Services, Mobility, Housing Affordability, and Economic Prosperity and 
Regionalism.  The project will be consistent with these strategies through the development of a 
series of districts to promote diversity within the Specific Plan area by allowing for a variety of 
land uses and development intensities.  The Quarry Falls Specific Plan is centered on a park and 
trail system. Quarry Falls Park will provide active and passive recreation elements, and a trail 
system will connect the park to surrounding residential uses.  The project also provides housing 
opportunities and will contribute financing for community facilities to support the increase in 
residential demands on the community.  The proposed project will comply with the City’s 
Affordable Housing ordinance by providing 10 percent of the total residential units as affordable 
units onsite. Additionally, the project will develop multiple use areas that collocate residential 
and employment opportunities in the Mission Valley Subregional District.   

To address future growth the City has adopted the “City of Villages” strategy as 
the preferred land use form.  The City of Villages strategy “focuses growth into mixed-use 
activity centers that are pedestrian-friendly districts linked to an improved regional transit 
system… A “village” is defined as the mixed-use heart of a community where residential, 
commercial, employment, and civic uses are all present and integrated. Each village will be 
unique to the community in which it is located. All villages will be pedestrian-friendly and 
characterized by inviting, accessible and attractive streets and public spaces. Public spaces will 
vary from village to village, consisting of well-designed public parks or plazas that bring people 
together. Individual villages will offer a variety of housing types affordable for people with 
different incomes and needs. Over time, villages will connect to each other via an expanded 
regional transit system (SF-3).”  The Quarry Falls project embodies the City of Villages planning 
strategy by placing a mixed-use village in an already urbanized area, with high density housing, 
which will provide pedestrian connections from residential areas to parks, transit and commercial 
work and shopping areas. The concentration and mix of uses is also known as transit oriented 
development; the project’s provision of trails, bikeways, and access to public transit will give 
residents an alternative to the automobile. 

The SANDAG Smart Growth Concept Map designates the project site as an 
Urban Center. According to the Smart Growth Fact Sheet, “The Concept Map is a key ingredient 
to successfully implementing the RCP, as it identifies locations within the region that can 
support smart growth and transportation investments. This innovative and collaborative map will 
serve as the foundation for refining the regional transit network and identifying other 
transportation needs in the development of the 2007 Regional Transportation Plan (RTP). It also 
will be used to determine eligibility to participate in the Smart Growth Incentive Program funded 
through TransNet.” An Urban Center is defined in the SANDAG Regional Comprehensive Plan 
as having mid- to high rise residential and office/ commercial development with an intensity 
range of 40-75 dwelling units per average net acre within one-quarter mile radius of a transit 
station. The project has a density of approximately 45 units per net acre within a one-half mile 
radius of a San Diego Trolley station.  The project will include a bus shuttle system to efficiently 
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move residents to the trolley station, which would expand the quarter mile radius that is typically 
associated with pedestrian trips.  

Mitigation Measures:  No mitigation is required. 

Reference:  Final PEIR § 5.1 

3. Environmental Impact:  Compatibility with existing quarry operations. As 
discussed in Section 5.1 of the Final PEIR, the project could create impacts caused by 
incompatibility with the existing quarry operations due to noise. Noise impacts and mitigation 
measures are discussed later at Section E of these findings.  The project’s noise impacts are 
considered to be a significant land use impact.  Section E of these findings discusses the 
mitigation measures that are adopted as part of the project to mitigate noise impacts to below a 
level of significance. 

Finding:  Significant adverse impacts to land use could arise as a result of noise 
generated by on-going mining operations, as well as noise from the asphalt and concrete plants, 
and the interaction with residential project development. Changes or alterations have been 
required in, or incorporated into the project which avoid or substantially lessen the significant 
noise effects as identified in the final EIR.  

Facts in Support of Finding:  The proposed project will develop in phases over a 
period of several years.  As shown in Final PEIR Table 5.1-1, the majority of mining operations 
are expected to cease in 2010.  The existing plants will operate at their existing locations until 
approximately 2009 and then will be relocated and will operate at the new location until 2022. 
Development will begin in 2009, with residential units beginning to be occupied in 2011.  Based 
on the noise analysis presented in Final PEIR Section 5.5, impacts to sensitive receptors could 
occur without mitigation. As described further in Section 5.5 of the PEIR, the applicable 
mitigation measures generally require the project to limit the time and location of mining and 
concrete-and-asphalt plant activities to avoid noise impacts to residences.  These mitigation 
measures will reduce the impacts to below a level of significance. 

Mitigation Measures:  Mitigation Measures 5.5-7 – 5.5-9 presented in Final 
PEIR Section 5.5, Noise, will reduce project impacts to below a level of significance. 

Reference:  Final PEIR Section 5.1 and Section 5.5 

4. Environmental Impact:  Compatibility with the adjacent Serra Mesa community 
plan.  As discussed in Section 5.1 of the PEIR, no incompatibilities between land use types in the 
proposed project and the Serra Mesa Community Plan area adjacent to the project will occur.  
However, the proposed project will result in the generation of traffic that will significantly 
impact roadways and intersections within Serra Mesa. 

Finding:  Project generated traffic will significantly impact roadways and 
intersections within the Serra Mesa Community. Changes or alterations have been required in or 
incorporated into the project which will lessen the significant environmental effects of the 
project related to traffic.  These changes or alterations, however, will not reduce all traffic 
impacts to below a level of significance; and the project is expected to have significant 
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unmitigable adverse impacts on traffic.  The City finds that there are no other feasible mitigation 
measures that will mitigate the impact to below a level of significance, and that specific 
economic, social, technological or other considerations make infeasible the alternatives identified 
in the Final PEIR.  As described in the Statement of Overriding Considerations, the City has 
determined that this impact is acceptable because of specific overriding considerations.  

Facts in Support of Finding: The portion of the project site within Serra Mesa is 
currently zoned RS-1-7, which allows for single-family homes on minimum 5,000-square-foot 
lots, in concert with the existing single-family neighborhood to the west. The underlying zone in 
this area will not be changed. The Quarry Falls project proposes the development of a 1.3-acre 
passive park on a portion of the six acres located in Serra Mesa, with a trail connection between 
Quarry Falls and Phyllis Place. The proposed project will rezone the adjacent land to the south 
within Mission Valley from MVPD-MV-M to RM-1-1, RM-2-4, and OP-2-1. The rezoned land 
corresponds to the Ridgetop District West, Ridgetop District East, and Parks District in the 
proposed Quarry Falls Specific Plan, respectively. The Ridgetop District is intended to provide a 
transition between the existing single-family development to the north and west in Serra Mesa to 
the more dense urban development within Quarry Falls and Mission Valley to the south. As 
such, the proposed target density for Ridgetop West is approximately ten dwelling units per net 
acre and for Ridgetop East is approximately nine dwelling units per net acre, which is generally 
consistent with the density range identified for the six acres in Serra Mesa and the adjoining 
Serra Mesa community (six to nine dwelling units per acre). 

Traffic associated with the proposed Quarry Falls development will impact 
roadways and intersections within the Serra Mesa community, as discussed in Final PEIR 
Section 5.2, Traffic Circulation. Traffic and transportation impacts and mitigation measures are 
discussed later at Section B of these findings.  The project’s traffic impacts are considered to be a 
significant land use impact.  Section B of these findings discusses the mitigation measures that 
are adopted as part of the project to mitigate the traffic impacts and the mitigation measures the 
City evaluated but determined to be infeasible. 

Mitigation Measures:  MM5.2-1 to MM5.2-12summarized in Final PEIR Table 
5.2-9, Transportation Phasing Plan, and incorporated herein by reference. 

Reference:  Final PEIR § 5.1 and 5.2. 

5. Environmental Impact:  Consistency with City of San Diego Land Development 
Code. As discussed in Section 5.1 of the PEIR, the project will rezone areas within the project 
area so that project development will be consistent with the regulations in the Land Development 
Code.  In addition, the project Specific Plan will make modifications to some base zone 
development regulations to create a superior project.  

The project Specific Plan proposes that building setbacks in some districts may 
deviate from those established in the applied LDC zone in some areas in order to allow structures 
to front on public streets and address the street in an urban manner, to create larger useable park 
spaces, to complement the public park experience, and to provide entryways from the sidewalks 
to increase pedestrian activity. The Creekside and Village Walk districts within Quarry Falls 
integrate a mix of housing and commercial space to create a lively urban core.  For these 
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districts, building setbacks will be allowed to deviate from the applied LDC zone to provide a 
transition from the residential district to the west into the “main street” of the activated Village 
Walk District, to provide building articulation to increase the public realm, to provide 
consistency with the adjacent districts, to achieve variations in massing and visual impact, to 
create a village core for the community that allows for the creation of greater opportunities to 
expand the public realm, and to provide for continuity with the entire Village Walk district.  
Limited deviations in building heights from the applied LDC zone are proposed to allow for 
creativity in design and use of architectural elements, to provide a transition from lower 
density/height projects to higher density/height projects, to expose views from southern off-site 
vantage points, to avoid a “walling off” affect associated with projects built at all one height, and 
to allow for increase in height as a trade-off for providing more internal open space. 

Additionally, retaining walls proposed for the Park District will deviate from the 
regulations of the Land Development Code for the OP-2-1 Zone.  Retaining walls up to 30 feet in 
height are necessary to accommodate a waterfall as a signature feature of the project.  The 
waterfall itself and an engineering rock face create a natural environment that will shield the 
walls and integrate this amenity with the built environment of Quarry Falls. 

Consistency with the applied LDC zone, in concert with the project’s proposed 
limited deviations, will result in a superior project.  Therefore, the project will not result in 
significant impacts associated with zoning or other applicable policies. 

Finding: There will be no adverse environmental impacts to land use associated 
with zoning or other applicable policies. No mitigation is required. 

Facts in Support of Finding:  The City’s General Plan, the Strategic Framework 
Element, the Mission Valley Community Plan, and the City’s LDC form the planning framework 
for the proposed Quarry Falls Specific Plan. Zones identified in the LDC will be applied to 
Quarry Falls, as described in and modified, in some cases, by the Specific Plan and Master PDP. 
Final PEIR Figure 3-5, Proposed Zoning, shows the proposed zones for the Quarry Falls Specific 
Plan. The Specific Plan will make modifications to the base zones to ensure consistency between 
the LDC and the Specific Plan. In addition parking requirements for the project will be the same 
as those in the LDC.  

Mitigation Measures: No mitigation is required.   

Reference:  Final PEIR § 5.1. 

6. Environmental Impact:  Consistency with Multiple Species Conversation 
Program.  As discussed in Section 5.1, the project is not within the City of San Diego’s Multiple 
Habitat Planning Area, but significant impacts to biological resources will occur without 
mitigation.  

Finding: The project is not located in the City of San Diego’s MHPA and 
therefore there will be no significant adverse impact to the MHPA.  

Facts in Support of Finding:  A review of the project site using the SANGIS 
map viewer, MSCP map layer, shows that the project is not located in the City of San Diego 
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MHPA area. SANGIS is located at http://www.sangis.org/SangisInteractive/viewer/viewer.asp.  
The mitigation measures for biology, which are further described in Section 5.6 of the PEIR and 
generally require avoidance and restoration of biological resources, would mitigate the project’s 
impact to biology to below a level of significance.   

Mitigation Measures:  Although the project is not located within the MHPA, 
impacts to biological resources will occur. Biology impacts and mitigation measures are 
discussed later at Section F of these findings.  The project’s impacts to biological resources 
would be reduced to below a level of significance with implementation of mitigation measures 
5.6-1 through 5.6-6.  Section F of these findings discusses the mitigation measures that are 
adopted as part of the project to mitigate impacts to biological resources to below a level of 
significance. 

Reference:  Final PEIR § 5.1 

B. Transportation/Circulation/Parking 

The City’s Environmental Analysis Section published new impact thresholds in 
January 2007 which revised the previous thresholds for traffic impacts. However, as specifically 
stated in Section 0.1, Traffic/Parking, page 73, of the January 2007 Significance Determination 
Thresholds, for projects deemed complete before January 1, 2007, the previously adopted 
thresholds would apply. The Quarry Falls project was deemed complete on May 17, 2005. 
Therefore, the City finds that the thresholds presented below shall be used in assessing 
significance of impacts for the Quarry Falls project. The City finds that applying the previously 
adopted thresholds to this project and others deemed complete before January 1, 2007 is an 
efficient and fair way of reducing the administrative burden on the City and applicants that 
would otherwise occur.   

If any intersection or roadway segment affected by a project would operate at LOS E or F under 
either direct or cumulative conditions, the impact would be significant if the project exceeds the 
following allowable increases in delay or intersection capacity utilization for affected 
intersections or volume-to-capacity ratio or speed for affected roadway segments: 

Allowable Increase Due To Project Impacts* 
Intersections Roadway Sections Level of Service 

with Project 
Delay (sec.) ICU (V/C) V/C Speed (mph) 

E** 2 0.02 0.02 1 
F** 2 0.02 0.02 1 

Notes: 
* If a proposed project’s traffic impacts exceed the values shown in the table, then the impacts are deemed 

“significant.”  The project applicant shall identify “feasible mitigations” to achieve LOS D or better. 
** The acceptable LOS standard for roadways and intersections in San Diego is LOS D.  However, for 

undeveloped locations, the goal is to achieve LOS C. 
 

An impact is also deemed significant if project traffic causes a facility’s LOS to drop from LOS 
D or better to LOS E or LOS F.  
 

1. Environmental Impact:  Direct and/or cumulative traffic impacts on existing and 
planned community and regional circulation networks. As discussed in Section 5.2, the project 
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would have significant impacts on roadway segments, arterials, intersections, freeway ramps and 
freeway mainlines due to project traffic. Additional analysis for the possible development of a 
school within Quarry Falls as part of Phase 1 was also conducted. The location of the school site 
is anticipated to be on approximately three acres in the area north of Quarry Falls Boulevard, 
proximate to the Civic Center and Park District. If a school is constructed in this location, it 
would replace approximately 270 residential units.  Impacts associated with construction traffic 
would not be significant due to the temporary nature of the activity and relatively low percentage 
of construction traffic represented within overall traffic volumes. 

Phase 1 (2010):  Phase 1 consists of 2,477 residential units, 40,000 square feet of 
community commercial, and 40,000 square feet of neighborhood commercial, and a school. 
Based upon the traffic analysis, development of Phase 1 will generate no more than 17,450 daily 
external trips, with 1,144 occurring in the AM peak hour and 1,649 occurring in the PM peak 
hour. Roadway improvements for Phase 1 of the project include construction of Russell Park 
Way, a connection directly to Friars Road from Russell Park Way, two connections to Mission 
Center Road, and the construction of Quarry Falls Boulevard from Mission Center Road to 
Russell Park Way (see Final PEIR Figure 3-16, Quarry Falls Vehicle Circulation Plan).  

Impact 5.2-1:  Impacts from Phase 1 are expected to be significant on the following 
roadway segments and arterials: 

• Friars Road – Via Las Cumbres to Fashion Valley Road 
• Friars Road – Ulric/SR-163 Southbound Ramps to SR-163 Northbound Ramps 
• Friars Road – SR-163 Northbound Ramps to Frazee Road 
• Friars Road – Fenton Parkway to Northside Drive 
• Friars Road – I-15 Southbound Ramps to I-15 Northbound Ramps 
• Friars Road – I-15 Northbound Ramps to Rancho Mission Road 
• Friars Road – Riverdale Street to Mission Gorge Road 
• Mission Center Road – Mission Valley Road to Friars Road 
• Murray Ridge Road – I-805 Northbound Ramps to Mission Center Road 
• Murray Ridge Road – Mission Center Road to Pinecrest Avenue 
• Texas Street – I-8 Eastbound Ramps to Camino del Rio South 
• Texas Street – Camino del Rio South to Madison Street 
• Texas Street – Madison Street to Monroe Avenue 
• Texas Street – Monroe Avenue to Meade Avenue 

 
Impact 5.2-2: Impacts from Phase 1 are expected to be significant at the following 
intersections: 

• Friars Road/SR-163 Southbound Ramp/Ulric Street (AM and PM Peak) 
• Friars Road/SR-163 Northbound Ramp (PM Peak) 
• Friars Road/Frazee Road (PM Peak) 
• Phyllis Place/I-805 Southbound Ramp (AM and PM Peak) 
• Phyllis Place/I-805 Northbound Ramp (PM Peak) 
• Murray Ridge Road/Mission Center Road (PM Peak) 
• Murray Ridge Road/Pinecrest Avenue (PM Peak) 
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Impact 5.2-3: Impacts from Phase 1 are expected to be significant at the following freeway 
ramps: 

• I-15 NB at Friars Road (AM peak hour) 
• I-8 EB at SB Texas Street (PM peak hour) 
• I-15 NB at Friars Road (PM peak hour) 
• I-15 SB at Friars Road (I-8 Bypass) (PM peak hour) 

 
Impact 5.2-4: Impacts from Phase 1 are expected to be significant on the following freeway 
segments: 

• SR-163 (Southbound) – Friars Road to Genesee Avenue (PM Peak) 
 

Phase 2 (2012):  Phase 2 would consist of a cumulative total of 3,285 residential 
units, 400,000 square feet of retail commercial, 40,000 square feet of community commercial, 
40,000 square feet of neighborhood commercial, 30,000 square feet of commercial office, a 
school, three acres of active park (civic center), and 12.2 acres of passive park. Development of 
Phase 2 is expected to generate no more than 39,563 daily external trips, with 1,950 occurring in 
the AM peak hour and 3,691 occurring in the PM peak hour. Roadway improvements for Phase 2 
of the project include the construction of Via Alta, the construction of Quarry Falls Boulevard 
from Via Alta to Qualcomm Way, and the construction of Qualcomm Way from Quarry Falls 
Boulevard to the existing terminus at Friars Road.   

Impact 5.2-5: Impacts from Phase 2 are expected to be significant on the following 
additional roadway segments and arterials: 

• Friars Road – Avenida de las Tiendas to Ulric Street/SR-163 Southbound Ramps 
• Friars Road – Frazee Road to River Run Drive 
• Friars Road – Northside Drive to Stadium Road 
• Friars Road – Santo Road to Riverdale Street 
• Mission Center Road – Murray Ridge Road to I-805 Overpass 
• Mission Center Road – Camino del Rio North to I-8 Eastbound Ramp 
• Texas Street – Meade Avenue to El Cajon Boulevard (Partially mitigated by traffic 

calming improvements in Phase 1) 
• Mission Gorge Road – Friars Road to Zion Avenue 

 
Impact 5.2-6: Impacts from Phase 2 are expected to be significant at the following 
additional intersections: 

• Friars Road/Fashion Valley Road (PM Peak – mitigated by improvements in Phase 1) 
• Friars Road/I-15 Southbound Ramp (PM Peak) 
• Mission Center Road/I-8 Eastbound Ramp (PM Peak) 

 
Impact 5.2-7: Impacts from Phase 2 are expected to be significant on the following 
additional freeway segments: 

• SR-163 (Northbound) – I-8 to Friars Road (AM Peak) 
• SR-163 (Southbound) – I-8 to Friars Road (PM Peak) 
• I-8 (Eastbound) – Mission Center Road to Qualcomm Way (PM Peak) 
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The ramp metering analysis conducted for Phase 2 identifies no additional 
significant impacts for freeway ramps. 

Phase 3 (2014):  Phase 3 of the Quarry Falls project would consist of a 
cumulative total of 4,538 residential units, 400,000 square feet of retail commercial, 40,000 
square feet of community commercial, 40,000 square feet of neighborhood commercial, 30,000 
square feet of commercial office, a school, a 4,000 square foot private recreation center, three 
acres of active park, and 12.2 acres of passive park. Phase 3 is expected to generate no more than 
45,719 daily cumulative external trips, with 2,467 occurring in the AM peak hour and 4,248 
occurring in the PM peak hour. Roadway improvements for Phase 3 would consist of the full 
internal circulation network of the project, including Franklin Ridge Road and Community Lane, 
both of which are north/south roads, and Quarry Falls Boulevard from Qualcomm Way to 
Franklin Ridge Road.  

With implementation of Phase 3, there would be no additional significant impacts 
to roadway and arterial segments, intersections or freeway ramps. Implementation of Phase 3 
would result in significant impacts on three freeway segments. 

Impact 5.2-8: Impacts from Phase 3 are expected to be significant on the following 
additional freeway segments: 

• SR-163 (Northbound) – Friars Road to Genesee Avenue (AM Peak) 
• I-15 (Southbound) – North of Friars Road (PM Peak) 
• I-15 (Southbound) – South of Friars Road (PM Peak) 

 
Phase 4 (2022):  Phase 4 is the build out of the project and would consist of a 

cumulative total 4,780 residential units, 400,000 square feet of retail commercial, 40,000 square 
feet of community commercial, 40,000 square feet of neighborhood commercial, 420,000 square 
feet of commercial office, a school, a 4,000 square foot private recreation center, 3 acres of 
active park and 12.2 acres of passive park. Phase 4 is expected to generate 48,959 daily 
cumulative external trips, with 3,241 occurring in the AM peak hour and 5,098 occurring in the 
PM peak hour. The internal project circulation system was assumed to be complete in Phase 3. 

Impact 5.2-9: Impacts from Phase 4 are expected to be significant on the following 
additional segment: 

• Friars Road – Mission Village Road to I-15 Southbound Ramp 
 
Impact 5.2-10: Impacts from Phase 4 are expected to be significant at the following three 
additional intersections: 

• Friars Road Eastbound/Qualcomm Way (PM Peak) (Mitigated to below a level of 
significance by improvements in the Phase 2 Transportation Improvement Plan.) 

• Qualcomm Way/I-8 Westbound Ramp (PM Peak) (Mitigated to below a level of 
significance by improvements in the Phase 3 Transportation Improvement Plan.) 

• Texas Street/El Cajon Boulevard (PM Peak) (Mitigated to below a level of 
significance by improvements in the Phase 3 Transportation Improvement Plan.) 
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All of these intersections would be fully mitigated by measures implemented as 
part of earlier phases of the project. 

Implementation of Phase 4 would not result in any additional significant impacts 
to freeway ramps or freeway mainline segments. 

Finding:  The project would significantly impact roadway segments, 
intersections, freeway ramps and freeway mainlines. The impacts to intersections and some 
roadway segments are considered significant but mitigable.  Impacts to freeway ramps and 
freeway mainlines are considered significant and unmitigable.  For the school option, the change 
to the total ADT and AM trips is minor, and the analysis shows that while no new impacts 
different that then those shown in the above impact analysis would occur under the school 
option, this option would result in impacts to Mission Gorge Road (Friars Road to Zion Avenue) 
and Friars Road (Avenida de las Tiendas to Ulric Street) being shifted from Phase 2 to Phase 1.  
No significant adverse impacts from construction traffic would occur.  Changes or alterations 
have been required in or incorporated into the project which will lessen the significant 
environment effects of the project related to traffic.  These changes or alterations, however, will 
not reduce this impact to below a level of significance and the project is expected to have a 
significant adverse impact on traffic.  The City finds that there are no other feasible mitigation 
measures that will mitigate the impact to below a level of significance, and that specific 
economic, social, technological or other considerations make infeasible the alternatives identified 
in the Final PEIR.  As described in the Statement of Overriding Considerations, the City has 
determined that this impact is acceptable because of specific overriding considerations.  

Facts in Support of Finding:  Section 5.2 of the Final PEIR, incorporated herein 
by reference, describes the project’s impacts on traffic, including impacts to street segments, 
intersections, freeway segments, freeway ramp meters, and Congestion Management Program 
(CMP) arterials, for both the near-term and at the horizon year. KOA Corporation.  prepared a 
traffic study, titled Quarry Falls Traffic Impact Study (September 2007), (Final PEIR Appendix 
B) incorporated herein by reference, that examined the effects of the proposed Quarry Falls 
project on the existing and planned circulation system based on the anticipated phasing of the 
project and build-out of the community. The Traffic Impact Study evaluated existing conditions 
(based on current street improvements and operations), Phase 1 (Year 2010), Phase 2 (Year 
2012), Phase 3 (Year 2014), Phase 4 (Project Build-out - Year 2022), and Horizon Year (Year 
2030).  

The Quarry Falls project lies within two communities: Mission Valley and Serra 
Mesa. The Mission Valley Community Plan envisions a road connection through the project site 
that would connect Serra Mesa (at Phyllis Place) to Mission Valley (at Friars Road and Mission 
Center Road). This road connection is not identified in the Serra Mesa Community Plan. While 
the traffic study evaluates the project both without and with the road connection, the project does 
not propose to construct the connection.  

The study area for the project is based on the City of San Diego Traffic Impact 
Study Manual Guidelines, as well as review of on-going traffic studies and knowledge of the 
local transportation system, and is consistent with the San Diego Association of Governments’ 
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(SANDAG’s) Congestion Management Program. The study area for the proposed project 
includes existing intersections and their corresponding roadway segments including: 

• Friars Road from Napa Street in Mission Valley to Jackson Drive in the Navajo 
community; 

• Mission Center Road from Murray Ridge Road to Camino Del Rio South; 
• Qualcomm Way from the project to I-8; 
• Texas Street from I-8 to El Cajon Boulevard in the Greater North Park community; 
• Phyllis Place/Murray Ridge Road from I-805 to Pinecrest Avenue; 
• Portions of Camino del la Reina, Camino del Rio North, and Fenton Parkway; and 
• Other internal project streets. 

 
Ramp meters at freeway entrances in the study area currently exist at: 

• I-805 Northbound at Murray Ridge (AM peak hour) 
• I-15 Northbound at Friars Road (AM peak hour) 
• I-805 Southbound at Murray Ridge (PM peak hour) 
• I-8 Eastbound at Southbound Texas Street (PM peak hour) 
• I-8 Eastbound at Northbound Texas Street (PM peak hour) 
• I-15 Northbound at Friars Road (PM peak hour) 
• I-15 Southbound at Friars Road (PM peak hour) 
• I-15 Southbound at Friars Road (I-8 Bypass) (PM peak hour) 

 
The study area also includes a freeway mainline analysis of the following: 

• I-8 from SR 163 to I-805; 
• I-805 from I-8 to Mesa College Drive; 
• SR 163 from I-8 to Genesee Avenue; and 
• I-15 from I-8 to Aero Drive 

 
To determine potential temporary impacts associated with the construction of the 

project, the amount, distribution and duration of construction traffic was estimated based upon 
engineering judgment and the standards contained in the South Coast Air Quality Management 
District CEQA Air Quality Handbook (1993). 

The Quarry Falls project would replace on-going resource extraction operations 
with a mix of uses including parks, open space, and civic uses; commercial office space; 
commercial retail space; and residential dwelling units. Build out of the proposed project would 
generate a total of 62,169 daily driveway vehicle trips internally. Of the 62,169 total driveway 
vehicle trips, 48,959 trips are cumulative external trips with 3,241 occurring in the morning 
(AM) peak hour and 5,098 occurring in the afternoon (PM) peak hour. (Cumulative external trips 
are new trips to the community that would leave the site). Because build-out of Quarry Falls 
would occur in four phases, daily trips would be generated incrementally over time as each phase 
is implemented. 

An analysis of traffic impacts associated with constructing a school in Quarry 
Falls has been evaluated as part of the Quarry Falls Traffic Impact Study. For purposes of that 
analysis, it was assumed that a future school would accommodate 240 elementary school 
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children, 198 middle school children and 352 high school students, resulting in approximately 
1,607 cumulative ADT.  The reduction of over 300,000 square feet of commercial development 
more than offsets the total driveway trip generation for school.  The analysis shows that while no 
new impacts would occur under the school option, this option would result in impacts to Mission 
Gorge Road (Friars Road to Zion Avenue) and Friars Road (Avenida de las Tiendas to Ulric 
Street) being shifted from Phase 2 to Phase 1.   

The analysis for construction traffic includes off-site construction trips. For the 
Quarry Falls project, construction traffic would be minimized due to a number of measures 
planned to be included during the construction process. The VTM proposes approximately 
1,223,000 cubic yards of cut and 1,358,000 cubic yards of fill, resulting in the need for an 
additional 135,000 cubic yards of fill, which would be generated onsite through excavating for 
parking garages and other structures.  Additionally, because the project is at the location of a 
mining operation, the majority of concrete and asphalt construction materials could be purchased 
from the on-site batch plants, further reducing the need for off-site heavy-truck construction 
traffic. The project would also implement a construction debris recycling program with the intent 
to reuse much of this material on-site, reducing trips to the local landfill.  The total construction 
traffic associated with Phase 1 would be approximately 2,191 ADT, Phase 2 approximately 
2,368 ADT, Phase 3 approximately 786 ADT, and Phase 4 approximately 841 ADT.  Truck 
traffic would access the site through major roadways and would not rely on residential streets for 
access. The majority of truck trips would occur between the hours of 7:00 AM and 3:30 PM.  In 
addition, standard requirements, from the City of San Diego Regional Standard Drawings, 
imposed by the City through construction traffic control plans include limiting traffic control to 
time periods which would not overlap with peak commuter traffic.  

Since preparation of the PEIR, the following additional mitigation measure has 
been identified that reduces a temporary impact to below a level of significance.  Per CEQA 
Guidelines Section 15088, the addition of this mitigation measure does not constitute significant 
new information and in fact utilizes the early implementation of an existing mitigation measure 
to reduce a temporary impact to below a level of significance. 

The Phase 1 arterial impact to Friars Road from Via Las Cumbres to Fashion 
Valley Road (Impact 5.2-1) is mitigated to below a level of significance by improvements to the 
intersection at Friars Road and Fashion Valley Road (MM 5.2-6a).  This improvement increases 
the efficiency of the turn movement, thereby increasing the green time available for thru traffic 
on Friars Road.  The timing of this improvement has been moved to Phase 1 of the 
Transportation Phasing Plan. 

Mitigation Measures:  MM5.2-1 to MM5.2-12 summarized in Final PEIR Table 
5.2-9, Transportation Phasing Plan, and herein incorporated by reference.  Implementation of 
these mitigation measures will reduce many of the significant traffic impacts to roadway 
segments and intersections. Significant, unmitigated impacts would remain for some 
roadway/arterial segments, intersections, freeway ramps and freeway segments. The 
implementation of the project will also create temporary impacts, some of which would be 
subsequently mitigated to below a level of significance by future improvements made by the 
project, while others would be reduced to below a level of significance by the build-out of 
improvements identified in the Mission Valley Public Facilities Financing Plan.  Arterial  
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widening, traffic signal coordination and other traffic improvements, and freeway interchange 
improvements would offset ramp and freeway impacts; however, these impacts would remain 
significant and unmitigated.  The adoption of a Statement of Overriding Considerations would be 
required for the project’s significant and unmitigated impacts. 

Reference:  Final PEIR § 5.1. 

Unmitigated Impacts and Infeasibility of Mitigation 
The project proposes numerous improvements to mitigate impacts to below a 

level of significance; however, the following direct impacts to traffic remain significant and 
unmitigated: 

Segments and Arterials: 
• Friars Road – Ulric/SR-163 Southbound Ramps to River Run Drive (temporary 

impact until construction of Phase 1 of Friars Road/ SR-163 Interchange 
improvements by the City of San Diego).  Local improvements have been identified 
that mitigate the impact to these segments to below a level of significance, however, a 
total fair share contribution of $19,000,000 (2007 dollars) enables the lead agency to 
secure matching funding for construction of a more comprehensive set of regional 
improvements.  This location was constructed many decades ago and includes inefficient 
or out-of-date design components (braided off- and on-ramp weaves; free right turns) that 
no longer achieve the capacity and safety needs of the existing and planned traffic 
volumes in Mission Valley and SR-163.  The local improvements are a subset of the 
Phase 1 interchange improvements and do not include that portion of freeway 
improvements unrelated to the impacts to Friars Road. 

The City of San Diego and Caltrans are cooperating on the interchange design and the 
completion of the environmental review to implement the project which provides 
substantial public benefit to residents and commuters.  Environmental review is 
scheduled to be completed in 2009; the project will complete its design and be ready for 
construction in 2013. This design implements the full improvement in coordinated 
phases, minimizing the inconvenience and service degradation to traffic resulting from 
construction activities.  If the local improvement were built first and the full improvement 
built later, the overall costs might be higher, construction time would likely be longer, 
and portions of the local improvement might have to be undone when the full 
improvement was built. 

The fair share contribution will enable the City to accelerate the implementation of this 
regional transportation project.  The project could implement local improvements instead 
of providing the $19,000,000 in fair share payments; however, this requires the approval 
of Caltrans, which, if not forthcoming, would render the direct mitigation measures 
infeasible.  This does not accomplish the City’s goal of constructing a regional arterial 
system improvement, securing Caltrans’ approvals and may not be supported by Caltrans 
for local-only improvements could prove to be problematic, therefore, the construction of 
only local improvements rather than the full Phase 1 interchange improvements would 
most likely not be desirable to these agencies.  These jurisdictional considerations and 
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priorities render the monetary contribution preferable to the physical construction of local 
improvements; thus the mitigation is considered infeasible. 

• Friars Road – Avenida de las Tiendas to Ulric Street/SR-163 Southbound Ramps 
(temporary impact in Phase 2 and Phase 3 of the project; mitigated by the 
construction of Hazard Center Drive).  The traffic study for the project conservatively 
assumed that Hazard Center Drive would not be constructed until Phase 4.  This 
improvement is a current permit condition for Hazard Center.  Since the time the Draft 
PEIR was circulated, the City and property owner have engaged in discussions to 
complete the design process to accelerate the implementation of the Hazard Center Drive.  
Should this not occur in a timely fashion, the City retains the ability to take enforce 
action to compel the construction of the improvement.  Based upon the City’s actions to 
ensure construction of Hazard Center Drive in a time frame prior to Phase 2, this impact 
would be avoided.   

• Friars Road – River Run to Northside Drive.  The adoption of the Mission City 
Specific Plan by the City Council eliminated the requirement for a grade separated 
interchange at Friars Road and Fenton Parkway, effectively downgrading the 
classification of these portions of Friars Road from an expressway to a prime arterial, 
thereby constraining the capacity of Friars Road and the overall circulation system.   The 
segment and intersections have been improved to fully implement the prime arterial 
classification; any change to increase the classification of the street will require the City 
Council to amend the Mission Valley Community Plan to increase the capacity of Friars 
Road.  This decision would require widening of segments and intersections or the 
construction of grade separated interchanges that would require the acquisition of 
adjacent property developed with residential and commercial projects.  The widening 
would place existing residents and businesses in closer proximity to high volumes of 
traffic and the nuisance impacts from noise and dust, thereby impacting the perception of 
quality of life. These social and policy considerations render the mitigation infeasible. 

• Friars Road – Northside Drive to Stadium Way (temporary impact until Horizon 
Year).  The adoption of the Mission City Specific Plan by the City Council eliminated 
the requirement for a grade separated interchange at Friars Road and Fenton Parkway, 
effectively downgrading the classifications of these portions of Friars Road from an 
expressway to a prime arterial, thereby constraining the capacity of Friars Road and the 
overall circulation system.   The segment and intersections have been improved to fully 
implement their classification; an improvement to increase the classification of the street 
would require the City Council to amend the Mission Valley Community Plan to increase 
the capacity of Friars Road.  This decision would require widening of segments and 
intersections or the construction of grade separated interchanges that would require the 
acquisition of adjacent property developed with residential and commercial projects.  The 
widening would place existing residents and businesses in closer proximity to high 
volumes of traffic and the nuisance impacts from noise and dust, thereby impacting the 
perception of quality of life.  These social and policy considerations render the mitigation 
infeasible.   

• Friars Road – Mission Village Road to I-15 Southbound Ramp (temporary impact 
only until Phase 4 of the project).  The impact to this segment is based upon a small, 
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temporary increase (36 ADT) in trips on a segment with a capacity of 70,000 ADT for 
LOS E.  The Phase 2 Friars Road/I-15 Southbound Ramp intersection improvement and 
synchronization of signals, while it does not increase capacity, could be considered 
partial mitigation that will improve the efficiency of the thru movement in this area.  The 
implementation of a widening project at this location will ultimately result in a roadway 
with excess capacity and a level of service that cannot be achieved on other segments of 
Friars Road.  Therefore, it would not be equitable to require the project to fully mitigate a 
small, temporary impact; this equity consideration renders the mitigation infeasible.   

• Friars Road – I-15 Southbound Ramps to Rancho Mission Road.  The I-15 HOV 
Corridor Study will address the needs to widen and lengthen the I-15 bridge and the 
adjacent segment by implementing comprehensive improvements to the full interchange 
to provide additional capacity and accommodate managed lanes.  Improving the bridge to 
only increase local capacity will most likely not meet the needs of the managed lane 
project.   The Phase 2 Friars Road/I-15 Southbound Ramp intersection improvement and 
synchronization of signals, while it does not increase capacity, could be considered 
partial mitigation that will improve the efficiency of the thru movement in this area.  
Mitigation for the project’s segment impact could ultimately be determined to be 
inconsistent with the I-15 HOV Corridor Study and therefore not secure the necessary 
Caltrans approvals given the likelihood for the need to demolish the bridge to lengthen 
the abutments for the new managed lanes.  The uncertainty in the ultimate interchange 
design and final outcome of the I-15 Corridor Study make it speculative to identify a 
mitigation measure for local improvements that can be successfully implemented to 
reduce the impact to below a level of significance.  This jurisdictional consideration and 
the inability to implement an improvement in a successful manner and in a reasonable 
period of time render the mitigation infeasible. 

• Friars Road – Santo Road to Mission Gorge Road and Mission Gorge Road – Friars 
Road to Zion Avenue.  The widening of Friars Road for these segments would require 
additional right-of-way from adjacent businesses on the north and south sides of Friars 
Road.  The widening will place existing commercial offices in closer proximity to high 
volumes of traffic and the nuisance impacts from noise and dust.  The properties on the 
southwest and southeast quadrants of the intersection of Riverdale Street and Friars Road 
would lose existing parking and potentially have impacts to their internal circulation.  
Impacts to parking and internal circulation at these locations may negatively impact the 
existing and adjacent businesses.  The widening of the bridge over the San Diego River 
will result in additional impacts to sensitive biological resources, including wetlands.  
These social considerations render the mitigation infeasible. 

• Texas Street – I-8 Eastbound Ramps to Camino del Rio South, Camino del Rio 
South to Madison Street, Madison Street to Monroe Avenue, Monroe Avenue to 
Meade Avenue, and Meade Avenue to El Cajon Boulevard.  Improvements have been 
identified to reduce the impacts to these segments to below a level of significance.  
However, the Greater North Park Public Facilities Financing Plan identifies alternative 
improvements which will be implemented by the project for sidewalks, lighting and 
traffic calming rather than an increase in the number of lanes.  This alternative has been 
recommended by the Greater North Park Planning Group.    Implementation of a higher 
capacity Texas Street would impact local residents and businesses by creating a traffic 



 

Page | 37  
 

environment that reduces walkability in the neighborhood, as well as be inconsistent with 
the financing plan and community priorities.  This area is defined by a fine grained street 
network that encourages walkability; the widening of Texas Street could have a negative 
impact on both the character of the neighborhood and walkability and therefore be 
inconsistent with the mobility and community planning goals of the General Plan. This 
change would most likely be perceived as a negative impact on the quality of life. These 
social and policy considerations render the mitigation infeasible.  As partial mitigation, 
the project proposes the addition of a sidewalk and pedestrian lighting from Camino del 
Rio South to Madison Street (estimated cost approximately $2M) and a contribution of 
$100,000 for traffic calming between Madison Street and El Cajon Boulevard. 

• Murray Ridge Road – I-805 Northbound to Pinecrest Avenue.  Improvements have 
been identified to reduce the impact to this segment to below a level of significance, 
however, the Serra Mesa Planning Group has recommended alternative mitigation for 
traffic calming rather than the road restriping to increase the number of lanes which has 
been proposed as partial mitigation to road widening.  Implementation of a higher 
capacity road will impact the availability of either parking or the Class II Bike Lane.  
This will result in impacts to the character and walkability of the neighborhood and 
therefore be inconsistent with the mobility and community planning goals of the General 
Plan by creating a traffic environment that degrades the quality of life in the 
neighborhood.  These social and policy considerations render the mitigation infeasible.  

• Mission Center Road – Camino del Rio North to I-8 Eastbound Ramp (temporary 
impact until Phase 3).  Mitigation has been identified to reduce the impacts to this 
segment to below a level of significance; however, to avoid simultaneous construction on 
three interchanges that provide access to Mission Valley, the mitigation is being timed in 
a way that will create a temporary significant impact.  A $1,000,000 (2007 dollars) 
contribution to begin the project study report will be made in Phase 2 of the 
Transportation Phasing Plan with full improvements (assured satisfactory to the City 
Engineer) to mitigate all impacts to below a level of significance in Phase 3.  Due to other 
project mitigation measures being implemented to the Friars Road/SR-163 and Friars 
Road/I-15 Interchanges, this improvement has been deferred to avoid unacceptable traffic 
impacts due to the reconstruction of multiple Mission Valley interchanges at the same 
time. Overlapping construction of multiple interchanges would create unacceptable levels 
of service and could impair emergency vehicle access to Mission Valley.  Therefore, the 
temporary impact to level of service at this location is preferable to the more significant 
reductions in LOS due to simultaneous construction at three interchanges that provide 
access to Mission Valley.  The social considerations render the mitigation infeasible. 

Intersections: 
• Friars Road/SR-163 Southbound Ramp/Ulric Street (AM and PM Peak), Friars 

Road/SR-163 Northbound Ramp (PM Peak), and Friars Road/Frazee Road (PM 
Peak) (temporary impact until construction of Phase 1 of Friars Road/ SR-163 
Interchange improvements by the City of San Diego).  Improvements have been 
identified to reduce the impact to these segments to below a level of significance, 
however, a total fair share contribution of $19,000,000 (2007 dollars) enables the lead 
agency to secure matching funding for construction of a more comprehensive set of 
regional improvements.  This location was constructed many decades ago and includes 
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inefficient or out-of-date design components (braided off- and on-ramp weaves; free right 
turns) that no longer achieve the capacity and safety needs of the existing and planned 
traffic volumes in Mission Valley and SR-163.  The local improvements are a subset of 
the Phase 1 interchange improvements and do not include that portion of freeway 
improvements unrelated to the impacts to Friars Road. 
The City of San Diego and Caltrans are cooperating on the interchange design and the 
completion of the environmental review to implement the project which provides 
substantial public benefit to residents and commuters.  Environmental review is 
scheduled to be completed in 2009; the project will complete its design and be ready for 
construction in 2013.  This design implements the full improvement in coordinated 
phases, minimizing the inconvenience and service degradation to traffic resulting from 
construction activities.  If the local improvement were first and the full improvement built 
later, the overall costs might be higher, construction time would likely be longer, and 
portions of the local improvement might have to be undone when the full improvement 
was built. 

The fair share contribution will enable the City to accelerate the implementation of this 
regional transportation project.  The project could implement local improvements instead 
of providing the $19,000,000 in fair share payments; however, this requires the approval 
of Caltrans, which, if not forthcoming, would render the direct mitigation measures 
infeasible.  Given Caltrans and the City’s goal of constructing a regional arterial system 
improvement, securing Caltrans’ approvals for local-only improvements could prove to 
be problematic , therefore, the construction of only local improvements rather than the 
full Phase 1 interchange improvements would most likely not be desirable to these 
agencies.  These jurisdictional considerations and priorities render the monetary 
contribution preferable to the physical construction of local improvements; thus the 
mitigation is considered infeasible. 

• Mission Center Road/I-8 Eastbound Ramp (PM Peak) (temporary impact until 
Phase 3).  Mitigation has been identified to reduce the impacts to this segment to below a 
level of significance; however, to avoid simultaneous construction on three interchanges 
that provide access to Mission Valley, the mitigation is being timed in a way that will 
create a temporary significant impact.  A $1,000,000 (2007 dollars) contribution to begin 
the project study report will be made in Phase 2 of the Transportation Phasing Plan with 
full improvements (assured satisfactory to the City Engineer) to mitigate all impacts to 
below a level of significance in Phase 3.  Due to other project mitigation measures being 
implemented to the Friars Road/SR-163 and Friars Road/I-15 Interchanges, this 
improvement has been deferred to avoid unacceptable traffic impacts due to the 
reconstruction of multiple Mission Valley interchanges at the same time. Therefore, the 
temporary impact to level of service at this location is preferable to the more significant 
reductions in LOS due to simultaneous construction at three interchanges that provide 
access to Mission Valley.  The social considerations render the mitigation infeasible. 
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Freeway Ramps: 
• I-15 NB at Friars Road (AM peak hour), I-8 EB at SB Texas Street (PM peak hour), 

I-15 NB at Friars Road (PM peak hour), and I-15 SB at Friars Road (I-8 Bypass) 
(PM peak hour).  The Regional Transportation Congestion Improvement Program 
(RTCIP) was created by SANDAG to ensure future development contributes its 
proportional share of the funding needed to pay for the Regional Arterial System and 
related regional transportation facility improvements.  The RTCIP Impact Fee Nexus 
Study dated September 5, 2006 was prepared for SANDAG to provide a single nexus 
analysis for use by all local agencies in San Diego County to fulfill their contribution 
towards regional improvements.  Using the nexus study as a basis, beginning July 1, 2008 
the City of San Diego requires $2,332.00 per single family unit and $1,865 per multi-
family unit (affordable housing is exempt) in exactions or equivalent improvements for 
each newly constructed residential housing unit to allow the City to ensure it receives 
TransNet funding  
 
At build-out, the project would provide mitigation in excess of $31 million (2007 dollars) 
towards widened arterials, traffic signal coordination, and freeway interchange 
improvements at SR-163/Friars Road, I-8/Mission Center Road, I-15/Friars Road and I-
805/Murray Ridge Road locations. This exceeds the approximately $8 million in 
exactions for arterial improvements that would be required using the RTCIP as a 
baseline..  The goal of the RTCIP is to establish an impact fee system to enable projects 
to fulfill their contribution to these regional improvements, therefore the unmitigated 
freeway ramp impacts of the project are partially offset by significant improvements to 
Friars Road and other interchange improvements that satisfy the RTCIP requirements 
established by the City of San Diego and SANDAG. 
 
In addition, reduction in ramp meter delays requires the approval of Caltrans to increase 
the metering rate to increase ramp capacity.  However, Caltrans policy restricts the flow 
of vehicles onto the freeway in order to manage freeway capacity, thereby preventing 
individual projects from adjusting ramp meter rates.  In addition, the I-15 northbound 
ramp has been improved to three lanes, the maximum design capacity allowed by 
Caltrans.  This jurisdictional consideration and the inability of a single private 
development project to accomplish freeway improvements (to increase capacity to allow 
for an increase in ramp meter rate) in a successful manner and in a reasonable period of 
time render the mitigation infeasible. 

Freeway Segments: 
• SR-163 (Southbound) – Friars Road to Genesee Avenue (PM Peak), SR-163 

(Northbound) – I-8 to Friars Road (AM Peak), SR-163 (Southbound) – I-8 to Friars 
Road (PM Peak), I-8 (Eastbound) – Mission Center Road to Qualcomm Way (PM 
Peak), SR-163 (Northbound) – Friars Road to Genesee Avenue (AM Peak), I-15 
(Southbound) – North of Friars Road (PM Peak), and I-15 (Southbound) – South of 
Friars Road (PM Peak).  The Regional Transportation Congestion Improvement 
Program (RTCIP) was created by SANDAG to ensure future development contributes its 
proportional share of the funding needed to pay for the Regional Arterial System and 
related regional transportation facility improvements.  This study recognizes freeway 
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improvements are part of a regional solution that most often cannot be addressed by an 
individual project. The RTCIP Impact Fee Nexus Study dated September 5, 2006 was 
prepared for SANDAG to provide a single nexus analysis for use by all local agencies in 
San Diego County to fulfill their contribution towards regional improvements.  Using the 
nexus study as a basis, beginning July 1, 2008 the City of San Diego requires $2,332.00 
per single family unit and $1,865 per multi-family unit (affordable housing is exempt) in 
exactions or equivalent improvements for each newly constructed residential housing unit 
to allow the City to ensure it receives TransNet funding.  

The goal of the RTCIP is to establish an impact fee system to enable projects to fulfill 
their contribution to these regional improvements, therefore the unmitigated freeway 
impacts of the project are partially mitigated by significant improvements to Friars Road 
and other interchange improvements.  Mitigation for freeway impacts would require 
widening of that respective segment, requiring Caltrans approval.  Projects of this size are 
determined by freeway corridor studies due to their scope being beyond the capabilities 
of an individual private development project.  This jurisdictional consideration renders 
the mitigation infeasible.   

At build-out, the project would provide mitigation for over $31 million (2007 dollars) for 
improvements to the regional arterial system, which includes widened arterials, traffic 
signal coordination, and improvements to five interchanges serving Mission Valley.  This 
satisfies the approximately $8 million in RTCIP contributions that would be assessed by 
the City of San Diego as an exaction for impacts to the regional system, therefore, it 
would be inequitable to impose both the impact fee and require direct improvements.  In 
addition, the physical improvement to the interchange at Mission Center Road and I-8 is 
preferable to a fair share payment for I-8 corridor improvements due to the benefit of 
providing mitigation to improve traffic flow.  The inability of a single private 
development project to accomplish these freeway improvements in a successful manner 
and in a reasonable period of time renders this mitigation infeasible. 
 

1. Environmental Impact:  Streets closed or realigned/alterations to the existing 
circulation. As discussed in Section 5.2, the project will not result in closing or realigning any 
streets. 

Finding:  The project will not result in closing or realigning any streets, and 
therefore no adverse environmental impacts will occur. No mitigation is required. 

Facts in Support of Finding:  The project will construct all on-site roads needed 
to provide access to and through the project site.  Environmental impacts associated with 
physical construction of project roadways are evaluated in the PEIR.  Vehicles will gain access 
into the project site via a connection to Qualcomm Way from proposed Quarry Falls Boulevard 
and a connection directly to Friars Road from proposed Russell Park Way. Additionally, there 
will be two entrances into the site from Mission Center Road. Development of the site will not 
result in any streets being closed or realigned as part of the project. The project will result in 
alterations to existing streets in order to implement proposed traffic mitigation measures. These 
alterations will involve widening existing roads, installing traffic signals, restriping travel lanes, 
and lengthening travel lanes. Final PEIR figure 5.2-2, Transportation Phasing Plan 
Improvements, shows the location of these improvements.  



 

Page | 41  
 

Mitigation Measures:  No mitigation is required. 

Reference:  Final PEIR § 5.2. 

2. Environmental Impact:  Parking for various uses that satisfy the City’s 
requirements.  As discussed in section 5.2, parking requirements in the Specific Plan will be 
consistent with the City of San Diego’s Land Development Code.  

Finding:  No significant adverse impacts to parking resources will occur due to 
the fact that pursuant to Section 8.2 of the proposed Quarry Falls Specific Plan, parking 
requirements shall be in accordance with the City’s Land Development Code. No mitigation is 
required. 

The implementation of two mitigation measures will result in the elimination of 
some on-street parking.  Improvements along Murray Ridge Road to restripe from two to four 
lanes could result in the loss of approximately 272 spaces; however, on street parking can be 
maintained by the elimination of the Class II bike lane.  The addition of a turn lane at the Friars 
Road/Fashion Valley Road intersection would result in the loss of approximately 25 spaces; in 
this case, the adjacent residential development was previously required to satisfy all parking 
requirements on-site.  The impact to the availability of on-street parking is not a result of a 
deficit in the parking proposed for Quarry Falls, as the project would provide parking in 
accordance with the City's parking requirements.  The elimination of on-street parking will result 
from the implementation of the road classification identified in the respective community plans 
for Serra Mesa and Mission Valley and is not regarded as a significant impact associated with the 
project. 

Facts in Support of Finding:  Automobile parking shall comply with Land 
Development Code based on the zoning and land uses applied to each subdistrict. Parking 
requirements contained in LDC Section 142.0500 shall apply to development in Quarry Falls. 

Mitigation Measures: No mitigation is required. 

Reference: Final PEIR §5.2. 

3. Environmental Impact: Pedestrian and bicycle facilities to accommodate non-
vehicular travel and off-site connections and linkages to facilitate pedestrian and bicycle use. As 
discussed in Section 5.2, the project will provide for adequate internal pedestrian walkways, 
bicycle facilities, transit facilities and other non-vehicular circulation. 

Finding:  No significant adverse environmental effects to pedestrian and bicycle 
facilities will occur. No mitigation is required. 

Facts in Support of Finding:  The Specific Plan is based on the concept of 
Quarry Falls as an urban village and contains design features which promote pedestrian and 
bicycle activity. Such design features include street fronting commercial uses with promenades 
that extend through the park system and connect the entire project; sidewalks and pop-outs are in 
place wherever possible. An extensive integrated trail system would provide expanded pedestrian 
opportunities in the park and include the Grand Steps, the Park Trail, and the Finger Trails (see 
Final PEIR Figure 5.2-3, Quarry Falls Pedestrian Trails and Facilities, of the Final PEIR). 
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Bicyclists would be accommodated by Class II bikeways located on Quarry Falls Boulevard, 
Russell Park Way, Via Alta, and Franklin Ridge Road (see Final PEIR Figure 5.2-4, Quarry 
Falls Bike Facilities, of the Final PEIR). The sidewalks and bicycle lanes occurring along project 
streets would connect to those occurring along Friars Road and Mission Center Road, which 
would allow continued pedestrian and bicycle activity beyond the Specific Plan area. 
Additionally, the project would construct a pedestrian bridge over Friars Road to connect Quarry 
Falls with Rio Vista West and the trolley station.  Bicycle parking and storage will be provided 
within each private development project in accordance with the Land Development Code 
development regulations for that respective zoning district. 

Mitigation Measures:  No mitigation is required. 

Reference:  Final PEIR § 5.2 

C. Aesthetics/Visual Quality 

1. Environmental Impact:  Land Form Alteration/Grading.  As discussed in PEIR 
Section 5.3, the approved CUPs and Reclamation Plan result in substantial landform alterations.  
The modifications proposed by the project represent a change in the topography and ground 
relief features of the site from the approved Reclamation Plan by replacing the flat pad bordered 
by mined slopes up to 220 feet in height with terraced pads and manufactured slopes up to 120 
feet in height. According to the Development Services Department’s Significance Determination 
Thresholds, the project may significantly alter the landform if the project would alter more than 
2,000 cubic yards of earth per graded acre. The VTM proposes approximately 1,223,000 cubic 
yards of cut and 1,358,000 cubic yards of fill, resulting in the need for an additional 135,000 
cubic yards of fill, which would be generated onsite through excavating for parking garages and 
other structures.  Therefore, the project would meet the condition for determining significance 
under the City’s thresholds, and landform alterations associated with the project would be 
considered significantly adverse.  

Finding:  The project would result in substantial modification of the existing 
manufactured landform created by the on-going mining operations to replace the mined site with 
urban uses. The change from the approved Reclamation Plan to that proposed by the project 
would be considered significant; however, the City finds that there are no mitigation measures 
that will mitigate the impact to below a level of significance.  Adoption of the No Project/No 
Build: Continuation of Approved Conditional Use Permit/Implementation of Approved 
Reclamation Plans alternative would avoid the impact because no development would occur on 
the site. Adoption of other project alternatives would reduce the magnitude of the change in the 
visual character of the site and surrounding area but would not avoid the significant impact.  As 
stated in Section VII, FINDINGS REGARDING ALTERNATIVES, of these Findings, the City 
finds that specific economic, social, technological or other considerations make infeasible the 
alternatives identified in the Final PEIR. As described in the Statement of Overriding 
Considerations, the City has determined that this impact is acceptable because of specific 
overriding considerations. 

Facts in Support of Finding:  The proposed project includes a modification to 
the approved Reclamation Plans which would alter the final topography of the manufactured site 
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that results following mining. The approved Reclamation Plan would provide a relatively large 
flat pad in the central portion of the site, surrounded by steep hillsides up to 220 feet in height to 
the northwest, north, and east.  The project’s proposed modification to the approved Reclamation 
Plans would retain approximately 2.4 million cubic yards of material to provide several large 
pads that terrace up from the south to the north, mimicking the grading proposed by the Quarry 
Falls VTM and reflecting a more gradual elevational change from south to north (see Figure 3-
40, Quarry Falls Vesting Tentative Map- Grading, of the Final PEIR). The modification would 
result in a manufactured, terraced terrain that would reduce the contrast of the mined slopes and 
would result in creating slopes up to 120 feet in height, rather than approximately 62 feet to over 
220 feet in height as required under the existing Reclamation Plans. In this manner, the proposed 
modification to the Reclamation Plans and the proposed VTM would result in reducing impacts 
to ground relief features from those that would have occurred under the approved Reclamation 
Plans. 

Mitigation Measures:  No mitigation measures are available to avoid the 
landform alterations associated with the project.  The design of the project partially mitigates this 
impact by reducing the height of the manufactured slopes and creating terraced pads that reduce 
the heights of mined slopes, reflecting a more gradual change in the topographic relief than that 
resulting from the mined site.  But there are no mitigation measures that would reduce this 
impact to below a level of significance. Adoption of the No Project/No Build: Continuation of 
Approved Conditional Use Permit/Implementation of Approved Reclamation Plans alternative 
will avoid the impact because no development will occur on the site; however, the City has 
determined that the No Project alternative does not meet the basic objectives of the project. 

Reference:  Final PEIR § 5.3 

2. Environmental Impact: Block public views from designated open space, roads, 
parks or to any significant visual landmarks or scenic vistas.  As discussed in Section 5.3, the 
project would introduce development and landscaping to the site; however, it would not block 
public views from roads near the project site or of significant visual landmarks or scenic vistas. 

Finding:  No significant adverse impact to visual resources would occur, because 
the project would not block public views from roads near the project site or of significant visual 
landmarks or scenic vistas. No mitigation is required.  

Facts in Support of Finding:  There are no public view corridors identified in 
the Mission Valley Community Plan or adjacent community plans that cover the site. The San 
Diego River and I-805 Jack Schrade Bridge are identified in the Mission Valley Community Plan 
as major public resources or landmarks. The location of the development, outside of the river 
corridor and set back from the I-805 overpass, does not block any view or resource considered 
significant in the Mission Valley Community Plan.  

Computer generated photo simulations of the project were prepared to provide a 
visual representation of views with and without the project.  Dominant views in the project 
vicinity include the steep hillsides forming the northern and southern boundaries of the Valley 
and the I-805 bridge.  The computer simulations show that the steep hillsides to the north would 
still be visible from the southern boundary of the project site through the proposed development, 
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although development would replace the mining operations. Primary views of the site for 
motorists, bicyclists and pedestrians traveling along Friars Road and Mission Center Road would 
be of enhanced landscaping along those roadways at the project boundaries, as well as views into 
the Quarry Falls Park.   

Mitigation Measures:  No mitigation is required. 

Reference:  Final PEIR §5.3. 

3. Environmental Impact:  Affect to the existing visual character of the site and 
surrounding area, particularly with respect to views from any major roadways or public viewing 
areas. As discussed in Section 5.3, views of the site from public roadways would change 
substantially with the introduction of landscaping, park areas, tree-lined roadways, and buildings.  
This is considered a significant impact to the visual character of the project site and surrounding 
area.  Whether the change is adverse of beneficial is subjective 

Finding:  The project would develop an existing mining site surrounded by urban 
development, introducing urban uses to the undeveloped mined site. As development is phased 
in, views of the site from public roadways would change substantially from the barren mined site 
to urban development with extensive landscaping, park areas, tree-lined roadways, and 
architecturally interesting buildings. The project includes construction of a packaged recycled 
water facility and storage tank to provide for the majority of the project’s non-domestic 
landscape needs. These facilities would be underground or fully enclosed in an above-grade 
structure integrated into the existing development.  These changes are considered a significant 
adverse impact to the visual character of the site and surrounding area. No mitigation measures 
are available to reduce the significant change in the visual character of the site and surrounding 
area to below a level of significance.  Adoption of the No Project/No Build: Continuation of 
Approved Conditional Use Permit/Implementation of Approved Reclamation Plans alternative 
would avoid the impact because no development would occur on the site. This alternative, 
however, would leave the site as a flat pad rimmed with steep mined slopes up to 220 feet in 
height.  Adoption of other project alternatives would reduce the magnitude of the change in the 
visual character of the site and surrounding area; however, as stated in Section VII, FINDINGS 
REGARDING ALTERNATIVES, of these Findings, the City finds that specific economic, 
social, technological or other considerations make infeasible the alternatives identified in the 
Final PEIR.  As described in the Statement of Overriding Considerations, the City has 
determined that this impact is acceptable because of specific overriding considerations.  

 
Facts in Support of Finding:  Currently, the site is an on-going mining 

operation. Sand and gravel is being mined from the site, processed and removed in large trucks.  
Implementation of the proposed project will result in phasing in an urban development as 
envisioned by the proposed Quarry Falls Specific Plan, replacing the mining operations with a 
built environment consisting of extensive landscaped areas, parks, open space areas, recreational 
facilities, civic buildings, residential neighborhoods, an urban core of retail/office/residential 
uses, and business parks. This change in the character of the site will be substantially different 
and superior to what currently exists.  Nonetheless, a substantial change to the current visual 
character of the mined site would occur. 
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Mitigation Measures:  No mitigation measures are available to reduce the 
significant change in the visual character of the site and surrounding area to below a level of 
significance.  Adoption of the No Project/No Build: Continuation of Approved Conditional Use 
Permit/Implementation of Approved Reclamation Plans alternative will avoid the impact because 
no development will occur on the site; however, the City has determined that the No Project 
alternative does not meet the basic objectives of the project.  

Reference:  Final PEIR § 5.3 

D. Air Quality 

1. Environmental Impact:  Project automobile trip emissions effect on San Diego’s 
ability to meet regional, state and federal clean air standards.  As discussed in Section 5.4 of the 
PEIR, the project’s operational emissions will not affect San Diego’s ability to meet regional, 
state and federal clean air standards. 

Finding:  The project’s automobile emissions will not affect San Diego’s ability 
to meet regional, state and federal clean air standards, and therefore impacts will be less than 
significant. No mitigation is required. 

Facts in Support of Finding:  The main operational impacts on air quality 
associated with the Quarry Falls project would be those generated by project traffic.  A total of 
62,169 daily driveway vehicle trips are projected at buildout.  The emission calculations for total 
operational emissions for each phase of the project are shown in Final PEIR Table 5.4-5, Total 
Operational Emissions. As shown by PEIR Table 5.4-5, the emissions from project generated 
traffic are above the significance screening criteria for CO and ROGs for all phases and for NOx 
for Phases B through D (which corresponds to Phases 2 through 4 in the Traffic Impact Study 
and Section 5.2 of the PEIR). 

The City of San Diego’s Development Services Department’s Significance 
Determination Thresholds (City of San Diego 2007) presents quantitative emissions thresholds 
by which to evaluate whether a project’s impacts could have a significant impact on air quality. 
To determine whether a project would result in a violation of an air quality standard or contribute 
substantially to an existing or projected violation, it is necessary to look at the quantitative 
emission thresholds established by the SDAPCD. As part of its air quality permitting process, the 
SDAPCD has established thresholds in Rule 20.2 for the preparation of Air Quality Impact 
Assessments (AQIA). The City uses these thresholds for evaluating the significance of a 
project’s emissions. The screening thresholds are included in Final PEIR Table 5.4-4. In the 
event that emissions exceed these thresholds, modeling will be required to demonstrate that the 
project’s total air quality impacts result in ground-level concentrations that are below the State 
and Federal Ambient Air Quality Standards (shown in Final PEIR Table 5.4-1), including 
appropriate background levels (shown in Final PEIR Table 5.4-2).   The Air Quality Technical 
Report (July 30, 2007) included as Appendix C to the Final PEIR and incorporated herein by 
reference showed that the emissions from project generated traffic are above the significance 
screening criteria for CO and ROGs for all phases and for NOx for Phases B through D. 
Emissions are below the significance screening criteria for all other pollutants and would 
therefore not cause or contribute to a violation of an air quality standard. Additional evaluation 
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of CO and ROGs were conducted to determine whether the emissions from the project traffic 
could result in the formation of locally high concentrations of CO, or CO “hot spots.”  The 
Traffic Impact Study at Appendix B of the Final PEIR was used to determine intersections with 
degraded level of service.  These intersections were evaluated for CO hot spots.  CALINE4 
modeling was conducted to predict the one-hour and eight-hour CO concentrations. As shown in 
Final PEIR Table 5.4-6, CO “Hot Spots” Evaluation, no exceedance of the CO standard are 
predicted. 

With regard to ozone precursors (NOx and VOCs), air dispersion modeling 
cannot be conducted for individual projects to evaluate their impact on the ozone concentrations 
in the atmosphere, because ozone modeling is a basin-wide effort and evaluates the potential for 
exceedance within the entire air basin based on the development, mobile sources, and stationary 
sources projected based on future development.  The APCD is responsible for conducting basin-
wide modeling based on San Diego-wide growth projections that take into account future growth 
as well as future improvements in vehicle emission standards.  In general, provided a project is 
consistent with the community and general plans, it has been accounted for in the ozone 
attainment demonstration contained within the State Implementation Plan and would not cause a 
cumulatively significant impact on the ambient air quality for ozone.  Because the Quarry Falls 
Project is projecting more intense development than the community plan land use assumptions, 
an evaluation of the project’s consistency with SANDAG’s housing forecast for San Diego 
County to determine the project’s consistency with the RAQS and SIP was conducted. 

The project is located in the Central Major Statistical Area of the San Diego 
Region.  The projected housing growth from 2000 to 2030 is 313,939 housing units for the San 
Diego Region.  The project is proposing to construct 4,780 housing units, which would comprise 
only 1.52 percent of the total projected housing growth in the Central Major Statistical Area of 
the San Diego Region.  The project would therefore be consistent with the growth forecasts for 
the region and would therefore be in conformity with the RAQS and SIP.  

Despite the fact that the project is proposing denser development than accounted 
for in the current community plan and therefore in the SIP, emissions associated with the project 
have been accounted for in the growth projections for the Major Statistical Area.  These 
emissions are therefore included in the ozone attainment demonstration that was conducted for 
the San Diego Air Basin by the APCD, which demonstrates that growth levels projected for the 
region would not result in an exceedance of the ozone standard.    

Mitigation Measures:  No mitigation is required. 

Reference:  Final PEIR § 5.4 

2. Environmental Impact:  Substantial deterioration of ambient air quality, 
including the exposure of sensitive receptors to substantial pollutant concentrations.  As 
discussed in section 5.4, emissions associated with construction activities would exceed the 
significance thresholds for ROG, NOx. However, emissions of ROG and NOx would be within 
the SIP budget for off-road emissions and would not cause or contribute to a violation of the 
ozone standard. Diesel emissions from construction trucks would be temporary and therefore not 
create long term exposure. The project includes construction of a packaged recycled water 
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facility to provide for the majority of the project’s non-domestic landscape needs.  The packaged 
recycled water facility would be fully enclosed, either in an above-grade structure or 
underground.  The packaged recycled water facility would not generate emissions that would 
require an Air Pollution Control Board (APCD) permit.  Therefore, potential impacts associated 
with air quality would be related to the potential creation of objectionable odors affecting a 
substantial number of people. The “closed system” design of the facility effectively eliminates 
the release of odors through the use of a carbon filtration system and therefore any potential 
impact is below a level of significance.  As a condition of the construction of the treatment 
facility, an odor control system shall be incorporated into the plant design.  No significant air 
quality impacts are anticipated.  These impacts to air quality are considered less than significant. 
 

Finding: No significant adverse impacts to air quality will be created by ROG or 
NOx or diesel emissions from construction. Operation of the package recycled water facility 
would not result in emission of odors that would cause a nuisance or significant impact to nearby 
receptors.  No mitigation is required. 

Facts Supporting Finding:  To evaluate whether the project’s emissions will 
conform with the State Implementation Plan (SIP) for ozone attainment, the ROGs emissions 
budget for construction within the SDAB were compared with the maximum estimated daily 
emissions of ROG for the project. Maximum daily emissions of ROGs from architectural coating 
application for the Quarry Falls project are 171.46 lbs/day or 0.086 tons per day (one percent of 
the total SIP budget); maximum daily emissions of ROGs from off-road equipment are 23.51 
lbs/day or 0.0117 tons per day (0.07 percent of the total SIP budget); and maximum daily 
emissions of ROGs from on-road equipment are 15.09 lbs/day or 0.003 tons per day (0.01 
percent of the total SIP budget). Thus, the maximum daily ROGs emissions associated with 
project construction are within the SDAB SIP budget for ROGs emissions and will comply with 
the SIP for ozone. No significant impact will occur.   

Based on the 2004 Estimated Annual Average Emissions reported by the ARB in 
their emissions budget database for the SDAB, off-road equipment NOx emissions are estimated 
at 35.63 tons per day, and on-road vehicle emissions are estimated at 118.54 tons per day. 
Maximum daily emissions of NOx from off-road equipment are 329.13 lbs/day or 0.165 tons per 
day (0.46 percent of the total SIP budget); and maximum daily emissions of NOx from on-road 
equipment are 29.43 lbs/day or 0.0147 tons per day (0.01 percent of the total SIP budget). Thus, 
the maximum daily NOx emissions associated with project construction are within the SDAB 
SIP budget for NOx emissions and will comply with the SIP for ozone. 

Diesel exhaust particulate matter is known to the state of California as 
carcinogenic compounds.  The risks associated with exposure to substances with carcinogenic 
effects are typically evaluated based on a lifetime of chronic exposure, which is defined as 24 
hours per day, 7 days per week, 365 days per year, for 70 years. The California Office of 
Environmental Health Hazard Assessment has not identified an acute reference exposure level. 
Because diesel exhaust particulate matter is considered to be carcinogenic, long-term exposure to 
diesel exhaust emissions has the potential to result in adverse health impacts. However, because 
project construction will occur over a short term (i.e. over an eight-year period) and will not be 
conducted over an entire 70 year period, diesel emissions will be temporary and will not be 
expected to cause a long-term impact to sensitive receptors in the project vicinity. 
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A health risk analysis was conducted for the Quarry Falls project in response to 
this comment to evaluate potential health risks to residents in the development living in 
proximity to the I-805 freeway.  The analysis was based on an evaluation of diesel emissions on 
the 805 freeway.  Truck traffic was based on data obtained from Caltrans for the portion of the 
805 freeway between I-8 and State Route 163, which provides a breakdown of trucks by axles.  
Data from the five year period 2002 through 2006 indicates that truck traffic volumes did not 
increase over that time period; therefore, projecting trends based on the most recent five years 
would indicate steady traffic over the exposure period.  For conservative purposes, it was 
assumed that truck traffic would increase by 2 percent per year.  Diesel particulate emission 
factors were obtained from the EMFAC2007 model and were averaged over the exposure period 
evaluated.  As recommended by the California Office of Environmental Health Hazard 
Assessment, 70-year exposure, 30-year exposure, and 9-year adult and child exposure scenarios 
were addressed.  The 70-year exposure period represents a lifetime of exposure and assumes that 
a resident would be present at the same location 24 hours per day, 7 days per week, for 70 years.  

The 30-year exposure period is based on the U.S. EPA’s recommended 
reasonable maximum exposure, which assumes that a reasonable maximum time for an 
individual to live in one location would be 30 years.  The 30-year exposure scenario also 
assumes 24 hours per day, 7 days per week of exposure.  The 30-year residential duration for 
carcinogenic effects is a composite of exposure assumptions for six years as a child and 24 years 
as an adult, assuming that an individual could live in one location during childhood to adulthood.   

The 9-year adult and child exposure scenarios are based on the U.S. EPA’s 
recommended average exposure, which assumes that a resident will, on average, reside in the 
same location for 9 years. 

The portion of the Quarry Falls development that is nearest the 805 freeway will 
be constructed in Phases 3 and 4 of the development.  Thus that portion of the community would 
not be fully occupied until 2014 at the earliest; certain portions of the development in the upper 
northwestern portion of the site would likely not be occupied until 2022.  This was taken into 
account in the estimates of diesel particulate through the use of EMFAC2007 emission factors 
that represent the exposure period.   

Based on a 70-year exposure scenario, the excess cancer risk to a resident at the 
point of maximum exposure (i.e., the location within the Quarry Falls development located 
within 300 feet of the freeway that is predicted to experience the highest risk; other locations 
within the development would have a lower risk than the point of maximum exposure) would be 
129 in a million.  This figure represents the increased probability of an individual living in that 
location for 70 years, 24 hours per day, 7 days per week, of contracting cancer due to exposure to 
diesel particulate from the freeway.  The exposure scenario assumes that the occupant is fully 
exposed to emissions (for example, the occupant would not close windows in their residence at 
any time).  The excess cancer risk does not represent the number of individuals in an area that 
are anticipated to be at risk for cancer. 

Based on a 30-year exposure scenario, the excess cancer risk to a resident at the 
point of maximum exposure would be 66.5 in a million.  For the 9-year exposure scenario, the 
adult excess cancer risk would be 20.1 in a million, and the child excess cancer risk would be 
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29.7 in a million.  Again, these risk estimates are based on assuming that an individual lives in 
that location for the duration of the exposure period without any barrier to exposure to emissions. 

Based on the 2005 Almanac, the California Air Resources Board estimates that 
the background excess cancer risk within the County of San Diego in the year 2000 was 607 in a 
million, with 420 in a million attributable to diesel particulate matter.  These estimates were 
based on monitoring data collected at two monitoring stations within the County.  Actual risks 
may be higher or lower at various sites within the County; however, these values are based on 
measurements collected at the monitoring stations. The risks due to exposure to diesel particulate 
predicted by the modeling conducted for the Quarry Falls residents would be 3.26 times lower 
than the background risks in the County due to exposure to diesel particulate.  As such impacts 
from diesel particulates would be less than significant. 

Mitigation Measures: No mitigation is required. 

Reference: Final PEIR § 5.4. 

3. Environmental Impact:  The project’s construction activities exceed 100 pounds 
per day of Particulate Matter (PM10)).As discussed in Section 5.4, development of the project 
would result in the temporary generation of dust, combustion emissions from heavy duty 
construction equipment and from construction workers commuting to and from the site.  Grading 
activities during Phase B (the largest construction phase) would result in significant daily 
fugitive dust emissions. 

Finding:  Significant adverse impacts to air quality due to grading activities 
during Phase B would result from fugitive dust emissions.  Changes or alterations have been 
required in or incorporated into the project, which will lessen the significant environment effects 
of the project related to air quality.  With mitigation, the impacts will be reduced to less than 
significant.  

Facts in Support of Finding:  The PM10 emissions from dust associated with 
the Phase B grading activities will be significant, because the project’s construction activities 
exceed 100 pounds per day of Particulate Matter (dust).  Table 5.4-7 of the Final PEIR shows 
that the maximum daily construction emissions for PM10 is 206.09 pounds per day. This exceeds 
the City of San Diego’s 100 pounds per day significance threshold.  Mitigation Measure 5.4-1 
requires the project to implement BMPs that are up to 92.5% effective at controlling dust 
emissions – including watering to control dust, stopping grading during high wind, and 
hydroseeding graded residential lots.   

Mitigation Measures:  Mitigation Measure 5.4-1 presented in Final PEIR 
Section 5.4, Air Quality, will reduce project impacts to below a level of significance. 

Reference:  Final PEIR § 5.4 

4. Environmental Impact:  On-going mining operations could result in health risks 
to sensitive users (such as adjacent residents).Work under the revised Reclamation Plan would be 
short term, and would be less intensive and generate less emissions than the existing reclamation 
plan. 
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Finding:  No significant adverse impacts to air quality will be created by on-
going mining operations. No mitigation is required. 

Facts in Support of Finding:  The revised reclamation plan would exceed the 
significance screening thresholds for NOx.  However, work under the revised reclamation plan 
would be short term, and would be less intensive and generate less emissions than the existing 
reclamation plan.  Similar to NOx emissions for project operations, the NOx emissions for the 
reclamation plan work would be less than significant because it would not cause of violation of 
the RAQS or of the SIP.   

Mitigation Measures:  No mitigation is required.  

Reference:  Section 5.4 

E. Noise 

1. Environmental Impact: Traffic Noise impacts on residential and recreation-use 
areas or other sensitive receptors.  As discussed in Final PEIR Section 5.5, Noise impacts could 
occur for future residential units within Quarry Falls located on Mission Center Road, between 
Mission Valley and Friars Roads.  Additionally, build-out traffic noise levels would exceed City 
standards for useable outdoor space along portions of the internal street network. If private open 
space areas are used to meet City requirements for open space, noise levels for private open 
space that abuts Quarry Falls Boulevard, Via Alta or Franklin Ridge Road (internal roadways), 
or abuts I-805, Friars Road, or Mission Center Road (external perimeter roads) would exceed 
City standards. Build-out traffic noise levels would exceed City standards for park uses along 
portions of Quarry Falls Boulevard, and future park development that abuts Quarry Falls 
Boulevard would be potentially impacted. Interior noise levels at Quarry Falls residences closest 
to project interior roadways, could exceed City standards. Where exterior noise levels result in 
interior noise levels greater than 45 dB CNEL for habitable space, mitigation would be required.   

 
The project includes construction of a packaged recycled water facility treatment 

plant to provide for the majority of the project’s non-domestic landscape needs. The packaged 
recycled water facility would be fully enclosed, either in an above-grade structure or 
underground.  The packaged recycled water facility treatment facility is not a significant noise 
generator, due to the “closed system” design. The location of the facility within a building or 
below grade would not result in a noise level above a level of significance; as such a design 
effectively attenuates noise to levels allowed by the Municipal Code for that respective zoning 
district(s).  No significant noise impacts would result.  As a condition of the construction of the 
treatment facility, a noise attenuation report shall be prepared to ensure appropriate attenuation 
measures are incorporated into the plant design to ensure noise levels are within a level allowed 
by the Municipal Code. 

 
Finding:  The project could subject residential and recreation-use areas or other 

sensitive receptors to excessive traffic noise levels and therefore cause significant adverse 
impacts.  Changes or alterations have been required in or incorporated into the project which 
avoid or substantially lessen the significant environmental effect as identified in the Final PEIR 
to below a level of significance. 
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Facts in Support of Finding:  With implementation of the Quarry Falls project, a 
substantial increase in noise levels would occur on Mission Center Road, located outside the 
perimeter of the project between Mission Valley Road and Friars Road. There are no noise-
sensitive land uses along this roadway segment, and therefore significant impacts will not occur. 
The project proposes residential uses along the east side of Mission Center Road. These 
residential units may require noise mitigation to ensure that noise standards are not violated.   

Noise levels for new project vicinity roadways were calculated using the federal 
highway traffic noise prediction model (FHWA-RD-77-108) for San Diego County arterial 
traffic (truck) mixes and day and night distributions for a 45 mph travel speed. Final PEIR Table 
5.5-3, On-Site Traffic Noise Impact Analysis, summarizes on-site traffic noise levels. As shown, 
build-out traffic noise levels would be near 70 dB CNEL at 50 feet from the roadway edge 
throughout the proposed development in areas of planned residential growth. 

Build-out traffic noise levels on interior project roadways would be near 70 dB 
CNEL at 50 feet from the roadway centerline. Qualcomm Way would experience noise levels 
greater than 70 dB CNEL but has only planned commercial uses adjacent such that no impacts 
would occur. Development along interior streets may require enhanced traffic noise mitigation in 
order to avoid impacts, if outdoor space used to meet useable private open space requirements 
occurs in these areas. Setbacks, home orientation, grade separation and/or sound walls will be 
required for noise attenuation. 

Outdoor recreational space that is considered as part of the minimum outdoor 
space requirement for any residential development shall be set back far enough from any internal 
project roadway forecast to carry enough ADT to cause the City’s standard to be exceeded, or 
such space shall be protected by a solid barrier that interrupts the direct line of sight between a 
standing person and the roadway centerline. Such space shall be protected by a solid barrier that 
interrupts the direct line of sight between a standing person and the roadway centerline, or the 
travel speed on the adjacent roadway shall be no more than 35 mph. These calculations presume 
a direct line of sight between the roadway and the receiver. Final grading may create grade 
separations that would modify the needed level of noise attenuation. A subsequent noise study 
shall be prepared for each individual tract that delineates the locations of usable outdoor space 
and verifies that proposed noise mitigation (set-back or barriers) is adequate to achieve 65 dB 
CNEL. 

Portions of Quarry Falls Park would front on Quarry Falls Boulevard. The water 
feature and the Civic Center entry court and parking would be closest to the roadway edge. More 
active recreation areas would be substantially set back from the roadway.  At worst, the traffic 
noise footprint into the park may extend to approximately 100 feet from the Quarry Falls 
Boulevard roadway centerline. Noise impacts to park uses within 100 feet of the roadway 
centerline would be considered significant. In order to mitigate this significant impact, one of the 
following measures will be implemented: 

• Erect a six-foot high combination wall with a wood or stucco base and a transparent 
upper section at the southern edge of the recreation space, or, 

• Establish a speed limit on Quarry Falls Blvd. that would maintain the 65 dB CNEL 
contour outside the recreation area, or, 
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• Pave the closest portion of Quarry Falls Blvd. with rubberized asphalt that would reduce 
traffic noise by over 5 dB to maintain the 65 dB CNEL contour within the roadway right 
of way. 

The building façade noise levels at Quarry Falls’ residences closest to project 
interior roadways would be 65-70 dB CNEL. Therefore, reductions of 20-25 dB would be 
necessary to achieve the City standard of 45 dB CNEL in habitable space.  All internal roadways 
shall be posted for a 35 mph speed limit. Any proposed residential uses where the combination 
of set-back, traffic volumes and travel speeds creates exterior levels of 60 dB CNEL or more are 
considered potentially noise-impacted by traffic noise. The degree of needed structural 
attenuation will depend upon site-specific parameters to be determined at the time of 
construction. A subsequent acoustical analysis shall be required when site plans, floor plans and 
building elevations (especially window dimensions) are submitted in conjunction with the filing 
of building permits to verify incorporation of all noise control requirements on building and site 
plans. As a rule of thumb, structural noise attenuation is almost equal to the sound transmission 
class rating (STC) of the windows. For proposed residences close to project internal roadways, 
the façade exposure will be in the 65 – 70 dB CNEL range. Structural attenuation of 20 - 25 dB 
will be needed to meet City standards. STC ratings of most production-grade dual paned 
windows are 25 -30. Interior noise levels can be mitigated to acceptable levels with a suitable 
margin of safety through dual-paned windows and supplemental ventilation to allow for window 
closure. 

Mitigation Measures:  Mitigation Measures 5.5-1 – 5.5-4 presented in Final 
PEIR Section 5.5, Noise, will reduce project impacts to below a level of significance. 

Reference: Final PEIR §5.5 

2. Environmental Impact:  Impacts from Construction Noise.  As discussed in 
Section 5.5 of the Final PEIR, construction noise levels would be significant, if construction 
occurs within 100 feet of residences.  Additionally, construction noise could significantly affect 
outdoor instructional use, if construction activities occur within 250 feet of a school. 

Finding:  Construction noise could result in significant impacts to occupied 
housing within Quarry Falls, as well as outdoor instructional use associated with development of 
a school within Quarry Falls. Impacts to offsite residential development will not be significant.  
Changes or alterations have been required in or incorporated into the project, which avoid or 
substantially lessen the significant environmental effect as identified in the final EIR to below a 
level of significance. 

Facts in Support of Finding:  Within the Quarry Falls project, construction 
activities may occur in proximity to occupied homes as a result of project phasing (i.e., homes 
constructed in earlier phases may be occupied during construction of later phases). Phased 
construction would need to consider the limited distance separation between separate 
development parcels. However, because the City construction noise standard is a 12-hour 
standard, and because equipment locations vary over time, the zone of equipment noise impact is 
typically no more than 100 feet between source and receptor. If/when later phase construction 
occurs within 100 feet of any occupied residence, a significant noise impact would result. 
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The proposed project also includes an option to locate a school site within Quarry 
Falls. If a school is developed within Quarry Falls and if it is occupied and in session, the 
possibility of construction noise intrusion into the learning environment would require additional 
analysis, even if the school is outside the 75 dB performance standard noise envelope. The 
structural attenuation of modern air conditioned schools with thicker safety-glass windows 
(required by code) is 25-30 dB. An interior noise level of 50 dB is generally considered 
acceptable for classroom use (San Diego County General Plan). It is therefore unlikely that 
construction noise at less than 75 dB would interfere with classroom operations. Possible noise 
intrusion could result if quiet exterior instructional use occurs as part of the school operation. 

To reduce impacts to residential and school receptors the following mitigation 
will be implemented: 

• All construction and general maintenance activities, except in an emergency, shall be 
limited to the hours of 7:00 AM to 7:00 PM Monday through Saturday and should utilize 
the quietest equipment available. 

• All on-site construction equipment shall have properly operating mufflers and all 
construction staging areas shall be as far away as possible from any already completed 
residences. 

• Prior to any notice to proceed, a noise mitigation plan will need to be developed and 
implemented to insure that the City’s noise ordinance standard will not be exceeded. 
Components of such a plan will possibly include erecting temporary noise barriers, using 
smaller (quieter) earth-moving equipment, or insuring that no residents are present or that 
they have no opposition to such temporary operations for brief periods of time. With the 
restriction to hours of lesser sensitivity, and with enhanced mitigation if the setback 
distance to heavy equipment operations is less than 100 feet, construction activity noise 
will create less-than-significant noise impacts. 

In addition, construction activities occurring within 250 of a school shall be 
coordinated with school administrators to avoid conflicts with outdoor learning activities.  With 
these mitigation measures, all of the project’s noise impacts would be less than significant.   

Mitigation Measures:  Mitigation Measures 5.5-5 and 5.5-6 presented in Final 
PEIR Section 5.5, Noise, will reduce project impacts to below a level of significance 

Reference:  Final PEIR §5.5. 

3. Environmental Impact:  Noise impacts to residents and visitors from on-going 
mining operations.  As discussed in Final PEIR Section 5.5, residential development in Phase A 
would experience significant noise impacts from existing mining operations, if mining operations 
overlap initial phases of development.  Residential development in Phase A would experience 
significant noise impacts from the existing concrete and asphalt plants, if these plants are 
operating at their existing location during initial phases of development.  Residential 
development adjacent to the relocated concrete and asphalt plants would experience significant 
noise impacts within 500 feet of the relocated plants. 



 

Page | 54  
 

Finding:  Significant noise impacts could occur if residential units are occupied 
while mining operations are being completed and before the concrete and asphalt plants are 
relocated. Operation of the proposed relocated asphalt and concrete plants would result in 
potentially significant noise impacts to residents, if development occurs within 500 feet of the 
relocated concrete and asphalt plants. Changes or alterations have been required in or 
incorporated into the project which avoid or substantially lessen the significant environmental 
effect as identified in the final EIR to below a level of significance. 

Facts in Support of Finding:  Existing mining operations may overlap the 
initiation phased of development for up to one year. If this occurs, residential development 
planned as part of Phase A would be subject to significant noise levels from the on-going mining 
operations. Phase A residential development would experience significant noise impacts if it 
occurs within 2,000 feet of the mining operations, unless operations are limited to 7 AM to 10 
PM. Even with the restriction of hours of operation, day time noise levels would be significant 
for homes located within 500 - 890 feet from the plant, depending on their location relative to 
actual plant activities.  

The existing concrete and asphalt plants may also continue to operate for a short 
period of time during initial project development until they are relocated to the southwest corner 
of the project site. If operations occur during the nighttime hours, using the more restrictive noise 
standard for nighttime hours, residential occupancy within 1,580 feet of a batch plant under line-
of-sight conditions would experience significant noise levels. With a restriction to daytime hours, 
or with construction of a substantial berm capable of -15 dB of attenuation, the noise impact 
zone could be reduced to 280 feet from the plant. 

Once the mining operations cease and the concrete and asphalt plants are 
relocated, noise impacts to occupied residences in Phase A of development will be eliminated. 
Residential development in later phases would occur adjacent to the relocated plant site. 
Residential uses which are located within 500 feet of the proposed relocated plants would 
experience significant noise impacts before mitigation.  With the operational limitations the 
mitigation measures place on the mining and concrete and asphalt plants, all noise impacts would 
be reduced to below a level of significance.  

Mitigation Measures: Mitigation Measures 5.5-7 – 5.5-9 presented in Final PEIR 
Section 5.5, Noise, will reduce project impacts to below a level of significance. 

Reference:  Final PEIR §5.5. 

F. Biology 

1. Environmental Impact:  Reduction in the number of any unique, rare, 
endangered, sensitive, or fully protected species of plants or animals (Direct Impacts).  As 
discussed in section 5.6, the project would result in the direct loss of 0.06 acre on-site and 0.12 
acre off-site of disturbed wetland, 1.08 acres of coastal sage scrub (Tier II), 0.28 acre of mixed 
chaparral (Tier IIIA), and 12.54 acres of non-native grassland (Tier IIIB).  

Finding:  The proposed project would result in direct significant adverse 
environmental impacts to biological resources from impacts to a total of 14.08 acres of sensitive 
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habitat. Changes or alterations have been required in or incorporated into the project, which 
avoid or substantially lessen the significant environmental effect as identified in the final EIR to 
below a level of significance. 

Facts in Support of Finding:  The proposed project would result in direct 
impacts to a total of 14.08 acres of sensitive habitat. This includes the direct loss of 0.06 acre on-
site of disturbed wetland, 0.12 acre off-site of disturbed wetland, 1.08 acres of coastal sage scrub 
(Tier II), 0.28 acre of mixed chaparral (Tier IIIA), and 12.54 acres of non-native grassland (Tier 
IIIB).  The loss of sensitive habitat will be mitigated through the purchase of upland habitat 
credits through the City of San Diego Habitat Acquisition Fund (Fund #10571). The project will 
purchase a total of 7.49 acres of credit from the City of San Diego Habitat Acquisition Fund and 
pay the required fees, prior to the issuance of any authorization to proceed.   

It is infeasible to mitigate wetland impacts on-site because the appropriate 
hydrological regime required for the creation of wetlands (per CDFG guidelines) was not 
observed onsite. While completing all of the required wetland mitigation within the San Diego 
River watershed would be the next best option, no appropriate location/site relative to the limited 
size of the mitigation area required could be identified. Therefore, in consultation with CDFG, it 
was determined that the use of the Rancho Jamul bank for a portion of the wetland mitigation 
requirements is appropriate.  

The 2.78 acres of avoided/preserved on-site habitat (outside of the SDGE 
easement) would not be included as a portion of the required mitigation requirements. Instead, 
these 2.78 acres of avoided/preserved habitat (comprised of 0.75 acres of gnatcatcher occupied 
coastal sage scrub, 0.08 acres of mixed chaparral, 1.79 acres of non-native grasslands and 0.16 
acres of disturbed habitat) will be placed in an open space easement. 

Based on the surveys performed at the site, the loss of habitat would directly 
affect one pair of California gnatcatchers with fledglings. Because the site is within the City’s 
MSCP area, but outside of the MHPA, the gnatcatchers are considered adequately covered and 
no mitigation is required. 

Implementation of the Mitigation Measures 5.6-1 through 5.6-4, as well as 
general mitigation measures described at Final PEIR page 5.6-19 to 5.6-26 and herein 
incorporated by reference, will reduce impacts to biological resources to below a level of 
significance.  These measures generally involve avoiding important biological resources and 
providing compensatory resources where the avoidance is not necessary or feasible.   

Mitigation Measures:  Mitigation Measures 5.6-1 – 5.6-4 presented in Final 
PEIR Section 5.6, Biological Resources, and unnumbered general mitigation measures will 
reduce project impacts to below a level of significance.. 

Reference: Final PEIR §5.6. 

2. Environmental Impact: Reduction in the number of any unique, rare, 
endangered, sensitive, or fully protected species of plants or animals (Indirect Impacts). As 
discussed in Final PEIR Section 5.6, biological resources located adjacent to the proposed 
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development (outside of the footprint of the approved Reclamation Plans) could be indirectly 
impacted by both construction and post-construction activities associated with Quarry Falls. 

Finding: The proposed project will not result in any indirect significant adverse 
impacts to biological resources. No mitigation is required. 

Facts in Support of Finding:  Potential indirect impacts include an increase in 
urban pollutants entering sensitive water bodies, an increase in night lighting, habitat 
disturbance, edge effects, and pollutants (fugitive dust).  

Water quality has the potential to be adversely affected by potential surface runoff 
and sedimentation during the construction and operation of the project; however, BMPs will be 
implemented that will reduce potential impacts to below significance (see Final PEIR Section 
5.14, Water Quality). Therefore, the project is not expected to decrease water quality or affect 
vegetation, aquatic animals, or terrestrial wildlife that depends upon the water resources.  

Development of residential, commercial, office, and park uses will lead to an 
increase in human presence at the project site. An increase in human activity in the area could 
lead to further fragmentation of habitat and the degradation of sensitive habitat if people or pets 
wandered outside the developed area. Additionally, illegal dumping of green waste, trash, or 
other refuse could occur, which will negatively impact adjacent habitat. However, the project site 
is located in an area surrounded by urban development. Native vegetation that remains in the 
northern portion of the project is disturbed and not of high quality. Additionally, perimeter 
fencing will occur along the northern edge of the Ridgetop District, which will provide a barrier 
between the developed and undeveloped portions of Quarry Falls. Revegetated coastal sage 
scrub vegetation occurs on the eastern slopes adjacent to the I-805 freeway. This area consists of 
steep slopes and is not easily traversed by humans. 

The proposed project will not lead to significant edge effects. The project's 
proposed landscape plan does not include any invasive plant species. Steep slopes that rim 
development areas will be landscaped in native and naturalized plant material and serve as a 
buffer to native habitat in the northern and eastern portions of the project site. Additionally, the 
project does not affect contiguous blocks of habitat. 

Development of the project site will introduce night-time lighting in the form of 
street and parking lights, car headlights, and residential lights. Nighttime lighting will be 
consistent with the City’s lighting requirements (Section 142.0740 of the Land Development 
Code), which are intended to minimize light pollution, and will not cause significant impacts on 
wildlife habitat. 

Fugitive dust produced by construction could disperse onto vegetation. Effects on 
vegetation due to airborne dust could occur adjacent to construction. A continual cover of dust 
may reduce the overall vigor of individual plants by reducing their photosynthetic capabilities 
and increasing their susceptibility to pests or disease. This, in turn, could affect animals 
dependent on these plants (e.g., seed eating rodents, insects, or browsing herbivores). Fugitive 
dust impacts will not be considered significant because the project will be required to implement 
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mandatory dust control requirements that ensure dust control and, therefore, significant impacts 
will not occur. 

Mitigation Measures: No mitigation is required. 

Reference: Final PEIR §5.6. 

3. Environmental Impact:  Interference with the movement of any resident or 
migratory fish or wildlife species. As discussed is section 5.6, a significant impact will occur, if 
an active raptor nest is present on-site during clearing and grading activities. 

Finding:  Significant adverse environmental impacts will occur to migratory birds 
if construction activities affect active raptor nests.  Changes or alterations have been required in 
or incorporated into the project which avoid or substantially lessen the significant environmental 
effect as identified in the final EIR to below a level of significance.  

Facts in Support of Finding:  The proposed project site contains eucalyptus 
trees, some of which will be removed. There is potential for migratory birds to nest in the trees 
during the nesting season of January 31 to September 15. Avian species observed on-site are 
protected under the Migratory Bird Treaty Act (MBTA), which prohibits, unless permitted by 
regulations, the pursuit, hunting, taking, capture, killing, possession, sale, purchase, transport, or 
export of any migratory bird or any part, nest or egg of that bird. Project compliance with the 
MBTA will preclude any direct impacts to migratory birds. Noise impacts to nesting raptors will 
be avoided during the breeding season through preconstruction surveys and adherence to 
appropriate noise buffer zone restrictions. Noise mitigation measures to protect breeding raptors 
have been included within the MMRP for this project. Project construction could cause the 
disruption or removal of raptor nests. 

Mitigation Measure 5.6-5 will reduce the impact to below a level of significance.  
The mitigation measures require appropriate buffers and time restrictions on construction work if 
raptors are present onsite.   

Mitigation Measures:  Mitigation Measures 5.6-5 presented in Final PEIR 
Section 5.6, Biological Resources, will reduce project impacts to below a level of significance. 

Reference:  Final PEIR §5.6. 

4. Environmental Impact:  Affect on long-term conservation of biological 
resources/Impact to the Multi-Habitat Planning Area (MHPA). As discussed in Section 5.6, the 
project will not result in long-term impacts to the conservation of biological resources or to the 
MHPA. 

Finding:  No significant adverse environmental impacts will occur to long-term 
conservation of biological resources or the MHPA. No mitigation is required. 

Facts in Support of Finding: The project is not located with the MHPA. In 
addition impacts to biological resources will be fully mitigated with the purchase of habitat as 
discussed in Mitigation Measures 5.6-1 through 5.6-4. 
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Mitigation Measures: No mitigation is required, but Mitigation Measures 5.6-1 

through 5.6-4 will purchase habitat that will add to long term conservation of biological 
resources. 

Reference: Final PEIR §5.6. 

G. Health & Safety 

1. Environmental Impact: Hazardous materials present on or adjacent to the site.  
As discussed in PEIR Section 5.7, removal of the Underground Storage Tank (UST) could result 
in significant environmental impacts. 

Finding: There are potential hazardous materials present on the site or adjacent 
areas that may pose a health risk to the existing community or the Quarry Falls project.  Changes 
or alterations have been required in or incorporated into the project which avoid or substantially 
lessen the significant environmental effect as identified in the final EIR to below a level of 
significance. 

Facts in Support of Finding:  Underground storage tanks (USTs) have operated 
and one is currently operating on the project site.  Several USTs have been closed and removed. 
Currently, Vulcan Materials Company owns and operates one 10,000 gallon diesel UST and five 
hot asphalt tanks. The UST would remain on-site until the asphalt plant is removed. There is no 
evidence of leakage at the existing UST.  Closure and removal of the on-site UST shall be done 
in accordance with the regulations of DEH. In accordance with DEH, at the time of removal, 
soils shall be tested underneath the tank for any contamination. If contaminated soil is found, it 
shall be removed under the oversight of a qualified engineer. 

Mitigation Measures: Mitigation Measures 5.7 presented in Final PEIR Section 
5.7, Health and Safety, will reduce project impacts to below a level of significance. 

Reference: Final PEIR § 5.7. 

2. Environmental Impact:  Exposure of people to potential health hazards. As 
discussed in Final PEIR Section 5.7, hazardous materials are stored on site, and used in batching 
activities and therefore implementation of the proposed project may result in exposing people to 
significant health risks.  The project includes construction of a packaged recycled water facility 
treatment plant to provide for the majority of the project’s non-domestic landscape needs. The 
packaged recycled water facility treatment facility would not have an effect on health and safety. 
Treated water would be used for irrigation purposes and other allowable uses and in accordance 
with local, State, and Federal requirements. 

 
Finding: No significant adverse environmental impacts from health hazards are 

anticipated. No mitigation is required.  

Facts in Support of Finding:  Hazardous materials are regulated by a large 
number of local, state and federal agencies that require monitoring and reporting of sites that 
store or use hazardous materials.  These agencies include the Air Pollution Control District, the 



 

Page | 59  
 

Regional Water Quality Control Board, the County Department of Environmental Health, CAL-
OSHA, Department of Toxic Substance Control, The California Air Resources Board, and US 
EPA regulation under the Clean Air Act and Clean Water Act.   

While hazardous materials and toxic air emissions are not expected to be 
generated by Quarry Falls, the project’s zoning would allow light manufacturing and research 
and development activities, which could be associated with hazardous materials use. However, 
the project site would be subject to federal, state, and local laws regulating these effects.  Final 
PEIR Table 5.7-2 Industrial Use Regulations identifies agencies that regulate hazardous 
materials and their requirements. In this way, impacts to public health and safety are minimized 
or eliminated. 

Once constructed, the project would introduce additional residents into an area 
where light industrial, office, and manufacturing uses occur to the west of the site. Hazardous 
materials and toxic air emissions that could be generated by the surrounding uses are regulated 
by federal, state, and local regulatory agencies, as shown by Final PEIR Table 5.7-2, Industrial 
Use Regulations. Any business that results in the use, disposal, or emission of harmful materials 
must obtain permits from applicable regulatory agencies and implement mitigation measures to 
reduce impacts to a level below significance, thereby minimizing or eliminating impacts to 
public health and safety. Federal, state, and local regulations for hazardous materials and toxic 
air emissions would apply to the proposed project site and all surrounding uses. 

In addition to the Quarry Falls project itself, the CUP Amendment involves 
moving the existing concrete batch and asphalt plants to a site in the southeastern corner of the 
Quarry Falls development. The new plants would be state-of-the-art facilities that would comply 
with current Best Available Control Technology requirements.  Final PEIR Table 5.7-3, 
Emissions Estimates – Concrete and Hot Mix Asphalt Plants, of the Final PEIR presents a 
summary of the estimated emissions from the concrete batch and hot mix plants.  Emissions from 
the concrete and hot mix asphalt plants are estimated to be below the screening-level criteria for 
all pollutants and would therefore not have the potential for a significant impact on the ambient 
air quality.  In addition, a health risk assessment was prepared to evaluate the potential for 
human health risks associated with exposure to Toxic Air Contaminants emitted from the facility 
at the Quarry Falls development, which would begin occupancy while the plants are in operation, 
and offsite. (The health risk assessment is included in the Air Quality Technical Report, included 
at Final PEIR Appendix C.) The health risk assessment was calculated assuming residents would 
be living in the development regardless of the phasing.  The health risk assessment indicated that 
the incremental cancer risk at the concrete/asphalt plant boundary would be approximately 2.03 
in a million, which is below the San Diego APCD’s threshold of 10 in a million for public 
notification and two orders of magnitude below the APCD’s threshold of 100 in a million for risk 
reduction measures. The non-cancer chronic hazard index would be 0.0652 and the non-cancer 
acute hazard index would be 0.289, which are both below the significant hazard index of 1.0. 
Thus the concrete and asphalt plants would not pose a significant health risk to development 
proposed within Quarry Falls or off-site residents.  

Potential impacts from electromagnetic fields are considered speculative.   



 

Page | 60  
 

Mitigation Measures: No mitigation is required.  As noted above, the project 
will implement MM 5.7, which will ensure that the project complies with the regulatory 
standards of all local, state and federal agencies.  

Reference: Final PEIR § 5.7. 

H. Historical Resources 

1. Environmental Impact: Adversely affect archaeological or historical resources.  
As discussed in Final PEIR Section 5.8, no cultural resources were identified on the project site 
as a result of the field survey and record search.  Therefore, no known cultural resources will be 
adversely affected by implementation of the proposed project, including off-site mitigation 
and/or improvements. However, the project site is located in an area of high sensitivity for 
cultural resources.  Therefore, the PEIR determines that earthmoving activities associated with 
the project will have the potential to affect unknown resources located within the undisturbed 
areas of the project site. 

Finding:  Significant impacts to historical or archaeological resources may occur. 
Changes or alterations have been required in or incorporated into the project which avoid or 
substantially lessen the significant environmental effect as identified in the Final PEIR to below 
a level of significance. 

Facts in Support of Finding:  The project site is in an area of high sensitivity for 
archaeological resources. The majority of the project site is the location of on-going sand and 
gravel mining operations, and the depth of mining in some areas is up to 200 feet. Some areas 
within the project site, however, have not undergone mining. These areas are outside the original 
approved CUP and are relatively undisturbed. Results of the records search indicate that no 
previously recorded cultural resources are located within the project area. Records also indicate 
that the project area was completely surveyed in 1979. No cultural resources were located as a 
result of that survey. Additionally, the intensive field survey conducted as part of the current 
cultural resources study found no cultural resources on the property. Mitigation measure 5.8, 
herein incorporated by reference, included in the project will require that on-going monitoring of 
the site and areas where off-site improvements would occur for cultural artifacts or human 
remains be done throughout construction by a qualified archaeologist. The mitigation measure 
also provides for protocols if objects or remains are unearthed at the site. These protocols will 
ensure the proper handling and categorizing of any historical or cultural finds of significance in 
the project area. 

Mitigation Measures: Implementation of Mitigation Measure MM 5.8 will 
reduce potential impacts to unknown cultural resources to below a level of significance. 

Reference:  Final PEIR § 5.8. 

I. Hydrology 

1. Environmental Impact:  Modifications to the natural drainage system that would 
result in direct or cumulative impacts related to increased flooding and erosion.  As discussed in 
Section 5.9, the natural drainage system of the site has been disturbed as a result of on-going 
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mining and reclamation activities. The proposed project would increase impervious surfaces at 
the project site; however, a storm water detention system will be implemented and the change to 
the peak runoff rate will be the same or less than existing conditions. The project will not change 
the overall drainage pattern of the site and will not cause adverse impacts on downstream 
properties or environmental resources. Impacts to hydrology are considered less than significant. 

Finding:  No significant adverse impacts to hydrology will occur.  No mitigation 
is required. 

Facts in Support of Finding:  The project site is currently used for sand and 
gravel extraction activities, as well as concrete and asphalt plants. The natural drainage system of 
the site has been disturbed as a result of these activities; however, drainage of the site still occurs 
in a southerly direction towards the San Diego River. In accordance with the currently approved 
Reclamation Plans, the project site would be mass graded at the conclusion of quarrying 
operations, which is considered the existing conditions for purposes of the Final PEIR analysis. 

As the project develops and the amount of impervious surfaces increases at the 
site, the total quantity of storm flow would increase. The downstream channel and culvert system 
has a peak capacity of 341 cubic feet per second (cfs) to avoid flooding of adjacent properties. 
The project will limit runoff from the project site to 316 cfs, an amount lower than the peak 
capacity of the channel. Storm water detention will be utilized to attenuate the peak runoff rate at 
the site to an amount equal to or less than 316 cfs.  During the initial phase of the Quarry Falls 
development, the ongoing mining activity is expected to continue. The approved Reclamation 
Plans for the mining activity are expected to coincide with the development program so as not to 
exceed the downstream limit of discharge at either the seven foot by seven foot box culvert 
(316 cfs) or the existing storm sewer on Qualcomm Way (25 cfs). 

As the initial phase of development (Phase A) is implemented, the peak rate of 
runoff from the developed area combined with the peak rate of runoff from the site area still 
subject to mining operations would exceed the allowable rate of discharge. The detention basin 
located on Parcel S3, as well as the bioswale system south of Quarry Falls Boulevard, the 48-
inch culvert under Quarry Falls Boulevard, and the outfall pipe from the future detention basin 
on Parcel P5, will all be in place. In addition, a 36-inch pipe crossing Russell Park Way will be 
installed as future outlet for drainage from the Village Walk area. These facilities provide 
available outlets for the yet undeveloped areas of the project site that are still part of the mining 
operation. The allowable peak flow rate from the mining and reclaimed areas or the site will be 
detained to assure the peak runoff rate from the total site is not exceeded. Peak discharge rates 
will be limited to 172 cfs and 75 cfs at the 48-inch and 36-inch pipes, respectively to match their 
ultimate design capacity.  Therefore, the infrastructure will be in place to handle all runoff from 
the project at all phases of development.   

Mitigation Measures:  No mitigation is required.     

Reference:  Final PEIR § 5.9. 
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J. Geology 

1. Environmental Impact: Expose people or property to geologic hazards such as 
earthquakes, landslides, mudslide, ground failure or similar hazards.  As discussed in PEIR 
Section 5.10, no geologic hazards occur on-site which will result in significant impacts to people 
at the project site.  

Finding: No significant adverse environmental impacts from geologic hazards on 
site will occur.  No mitigation is required. 

Facts in Support of Finding:  Geology reports were prepared for the Project 
including the Preliminary Geotechnical Investigation Report (April 27, 2005), an Addendum 
Geotechnical Report (October 5, 2005), a Revised Addendum Geotechnical Report (February 22, 
2006), and an Evaluation of Settlement of Buried Utilities conducted for the proposed project by 
Geomatrix Consultants, Inc.  Copies of the reports are included as Appendices H1, H2, H3, and 
H4, respectively, to the Final PEIR and are herein incorporated by reference.  The reports show 
that it was found that project slopes will be stable and will not endanger the public health, safety, 
or welfare.  The potential for landslides, mudslides, or ground failures is considered low. 
Southern California is an area that is subject to some degree of seismic risk, and it is generally 
not considered economically feasible or technologically practical to build structures that are 
totally resistant to earthquake-related hazards. Construction in accordance with the requirements 
of the Uniform Building Code is considered adequate to minimize damage due to seismic events 
and reduce potential negative effects. 

Mitigation Measures:  No mitigation is required. 

Reference: Final PEIR § 5.10 

2. Environmental Impact:  Result in a substantial increase in wind or water erosion 
of soils, either on or off the site.  The project would expose surface soils during site preparation 
and grading activities. However, the exposure of soils to wind or water would be similar to 
existing conditions and the potential for erosion will not be substantially increased. Impacts 
associated with soil erosion are considered less than significant. 

Finding:  No substantial adverse environmental impact from wind or water 
erosion of soils will occur. No mitigation is required. 

Facts in Support of Finding: On-going mining activities, as well as the removal 
and recompaction of existing fill, currently occur at the project site.  During grading activities at 
the site, soils may be exposed to erosive forces, but this condition will not substantially differ 
from the existing mining condition.  Additionally, the project will implement BMPs to control 
soil erosion during construction of the project. As discussed in Final PEIR Section 5.13, Water 
Quality, erosion will be controlled through the use of scheduling; hydraulic mulch; geotextiles, 
plastic covers, and erosion control blankets/mats; stabilized construction entrance/exit; runoff 
control measures, silt fencing; gravel bag berm/gravel bag barrier; velocity dissipation devised; 
check dam; and sedimentation basins. 

Mitigation Measures: No mitigation is required. 
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Reference: Final PEIR § 5.10 

3. Environmental Impact:  Located on a geologic unit or soil that is unstable or 
that would become unstable as a result of the project, and potentially result in an on- or off-site 
landslide, lateral spreading, subsidence, liquefaction, or collapse.  As discussed in Section 5.10 
of the PEIR, the proposed project will not result in significant impacts associated with geologic 
conditions. 

Finding:  No adverse environmental impacts from geology will occur. No 
mitigation is required. 

Facts in Support of Findings:  Major portions of the project site would be 
underlain by engineered fill materials. The greatest thickness of fill that would underlie the 
proposed structures would occur in the northwest area of the site and be approximately 140 feet. 
Due to the potentially large amount of fill beneath some structures, it will be necessary to install 
surface monuments or other instrumentation to monitor settlement in selected areas of the site. 
Surface monuments or other instrumentation to monitor settlement will be installed in areas of 
deep fills and periodically monitored (surveyed) by a qualified geotechnical professional to 
evaluate fill settlement. The geotechnical consultant will analyze the settlement data on a 
monthly basis until it is determined that most of the settlement of the fill has occurred. The 
geotechnical consultant will also determine when potential settlement has been reduced to an 
acceptable level prior to the construction of settlement sensitive structures.  

The geotechnical evaluation (see Appendices H1, H2, H3, and H4 of the PEIR) 
concluded that from a geotechnical viewpoint, no soil or geologic conditions of the project site 
will preclude development of the proposed Quarry Falls project provided the recommendations 
contained in the geologic reports are incorporated into the design and construction of the project. 
Any change to the project or site conditions will require evaluation of their effects on the 
proposed project. Recommendations were made for earthwork, foundations, low retaining walls 
and walls below grade, concrete slab support, preliminary pavement design, and corrosion and 
chemical attack resistance, in addition to construction activities.  

Mitigation Measures:  No mitigation is required. 

Reference: Final PEIR § 5.10. 

K. Paleontological Resources 

1. Environmental Impact: Impact a significant paleontological resource.  As 
discussed in Section 5.11, grading activities associated with the proposed project could result in 
significant impacts to significant paleontological resources. 

Finding:  Significant adverse environmental impacts to paleontological resources 
may occur as a result of the project.  Changes or alterations have been required in or incorporated 
into the project which avoid or substantially lessen the significant environmental effect as 
identified in the Final PEIR to below a level of significance. 
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Facts in Support of Finding:  The proposed project would result in 1,358,000 cy 
of cut and 1,358,000 cy of fill. Although the majority of the project site has been previously 
disturbed from mining extraction activities, the project would affect 14.41 acres of undisturbed 
land. Grading activities occurring on these areas could extend into the previously undisturbed 
Mission Valley and Stadium Conglomerate Formations and could potentially impact 
paleontological resources that may be present in the project area. Grading activities on the mined 
portion of the site could further impact paleontological resources. Paleontological monitoring is 
required and shall apply to areas of the project site where undisturbed formational material 
would be graded or where material would be excavated.  Fossil remains will be permanently 
curated in an appropriate institution.   

Mitigation Measures:  Mitigation Measure 5.10 presented in Final PEIR Section 
5.10, Paleontological Resources, will reduce project impacts to below a level of significance. 

Reference:  Final PEIR § 5.11 

L. Public Utilities 

1. Environmental Impact:  Physical impacts resulting from the need for new or 
expanded public facilities including those for water, sewer, storm drains, and solid waste 
disposal and the provision of energy.  As discussed in PEIR Section 5.12, with regard to water, 
the project will not result in any significant impacts.  

Finding: No significant adverse environmental impacts to water resources will 
occur as a result of the project. No mitigation is required.  

Facts in Support of Finding:  The water supply for the Quarry Falls project was 
planned for as part of the City of San Diego’s Urban Water Management Plan (UWMP), and 
County Water Authority UWMP.  Both documents rely on the SANDAG Regional Growth 
Forecast for planning purposes and the proposed project was included as part of that forecast. 
Therefore the City and County have planned for and sought contracts for water to serve the 
project. The Water Department confirms the availability of water supply in the Water Supply 
Assessment (WSA) prepared for the project, included at Appendix L of the Final PEIR.  In order 
to ensure no net increase in water demand than forecasted in the WSA, the project includes water 
conservation measures and a 250,000 gallon per day capacity package recycled water plant 
provide a source for on-site irrigation, thereby reducing the demand on the need for potable 
water. 

In addition, hydraulic analyses were conducted to determine potential effects of 
the project on the water system.  The analyses showed that the proposed water distribution 
system for Quarry Falls will meet peak hour demands and maximum day demand plus fire flow. 
Additionally, the project will construct a 12-inch water main connection between the 36-inch 
Kearny Mesa transmission line and the eight inch water line on Encino Avenue so that the 
adjacent water main system does not exceed the maximum pressure losses allowed per the City 
of San Diego Water Department Facility Design Guidelines. 

Mitigation Measures: No mitigation is required. 
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Reference:  Final PEIR §5.12 

2. Environmental Impact:  Physical impacts resulting from the need for new or 
expanded public facilities including those for water, sewer, storm drains, and solid waste 
disposal and the provision of energy. As discussed in PEIR Section 5.12, with regard to sewer, 
the project will not result in any significant impacts.  

Finding:  No significant adverse impact to sewer facilities will occur due to the 
project. No mitigation is required. 

Facts in Support of Finding:  A Sanitary Sewer Report was prepared for the 
proposed project by TCB, Inc. (see Final PEIR Appendix J) to examine the effect of the proposed 
project on the capacity of the existing sewer system. The entire sewage flow from the site will be 
directed to the 78-inch diameter Point Loma trunk sewer located at the extension of Camino del 
Este.  The Sanitary Sewer Report concluded that the existing 78-inch Point Loma trunk sewer 
has the capacity to handle the sewer flow from the proposed Quarry Falls project and the 
estimated existing flows within the basin. Existing pipes between the project site and the trunk 
sewer will be replaced in order to accommodate project flow. 

Mitigation Measures:  No mitigation is required. 

Reference:  Final PEIR §5.12 

3. Environmental Impact:  Physical impacts resulting from the need for new or 
expanded public facilities including those for water, sewer, storm drains, and solid waste 
disposal and the provision of energy.  As discussed in Final PEIR Section 5.12, with regard to 
storm drains, the project will not result in any significant impacts. 

Finding:  No significant adverse impact to storm drain facilities will occur due to 
the project. No mitigation is required. 

Facts in Support of Finding:  Development of Quarry Falls would result in the 
creation of pervious surfaces, which would allow for areas of infiltration, as well as impervious 
surfaces, where runoff would need to be controlled. In order to control runoff from off-site areas, 
as well as runoff from development of Quarry Falls, a new drainage system will be constructed. 
As shown in Figure 5.12-3, Proposed Drainage Plan, of the Final PEIR, the project will 
implement a drainage plan that accommodates runoff at two discharge points.  The project will 
also incorporate Best Management Practices (BMPs) to reduce storm water velocity and remove 
pollutants.  These BMPs include source control, site design and treatment control BMPs.  Post-
construction runoff will be treated to the maximum extent practicable by natural biofiltration 
systems, including landscaped areas, a central bioswale (see Final PEIR Figure 5.13-3, Proposed 
Drainage Plan, of the Final PEIR), mechanical treatment devices and detention pond(s).  

Mitigation Measures:  No mitigation is required. 

Reference:  Final PEIR §5.12. 
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4. Environmental Impact:  Physical impacts resulting from the need for new or 
expanded public facilities including those for water, sewer, storm drains, and solid waste 
disposal and the provision of energy. As discussed in Final PEIR Section 5.12, with regard to 
solid waste, the project would generate large amounts of solid waste during its construction and 
operation. While direct impacts can be mitigated by adhering to City requirements, the project’s 
contribution to cumulative impacts would be regarded as cumulatively significant. 

Finding:  Significant adverse cumulative impacts will result to solid waste 
disposal capacity from the project. Changes or alterations have been required in, or incorporated 
into the project which avoid or substantially lessen the significant environmental effects as 
identified in the Final PEIR. The City finds that there are no other feasible mitigation measures 
that will mitigate the impact to below a level of significance, and that specific economic, social, 
technological or other considerations make infeasible the alternatives identified in the Final 
PEIR.  As described in the Statement of Overriding Considerations, the City has determined that 
this impact is acceptable because of specific overriding considerations.  

Facts in Support of Finding:  Solid waste generated by the project will be 
hauled away by private collection services from franchised haulers for the City of San Diego. 
The waste will be taken to either the City of San Diego’s West Miramar Landfill, which is 
located north of Highway 52 at 5180 Convoy Street in San Diego; the Sycamore Sanitary 
Landfill, located at 8514 Mast Boulevard in San Diego; or the Otay Landfill, located at 1700 
Maxwell Road in Chula Vista.  The permitted remaining capacity at the Miramar Landfill as of 
June 30, 2005 was 12,791,251 cubic yards, and it is estimated to close in December 2011. A 
height increase for the landfill has been proposed, but is not yet approved, which will extend the 
life of the landfill to approximately 2016.  Currently, only two other landfills provide disposal 
capacity within the urbanized region of San Diego: the Sycamore and Otay Landfills.  The 
permitted capacity of the Sycamore landfill is 27,947,234 cubic yards, and its remaining capacity 
as of June 2001 was 23,769,035 cubic yards. It has a projected closure date of January 1, 2016. A 
proposed expansion of the Sycamore Landfill is currently under review by the City.  The Otay 
Landfill is permitted to receive 5,000 tons per day. Its permitted capacity is 59,857,199 cubic 
yards, with a remaining capacity in September 2002 of 41,152,377 cubic yards. It is estimated 
that the Otay Landfill will close at the end of 2027.  Solid waste could also be taken to Sycamore 
Landfill, if its expansion is approved. However, current acceptance rates provided in the permits 
for the Otay and Sycamore Landfills would not accommodate the expected increase in waste 
once the Miramar Landfill closes. As discussed in Final PEIR Section 8, Cumulative Effects, 
using current disposal projections and permitted disposal limits, there remains some uncertainty 
regarding the solid waste disposal capacity for the City to the year 2020.   

The project will include mitigation to reduce this impact.  The project applicant is 
required to develop a waste management plan to minimize waste generation.  The project 
applicant has also agreed to divert at least 75 percent (where 50 percent is required) of 
construction and demolition waste from landfills.  In addition to the above mentioned mitigation 
measures, all development within the Quarry Falls project shall be provided with recycling at no 
additional charge and waste rates shall be charged on a volume generated basis. These measures 
are intended to encourage waste reduction. Waste hauling contracts shall be approved by the 
Franchise Administration in the City of San Diego to ensure compliance. These measures will 
not mitigate the project’s contribution to cumulative impacts associated with waste generation, 
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landfill capacity, and the uncertainty of adequate long-term facilities to accommodate the City’s 
waste. Measures have been taken to minimize the solid waste from the project and there are no 
additional feasible mitigation measures that will substantially reduce this impact or reduce it to 
below a level of significance.  It is expected that the City’s current plans to increase landfill 
capacity will mitigate this impact City-wide, but since the City’s plans have not yet been fully 
implemented, this impact is considered significant.   

Mitigation Measures:  Mitigation Measures 5.12-1(A) and 5.12-1(B) presented 
in Final PEIR Section 5.12, Public Utilities, will reduce project impacts to below a level of 
significance. 

Reference:  Final PEIR §5.12. 

5. Environmental Impact:  Physical impacts resulting from the need for new or 
expanded public facilities including those for water, sewer, storm drains, and solid waste 
disposal and the provision of energy. As discussed in PEIR Section 5.12, with regard to energy, 
the project will not result in any significant impacts. 

Finding: No significant adverse environmental impacts to energy utilities or 
resources will result from the project. No mitigation is required. 

Facts in Support of Finding:  During the development of Quarry Falls, the 
existing 12kv overhead lines on the north side of Friars Road will be converted to underground 
lines and will provide a source of electricity for the project at Qualcomm Way as well as at Gill 
Village Way. Electricity will be extended on-site via the existing transmission lines, and no new 
facilities will be required.  To reduce energy use within the project, the project encourages the 
use of products which carry the EPA’s ENERGYSTAR® certification, including high efficiency 
lighting fixtures and appliances. The proposed site layout and building orientation shall be 
designed to promote direct solar access to maximize the potential use of photovoltaic panels for 
energy generation. To reduce energy use for heating and cooling of structures, residential 
buildings will include operable windows oriented to take advantage of the prevailing winds to 
naturally ventilate indoor spaces. The project also requires the selection of vertical landscape 
elements such as trees to reduce heating in summer and increase solar heat gain in winter 
months. Additionally, the proposed Quarry Falls Specific Plan requires that each of the public 
buildings on site be designed to achieve a minimum of a “Silver” Leadership in Energy and 
Environmental Design program for new construction (LEED-NC). Public buildings within 
Quarry Falls will adhere to Council Policy 900-14, Sustainable Building Policy. 

Mitigation Measures:  No mitigation is required. 

Reference:  Final PEIR § 5.12 

6. Environmental Impact: Excessive use of energy.  As discussed in 
Section 5.12, the project will not result in the excessive use of energy. 

Finding: No substantial adverse environmental impacts from the project’s use of 
energy will occur. No mitigation is required. 
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Facts in Support of Finding: The project will not use power in excess of that 
anticipated for the proposed uses, which include a mix of residential, commercial, civic and 
parks uses.  The project will not use power in excess of that anticipated for the proposed uses, 
which include a mix of residential, commercial, civic and parks uses.  Based on the state average 
annual electrical use for homes of 5,914 kWh, the 4,780 residential units proposed for the 
residential portion of the project would use approximately 28,268,920 kWh per year.  In terms of 
natural gas, based on the average annual residential use of 4,012 cubic feet per year, it is 
estimated that approximately 2,347,000 therms per year would be used. Applying the state 
average rate for electrical and natural gas use for commercial facilities (12.95 kWh/square foot 
and 2.0 cubic feet/square foot), the 420,000 square feet of office/business park uses would use 
approximately 5,439,000 kWh per year of electricity and approximately 102,820 therms per year 
of natural gas.  Applying the state average rate for electrical and natural gas use for retail 
facilities (13.55 kWh/square foot and 2.9 cubic feet/square foot), the 480,000 square feet of retail 
space would use approximately 6,504,000 kWh per year of and approximately 170,380 therms 
per year of natural gas.  SDG&E would provide gas and electricity to the project. 
 

The project includes construction of a packaged recycled water facility treatment 
plant to provide for the majority of the project’s non-domestic landscape needs. The treatment 
plant itself would not result in the excessive use of electrical energy. The plant’s energy 
consumption would be offset by a reduction in energy related to off-site packaged recycled water 
facility treatment and the delivery and treatment of potable water to the project. As analyzed in 
the Air Quality Technical Report, total greenhouse gas emissions for water usage represent 
approximately five percent of the total emissions for the project. The emissions analysis also 
assumed higher per capita water consumption (150 gallons per day versus 90 gallons per day) for 
determining greenhouse gas emissions. Because the total energy usage for the treatment facility 
is a small portion of the total Quarry Falls project and emissions from water usage were 
overestimated by 40 percent, the energy consumption of the project with the treatment facility 
can reasonably be assumed to be comparable to the project without the facility. 

 
Sustainable design will be incorporated into the project to reduce the project’s 

overall demand for energy. For example, the landscape design of the Quarry Falls project will 
incorporate trees and shrubbery that are vertical in character. Such vertical landscape design will 
help shade buildings and contribute to the reduction of the project’s use of air conditioning. Use 
of deciduous trees where appropriate aids in reducing the need for heating lowering the use of 
natural gas resources. In addition, large canopy trees are proposed to be planted throughout the 
project site, contributing to the overall provision of shade and open space areas within the project 
site. The Quarry Falls project includes features that will contribute to energy efficiency and a 
decrease in the reliance on natural gas and oil. The project has been designed to be pedestrian-
oriented and mixed-use (residential, commercial, light industrial). The pedestrian nature of the 
Quarry Falls project will generate reduced trip distances from residences to commercial and 
employment centers as well as recreational facilities.   The incorporation of bicycle parking 
facilities throughout the project, the project’s proximity to the trolley, the construction of a 
public transit stop(s) as deemed necessary by MTS, and the construction of a pedestrian bridge 
over Friars Road will promote use of alternative transportation methods (i.e., walking, bicycling, 
and public transportation). These project design components will also assist in the reduction of 
the project’s dependency on non-renewable energy sources such as fossil fuels.  In addition, a 
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Solar Access Study (Final PEIR Figures 5.12-4a and 5.12-4b, of the Final PEIR) performed by 
the architectural firm Carrier Johnson, confirms that the project has been designed in a manner 
that will allow the installation of solar systems to the roof tops of a large majority of buildings, 
either at initial construction or a future date, thereby increasing the overall energy conservation 
measures of the project. 

Quarry Falls addresses a variety of conservation needs through the efficient use of 
land, including the need to reduce greenhouse gas emissions and the impacts of global warming, 
by utilizing the design goals of the United States Green Building Council (USGBC) Leadership 
in Energy and Environmental Design – Neighborhood Development (LEED-ND) goals for 
sustainability.  Quarry Falls is one of three San Diego projects and less than 300 projects 
worldwide that are participating in the LEED-ND pilot program.  Sustainability will be achieved 
by developing a compact, walkable community with a mix of uses to encourage multi-modal 
trips and reduce vehicle miles traveled.  Energy conservation will exceed current Title 24 energy 
requirements by 15% through energy conservation measures such as the use of ENERGYSTAR® 
appliances and building design that utilizes passive heating and cooling techniques.  To achieve 
greater energy savings and reduce demand from grid provided energy, the project will include a 
variety of renewable energy solutions, including photovoltaic generation systems placed on 
rooftops and parking structures.  Buildings will be oriented to take advantage of a southern 
exposure and terraced site, and included operable windows for passive heating and cooling. 

Mitigation Measure:  No mitigation is required. 

Reference: Final PEIR 5.12 

M. Water Quality 

1. Environmental Impact:  Increased impervious surface and a substantial 
alteration of on and offsite drainage patterns affecting the rate and volume of surface runoff.  As 
discussed in section 5.13 of the PEIR, the project will increase impervious surface at the project 
site; however, the creation of a bioswale, three detention ponds, and one mechanical filtration 
unit or functionally equivalent treatment system to control water quality and flows from the site 
will maintain the peak runoff rate. Additionally, the overall drainage pattern of the site will not 
significantly change. 

Finding:  No substantial adverse environmental impacts to water quality will 
result from the increases in impervious surface due to the implementation of project features. No 
mitigation is required. 

Facts in Support of Finding:  Implementation of the proposed project would 
increase the amount of impervious surfaces at the site. Approximately 230.5 acres of graded land 
would be converted to mixed-use development with a change of approximately 57 percent to 
impervious area.   Post-construction runoff will be collected in storm water conveyance systems 
that will discharge at the same two existing outfalls from the property following treatment. As 
discussed in Final PEIR Section 5.9, Hydrology, the proposed project will create 11 separate 
drainage sheds and utilize a bioswale, three detention ponds, and one mechanical filtration unit 
or functionally equivalent treatment system to control water quality and flows from the site to the 
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existing capacity of the outfalls.  The Quarry Falls site discharges directly to the San Diego 
River, and peak flows for the project are conveyed by the river and discharge to the Pacific 
Ocean before the peak flood flows from upstream of Mission Valley. Any changes in 
downstream erosion potential are expected to be negligible because of the implementation of 
BMPs and collection of runoff by an engineered conveyance system. 

Mitigation Measures:  No mitigation is required. 

Reference:  Final PEIR § 5.13. 

2. Environmental Impact: Increase in pollutant discharge to receiving waters 
during or following construction/discharge identified pollutants to an already impaired water 
body.  As discussed in section 5.13 of the PEIR, the proposed development of attached 
residential, commercial use, parks, opens space, civic uses and streets, as well as steep slopes 
characteristic of the site, has the potential to affect water quality at the project site; however the 
inclusion of Best Management Practices during and after construction will avoid the discharge of 
significant amounts of pollutants to receiving waters.  

Finding:  No substantial environmental affect to the quality of storm water runoff 
leaving this site compared to existing conditions is expected to occur.  No mitigation is required. 

Facts in Support of Finding:  The nearest 303(d) impaired water body within the 
Mission San Diego HSA (907.11) is the Lower San Diego River, which is located approximately 
1,200 feet south of the property. The Lower San Diego River constituents of concern are 
phosphorus, low dissolved oxygen, total dissolved solids, and fecal coliform.   Anticipated and 
potential pollutants associated with the proposed project are summarized in Final PEIR Table 
5.13-2, Anticipated and Potential Pollutants.  To address water quality for the project, BMPs 
will be implemented during construction and post-construction activities. These include 
construction, site design, source control and treatment BMPs, combined with an on-going 
operation and maintenance program to ensure continued functioning of the post-construction 
BMPs.  These BMPs are discussed in detail at Final PEIR pages 5.13-6 to 5.13-18 and are 
incorporated by reference herein. 

Mitigation Measures:  No mitigation measures are required.  Construction, site 
design, source control and treatment BMPs incorporated into the project design (discussed in 
detail at Final PEIR pages 5.13-6 to 5.13-18); combined with an on-going operation and 
maintenance program to ensure continued functioning of the post-construction BMPs will reduce 
any potential impacts to below a level of significance. 

Reference: Final PEIR §5.13 

3. Environmental Impact: Short-term and long-term effects on local and regional 
water quality.  As discussed in PEIR Section 5.13, the project is not expected to affect the quality 
of storm water runoff leaving the site in the near- or long-term. The proposed project will 
implement BMPs directed at precluding impacts to local and regional water quality. 

Finding:  No substantial adverse impacts on regional water quality in the short-
term or long-term are expected to occur.  No mitigation is required. 
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Facts Supporting Finding:  To address water quality for the project, BMPs will 
be implemented during construction and post-construction activities. These include construction, 
site design, source control and treatment BMPs, combined with an on-going operation and 
maintenance program to ensure continued functioning of the post-construction BMPs.  These 
BMPs are discussed in detail at Final PEIR pages 5.13-6 to 5.13-18 and are incorporated by 
reference herein. 

Mitigation Measures:  No mitigation measures are required.  Construction, site 
design, source control and treatment BMPs incorporated into the project design (discussed in 
detail at Final PEIR pages 5.13-6 to 5.13-18); combined with an on-going operation and 
maintenance program to ensure continued functioning of the post-construction BMPs will reduce 
any potential impacts to below a level of significance. 

Reference: Final PEIR § 5.13. 

N. Mineral Resources 

1. Environmental Impact:  Loss of significant mineral resources.  As discussed in 
Section 5.14, the project would be implemented in four phases, as resources are depleted and 
mining operations phase out, and therefore no impact to mineral resources will occur. 

Finding:  No substantial adverse environmental impact to significant mineral 
resources will occur.  No mitigation is required.  Public Resources Code § 21081(a)(1), 
Guidelines § 15091(a)(1). 

Facts in Support of Finding:  Currently, the project site is permitted for sand 
and gravel extraction activities, as well as concrete and asphalt plants, and mining activities 
occur on-site. The proposed project will provide for the ultimate re-use plan for the project site, 
once mining operations are complete. As part of the project, the approved CUPs (5073 and 82-
0315) will be amended to adjust the grading scheme of the Reclamation Plan and allow for the 
relocation of the asphalt and concrete plants to the southeast corner of the site. The proposed 
Quarry Falls Specific Plan will be implemented in four phases, as resources are depleted and 
mining operations phase out. The project will allow for the complete mining of the project site, 
and will not result in the loss of significant mineral resources. 

Mitigation Measures:  No mitigation is required. 

Reference:  Final PEIR § 5.14. 

O. Growth Inducement 

1. Environmental Impact:  Induce substantial population growth in an area, either 
directly or indirectly.  As discussed in Final PEIR Section 6.0, the proposed project will result in 
a substantial increase in housing and population in the Mission Valley community and is 
considered to be growth inducing. 

Finding: Significant adverse environmental impacts from growth inducement are 
anticipated to occur from the project related to Traffic and Circulation, Visual Effects and 



 

Page | 72  
 

Neighborhood Character, Air Quality, Noise, Health and Safety, Biological Resources, Historical 
Resources, Paleontological Resources, and Public Utilities (solid waste) as discussed in these 
Findings.  Changes and alterations have been required in, or incorporated into the project which 
avoid or substantially lessen the significant environmental impacts associated with growth 
inducement. However, these changes, in some cases, will not reduce the impacts to below a level 
of significance and therefore the City finds that there are specific economic, legal, social or 
technological, or other considerations, including the provision of employment opportunities for 
highly trained workers, make any further mitigation infeasible.  

Facts in Support of Finding:  The proposed project would allow for 
development of residential units, retail space, and office business park uses, in addition to 
commercial, civic, parks and open space uses. The residential units provided by the project 
would increase the housing stock in the Mission Valley Community by approximately 45 
percent, which is a substantial increase. Based on SANDAG’s estimate of 1.74 persons per 
household, the project would also result in approximately 8,317 new residents to Mission Valley. 
Therefore, the project would result in substantial population growth to Mission Valley. 

Mitigation Measures: Mitigation measures and project design features for 
significant environmental impacts due to growth inducements are discussed throughout the Final 
PEIR and these Findings. Refer to the areas of specific environmental impact for mitigation 
measures.  

Reference: Final PEIR § 6.0 

P. Cumulative Impacts 

1. Environmental Impact:  Land Use - As discussed in PEIR Sections 8.0 and 5.1, 
the majority of the Quarry Falls project develops a previously disturbed site identified for 
multiple use in the Mission Valley Community Plan and it is therefore consistent and compatible 
with that plan.  However, the intensity of development proposed by the Quarry Falls project 
would result in significant land use impacts associated with traffic circulation, including both 
direct and cumulative traffic circulation impacts. Cumulative impacts associated with traffic 
circulation would be the same as those evaluated in Final PEIR Section 5.2, 
Transportation/Traffic Circulation/Parking as Horizon Year (Year 2030). 

Finding:  Significant cumulative environmental impacts to land use will occur 
associated with traffic circulation.   Changes or alterations have been required in or incorporated 
into the project which will lessen the significant environment effects of the project related to 
traffic.  These changes or alterations, however, will not reduce this impact to below a level of 
significance and the project is expected to have a significant adverse impact on traffic.  The City 
finds that there are no other feasible mitigation measures that will mitigate the impact to below a 
level of significance, and that specific economic, social, technological or other considerations 
make infeasible the alternatives identified in the Final PEIR.  As described in the Statement of 
Overriding Considerations, the City has determined that this impact is acceptable because of 
specific overriding considerations.  
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Facts in Support of Finding:  See Transportation Discussion in Cumulative 
Environmental Impact number 2. 

Mitigation Measures:  See Transportation Discussion in Cumulative 
Environmental Impact number 2. 

Reference:  Final PEIR §§ 5.2, 8.0. 

2. Environmental Impact:  Traffic Circulation. As discussed in Section 8.0 and 5.2 
of the Final PEIR, significant cumulative environmental impacts to traffic circulation will occur.  

a. Horizon Year (Year 2030).  The Horizon Year conditions are based on the 
Mission Valley Community Plan Update (September 2004) analysis and 
include build out of the Quarry Falls project as described for Phase 4, as well 
as build out of other anticipated transportation improvements in Mission 
Valley. 

Impact 5.2-11:  Impacts from Horizon Year are expected to be significant at the following 
additional roadway segments and arterials: 

• Friars Road – River Run Road to Fenton Parkway 
• Friars Road – Rancho Mission Road to Riverdale Street 
• Qualcomm Way – Rio San Diego Drive to Camino del la Reina 
• Qualcomm Way – Camino del Rio North/I-8 Westbound Ramps to I-8 Eastbound 

Ramps 
 

Impacts to the segment of Murray Ridge Road – I-805 Southbound Ramps to I-
805 Northbound Ramps will be mitigated to below a level of significance by improvements in 
the Phase 1 Transportation Improvement Plan. 

Impact 5.2-12:  Impacts from Horizon Year are expected to be significant at the following 
additional intersections: 

• Friars Road/Fenton Parkway (PM Peak) 
• Friars Road/Riverdale Street (AM and PM Peak) 
• Texas Street/Monroe Avenue (PM Peak) 

 
Impacts to the Mission Center Road/Camino del Rio North (PM Peak) and the 

Camino del Rio North/I-8 Westbound Ramp (PM Peak) intersections will be mitigated to below 
a level of significance by improvements in the Phase 3 Transportation Improvement Plan. 

A fairshare contribution toward improvements, that would mitigate the project’s 
cumulative impact to below a level of significance, would be paid as part of the Phase 4 
Transportation Phasing Plan. 

• Friars Road/Santo Road (AM Peak)** 
• Mission Gorge Road/Zion Avenue (AM Peak)** 
• Mission Center Road/Camino del la Reina (PM Peak)** 
• Qualcomm Way/Camino de la Reina (PM Peak)** 
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• Texas Street/Camino Del Rio South (AM and PM Peak)** 
• Texas Street/Madison Avenue (AM and PM Peak)** 
• Rio San Diego Drive/Fenton Parkway (PM Peak)** 
** Fairshare 

Impact 5.2-13:  Impacts from Horizon Year are expected to be significant on the following 
additional freeway segment: 

• I-15 (Northbound) – North of Friars Road (AM Peak) 
 

The ramp metering analysis conducted for Horizon Year identifies no additional 
significant impacts.  

Mitigation Measures:  The project will make fairshare contributions toward 
Horizon Year impacts which will mitigate the project’s contribution to below a level of 
significance for seven of the 12 intersections affected by the project in the Horizon Year. An 
additional two intersections (Mission Center Road/Camino del Rio North and Camino del Rio 
North/I-8 Westbound Ramp) will be mitigated to below a level of significance by mitigation 
measure MM 5.2-12 (see discussion in Phase 3) identified in Table 5.2-9, Transportation 
Phasing Plan). One roadway segment (Murray Ridge Road/ I-805 Southbound Ramps to I-805 
Northbound Ramps) will be mitigated to below a level of significance by mitigation measure 
MM 5.2-11 (see discussion in Phase 1) identified in Table 5.2-9, Transportation Phasing Plan).  
The project proposes fair share contributions to circulation improvements that are not currently 
included in financing plans for the communities where the improvements will be located.  These 
include: Friars Road/Santo Road; Mission Gorge/Zion Avenue; and Texas Street/Madison 
Avenue. If the affected community financing plans are amended to include these improvements 
and a funding source is identified to ensure their ultimate implementation, then the cumulative 
impacts at these locations will be mitigated to below a level of significance. If, however, the 
affected communities do not amend their respective financing plans to include these 
improvements, cumulative impacts will remain significant and not fully mitigated, although the 
project will mitigate its contribution to the cumulative impacts. 

The project’s contribution to cumulatively significant impacts on the freeway 
mainline segment on I-15 (Northbound) – North of Friars Road (AM Peak) would not be 
mitigated by the proposed project.  These cumulative impacts associated with the project would 
remain cumulatively significant and unmitigated.  Alternative transportation improvements and 
contributions made by the project to the regional arterial system and freeway interchanges will 
exceed the fees exacted using the RCTIP as a baseline. 

Additional Transportation Mitigation:  The Quarry Falls project would 
implement additional measures to improve traffic operations and offset unmitigated cumulative 
impacts.  These measures encourage multi-modal transportation, walkability, and a decrease in 
reliance upon the automobile for personal trips.  As the project builds out, locations within the 
project would be identified for a car sharing service to provide alternatives to vehicle ownership.   

The traffic analysis assumes the Citywide trip generation rate that reflects a 
conservative estimate for trip reductions due to alternative modes of transportation.  The project 
has been designed to take advantage of its proximity to transit, jobs, and other regional 
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destinations, such as San Diego State University, in order to increase transit ridership.  The 
following transportation phasing plan improvements are intended to further reduce reliance on 
vehicular trips and make transit readership more convenient: 

• Pedestrian Bridge - Construct a pedestrian bridge over Friars Road to connect Quarry 
Falls to the Rio Vista West shopping center and provide access to the Rio Vista West 
trolley station. 

• Transportation Demand Management Plan - Develop a comprehensive transportation 
demand management plan that includes transit passes, information kiosks in central 
locations, bike lockers, priority parking spaces for carpools, and co-ordination with the 
Metropolitan Transit Service (MTS) for potential public or private bus service in Quarry 
Falls. 

Finding:  Significant cumulative adverse environmental impacts will occur due to 
project traffic.  Changes or alterations have been required in or incorporated into the project 
which will lessen the significant environment effects of the project related to traffic.  These 
changes or alterations, however, will not reduce this impact to below a level of significance and 
the project is expected to have a significant adverse impact on traffic.  The City finds that there 
are no other feasible mitigation measures that will mitigate the impact to below a level of 
significance, and that specific economic, social, technological or other considerations make 
infeasible the alternatives identified in the Final PEIR.  As described in the Statement of 
Overriding Considerations, the City has determined that this impact is acceptable because of 
specific overriding considerations.  

Facts in Support of Finding:  For purposes of evaluating cumulative impacts 
associated with traffic circulation, the traffic analysis conducted for the project assumes build-
out of the Serra Mesa and Mission Valley Community Plans, plus the individual projects listed 
under Final PEIR Section 8.2. Build-out under the Mission Valley and Serra Mesa community 
plans are assumed in the Horizon Year (2030). Additionally, several off-site roadway 
improvements are assumed to be in place during the Horizon Year, including: 1. Hazard Center 
Road connection from Mission Center Road to Fashion Valley Road; 2. Via las Cumbres 
extension south to Hotel Circle North; 3. Milly Way bridge (the extension of Fenton Parkway 
south to Camino del Rio North); and, 4. I-8 Hook Ramps and interchange realignment at Camino 
del Rio North and Qualcomm Way. 

As presented in Final PEIR Section 5.2, under the cumulative impacts analysis for 
traffic circulation, the Quarry Falls project will contribute to cumulatively significant impacts. 
Final PEIR Table 8-1, Cumulative Traffic Impacts Summary Table, incorporated herein by 
reference, lists the various circulation segments, intersections, freeways and ramps where 
significant cumulative impacts will result. 
 
Unmitigated Cumulative Impacts and Infeasibility of Mitigation: 

Segments and Arterials: 
• Friars Road – River Run Road to Fenton Parkway.  The adoption of the Mission City 

Specific Plan by the City Council eliminated the requirement for a grade separated 
interchange at Friars Road and Fenton Parkway, effectively downgrading the 
classification of these portions of Friars Road from an expressway to a prime arterial, 
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thereby constraining the capacity of Friars Road and the overall circulation system.   The 
segment and intersections have been improved to fully implement their classification; an 
improvement to increase the classification of the street would require the City Council to 
amend the Mission Valley Community Plan to increase the capacity of Friars Road.  This 
decision would require widening of segments and intersections or the construction of 
grade separated interchanges that would require the acquisition of adjacent property 
developed with residential and commercial projects.  The widening would place existing 
residents and businesses in closer proximity to high volumes of traffic and the nuisance 
impacts from noise and dust, thereby impacting the perception of quality of life.  These 
social and policy considerations render the mitigation infeasible. 

• Friars Road – Rancho Mission Road to Riverdale Street.  The widening of Friars 
Road for portions of this segment would require additional right-of-way from adjacent 
businesses on the north and south sides of Friars Road.  The widening would place 
existing commercial offices in closer proximity to high volumes of traffic and the 
nuisance impacts from noise and dust.  The properties on the southwest and southeast 
quadrants of the intersection of Riverdale Street and Friars Road would lose  existing 
parking and potentially have impacts to their internal circulation.  Impacts to parking and 
internal circulation at these locations may negatively impact the existing and adjacent 
businesses.  The widening of the bridge over the San Diego River would result in 
additional impacts to sensitive biological resources, including wetlands.  These social 
considerations render the mitigation infeasible. 

• Qualcomm Way – Rio San Diego to Camino de la Reina.  Road widening in this area 
would impact high density housing on the west side of the segment, just south of the San 
Diego River, resulting in potential demolition of structures and placing residents in closer 
proximity to the street.  Structured parking areas serving the nearby business on the 
eastside of the segment just north of the San Diego River may also be impacted resulting 
in negative business impacts.  The widening would place existing residents in closer 
proximity to high volumes of traffic and the nuisance impacts from noise and dust, 
thereby impacting the perception of quality of life.  The social considerations render the 
mitigation infeasible. 

• Qualcomm Way – Camino del Rio North/I-8 westbound ramps to I-8 eastbound 
ramps.  Potential mitigation would include the widening of the segment bridge over I-8 
to accommodate additional lanes Unlike the I-8/Mission Center Road interchange, the 
current interchange design and geometry would require improvements not yet identified 
by the City of San Diego or Caltrans.  The I-8 Corridor Study (a joint effort of Caltrans, 
SANDAG, and the City of San Diego) will address the needs for improvements to 
interchanges to better coordinate traffic circulation on I-8 and access to Mission Valley.  
If the project attempted to mitigate this impact now – before the I-8 Corridor Study is 
completed – the mitigation might not be compatible with the ultimate improvement that 
is selected after the Corridor Study is completed.  This jurisdictional consideration and 
the inability to implement an improvement in a successful manner and in a reasonable 
period of time render the mitigation infeasible. 
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Intersections: 
• Friars Road/Fenton Parkway.  Project mitigation at the intersection would require an 

additional eastbound or westbound lane.  The adoption of the Mission City Specific Plan 
by the City Council eliminated the requirement for a grade separated interchange at Friars 
Road and Fenton Parkway, effectively downgrading the classification of Friars Road at 
this location from an expressway to a prime arterial, thereby constraining the capacity of 
Friars Road and the overall circulation system.  The current design of an at-grade 
signalized intersection results in LOS F in the Horizon Year without the project.  The 
segment and intersections have been improved to fully implement their classification; an 
improvement to increase the classification of the street would require the City Council to 
amend the Mission Valley Community Plan to increase the capacity of Friars Road.  This 
decision would require improvements at the intersection that necessitate the acquisition 
of adjacent property developed with residential and commercial projects.  The widening 
would place existing residents and businesses in closer proximity to high volumes of 
traffic and the nuisance impacts from noise and dust, thereby impacting the perception of 
quality of life.  These social and policy considerations render the mitigation infeasible. 

• Friars Road/Riverdale Street.  Project mitigation at the intersection would require an 
additional eastbound or westbound lane.  The widening of Friars Road for this location 
would require additional right-of-way from adjacent businesses on the north and south 
sides of Friars Road.  The widening would place existing businesses in closer proximity 
to high volumes of traffic and the nuisance impacts from noise and dust.  Impacts to 
parking and internal circulation at these locations would negatively impact the existing 
and adjacent businesses.   These social considerations render the mitigation infeasible. 

• Texas Street/Monroe.  Improvements have been identified to reduce the impacts to the 
segments and intersections in this area to below a level of significance.  However, the 
Greater North Park Public Facilities Financing Plan identifies alternative improvements 
which will be implemented by the project for sidewalks, lighting and traffic calming 
rather than an increase in the number of lanes.  This alternative has been recommended 
by the Greater North Park Planning Group.  Implementation of a higher capacity Texas 
Street would impact local residents and businesses by creating a traffic environment that 
reduces walkability in the neighborhood, as well as be inconsistent with the financing 
plan and community priorities.  This area is defined by a fine-grained street network that 
encourages walkability; the widening of Texas Street at this intersection could have a 
negative impact on both the character of the neighborhood and walkability and therefore 
be inconsistent with the mobility and community planning goals of the General Plan.  
This change would most likely be perceived as a negative impact on the quality of life.  
These social and policy considerations render the mitigation infeasible.  As partial 
mitigation, the project proposes the addition of a sidewalk and pedestrian lighting on 
Texas Street from Camino del Rio South to Madison Street (estimated cost approximately 
$2M) and a contribution of $100,000 for traffic calming between Madison Street and El 
Cajon Boulevard. 

Freeway Segments: 
• I-15 (North) – North of Friars Road (AM Peak).  The Regional Transportation 

Congestion Improvement Program (RTCIP) was created by SANDAG to ensure future 
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development contributes its proportional share of the funding needed to pay for the 
Regional Arterial System and related regional transportation facility improvements. The 
RTCIP Impact Fee Nexus Study dated September 5, 2006 was prepared for SANDAG to 
provide a single nexus analysis for use by all local agencies in San Diego County to 
fulfill their contribution towards regional improvements.  Using the nexus study as a 
basis, beginning July 1, 2008 the City of San Diego requires $2,332.00 per single family 
unit and $1,865 per multi-family unit (affordable housing is exempt) in exactions or 
equivalent improvements for each newly constructed residential housing unit to allow the 
City to ensure it receives TransNet funding.  
The goal of the RTCIP is to establish an impact fee system to enable projects to fulfill 
their contribution to these regional improvements, therefore the unmitigated freeway 
impacts of the project are partially mitigated by significant improvements to Friars Road 
and other interchange improvements.  Mitigation for freeway impacts would require 
Caltrans approval.  Projects such as widening a freeway are determined by freeway 
corridor studies due to their scope being beyond the capabilities of an individual private 
development project.  The inability of a single private development project to accomplish 
these freeway improvements in a successful manner and in a reasonable period of time 
renders this mitigation infeasible.   

At build-out, the project would provide mitigation for over $31 million (2007 dollars) for 
improvements to the regional arterial system, which includes widened arterials, traffic 
signal coordination, and improvements to five interchanges serving Mission Valley.  This 
exceeds the approximately $8 million in RTCIP contributions that would be assessed by 
the City of San Diego as an exaction for impacts to the regional system.  In addition, the 
physical improvement to the interchange at Mission Center Road and I-8 is preferable to 
a fair share payment for I-8 corridor improvements due to the benefit of providing 
mitigation to improve traffic flow.   
 

Reference:  Final PEIR §5.2 and 8.0.   

3. Environmental Impact:  Visual Effects and Neighborhood Character.  As 
discussed in PEIR Sections 8.0 and 5.3, the project will substantially change the existing 
manufactured site environment from a mining and extraction site to a mixed-use commercial and 
residential neighborhood. The cumulative impacts to the visual and neighborhood character are 
considered significant. 

Finding:  Significant adverse cumulative environmental impacts will result from 
the project. The City finds that there are no feasible mitigation measures that will mitigate the 
impact to below a level of significance, and that specific economic, social, technological or other 
considerations make infeasible the alternatives identified in the Final PEIR.  As described in the 
Statement of Overriding Considerations, the City has determined that this impact is acceptable 
because of specific overriding considerations. 

Facts in Support of Finding:  The project site’s current appearance is of 
manufactured mined slopes. The project would result in “opening up” the area “for 
development,” which would impact any views of and beyond the project site.  However, the 
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overall scenic quality of the project site is low and would not be changed from an essentially 
natural view to a largely manufactured appearance.   A project would have a cumulative impact 
to neighborhood character, if the area opened for new development results in a change in the 
overall character of the area. Relative to neighborhood character, the project will develop an 
existing mining site, introducing urban uses to barren, undeveloped land, as anticipated by the 
Mission Valley Community Plan and the City’s Progress Guide and General Plan. Quarry Falls 
is located in an area where surrounding land is fully developed, and the project’s impacts on 
neighborhood character are limited to the immediate project area. 

Mitigation Measures:  There are no mitigation measures available to mitigate 
this impact. Adoption of the No Project/No Build: Continuation of Approved Conditional Use 
Permit/Implementation of Approved Reclamation Plans alternative would avoid the impact 
because no development would occur on the site. Adoption of other project alternatives would 
reduce the magnitude of the change in the visual character of the site and surrounding area; 
however, as stated in Section VII, FINDINGS REGARDING ALTERNATIVES, of these 
Findings, the City finds that that specific economic, social, technological or other consideration 
make infeasible the alternatives identified in the Final PEIR. 

Reference:  Final PEIR §§5.3 and 8.0. 

4. Environmental Impact:  Air Quality.  As discussed in Sections 8.0 and 5.4 of 
the Final PEIR, no substantial cumulative impacts to air quality are anticipated. 

Finding:  No substantial adverse cumulative environmental impacts are 
anticipated to occur from the project’s implementation. No mitigation is required. 

Facts in Support of Finding:  In analyzing cumulative impacts from a proposed 
project, the analysis must specifically evaluate a project’s contribution to the cumulative increase 
in pollutants for which the San Diego Air Basin is listed as “non-attainment” for the State 
AAQS. In the event direct impacts from a project are less than significant, a project may still 
have a cumulatively considerable impact on air quality if the emissions from the project, in 
combination with the emissions from other proposed, or reasonably foreseeable future projects 
are in excess of screening levels identified above, and the project’s contribution accounts for 
more than an insignificant proportion of the cumulative total emissions. 

With regard to past and present projects, the background ambient air quality, as 
measured at the monitoring stations maintained and operated by the San Diego Air Pollution 
Control District, measures the concentrations of pollutants from existing sources. Past and 
present project impacts are therefore included in the background ambient air quality data. 

The Traffic Impact Study prepared for the project included projects that are 
planned or reasonably foreseeable in the traffic projections used to develop estimates of LOS and 
impacts. Thus, the planned or reasonably foreseeable projects are included in the analysis to 
evaluate potential impacts to the ambient air quality based on traffic in the project area. As 
discussed in Section 5.4, the CO “hot spots” evaluation indicated that no significant impacts 
would result from cumulative traffic. With improvements in emissions from vehicles due to 
phase-out of older vehicles and implementation of more stringent emission standards by the 
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California Air Resources Board, CO “hot spots” will not result from traffic associated with 
cumulative projects. PM10 emissions associated with construction generally result in near-field 
impacts. As shown in the construction emissions evaluation presented in Section 5.4, the 
emissions of PM10 are above the significance levels; implementation of mitigation measures 
presented in PEIR Section 5.3, Air Quality, will reduce impacts to below a level of significance. 
Because of the localized nature of PM10 impacts, and because all of the past, present, and 
reasonably foreseeable future projects will not be undergoing construction at the same time as 
the project, the PM10 impacts associated with construction will not be cumulatively significant. 
Furthermore, because of the project related traffic’s low emissions of PM10 (less than one 
percent of the daily and annual significance threshold), the project will not result in a 
cumulatively considerable net increase of PM10. 

With regard to cumulative impacts associated with ozone precursors ROGs and 
NOx, in general, provided a project is consistent with the community and general plans, it has 
been accounted for in the ozone attainment demonstration contained within the State 
Implementation Plan and will not cause a cumulatively significant impact on the ambient air 
quality for ozone. Because the Quarry Falls project is projecting more intense development than 
the community plan land use assumptions, an evaluation of the project’s consistency with 
SANDAG’s housing forecast for San Diego County to determine the project’s consistency with 
the RAQS and SIP was conducted. 

The project is located in the Central Major Statistical Area. The projected housing 
growth from 2004 to 2030 is 288,726 housing units for the San Diego Region. The project is 
proposing to construct 4,780 housing units, which will comprise only 1.66 percent of the total 
projected housing growth in the San Diego Region. The project will therefore be consistent with 
the growth forecasts for the region and will therefore be in conformity with the RAQS and SIP. 
Despite the fact that the project is proposing denser development than accounted for in the 
current community plan and therefore in the SIP, emissions associated with the project have been 
accounted for in the growth projections for the San Diego Region and will thus not result in a 
cumulatively significant impact on the ambient air quality. 

The project also includes several transportation demand management (TDM) 
measures that aid in reducing air quality impacts. A trail network, consisting of bicycle paths and 
walkways throughout the project, will provide an alternative to automobile travel, as well as 
recreational opportunities. Bike lanes will be provided on circulation roadways. Bus transit is 
available to the project and project developers will coordinate with MTS to add bus stops, as 
necessary, within the project. The Mission Valley LRT is located south of the project. The 
project will add a pedestrian bridge over Friars Road and connecting with pedestrian ways within 
Rio Vista West to encourage future residents and workers within Quarry Falls to walk to the 
LRT. The project will also include a kiosk in a central location to encourage and outline 
alternative transportation programs, with a TDM coordinator identified in the property manager’s 
office. 

Mitigation Measures:  No mitigation for cumulative impacts is required. 
Mitigation Measures have been incorporated to reduce the direct impacts of the project. 

Reference:  Final PEIR §§ 8.0 and 5.4. 



 

Page | 81  
 

5. Environmental Impact:  Noise.  As presented in PEIR Section 5.5, Noise, the 
project has the potential to contribute traffic to off-site areas which, when considered with 
projected traffic volumes, could result in cumulative noise impacts. 

Finding:  Projected traffic volumes from the project could result in cumulative 
noise impacts. Changes or alterations have been required in or incorporated into the project 
which avoid or substantially lessen the significant environmental effect as identified in the Final 
PEIR.   

Facts in Support of Finding:  The project has the potential to contribute traffic 
to off-site areas which, when considered with projected traffic volumes, could result in 
cumulative noise impacts. These off-site areas include: Qualcomm Way between Friars Road 
and Rio San Diego Drive, and Fenton Parkway between Friars Road and Rio San Diego Drive. 
However, there are no sensitive receptors located along the segments of Qualcomm Way, 
between Friars Road and Rio San Diego Drive. The Mission City EIR (LDR No. 96-0544; SCH 
No. 96111039) included requirements to mitigate cumulative noise levels as part of future 
developments in Mission City.  Therefore, mitigation required as part of the Mission City project 
will adequately attenuate cumulative noise levels associated with traffic on Fenton Parkway. 

Mitigation Measures:  Mitigation required as part of the Mission City project 
will adequately attenuate cumulative noise levels associated with traffic on Fenton Parkway. 

Reference:  Final PEIR §§8.0 and 5.5. 

6. Environmental Impact:  Biology.  As discussed in PEIR Sections 8.0 
and 5.6, although significant project impacts will occur from the project, these impacts have been 
mitigated to below a level of significance. The project’s compliance with the City’s MHPA 
guidelines will ensure no cumulative impacts to biological resources. 

Finding:  Changes or alterations have been required in or incorporated into the 
project which avoids significant cumulative impacts to biological resources.  

Facts in Support of Finding:  The City of San Diego implemented the MSCP to 
provide for a regional mitigation solution for impacts to multiple, rather than single, species and 
their habitats. As part of the MSCP planning process, a habitat evaluation model has been 
developed to identify critical biological resources areas with the MSCP’s study area. The MSCP 
was designed to compensate for the regional loss of biological resources throughout the region. 
Projects that conform within the MSCP as specified by the MSCP Plan, the City MSCP Subarea 
Plan, and implementing ordinances, [i.e. Biology Guidelines (July 2002) and ESL Regulations] 
would generally not result in a significant cumulative impact for those biological resources 
adequately covered by the MSCP [i.e. vegetation communities identified as Tier I through IV 
(see City’s Biology Guidelines; July 2002)]. Vegetation communities impacted by the proposed 
project are covered by the MSCP. Additionally, the project’s proposed mitigation for impacts to 
sensitive biological resources is in accord with City requirements.  Other projects within the City 
that impact sensitive biological resources will be required to adhere to the same requirements. 

Mitigation Measures:  The project will comply with the MSCP and associated 
regulations. 
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Reference:  Final PEIR §§8.0 and 5.6 

7. Environmental Impact: Health and Safety.  Health and Safety impacts evaluated 
in Section 5.7 of the Program EIR are specific to the proposed project and do not lend 
themselves to a cumulative impacts evaluation. 

Finding: No substantial adverse cumulative environmental impact associated 
with health and safety issues is anticipated. No mitigation is required. 

Facts in Support of Finding: Health and Safety impacts evaluated in Section 5.7 
of the Program EIR are specific to the proposed project and do not lend themselves to a 
cumulative impacts evaluation. Some of the other projects included in the cumulative impacts 
evaluation would also result in impacts associated with health and safety and those impacts 
would also be project and site specific. Mitigation measures, if required, would be implemented 
on a case-by-case basis. Therefore, the proposed project will not contribute to cumulative 
impacts associated with health and safety. 

Mitigation Measures: No mitigation is required. 

Reference: Final PEIR §§ 5.7 and 8.0. 

8. Environmental Impact: Historical Resources.  As addressed in Final PEIR 
Section 5.8, Historical Resources, due to the project’s proposal to disturb areas that have not 
been affected by on-going mining operations, the Quarry Falls project has the potential to impact 
subsurface archaeological resources as a result of construction activities. 

Finding: Changes or alterations have been required in or incorporated into the 
project which reduces the potential cumulative impacts to archaeological or cultural resources to 
below a level of significance. 

Facts in Support of Finding: The Quarry Falls project has the potential to 
impact subsurface archaeological resources as a result of construction activities. However, 
implementation of the standard mitigation measures set forth in Section 5.8 will reduce potential 
impacts to archaeological resources to below a level of significance.  These measures require 
monitoring during construction and the curation of historical artifacts.  Other projects which 
involve grading of native materials would be conditioned in a similar manner to implement 
measures which will mitigate potential impacts to archaeological resources.  

Mitigation Measures: Mitigation Measures 5.8 presented in Final PEIR will 
reduce project impacts to below a level of significance. 

Reference: Final PEIR §§ 5.8 and 8.0. 

9. Environmental Impact:  Hydrology.  As addressed by PEIR Section 5.9, 
Hydrology, of this Program EIR, the project will not extract water from an aquifer, increase 
runoff, increase flooding, or impact drainage patterns or impact downstream water bodies as a 
result of altered drainage patterns. Therefore, the project will not contribute to any cumulative 
hydrologic impact. 



 

Page | 83  
 

Finding:  No substantial adverse cumulative environmental impacts to hydrology 
will result. No mitigation is required. 

Facts in Support of Finding: The project will control drainage and runoff in 
accordance with City requirements. Similarly, other projects considered in this cumulative 
analysis will be required to control drainage and runoff in a similar manner. Therefore, no 
cumulative impacts associated with hydrology will be expected. 

Mitigation Measures:  No mitigation is required. 

Reference:  Final PEIR §§ 5.9 and8.0 

10. Environmental Impact: Geology.  As discussed in Final PEIR Section 5.10, the 
proposed project will not contribute to cumulatively significant impacts related to geologic 
hazards or soils. 

Finding: No substantial adverse cumulative impact to geology or soils will occur 
from the project. No mitigation is required. 

Facts in Support of Finding:  As presented in Section 5.10, Geologic 
Conditions, of the PEIR, no geologic hazards occur on-site which would result in significant 
impacts to people at the project site. Additionally, the proposed Quarry Falls project would 
follow standard construction practices to ensure no geologic impacts would result from project 
development. The proposed project would not contribute to cumulatively significant impacts 
related to geologic hazards or soils. 

Reference: Final PEIR §§ 5.10 and 8.0. 

11. Environmental Impact:  Paleontology. As addressed in PEIR Section 5.11, 
Paleontology, due to the project’s proposal to disturb areas that have not been affected by on-
going mining operations and the existing paleontological characteristics of the project site, the 
Quarry Falls project has the potential to cumulatively impact these resources. 

Finding: Changes or alterations have been required in or incorporated into the 
project which will reduce the potential significant impact to below a level of significance. 

Facts in Support of Finding:  Implementation of the standard mitigation 
measures set forth in Final PEIR Section 5.11 will reduce potential impacts to paleontological 
resources to below a level of significance. These measures include monitoring during excavation 
and the curation of fossil finds.  Other projects which involve grading of native materials would 
be conditioned in a similar manner to implement measures which will mitigate potential impacts 
to paleontological resources. Implementation of required mitigation measures will reduce the 
potential cumulative loss of important paleontological resources to below a level of significance. 

Mitigation Measures: Mitigation Measures 5.11 presented in Final PEIR will 
reduce project impacts to below a level of significance. 

Reference: Final PEIR §§ 5.11 and 8.0. 
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12. Environmental Impact: Public Utilities – Solid Waste Disposal. As discussed in 
Final PEIR Section 5.12, the project will cause significant cumulative impacts to solid waste 
disposal.  

Finding:  Significant adverse cumulative environmental impacts to solid waste 
disposal will result from the project. The City finds that there are no feasible mitigation measures 
or alternatives that will mitigate the impact to below a level of significance, and that specific 
economic, social, technological or other considerations make infeasible the alternatives identified 
in the Final PEIR.  As described in the Statement of Overriding Considerations, the City has 
determined that this impact is acceptable because of specific overriding considerations. 

Facts in Support of Finding:  The Quarry Falls project would generate large 
amounts of solid waste through construction and operation of the proposed residential, 
commercial, mixed use, parks and civic uses. When considered in conjunction with build-out of 
the City’s General Plan, community plan and individual projects evaluated for this cumulative 
impacts analysis, impacts to solid waste disposal would be considered cumulatively significant. 
The project will include a waste management plan that will reduce construction and operational 
waste from the site.  The project will be conditioned to require the diversion of 75% of 
construction and demolition wastes from landfills.  Actions to increase landfill capacity include a 
City proposal to include the elevation of the active portion of the Miramar Landfill up to 20 feet 
to add approximately four years of capacity to the landfill. An EIS/EIR for that proposal has 
been prepared. Also, a proposal to expand the Sycamore Landfill is being processed by the City 
of San Diego. The City has determined that additional actions would be needed to increase 
landfill capacity (City of San Diego, General Plan Update, Final Program EIR). Because there 
remains some uncertainty about the solid waste disposal capacity for the City to the year 2020, 
past, present and future projects (including Quarry Falls) within San Diego would contribute to 
cumulatively significant solid waste impacts.   

Mitigation has been incorporated into the project, but there are no mitigation 
measures that would reduce this cumulative impact to below a level of significance.  Given the 
uncertainty in the long-term outlook for landfill capacity in the San Diego region, any project 
that creates waste that must be disposed in a landfill may have a cumulative effect.  It is not 
feasible to condition the project to require 100% recycling by all of its tenants and homeowners.  
The project would encourage recycling by providing recycling at no additional cost and charging 
for waste disposal by volume.   

Mitigation Measures: Mitigation Measures 5.12-1a and 5.12-1b presented in 
Final PEIR will reduce project impacts to below a level of significance. 

Reference: Final PEIR §§ 5.12 and 8.0. 

13. Environmental Impact:  Public Utilities – Energy.  As discussed in PEIR 
Section 5.12, No impacts associated with energy facilities are anticipated.   

Finding:  The project will not result in significant cumulative impacts associated 
with energy use. No mitigation is required. 
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Facts in Support of Finding:  The project will not use power in excess of that 
anticipated for the proposed uses, which include a mix of residential, commercial, civic and 
parks uses.  Additionally, sustainable design will be incorporated into the project to reduce the 
project’s overall demand for energy.   

Mitigation Measures: No mitigation is required. 

Reference: Final PEIR §§ 5.12 and 8.0. 

14. Environmental Impact: Water Quality. As discussed in Final PEIR Section 8.0, 
with implementation of Best Management Practices, the proposed project will avoid significant 
impacts to water quality and will not contribute to a cumulatively significant impact to water 
quality. 

Finding:  No significant cumulative environmental impacts are anticipated to 
occur. No mitigation is required. 

Facts in Support of Finding:  As discussed in Final PEIR Section 5.13, Water 
Quality, development of the Quarry Falls project will involve preparation of a SWPPP that sets 
forth Best Management Practices (BMPs) to minimize water quality impacts during construction, 
and preparation of a Water Quality Technical Report that identifies permanent post-construction 
BMPs for the project. With implementation of Best Management Practices, the proposed project 
will avoid significant impacts to water quality will not contribute to a cumulatively significant 
impact to water quality. 

Mitigation Measures: No mitigation measures are required because no 
cumulative impacts are anticipated to occur. 

Reference: Final PEIR § 8.0 

15. Environmental Impact: Mineral Resources.  As discussed in Final PEIR Section 
5.14, the project will be phased as mining resources are depleted, and therefore no cumulative 
impacts will occur.  

Finding: No substantial adverse cumulative impact to mineral resources will 
occur.  No mitigation is required. 

Facts in Support of Finding:  The proposed Quarry Falls Specific Plan will be 
implemented in four phases, as resources are depleted and mining operations phase out. The 
project will allow for the complete mining of the project site, and will not result in the loss of 
significant mineral resources. 

Mitigation Measures:  No mitigation is required.  

Reference:  Final PEIR § 8.0 

16. Environmental Impact: Global Climate Change.  As discussed in PEIR Section 
8.0, the proposed project would be consistent with the goals of AB 32 to reduce greenhouse gas 
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(GHG) emissions to at or below 1990 levels by 2020 and the project’s impacts on global climate 
change would not be significant. 

Finding: No significant environmental impact associated with global climate 
change is anticipated from the project.  No mitigation is required, however specific project 
features have been incorporated to reduce the project’s contribution to global climate change and 
to be consistent with the goals of AB32.  

Facts in Support of Finding: An analysis was completed to identify and quantify 
GHG emissions associated with the Quarry Falls project. These emissions are associated with 
energy use, natural gas consumption, water use, and automobile travel. On an annual basis at 
build-out, the project will emit 74,866 metric tons of GHGs, or 9.00 metric tons per resident. 

The project would be required to comply with California Assembly Bill 32, which 
requires the state to reduce GHG emissions to below 1990 levels by 2020. When it is fully 
implemented, AB 32 would provide statewide guidance as to how to reduce GHG emissions to 
1990 levels by 2020. At this time, however, no significance threshold has been set for cumulative 
GHG emissions. In advance of the implementation of AB 32, the project incorporates many 
project design features that would reduce energy use, natural gas consumption, water use, and 
vehicle use, and correspondingly reduce the project’s GHG emissions. A full list of these project 
design features is included at Final PEIR section 8.3.15 at Final PEIR pages 8.0-30 to 8.0-33 and 
is incorporated herein by reference.  

Even assuming that the 2020 GHG goal expressed in AB 32 was implemented 
immediately, it is estimated that the build-out of Quarry Falls would result in per capita 
emissions at a level below the most conservative estimation of AB 32’s ultimate per capita 
emissions target. The Quarry Falls project will emit approximately 9.00 metric tons of GHGs per 
resident per year, which is less than the 9.67 metric tons of GHGs per person per year under AB 
32. Accordingly, it is estimated that the project’s residents would be emitting less than their 
proportional share of GHG emissions under AB 32. Therefore, the proposed project would be 
consistent with the goals of AB 32 to reduce GHG emissions to at or below 1990 levels by 2020 
and the project’s impacts on global climate change will not be significant. 

Mitigation Measures: No mitigation is required, however the project 
incorporates design features presented at Final PEIR section 8.3.15 at Final PEIR pages 8.0-30 to 
8.0-33, incorporated herein by reference, which will make the project consistent with the goals of 
AB32.  

Reference: Final PEIR § 8.0  
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VII. 
FINDINGS REGARDING CHANGES OR ALTERATIONS THAT ARE 

WITHIN THE RESPONSIBILITY AND JURISDICTION OF ANOTHER 
PUBLIC AGENCY 

 

There are no changes or alterations that are within the responsibility and 
jurisdiction of another public agency and not the agency making the finding.   

VIII. 
FINDINGS REGARDING ALTERNATIVES 

In accordance with Section 15126.6(a) of the CEQA Guidelines, an EIR must 
contain a discussion of "a range of reasonable alternatives to a project, or the location of a 
project, which would feasibly attain most of the basic objectives of the project but would avoid 
or substantially lessen any of the significant effects of the project, and evaluate the comparative 
merits of the alternatives." Section 15126.6(f) further states that "the range of alternatives in an 
EIR is governed by the 'rule of reason' that requires the EIR to set forth only those alternatives 
necessary to permit a reasoned choice." Thus, the following discussion focuses on project 
alternatives that are capable of eliminating significant environmental impacts or substantially 
reducing them as compared to the proposed project, even if the alternative would impede the 
attainment of some project objectives, or would be more costly. In accordance with Section 
15126.6(f)(1) of the State CEQA Guidelines, among the factors that may be taken into account 
when addressing the feasibility of alternatives are: (1) site suitability; (2) economic viability; (3) 
availability of infrastructure; (4) general plan consistency; (5) other plans or regulatory 
limitations; (6) jurisdictional boundaries; and (7) whether the proponent can reasonably acquire, 
control or otherwise have access to the alternative site.  

As required in CEQA Guidelines Section 15126.6(a), in developing the 
alternatives to be addressed in this section, consideration was given regarding an alternative’s 
ability to meet most of the basic objectives of the proposed project. Because the proposed project 
will cause unavoidable significant environmental effects related to Land Use (traffic circulation), 
Transportation/Traffic Circulation/Parking and Visual Effects and Neighborhood Character, 
Cumulative impacts associated with Land Use (traffic circulation), Transportation/Traffic 
Circulation/Parking, Visual Effects and Neighborhood Character, and Public Utilities (solid 
waste), the City must consider the feasibility of any environmentally superior alternatives to the 
proposed project, evaluating whether these alternatives could avoid or substantially lessen the 
unavoidable significant environmental effects while achieving most of the objectives of the 
proposed project.   

The alternatives presented and considered in the Final PEIR constitute a 
reasonable range of alternatives necessary to permit a reasoned choice among the options 
available to the City and/or the project proponent.  Based upon the administrative record for the 
project, the City makes the following findings concerning the alternatives to the proposed 
project. 



 

Page | 88  
 

A. Alternatives Considered and Rejected  

The following design alternatives were considered for the proposed project. These 
alternatives were rejected from further consideration because they fail to meet most of the project 
objectives and are considered infeasible. 

Alternative Land Use Plan:  Conventional development of the project site with 
solely residential land uses or solely commercial land uses has not been considered for the 
project. Such alternative land use plans will not implement the Mission Valley Community 
Plan’s designation for a multiple use project on the site and will not allow the site to develop as 
an Urban Village, with integrated land uses and enhanced pedestrian and bicycle access 
proximate to transit opportunities, as envisioned by the City of Villages Strategy and the 
Strategic Framework Plan. 

Alternative Locations: The City of San Diego Housing Element 2005-2010, 
adopted December 5, 2006, references SANDAG regional land use data that indicates that only 
four percent of San Diego’s land remains. The project proposes an integrated mixed-use project 
on approximately 230.5 acres within the Mission Valley community. There are only two other 
areas within Mission Valley of sufficient size that could develop in a manner similar to that 
proposed by the Quarry Falls project.  These include the Levi-Cushman Specific Plan area and 
the Qualcomm Stadium site. Neither site is owned by the same property owner as Quarry Falls. 
There are several existing sand and gravel sites in the City, located in Mission Gorge and Carroll 
Canyon. These sites are anticipated to develop with housing and a mix of retail and commercial 
uses once mining resources have been depleted and reclamation has occurred.  These sites are 
actively pursuing entitlements for future development to a mix of uses, making acquisition of the 
property beyond the financial resources of the owners of Quarry Falls.  

In regard to other cities or areas of the City reviewed for the project, the project is 
proposed for a disturbed quarry site in the middle of the City and the Mission Valley community 
which is under one ownership. The site has easy access to public streets and freeways and is 
served by transit. Given traffic congestion in the City and County, traffic impacts from the 
alternative sites would have the potential to impact circulation segments, intersections and 
freeways. Development in other areas could result in greater impacts to biological resources and 
impacts to historical resources. Additionally, large landholdings that could accommodate the 
project could be further removed from existing infrastructure and lack access to transit. For these 
reasons, there are no other feasible alternative locations for the Quarry Falls project as proposed. 

Sensitive Biological Resources Avoidance Alternative: An alternative was 
considered that would avoid impacts to sensitive habitat. Modification to the project’s grading in 
the Ridgetop subdistricts was studied to determine if there was an alternative grading scheme to 
avoid impacting coastal sage scrub, mixed chaparral and wetland vegetation. In order to avoid 
sensitive resources in the northern portion of Specific Plan area, access to the Ridgetop West 
subdistrict would need to be modified. Additionally, grading would need to be modified along 
the eastern edge of the Ridgetop East subdistrict to avoid impacts to coastal sage scrub 
vegetation along the steep slope in this area. While this alternative would reduce the grading 
necessary for development, it would not avoid all impacts to sensitive biological resources. Due 
to geotechnical reasons, in order for circulation roads and development proposed for other areas 
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of the project to be constructed, drainage flowing into the disturbed wetland and being released 
onto the site must be controlled within a storm drain system. Therefore, the wetland area and 
adjacent vegetation would need to be removed and the drainage controlled by an on-site storm 
drain system. Additionally, this alternative would also include mowing to a height plus or minus 
six inches the invasive plant species in an off-site drainage area. Similar to the proposed project, 
biological resources affected by the project would be lost under an alternative grading plan, and 
mitigation similar to that associated with the proposed project would be required. This alternative 
would not result in any additional environmental benefits and, therefore, has been rejected from 
further consideration 

Avoidance of Unmitigated Traffic Impacts Alternative: An alternative that 
would not result in unmitigated traffic impacts was considered. In order to avoid unmitigated 
traffic impacts, traffic generated under this alternative would be held to 13.8 percent of the traffic 
generated by the proposed project. This would result in a total generation of 9,147 new daily 
driveway trips for the project under this alternative. Due to the reduced number of trips 
associated with this alternative, the proposed mix of land uses would not be feasible. Instead, 400 
single-family homes 35,000 square feet of neighborhood retail uses, and 45,000 square feet of 
office space could be constructed on the project site. No multi-family residential or civic uses 
would occur.  This alternative does not provide for an infill project that allows for higher density 
housing in proximity to public services, transit and other urban amenities, and therefore does not 
meet the project objectives.  

B. Alternatives Analyzed in Depth in the Final PEIR 

The impacts of each alternative are analyzed in this section of the EIR. The 
review of alternatives includes an evaluation to determine if any specific environmental 
characteristic would have an effect that is “substantially less” than the proposed project. A 
significant effect is defined in Section 15382 of the CEQA Guidelines as “a substantial, or 
potentially substantial, adverse change in any of the physical conditions within the area affected 
by the project.” The significant impacts that apply to this project are: land use, traffic and 
circulation, visual effects and neighborhood character, air quality, noise, biological resources, 
historical resources, paleontological resources, and public utilities. 

Relative to the requirement to address a “No Project” alternative, CEQA 
Guidelines Section 15126.6(e) states that: 

When the project is the revision of an existing land use or regulatory plan, policy 
or ongoing operation, the “no project” alternative will be the continuation of the existing plan, 
policy or operation into the future. If the project is other than a land use or regulatory plan, for 
example a development project on identifiable property, the “no project” alternative is the 
circumstance under which the project does not proceed. 

For the Quarry Falls project, two No Project alternatives have been evaluated. The 
first is the No Project/No Build alternative, which is the continuation of the mining operations 
under the approved Conditional Use Permit and ultimate implementation of the approved 
Reclamation Plans. The second No Project alternative describes what would reasonably be 
expected to occur if the proposed project is not approved, based on build-out under the land uses 
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and development intensities of the adopted community plans and consistent with available 
infrastructure and community services.  

Alternative 1 – No Project/No Build: Continuation of Approved Conditional Use Permit/ 
Implementation of Approved Reclamation Plans. 

Description:  Because the project site is functioning under an approved CUP, the 
No Project/No Build alternative would be the continued operation of the CUP until resources are 
depleted, with phased implementation of the approved Reclamation Plans.  Development 
proposed for the Quarry Falls project would not occur under the No Project/No Build alternative. 
Mining would continue on the project site, the adopted Reclamation Plans would continue to be 
implemented in a phased manner, and asphalt and concrete plants would continue to operate in 
accordance with the existing CUPs. No additional public services (including parks) would be 
required to serve the No Project/No Build alternative. The No Project/No Build alternative does 
not mean that development on the property would never occur; only that such development 
would not occur at this time and future applications would need to be submitted and reviewed for 
any future development. 

Finding: The City finds that specific economic, legal, social, technological, or 
other considerations make the No Project/No Build: Continuation of Approved Conditional Use 
Permit/ Implementation of Approved Reclamation Plans Alternative infeasible.  

Public Resources Code § 21081(a)(3), Guidelines § 15091(a)(3). 

Facts in Support of Finding:  For the most part, the No Project/No Build 
Alternative would result in avoiding or reducing impacts associated with the proposed project. 
The No Project/No Build alternative would reduce impacts associated with traffic and 
transportation, air quality, biological and visual impacts, but would not implement the most basic 
project objectives.  The alternative would not allow for a mixed-use project consisting of 
commercial, residential and light industrial development because none of this development 
would occur.  The No Project alternative would not result in the provision of for-sale and for-rent 
housing that would serve varying income levels for residents of San Diego, because no 
residential development would be provided. Facilities to improve pedestrian and bicycle access 
to the site, and parks and recreational facilities would also not be built, because there would be 
no corresponding residential or commercial development to support these amenities. 

Reference:  Final PEIR § 10.2.2 

Alternative 2 – No Project/Continuation of Existing Plan Alternative: Build-Out Under 
Community Plans Alternative –With and Without Phyllis Place Connection. 

Description:  The No Project/Build-out under Community Plans –With and 
Without Phyllis Place Connection alternative would occur as a mixed-use project, similar to the 
proposed project, for that area within the Mission Valley Community Plan; however, the 
intensity of development would be reduced. Additionally, this alternative would develop the 
northern six acres with single family homes in accordance with the Serra Mesa Community Plan 
and the underlying RS-1-7 Zone. Public park acreage would be reduced commensurate with the 
reduction in residential density of this alternative. Assuming a population of 3,828 (based on 
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SANDAG’s population forecast of 1.74 people per residential unit in Mission Valley), a total of 
10.7 acres of useable parkland would be required to serve the No Project/Continuation of 
Existing Plan alternative. 

Finding:  The City finds that specific economic, legal, social, technological, or 
other considerations make the No Project/Continuation of Existing Plan Alternative: Build-Out 
Under Community Plans - With and Without Phyllis Place Connection Alternative infeasible.  

Public Resources Code § 21081(a)(3), Guidelines § 15091(a)(3). 

Facts in Support of Finding:  The No Project/Continuation of Existing Plan 
alternative would implement the intent of the Mission Valley and Serra Mesa Community Plans 
by developing the project site with multiple uses and single family homes. This alternative would 
not result in the intensity of development envisioned for an Urban Village as defined by the City 
of Villages Strategy and Strategic Framework Plan. It would not locate dense housing in an area 
where transit is available. This alternative would result in the construction of less affordable 
housing units on-site, because the City’s Inclusionary Housing Ordinance is based on the total 
number of residential units associated with a project.  This alternative would result in less 
impacts to traffic, when compared to the proposed project; however, all traffic impacts would not 
be avoided. Measures would be required to mitigate traffic impacts associated with this 
alternative. Even with implementation of mitigation measures, some traffic impacts would 
remain significant and unmitigated. This alternative would result in greater impacts to biological 
resources due to grading and construction on the northern six acres where the proposed project 
does not anticipate development. The No Project/Continuation of Existing Plan alternative would 
result in less impacts to population driven environmental issues, such as public services 
(including parks) and utilities (solid waste). Visual effects and neighborhood character impacts 
would be reduced, due to a reduced intensity of development, but not to a level below 
significance.  When this alternative is considered with a connection to Phyllis Place, significant 
impacts are comparable.  In general the redistribution of traffic to the Phyllis Place/I-805 
interchange is beneficial to existing Mission Valley circulation streets where total vehicular trips 
are reduced, such as for Friars Road between SR-163 and I-15; Mission Center Road from Friars 
Road to I-8; and Qualcomm Way from Friars Road to I-8. 

The No Project/Continuation of Existing Plan Alternative is not desirable due to 
the fact that the reduction in density of the Alternative by over 1,800 residential units, would 
reduce the project’s effectiveness in using existing infrastructure, reduce the ability of the City to 
meet its share of regional housing needs, and reduce the ability of the project to realize the 
benefits of more urban, mixed-use project that have been shown to reduce per capita vehicle 
miles traveled as compared to more suburban development, thereby also reducing associated per 
capita air pollutants and greenhouse gas emissions. In addition, because the No 
Project/Continuation of Existing Plans Alternative would reduce the number of units available in 
the region, those units would need to be built in other locations to accommodate the additional 
growth projected by the San Diego Association of Governments. Those units could be located in 
suburban areas which would increase the per capita vehicle miles traveled and could create 
increases in GHG emissions and air pollutants, as compared to the proposed project.  Additional 
growth in outlying areas could also lead to the consumption of open space land, degradation in 
water quality and other environmental impacts discussed blow.  
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The San Diego Association of Governments  has projected that the City of San 
Diego will grow by 35% by the year 20301.  The same demographics show that to accommodate 
that growth, the City will need 30% more residential units or approximately 140,000 units 
between the year 2000 and 2030.  Through the adoption of the new General Plan, the City of San 
Diego has determined that the best strategy to accommodate this future growth is through 
compact, mixed-use development at various scales in targeted locations.  The preamble to the 
City of San Diego’s Strategic Framework of the General Plan states, “Over the last two 
centuries, San Diego has grown by expanding outward onto land still in its natural state. This is 
the first General Plan in the City’s continuing history that must address most future growth 
without expansion onto its open lands (SF-1)2.”   

To address future growth the City has adopted the “City of Villages” strategy as 
the preferred land use form.  The City of Villages strategy “focuses growth into mixed-use 
activity centers that are pedestrian-friendly districts linked to an improved regional transit 
system… A “village” is defined as the mixed-use heart of a community where residential, 
commercial, employment, and civic uses are all present and integrated. Each village will be 
unique to the community in which it is located. All villages will be pedestrian-friendly and 
characterized by inviting, accessible and attractive streets and public spaces. Public spaces will 
vary from village to village, consisting of well-designed public parks or plazas that bring people 
together. Individual villages will offer a variety of housing types affordable for people with 
different incomes and needs. Over time, villages will connect to each other via an expanded 
regional transit system (SF-3).”  The importance of the “village” strategy to successful growth 
has been validated by planning professionals throughout the United Stated.  The Urban Land 
Institute’s (ULI) report Higher-Density Development, Myth and Fact, developed in conjunction 
with the Sierra Club, National Multi-Housing Council, and American Institute of Architects 
notes that, “New compact developments with a mix of uses and housing types throughout the 
country are being embraced as a popular alternative to sprawl. At the core of the success of these 
developments is density, which is the key to making these communities walkable and vibrant 
(P.1).” The higher density Quarry Falls project embodies the City of Villages planning strategy 
by placing a mixed-use village in an already urbanized area, with high density housing, which 
will provide pedestrian connections from residential areas to parks, transit and commercial work 
and shopping areas.  As noted in the ULI report, “at the core of the success of these 
developments is density.”  Given the characteristics of the site, reducing the density of the 
project through the No Project/Continuation of Existing Plans Alternative would serve to weaken 
the ability for the mixed-use development to succeed at this location thereby less effectively 
implementing the City of San Diego’s City of Villages growth strategy. The City therefore finds 
that the No Project/Continuation of Existing Plans Alternative is not desirable, because it 
weakens implementation of the expressed growth policies of the City.  

The SANDAG Smart Growth Concept Map designates the project site as an 
Urban Center. According to the Smart Growth Fact Sheet, “The Concept Map is a key ingredient 
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to successfully implementing the [Regional Comprehensive Plan] RCP, as it identifies locations 
within the region that can support smart growth and transportation investments. This innovative 
and collaborative map will serve as the foundation for refining the regional transit network and 
identifying other transportation needs in future updates of the Regional Transportation Plan 
(RTP). It also will be used to determine eligibility to participate in the Smart Growth Incentive 
Program funded through TransNet.” An Urban Center is defined in the SANDAG Regional 
Comprehensive Plan (RCP) as having mid- to high rise residential and office/ commercial 
development with an intensity range of 40-75 dwelling units per average net acre within one-
quarter mile radius of a transit station. The project has a density of approximately 45 units per 
net acre within a one-half mile of the main transit hub of the San Diego Trolley. The project will 
include a bus shuttle system to efficiently move residents to the transit hub, which would expand 
the quarter mile radius definition that is typically associated with pedestrian trips.  The shuttle 
service will be developed in cooperation with the City of San Diego, SANDAG, and MTS to 
provide convenient service along Quarry Falls Boulevard, timed to meet the schedule for 
connecting to the trolley system at two of the nearby light rail stations.  The No 
Project/Continuation of Existing Plans Alternative would fail to be consistent with the Urban 
Center characteristics defined by SANDAG and would result in a less efficient use of land and 
transportation infrastructure.  In addition, as noted in the Smart Growth Fact Sheet, projects that 
meet land use targets in the SANDAG Regional Comprehensive Plan as shown on the Smart 
Growth Concept Map become eligible for TransNet Smart Growth Incentives called for in the 
Mobility 2030 Regional Transportation Plan.  The City of San Diego wishes to maximize 
transportation funding from SANDAG and therefore meeting the Urban Center characteristics is 
a public policy priority. The No Project/Continuation of Existing Plans Alternative would not 
meet this objective, and could reduce the amount of transportation funding provided to the City 
of San Diego.    

The link between in-fill development and reduced vehicle miles traveled (VMT), 
congestion and cost to public infrastructure is the subject of the U.S. Environmental Protection 
Agency (EPA), Economic Development Division, report on The Transportation and 
Environmental Impacts of Infill Versus Greenfield Development, which used case studies 
(including one from San Diego) to determine the effects of locating similar developments in 
infill areas versus “Greenfield” areas.  (Greenfield areas are typically defined as generally semi-
rural and undeveloped, with the exception of agricultural or low impact uses, which are 
considered available for expanding urban development.)  The results of the San Diego case study 
found that locating the project in the infill area would reduce single occupancy vehicle trips by 
48%, congestion would be 75% lower within 1-mile of the infill site, travel costs would be 42% 
lower with the infill site, and per capita VMT would be reduced by 48% with the infill site.  As 
noted above, the 1,000 unit reduction in the No Project/Continuation of Existing Plans 
Alternative would need to be accommodated elsewhere in the County or beyond, and would 
likely be accommodated in a Greenfield area.  The Reduced Project Alternative would therefore 
not provide the benefits of in-fill development shown in the EPA report that are created by the 
in-fill nature of the proposed project. The No Project/Continuation of Existing Plans Alternative 
is therefore not desirable as a matter of public policy.  

High-density, in-fill development also allows for people to work and recreate 
closer to where they live reducing fuel use and therefore saving energy and reducing air pollution 
and greenhouse gas emissions. SANDAG’s Regional Comprehensive Plan (P. 66) notes that, 



 

Page | 94  
 

“separation of land uses (e.g. when jobs are far from housing) and low density development 
inevitably lead to longer trip distances. As discussed in the Transportation chapter of the RCP, 
these are among the most important reasons vehicle miles traveled are increasing faster than the 
region’s population. This, in turn, is putting demands on the road network that are increasingly 
difficult to meet, and is reducing the benefits anticipated from cleaner vehicles.” Therefore the 
mixing of land uses (putting housing near jobs and shopping) allows for a reduction in the 
growth of VMT.  

The California Energy Commission’s May 2005 report entitled The Effect of Land 
Use Choices on Transportation Fuel Demand, that was written to support the 2005 integrated 
policy report, finds that “improved land use planning can reduce the number and length of 
automobile trips and improve travel via transit and non-motor mobility options. The net result 
would be fewer vehicle miles traveled (VMT) in the state and reduced fuel demand.”  
Greenhouse gas (GHG) emissions are predominantly from two sources, automobile trips and 
energy use.   Automobile trips and energy production (typically) require the burning of fossil 
fuels, which in turn creates carbon dioxide as a bi-product.  Carbon Dioxide is implicated as a 
major contributor to global climate change and the Intergovernmental Panel on Climate Change 
has stated that “the primary source of the increased atmospheric concentration of carbon dioxide 
since the pre-industrial period results from fossil fuel use.”  The California Energy Commission 
has stated that “transportation accounts for 41% of California’s 2004 total greenhouse emissions; 
gasoline use alone accounts for 27% of the 2004 total.”  According to the CEC, reduction in 
VMT is a primary goal for how to reduce greenhouse gas emissions in the State.  Quarry Falls 
has calculated the greenhouse gas emissions anticipated from build out of the project.  Using 
conservative assumptions of no credit for baseline emissions and no CO2 reductions for project 
features, Quarry Falls will emit less per capita emissions than that estimated by AB 32, 
California’s landmark greenhouse gas legislation.  

The CEC’s June 2007 report The Role of Land Use in Meeting California’s 
Energy and Climate Change Goals, states that “most urban growth over the last 30 years has 
been characterized by travel-inducing features; low-density, a lack of balance and accessibility 
between housing, jobs and services (P.7)” and that, “density may have the most profound effect 
on travel and transportation outcomes, with higher density reducing vehicle miles traveled 
(P.1).”  The report further states that, “Controlling for other factors, the difference between low 
and high density U.S. metropolitan areas is more than 40 percent daily per capita VMT… and 
that doubling of neighborhood density can be expected to result in approximately a 5 percent 
reduction in both vehicle trips and VMT per capita (P.20).”  The Urban Lands Institute made 
similar findings in its report Growing Cooler: The Evidence on Urban Development and Climate 
Change, which states that, “based on the urban planning literature reviewed in this publication, it 
appears that compact development has the potential to reduce VMT per capita by anywhere from 
20 to 40 percent relative to sprawl.”  Density provides an ability for housing to be built in close 
proximity to mass transit, commercial development and job-centers, thus lowering commute 
times, and providing transportation alternatives to the automobile, which in turn lower GHG and 
other air emissions related to VMT.  Mission Valley is identified in the General Plan as one of 
the subregional employment areas that include major employment and commercial districts 
comprised of corporate office, multi-tenant office, and retail uses.  This area is home to over 
50,000 jobs and therefore supports the higher density and intensity called for by the Urban 
Village Center, creating an infill opportunity to locate housing in close proximity to jobs.  As 
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shown in the CEC report, “overall VMT and vehicle trips declined as accessibility, density, 
and/or land-use mixing increased (P.21).”  The project is significantly denser than the traditional 
single family residential projects developed over the last several decades in San Diego and 
provides recreational, entertainment and commercial amenities within the community  that 
typically require vehicle trips to access.   As stated in the CEC report, “According to the National 
Household Travel Survey 2001 Highlights Report, 45 percent of daily trips were made for family 
and personal reasons, such as shopping and running errands, 27 percent were made for social and 
recreational purposes, and 15 percent were made for commuting to work.”  Therefore the link to 
a reduction in VMT is related to the mixing of commercial and residential land.  The Quarry 
Falls project proposes 480,000 square feet of retail space and 420,000 square feet of office space.  
As noted in the National Household Travel Survey above, show that 45% of trips are made for 
family in personal reasons while 15 % of trips are made for work. Due to the mixing of 
residential with retail and recreational uses and job centers, the project is poised to capture the 
maximum number of trips, because most of the reasons for car use, are found within the project, 
or close proximity.  There is added benefit to locating the development into the already 
urbanized area of Mission Valley.  Overall car trips can be reduced through transit, bicycle, and 
pedestrian opportunities.   

The VMT reduction benefits of high-density urban infill development are further 
addressed by the United States Environmental Protection Agency report, Measuring the Air 
Quality and Transportation Impacts of Infill Development. The EPA report “quantifies the air 
quality benefits of regional growth scenarios that increase development on brownfield and other 
infill sites (P.1).”  (Brownfield areas are usually industrial (including resource mining site) or 
commercial properties that are abandoned or underused and may be environmentally 
contaminated, which are considered as potential sites for redevelopment.)  The report notes that, 
“The three case studies demonstrate - across a range of scenarios and regional contexts – that 
redirecting development to more walkable, transit accessible areas reduces driving and 
emissions. Shifting 5 to 10 percent of a region’s homes and jobs to infill locations was estimated 
to produce 2 to 5 percent less vehicle travel and a 3 to 8 percent reduction in emissions (P.11).”  
The report found that, “compared with other policies adopted to meet regional air quality goals, 
these reductions are both significant and cost effective (P.iii).” As it relates to the balance 
between growth and air quality concerns in cities, the EPA report also states, “this report shows 
that directing new growth into reclaimed brownfield and infill sites can help meet their need for 
growth while addressing regional air quality issues (P.12).” The No Project/Continuation of 
Existing Plans Alternative would provide less of these benefits due to the reduction in density 
and need to re-capture that growth in suburban areas, and is therefore found undesirable as a 
matter of public policy. 

The City of San Diego is a signatory to the U.S. Mayor’s Climate Protection 
Agreement which commits signatory cities to implement greenhouse gas reductions in the Kyoto 
Accords.  One of the key strategies sited in the agreement is the reduction of sprawl and the 
reduction in vehicle miles traveled.  Therefore as a matter of public policy and in accordance 
with City of San Diego’s participation in the U.S. Mayor’s Climate Protection Agreement the 
City finds that the No Project/Continuation of Existing Plans Alternative is not desirable because 
it would not effectively meet the public policy objectives of the City in relation to the proposed 
project. 
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In addition, higher density housing also provides efficient use of land that avoids 
the consumption of open space which contains trees and other vegetation that act as carbon sinks 
for GHGs.  According to ULI, “Compact urban design reduces driving and smog and preserves 
the natural areas that are assets of the community: watersheds, wetlands, working farms, open 
space, and wildlife corridors.”  The proposed project will be constructed in an existing urbanized 
area, and that has been previously disturbed through sand and gravel mining.  Placing the same 
level of growth, or accommodating the units lost by the No Project/Continuation of Existing 
Plans Alternative in a suburban area would consume significantly more land in an area not 
already disturbed.  Therefore, the proposed project’s efficient use of land for needed housing will 
lessen demand for open space and Greenfield development that may otherwise occur.  The No 
Project/Continuation of Existing Plans Alternative would contribute to pressure to consume 
Greenfield areas which is undesirable and therefore infeasible.  

According to the Urban Land Institute, “higher-density development offers the 
best solution to managing growth... Placing new development into already urbanized areas that 
are equipped with all the basic infrastructure like utility lines, police and fire protection, schools, 
and shops eliminates the financial and environmental costs of stretching those services farther 
and farther out from the core community.(P.22).3”  Efficient use of public resources is a public 
policy goal of the City of San Diego. The City has determined there are adequate existing and 
planned police and fire facilities to maintain acceptable response times for the development of 
the project.  The No Project/Continuation of Existing Plans Alternative could necessitate the 
construction of additional public infrastructure in outlying areas, if the reduced units were built 
in a location less suitable for urban development, thereby leading to an inefficient use of public 
resources. The No Project/Continuation of Existing Plans Alternative is therefore not desirable 
because the City desires to focus growth into limited, compact areas and use existing 
infrastructure in an efficient manner.  

The City of San Diego has made reducing run-off of urban pollutants a priority 
through the Think Blue program. According to ULI, “compact urban design reduces driving and 
smog and preserves the natural areas that are assets of the community: watersheds, wetlands, 
working farms, open space, and wildlife corridors. It further minimizes impervious surface area, 
which causes erosion and polluted stormwater runoff. Two studies completed for the state of 
New Jersey confirm that compact development can achieve a 30 percent reduction in runoff and 
an 83 percent reduction in water consumption compared with conventional suburban 
development (P.22).4”  Reductions in density would require the building of these units elsewhere 
which would contribute to increases in impervious surfaces and pollutant run-off. Therefore as a 
matter of public policy the City finds that the No Project/Continuation of Existing Plans 
Alternative is not desirable, because per capita runoff and water consumption is reduced in 
compact development, as compare with conventional suburban development.  

According to the San Diego Association of Governments’ 2006 white paper entitled Homes for 
All San Diegans, The State of Housing Affordability in the Region, “[o]ver the next 30 years, 
SANDAG’s 2030 Regional Growth Forecast projects that the region’s population will increase 
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by about a million people and a half-million jobs — both growing at about the same rate.  Even 
though housing in the 1970s and 1980s grew at about the same rate as population and 
employment, in the 1990s home production began to fail to keep pace with demand.  The 2030 
Regional Growth Forecast also shows the region exporting almost 90,000 households to 
Riverside and Imperial Counties, and Baja California, although at least one household member 
continues to work in San Diego County. This reflects the region’s relative lack of planning for 
residential development.”  The Quarry Falls project provides a significant new supply of housing 
to deal with the jobs housing imbalance shown in the SANDAG report.  The new supply of 
housing will serve to provide affordable alternatives to single-family residential neighborhoods. 
The SANDAG report, “recommends a smart growth approach to improving housing choice.  
Vacant land for new construction is disappearing quickly and is nonexistent in some cities, 
which means that most new housing development will occur through redevelopment and infill, 
and mixed use development.  SANDAG’s Smart Growth Concept Map identifies where this type 
of development should be located—along transit corridors and near transit stations.”  As noted 
above, the project site is located within an Urban Center on the Smart Growth Concept Map and 
the project is a high density mixed use project, consistent with the growth pattern recommended 
by SANDAG.   The No Project/Continuation of Existing Plans Alternative would not produce 
the needed housing to help curb the jobs housing imbalance in the City. The No 
Project/Continuation of Existing Plans Alternative is therefore infeasible for the reasons 
discussed above. 
 

Reference:  Final PEIR § 10.2.3 

Alternative 3 - Reduced Density Alternative; With and Without Phyllis Place Connection 
Description: This alternative evaluates a reduced density alternative that will 

provide for an Urban Village, as envisioned by the General Plan City of Villages strategy but 
will reduce the intensity of development to reduce the amount of overall traffic generated by the 
project. 

Finding:  The City finds that specific economic, legal, social, technological, or 
other considerations make the Reduced Density Alternative infeasible.  

Public Resources Code § 21081(a)(3), Guidelines § 15091(a)(3). 

Facts in Support of Finding: Build-out under the Reduced Density Project 
Alternative would implement the intent of the Mission Valley Community Plan by developing 
the project site with multiple uses; no development would occur on the six acres of the project 
site located in the Serra Mesa Community Plan area. This alternative would not result in the 
same intensity of development envisioned for an Urban Village as defined by the City of 
Villages Strategy and Strategic Framework Plan as the project. It would not locate dense housing 
in an area where transit is available. This alternative would result in the construction of less 
affordable housing units on-site, because the City’s Inclusionary Housing Ordinance is based on 
the total number of residential units associated with a project.   This alternative would result in 
fewer impacts to traffic when compared to the proposed project; however, all traffic impacts 
would not be avoided. Measures would be required to mitigate traffic impacts associated with 
this alternative. Even with implementation of mitigation measures, some traffic impacts would 
remain significant and unmitigated. Impacts to air quality would also be less; however, both this 
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alternative and the proposed project would not result in significant direct air quality impacts. 
This alternative would result in the same level of impacts to biological resources, hydrology and 
water quality, because the same amount of grading would occur. The Reduced Density Project 
alternative would result in slightly less impacts to public services (including parks) and public 
utilities (solid waste), because 1,060 less residential units would be constructed under this 
alternative. Visual effects and neighborhood character impacts would be reduced, but not to a 
level below significance. When this alternative is considered with a connection to Phyllis Place, 
significant impacts are comparable.  In general the redistribution of traffic to the Phyllis Place/I-
805 interchange is beneficial to existing Mission Valley circulation streets where total vehicular 
trips are reduced, such as for Friars Road between SR-163 and I-15; Mission Center Road from 
Friars Road to I-8; and Qualcomm Way from Friars Road to I-8. 

The Reduced Density Alternative is not desirable due to the fact that the reduction 
in density of the Alternative by over 1,000 residential units, would reduce the project’s 
effectiveness in using existing infrastructure, reduce the ability of the City to meet its share of 
regional housing needs, and reduce the ability of the project to realize the benefits of more urban, 
mixed-use project that have been shown to reduce per capita vehicle miles traveled as compared 
to more suburban development, thereby also reducing associated per capita air pollutants and 
greenhouse gas emissions. In addition because the Reduced Density Alternative would reduce 
the number of units available in the region, those units would need to be built in other locations 
to accommodate the additional growth projected by the San Diego Association of Governments. 
Those units could be located in suburban areas which would increase the per capita vehicle miles 
traveled and could create increases in GHG emissions and air pollutants as compared to the 
proposed project.  Additional growth in outlying areas could also lead to the consumption of 
open space land, degradation in water quality and other environmental impacts discussed blow.  

The San Diego Association of Governments  has projected that the City of San 
Diego will grow by 35% by the year 2030.5 The same demographics show that to accommodate 
that growth, the City will need 30% more residential units or approximately 140,000 units 
between the year 2000 and 2030.  Through the adoption of the new General Plan, the City of San 
Diego has determined that the best strategy to accommodate this future growth is through 
compact, mixed-use development at various scales in targeted locations.  The preamble to the 
City of San Diego’s Strategic Framework of the General Plan states, “Over the last two 
centuries, San Diego has grown by expanding outward onto land still in its natural state. This is 
the first General Plan in the City’s continuing history that must address most future growth 
without expansion onto its open lands (SF-1)6.”   

To address future growth the City has adopted the “City of Villages” strategy as 
the preferred land use form.  The City of Villages strategy “focuses growth into mixed-use 
activity centers that are pedestrian-friendly districts linked to an improved regional transit 
system… A “village” is defined as the mixed-use heart of a community where residential, 
commercial, employment, and civic uses are all present and integrated. Each village will be 
unique to the community in which it is located. All villages will be pedestrian-friendly and 
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characterized by inviting, accessible and attractive streets and public spaces. Public spaces will 
vary from village to village, consisting of well-designed public parks or plazas that bring people 
together. Individual villages will offer a variety of housing types affordable for people with 
different incomes and needs. Over time, villages will connect to each other via an expanded 
regional transit system (SF-3).”  The importance of the “village” strategy to successful growth 
has been validated by planning professionals throughout the United Stated.  The Urban Land 
Institute’s (ULI) report Higher-Density Development, Myth and Fact, developed in conjunction 
with the Sierra Club, National Multi-Housing Council, and American Institute of Architects 
notes that, “New compact developments with a mix of uses and housing types throughout the 
country are being embraced as a popular alternative to sprawl. At the core of the success of these 
developments is density, which is the key to making these communities walkable and vibrant 
(P.1).” The higher density Quarry Falls project embodies the City of Villages planning strategy 
by placing a mixed-use village in an already urbanized area, with high density housing, which 
will provide pedestrian connections from residential areas to parks, transit and commercial work 
and shopping areas.  As noted in the ULI report, “at the core of the success of these 
developments is density.”  Given the characteristics of the site, reducing the density of the 
project through the Reduced Density Alternative would serve to weaken the ability for the 
mixed-use development to succeed at this location thereby less effectively implementing the City 
of San Diego’s City of Villages growth strategy. The City therefore finds that the Reduced 
Density Alternative is not desirable, because it weakens implementation of the expressed growth 
policies of the City.  

The SANDAG Smart Growth Concept Map designates the project site as an 
Urban Center. According to the Smart Growth Fact Sheet, “The Concept Map is a key ingredient 
to successfully implementing the [Regional Comprehensive Plan ] RCP, as it identifies locations 
within the region that can support smart growth and transportation investments. This innovative 
and collaborative map will serve as the foundation for refining the regional transit network and 
identifying other transportation needs in future updates of the Regional Transportation Plan 
(RTP). It also will be used to determine eligibility to participate in the Smart Growth Incentive 
Program funded through TransNet.” An Urban Center is defined in the SANDAG Regional 
Comprehensive Plan (RCP) as having mid- to high rise residential and office/ commercial 
development with an intensity range of 40-75 dwelling units per average net acre within one-
quarter mile radius of a transit station. The project has a density of approximately 45 units per 
net acre within a one-half mile of the main transit hub of the San Diego Trolley. The project will 
include a bus shuttle system to efficiently move residents to the transit hub, which would expand 
the quarter mile radius definition that is typically associated with pedestrian trips.  The shuttle 
service will be developed in cooperation with the City of San Diego, SANDAG, and MTS to 
provide convenient service along Quarry Falls Boulevard, timed to meet the schedule for 
connecting to the trolley system at two of the nearby light rail stations.  The Reduced Density 
Alternative would fail to be consistent with the Urban Center characteristics defined by 
SANDAG and would result in a less efficient use of land and transportation infrastructure.  In 
addition, as noted in the Smart Growth Fact Sheet, projects that meet land use targets in the 
SANDAG Regional Comprehensive Plan as shown on the Smart Growth Concept Map become 
eligible for TransNet Smart Growth Incentives called for in the Mobility 2030 Regional 
Transportation Plan.  The City of San Diego wishes to maximize transportation funding from 
SANDAG and therefore meeting the Urban Center characteristics is a public policy priority. The 
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Reduced Density Alternative would not meet this objective, and could reduce the amount of 
transportation funding provided to the City of San Diego.    

The link between in-fill development and reduced vehicle miles traveled (VMT), 
congestion and cost to public infrastructure is the subject of the U.S. Environmental Protection 
Agency (EPA), Economic Development Division, report on The Transportation and 
Environmental Impacts of Infill Versus Greenfield Development, which used case studies 
(including one from San Diego) to determine the effects of locating similar developments in 
infill areas versus “Greenfield” areas.  (Greenfield areas are typically defined as generally semi-
rural and undeveloped, with the exception of agricultural or low impact uses, which are 
considered available for expanding urban development.)  The results of the San Diego case study 
found that locating the project in the infill area would reduce single occupancy vehicle trips by 
48%, congestion would be 75% lower within 1-mile of the infill site, travel costs would be 42% 
lower with the infill site, and per capita VMT would be reduced by 48% with the infill site.  As 
noted above, the 1,000 unit reduction in the Reduced Density Alternative would need to be 
accommodated elsewhere in the County or beyond, and would likely be accommodated in a 
Greenfield area.  The Reduced Project Alternative would therefore not provide the benefits of in-
fill development shown in the EPA report that are created by the in-fill nature of the proposed 
project. The Reduced Density Alternative is therefore not desirable as a matter of public policy.  

High-density, in-fill development also allows for people to work and recreate 
closer to where they live reducing fuel use and therefore saving energy and reducing air pollution 
and greenhouse gas emissions. SANDAG’s Regional Comprehensive Plan (P. 66) notes that, 
“separation of land uses (e.g. when jobs are far from housing) and low density development 
inevitably lead to longer trip distances. As discussed in the Transportation chapter of the RCP, 
these are among the most important reasons vehicle miles traveled are increasing faster than the 
region’s population. This, in turn, is putting demands on the road network that are increasingly 
difficult to meet, and is reducing the benefits anticipated from cleaner vehicles.” Therefore the 
mixing of land uses (putting housing near jobs and shopping) allows for a reduction in the 
growth of VMT.  

The California Energy Commission’s, May 2005 report entitled The Effect of 
Land Use Choices on Transportation Fuel Demand, that was written to support the 2005 
integrated policy report, finds that “improved land use planning can reduce the number and 
length of automobile trips and improve travel via transit and non-motor mobility options. The net 
result would be fewer vehicle miles traveled (VMT) in the state and reduced fuel demand.”  
Greenhouse gas (GHG) emissions are predominantly from two sources, automobile trips and 
energy use.   Automobile trips and energy production (typically) require the burning of fossil 
fuels, which in turn creates carbon dioxide as a bi-product.  Carbon Dioxide is implicated as a 
major contributor to global climate change and the Intergovernmental Panel on Climate Change 
has stated that “the primary source of the increased atmospheric concentration of carbon dioxide 
since the pre-industrial period results from fossil fuel use.”  The California Energy Commission 
has stated that “transportation accounts for 41% of California’s 2004 total greenhouse emissions; 
gasoline use alone accounts for 27% of the 2004 total.”  According to the CEC, reduction in 
VMT is a primary goal for how to reduce greenhouse gas emissions in the State.  Quarry Falls 
has calculated the greenhouse gas emissions anticipated from build out of the project.  Using 
conservative assumptions of no credit for baseline emissions and no CO2 reductions for project 
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features, Quarry Falls will emit less per capita emissions than that estimated by AB 32, 
California’s landmark greenhouse gas legislation.   

The CEC’s June 2007 report The Role of Land Use in Meeting California’s 
Energy and Climate Change Goals, states that “most urban growth over the last 30 years has 
been characterized by travel-inducing features; low-density, a lack of balance and accessibility 
between housing, jobs and services (P.7)” and that, “density may have the most profound effect 
on travel and transportation outcomes, with higher density reducing vehicle miles traveled 
(P.1).”  The report further states that, “Controlling for other factors, the difference between low 
and high density U.S. metropolitan areas is more than 40 percent daily per capita VMT… and 
that doubling of neighborhood density can be expected to result in approximately a 5 percent 
reduction in both vehicle trips and VMT per capita (P.20).”  The Urban Lands Institute made 
similar findings in its report Growing Cooler: The Evidence on Urban Development and Climate 
Change, which states that, “based on the urban planning literature reviewed in this publication, it 
appears that compact development has the potential to reduce VMT per capita by anywhere from 
20 to 40 percent relative to sprawl.”  Density provides an ability for housing to be built in close 
proximity to mass transit, commercial development and job-centers, thus lowering commute 
times, and providing transportation alternatives to the automobile, which in turn lower GHG and 
other air emissions related to VMT.  Mission Valley is identified in the General Plan as one of 
the subregional employment areas that include major employment and commercial districts 
comprised of corporate office, multi-tenant office, and retail uses.  This area is home to over 
50,000 jobs and therefore supports the higher density and intensity called for by the Urban 
Village Center, creating an infill opportunity to locate housing in close proximity to jobs.  As 
shown in the CEC report, “overall VMT and vehicle trips declined as accessibility, density, 
and/or land-use mixing increased (P.21).”  The project is significantly denser than the traditional 
single family residential projects developed over the last several decades in San Diego and 
provides recreational, entertainment and commercial amenities within the community  that 
typically require vehicle trips to access.   As stated in the CEC report, “According to the National 
Household Travel Survey 2001 Highlights Report, 45 percent of daily trips were made for family 
and personal reasons, such as shopping and running errands, 27 percent were made for social and 
recreational purposes, and 15 percent were made for commuting to work.”  Therefore the link to 
a reduction in VMT is related to the mixing of commercial and residential land.  The Quarry 
Falls project proposes 480,000 square feet of retail space and 420,000 square feet of office space.  
As noted in the National Household Travel Survey above, show that 45% of trips are made for 
family in personal reasons while 15 % of trips are made for work. Due to the mixing of 
residential with retail and recreational uses and job centers, the project is poised to capture the 
maximum number of trips, because most of the reasons for car use, are found within the project, 
or close proximity.  There is added benefit to locating the development into the already 
urbanized area of Mission Valley.  Overall car trips can be reduced through transit, bicycle, and 
pedestrian opportunities.   

The VMT reduction benefits of high-density urban infill development are further 
addressed by the United States Environmental Protection Agency report, Measuring the Air 
Quality and Transportation Impacts of Infill Development. The EPA report “quantifies the air 
quality benefits of regional growth scenarios that increase development on brownfield and other 
infill sites (P.1).”  (Brownfield areas are usually industrial (including resource mining site) or 
commercial properties that are abandoned or underused and may be environmentally 
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contaminated, which are considered as potential sites for redevelopment.)  The report notes that, 
“The three case studies demonstrate - across a range of scenarios and regional contexts – that 
redirecting development to more walkable, transit accessible areas reduces driving and 
emissions. Shifting 5 to 10 percent of a region’s homes and jobs to infill locations was estimated 
to produce 2 to 5 percent less vehicle travel and a 3 to 8 percent reduction in emissions (P.11).”  
The report found that, “compared with other policies adopted to meet regional air quality goals, 
these reductions are both significant and cost effective (P.iii).” As it relates to the balance 
between growth and air quality concerns in cities, the EPA report also states, “this report shows 
that directing new growth into reclaimed brownfield and infill sites can help meet their need for 
growth while addressing regional air quality issues (P.12).” The Reduced Density Alternative 
would provide less of these benefits due to the reduction in density and need to re-capture that 
growth in suburban areas, and is therefore found undesirable as a matter of public policy. 

The City of San Diego is a signatory to the U.S. Mayor’s Climate Protection 
Agreement which commits signatory cities to implement greenhouse gas reductions in the Kyoto 
Accords.  One of the key strategies sited in the agreement is the reduction of sprawl and the 
reduction in vehicle miles traveled.  Therefore as a matter of public policy and in accordance 
with City of San Diego’s participation in the U.S. Mayor’s Climate Protection Agreement the 
City finds that the Reduced Density Alternative is not desirable because it would not effectively 
meet the public policy objectives of the City in relation to the proposed project. 

In addition, higher density housing also provides efficient use of land that avoids 
the consumption of open space which contains trees and other vegetation that act as carbon sinks 
for GHGs.  According to ULI, “Compact urban design reduces driving and smog and preserves 
the natural areas that are assets of the community: watersheds, wetlands, working farms, open 
space, and wildlife corridors.”  The proposed project will be constructed in an existing urbanized 
area, and that has been previously disturbed through sand and gravel mining.  Placing the same 
level of growth, or accommodating the units lost by the Reduced Density Alternative in a 
suburban area would consume significantly more land in an area not already disturbed.  
Therefore the proposed project’s efficient use of land for needed housing will lessen demand for 
open space and Greenfield development that may otherwise occur.  The Reduced Density 
Alternative would contribute to pressure to consume Greenfield areas which is undesirable and 
therefore infeasible.  

According to the Urban Land Institute, “higher-density development offers the 
best solution to managing growth... Placing new development into already urbanized areas that 
are equipped with all the basic infrastructure like utility lines, police and fire protection, schools, 
and shops eliminates the financial and environmental costs of stretching those services farther 
and farther out from the core community.(P.22).7”  Efficient use of public resources is a public 
policy goal of the City of San Diego. The City has determined there are adequate existing and 
planned police and fire facilities to maintain acceptable response times for the development of 
the project.  The Reduced Density Alternative could necessitate the construction of additional 
public infrastructure in outlying areas, if the reduced units that were built in a location less 
suitable for urban development, thereby leading to an inefficient use of public resources. The 
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Reduced Density Alternative is therefore not desirable because the City desires to focus growth 
into limited, compact areas and use existing infrastructure in an efficient manner.  

The City of San Diego has made reducing run-off of urban pollutants a priority 
through the Think Blue program. According to ULI, “compact urban design reduces driving and 
smog and preserves the natural areas that are assets of the community: watersheds, wetlands, 
working farms, open space, and wildlife corridors. It further minimizes impervious surface area, 
which causes erosion and polluted stormwater runoff. Two studies completed for the state of 
New Jersey confirm that compact development can achieve a 30 percent reduction in runoff and 
an 83 percent reduction in water consumption compared with conventional suburban 
development.(P.22).8”  Reductions in density would require the building of these units elsewhere 
which would contribute to increases in impervious surfaces and pollutant run-off. Therefore as a 
matter of public policy the City finds that the Reduced Density Alternative is not desirable, 
because per capita runoff and water consumption is reduced in compact development as 
compared with conventional suburban development.  

According to the San Diego Association of Governments’ 2006 white paper 
entitled Homes for All San Diegans, The State of Housing Affordability in the Region, “[o]ver the 
next 30 years, SANDAG’s 2030 Regional Growth Forecast projects that the region’s population 
will increase by about a million people and a half-million jobs — both growing at about the same 
rate.  Even though housing in the 1970s and 1980s grew at about the same rate as population and 
employment, in the 1990s home production began to fail to keep pace with demand.  The 2030 
Regional Growth Forecast also shows the region exporting almost 90,000 households to 
Riverside and Imperial Counties, and Baja California, although at least one household member 
continues to work in San Diego County. This reflects the region’s relative lack of planning for 
residential development.”  The Quarry Falls project provides a significant new supply of housing 
to deal with the jobs housing imbalance shown in the SANDAG report.  The new supply of 
housing will serve to provide affordable alternatives to single-family residential neighborhoods. 
The SANDAG report, “recommends a smart growth approach to improving housing choice.  
Vacant land for new construction is disappearing quickly and is nonexistent in some cities, 
which means that most new housing development will occur through redevelopment and infill, 
and mixed use development.  SANDAG’s Smart Growth Concept Map identifies where this type 
of development should be located—along transit corridors and near transit stations.”  As noted 
above, the project site is located within an Urban Center on the Smart Growth Concept Map and 
the project is a high density mixed use project, consistent with the growth pattern recommended 
by SANDAG.   The Reduced Density Alternative would not produce the needed housing to help 
curb the jobs housing imbalance in the City. The Reduced Density Alternative is therefore 
infeasible for the reasons discussed above. 

Reference:  Final PEIR § 10.2.4 

Alternative 4 – Road Connection to Phyllis Place 
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Description:  The Road Connection to Phyllis Place alternative would develop a 
project similar to the proposed project but provide the road connection recommended by the 
Mission Valley Community Plan.  

Finding:  The City finds that specific economic, legal, social, technological, or 
other considerations make the No Road Connection to Phyllis Place Alternative infeasible.  This 
infeasibility is based upon the policy conflict with the Serra Mesa Community Plan which does 
not identify a road connection to Phyllis Place; therefore this alternative is inconsistent with that 
Community Plan.  Absent this inconsistency with the Serra Mesa Community Plan, this 
alternative could be found to be feasible. 

Public Resources Code § 21081(a)(3), Guidelines § 15091(a)(3). 

Facts in Support of Finding:  The road connection provides additional access to 
both the Mission Valley community to access I-805 and for the Serra Mesa community to access 
Mission Valley with its high concentration of jobs and shopping opportunities.  Impacts from 
this alternative would be similar to those of the proposed project.  This alternative would 
implement the Mission Valley Community Plan’s recommendation of providing a street 
connection between Friars Road and Phyllis Place. However, the Serra Mesa Community Plan 
does not identify a connection between Friars Road and Phyllis Place. This alternative would be 
consistent with the Quarry Falls Specific Plan; however, it would result in a conflict with the 
Serra Mesa Community Plan and, therefore, would require processing of an amendment to the 
Serra Mesa Community Plan.  Under the Road Connection to Phyllis Place alternative, all 
existing and proposed roadways would be the same as the proposed project, except the road 
system would add a connection to Phyllis Place and some minor modifications to the proposed 
streets may be necessary to accommodate the connection. 

If approved, the road connection would occur during Phase 2 of the Quarry Falls 
project. Additional improvements to Phyllis Place and the I-805 southbound ramp include the 
widening of the southbound on and off-ramps, the widening of the Phyllis Place eastbound 
approach, the restriping of Murray Ridge Road bridge to five lanes, and the restriping of the 
Murray Ridge Road westbound approach (see Final PEIR Table 10-8, Transportation Phasing 
Plan with Phyllis Place Road Connection). Once constructed, approximately 1/3 of the project 
traffic would be expected to use the road connection to get to I-805 and beyond.  The additional 
mitigation measures to the segment and intersections at the I-805 Interchange will improve level 
of service to “D” or better at buildout, which is the same or better level of service than the 
existing condition.  

As shown in Final PEIR Tables 10-1 – 10-5, project traffic under this alternative 
would impact roadway segments and intersections similar to the proposed project. However, due 
to the different distribution of traffic associated with the Phyllis Place connection, traffic impacts 
under this alternative would occur at different locations; in other locations, impacts would be 
avoided. Although significant impacts are comparable, in general the redistribution of traffic to 
the Phyllis Place/I-805 interchange is beneficial to existing Mission Valley circulation streets 
where total vehicular trips are reduced, such as for Friars Road between SR-163 and I-15; 
Mission Center Road from Friars Road to I-8; and Qualcomm Way from Friars Road to I-8.  
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The alternative would result in additional significant impacts from traffic.  
Additional impacts would occur to Murray Ridge Road from the I-805 southbound ramps to the 
I-805 northbound ramps and to two streets internal to the proposed project, Via Alta and Franklin 
Ridge Road. This alternative would eliminate impacts to Friars Road (Mission Village Road to I-
15 southbound ramps) and Mission Center Road (between Murray Ridge Road and the I-805 
overpass and between Camino del Rio North and the I-8 EB ramps).  Relative to arterial streets, 
this alternative would result in significant impacts at five additional locations, with impacts 
occurring in AM peak hour (eastbound from Santo Road to Riverdale Street) and the PM peak 
hour (eastbound from Avenida de las Tiendas to Ulric Street/SR- 163 southbound ramps; 
eastbound from Stadium Road to I-15 southbound ramps; and eastbound from I-15 northbound 
ramps to Rancho Mission Road; and westbound Frazee Road to River Run). This alternative 
results in the same or fewer total ADT on these arterials, however, impacts result from traffic 
signal timing changes that prioritize the optimization of intersection performance.  As compared 
to the proposed project, this alternative would avoid impacts to intersections at four locations. In 
the AM peak hour, impacts to one intersection would be reduced from significant to not 
significant (Friars Road/Frazee Road). Impacts at three intersections would be avoided in the PM 
peak hour (Friars Road eastbound/Qualcomm Way; Mission Center Road/I-8 eastbound ramp; 
and Qualcomm Way/I-8 westbound ramp). This alternative would create one new impact in the 
AM peak hour at the intersection of Phyllis Place/I-805 northbound ramp which is fully 
mitigated by the project.  

This alternative would also result in greater impacts to biological resources, due 
to construction of the road through sensitive habitat and the widening of Phyllis Place.  An 
additional loss of 0.22 acre of coastal sage scrub, 0.13 acre of disturbed vegetation, 0.64 acre of 
non-native grassland, and 0.59 acre of developed area for a total additional impact of 1.58 acre 
would occur.  In order to mitigate impacts to coastal sage scrub and non-native grasslands, this 
alternative would require an increased acquisition of 0.22 acres of credit from the San Diego 
Habitat Acquisition Fund to mitigate the additional loss of coastal sage scrub and 0.32 acres of 
credit to mitigate the loss of non-native grassland.  Therefore, this scenario would fully mitigate 
its impact by an increased acquisition of 0.54 acres of credit from the San Diego Habitat 
Acquisition Fund. 

The addition of the Phyllis Place connection to the circulation element provides 
improved flexibility and response time for police and fire services by providing direct secondary 
access from the northern portion of the site as compared to the proposed project’s limited access 
road via Kaplan Drive.  This alternative would result in the same significant noise impacts as the 
proposed project relative to exterior noise levels, noise from the on-going mining operations, 
noise from the existing asphalt and concrete plants and noise from the relocated asphalt and 
concrete plants, requiring the same mitigation as the proposed project. Noise impacts due to 
interior streets would increase in some areas and decrease in others. This alternative would 
require the same mitigation as the proposed project for residential development located along 
internal streets, which would reduce impacts to below a level of significance. 

The implementation of Alternative 4 will result in the same benefits as described 
in the Statement of Overriding Considerations for the proposed project.  These benefits include 
the creation of a sustainable, mixed use, walkable community with access to transit, jobs, 
shopping and recreation.  Quarry Falls will construct on site public neighborhood parks, 
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affordable housing, and civic areas, as well as provide space for a public charter school.  Should 
the City Council initiate and approve a community plan amendment to add the road connection 
to the circulation system, this alternate could be found to be consistent with the community plan 
and therefore feasible. 

Reference:  Final PEIR § 10.2.4. 
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IX. 
ENVIRONMENTAL ISSUES DETERMINED 

NOT TO BE POTENTIALLY AFFECTED BY THE PROJECT 

The City determined that the environmental analysis contained in the Final PEIR 
for agricultural resources had “no impact” or had a “less than significant impact,” and, therefore, 
will not warrant further consideration in the Final PEIR. No substantial evidence has been 
presented to or identified by the City that will modify or otherwise alter the City’s “no impact” 
or “less-than-significant” determination for these environmental issues. 

X. 
FINDINGS REGARDING SIGNIFICANT IRREVERSIBLE  

ENVIRONMENTAL CHANGES 

Guidelines Section 15126(c) requires that an EIR describe any significant 
irreversible environmental changes that would be involved in the proposed project should it be 
implemented.  Section 15126.2(c) indicates that: 

Uses of nonrenewable resources during the initial and continued phases of the 
project may be irreversible since a large commitment of such resources makes removal or nonuse 
thereafter unlikely. 

The same section further indicates that: 

Irretrievable commitments of resources should be evaluated to assure that such 
current consumption is justified. 

Future development that could occur on the project site as a result of the proposed 
project would entail the commitment of energy and natural resources. The primary energy source 
would be fossil fuels, representing an irreversible commitment of this resource. Construction of 
the project would also require the use of construction materials, including cement, concrete, 
lumber, steel, etc., and labor. These resources would also be irreversibly committed. 

Once constructed, occupation of the residential units and operations of the 
commercial spaces would entail a further commitment of energy resources in the form of fossil 
fuels and electricity. This commitment would be a long-term obligation since the proposed 
structures are likely to have a useful life of 20 to 30 years or more. However, as discussed in 
Section 5.12, Public Utilities, of this EIR, the impacts of increased energy usage are not 
considered significantly adverse environmental impacts. Development of the project site would 
also change the visual appearance of the project site from barren, mined land to urban uses. This 
change in visual quality would permanently alter views of the site as discussed in Section 5.3, 
Visual Effects and Neighborhood Character, of this EIR and is considered irreversible.  

Specific significant irreversible environmental changes associated with 
implementation of the proposed project may include the following: 

• Grading required for the project could irreversibly affect unknown cultural or 
paleontological resources.  Any cultural or paleontological resources would be salvaged, 
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as necessary, and data recovered. Mitigation identified in Section 5.8, Historical 
Resources and Section 5.11, Paleontological Resources, of this EIR, would reduce any 
impacts to below a level of significance. However, cultural resources or paleontological 
resources, if encountered, would be irreversibly committed. 

• Commitment of energy, water, and other natural resources for the construction and 
occupancy of the residences, retail space and commercial office space is expected. This 
resource utilization is not expected to represent significant amounts of available resources 
in the region. 

• Pollutant emissions from construction activities would occur but would be short-term and 
would not be significant. The additional vehicle trips on the surrounding roads would also 
cause an incremental increase in air pollutants associated with vehicle exhaust, which 
would add to area- and basin-wide air pollutant levels. Additionally, the project would 
provide live/work opportunities that may result in a reduction of trips from the project. 
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XI. 
STATEMENT OF OVERRIDING CONSIDERATIONS 

Pursuant to Public Resources Code Section 21081(b) and the Guidelines Section 
15093, the City has balanced the benefits of the proposed project against direct unavoidable 
adverse impacts to Land Use (Traffic Circulation), Visual Effects and Neighborhood Character, 
and Transportation/Traffic Circulation/Parking; and cumulative unavoidable adverse impacts to 
Land Use (Traffic Circulation), Visual Effects and Neighborhood Character, 
Transportation/Traffic Circulation/Parking, and Public Utilities (Solid Waste) associated with the 
proposed project and has adopted all feasible mitigation measures with respect significant and 
unmitigated impacts associated with these environmental issues.  The City also has examined 
alternatives to the proposed project, none of which is both environmentally preferable to the 
proposed project and meets the basic project objectives. 

Quarry Falls creates a modern, walkable community in the central portion of the 
City of San Diego, linking - via pedestrian trails and open space - the mesa tops in Serra Mesa 
with the more urban areas of Mission Valley.  The framework for Quarry Falls rests in its vision 
for developing a community that is organized around a network of terraced parks, open space, 
trails and public amenities.  Residential, retail, office and civic uses are tied to the open space 
and parks system through a carefully designed network of streets and pedestrian linkages.  As the 
park and central open space systems transcend the site, stepping from the mesa tops to the valley, 
neighborhoods along the park transition from low-density residential in a more natural setting to 
high-density residential and mixed use development on the valley floor.  This gradual 
intensification of land uses creates an increasingly urban experience, approaching the activities 
already existing in adjoining areas of Mission Valley.  The integration of urban land uses affords 
Quarry Falls the ability to respond to a variety of living styles in a live-work-play environment, 
establishing an image for Quarry Falls that is unique to San Diego.   

The City, after balancing the specific economic, legal, social, technological, and 
other benefits of the proposed project, has determined that the unavoidable adverse 
environmental impacts identified above may be considered “acceptable” due to the following 
specific considerations which outweigh the unavoidable adverse environmental impacts of the 
proposed project.  Each of the separate benefits of the proposed project, as stated herein, is 
determined to be, unto itself and independent of the other project benefits, a basis for overriding 
all unavoidable adverse environmental impacts identified in these Findings. 

1. Quarry Falls Fully Implements Applicable Planning Goals and Policies 
The Quarry Falls project has been developed to implement the policies, goals, and 

objectives of the City of San Diego General Plan, the Mission Valley Community Plan land use, 
and related policies identified for this site, as well as SANDAG’s Regional Comprehensive Plan 
(RCP).  Quarry Falls is consistent with the General Plan which implements the City of Villages 
Strategy of focusing growth into pedestrian friendly mixed-use activity centers with connections 
to the regional transit system. The project achieves the overall goals of high quality urban 
development, the facilitation of transportation and related improvements, the provision of public 
facilities and services, and a design that creates a sense of place that is respectful of the project’s 
location within Mission Valley. 



 

Page | 110  
 

Implementation of Mission Valley Community Plan Goals 
The Quarry Falls implements the community plan goals by developing a Specific 

Plan which provides for a mixed use, walkable urban village that includes a maximum of 4,780 
residential units that include “for sale” and/or “for rent” units built as condominiums, town 
homes, apartments and/or flats, row homes, courtyard units, lofts, live/work units, carriage units, 
senior housing and assisted care units; a target of 480,000 square feet of retail, and a target of 
420,000 square feet of office.  Additional uses include over 17 acres of public neighborhood 
parkland, a 4,000 square foot community recreation center and up to 15,000 square feet of civic 
and quasi-public uses.  The mix of public and private uses and housing types that achieve the 
balanced community goals of the General Plan is further enhanced by the development of a 
public charter school.   

The following Community Plan objectives are fulfilled by Quarry Falls: 

Provide a variety of housing types and densities within the community (page 39). 
Quarry Falls envisions a maximum of 4,780 residential units.  The project will 

include 10% of the total units designated as affordable to satisfy the City’s inclusionary Housing 
Ordinance.  Construction of affordable units on-site would result in a greater number of actual 
units than would paying the in lieu inclusionary housing fee. Affordable units would be mixed 
throughout the development providing a truly integrated and balanced community.  The 
proximity of transit expands accessibility and opportunities to alternative transportation modes 
for residents.  In addition, approximately 300 units are planned for senior housing.  The amount 
of housing provided by Quarry Falls allows for product types that serve a variety of incomes and 
family types. 

Encourages development which combines and integrates residential uses with commercial and 
service uses (page 39) and provide new development and redevelopment which integrates land 
uses into coordinated multi-use projects (page 59). 

Quarry Falls is designed as a walkable, urban village with a mix of land uses to 
serve the immediate neighborhood and community at large.  The land use plan is centered on a 
central public neighborhood park with pedestrian connections from all portions of the project.  
Higher densities surround the retail village core, closer to the pedestrian bridge and walkway to 
the light rail station.  Flexibility in the range of retail uses in this district provides increased 
opportunities for small business and neighborhood serving uses resulting in a greater vibrancy to 
the commercial district and livability by activating the street and public realm.  In order to ensure 
adequate commercial services commensurate with residential development, conditions are 
included to require the construction of a minimum of 50,000 square feet of commercial office 
and retail space to serve the residents of Quarry Falls before residential development in excess of 
2,478 units can be developed.   

Facilitate transportation into, throughout and out of the valley seeking to maintain a balanced 
transportation system (page 74). 

Quarry Falls provides improvements or funding towards improvements at five 
major freeway interchanges that serve Mission Valley; Friars Road/SR-163, Mission Center 
Road/I-8, Qualcomm Way/I-8, Phyllis Place/I-805, and Friars Road/I-15.  Overall, 
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approximately $50 million is committed to offsite transportation improvements, of which over 
$31 million is committed to regional arterial improvements.  This exceeds the SANDAG 
Regional Transportation Congestion Improvement Program (RTCIP) exaction of approximately 
$8 million associated with the residential component of the project.  The project has been 
designed so as to not preclude a road connection from Qualcomm Way to Phyllis Place should it 
be desired to construct the improvement at a future time. 

Encourage the use of public transit modes to reduce dependency on the automobile (page 87). 
Quarry Falls incorporates several project features to encourage walkability and 

alternative modes of transportation.  A comprehensive Transportation Demand Management 
(TDM) program will be developed during the initial phase of development that will include a 
shuttle system to the nearby light rail stations, and transit passes for local residents and workers.  
A pedestrian bridge will be constructed as part of the second phase of the project and 
transportation phasing plan to provide a safe and convenient connection from the village core to 
the Rio Vista Trolley Station.  On-site bus and shuttle stops with shelters will be provided and 
their location will be coordinated with SANDAG and MTS. 

Provide adequate off-street parking for all new development in Mission Valley (page 93). 
Quarry Falls will meet or exceed minimum parking requirements for all 

individual projects.  Automobile parking shall comply with Land Development Code based on 
the zoning and land uses applied to each subdistrict. 

Create an intra-community bikeway system which would provide access to the various land 
use developments within the Valley, and connect to the regional system (page 98). 

Quarry Falls includes Class II and Class III bikeways on all public streets, as well 
as bicycle connections to Serra Mesa (north), east and west along Friars Road, and south along 
Qualcomm Way and Mission Center Road to the trolley station and San Diego River trails. 

Improve the visual quality as well as the pedestrian efficiency of the existing and future 
pedestrian circulation system (page 103). 

Quarry Falls has been designed with an extensive pedestrian trail and sidewalk 
system which includes landscaping and traffic calming measures to promote an aesthetic and 
safe walking environment.  A sidewalk will be added easterly along the north side of Friars Road 
to connect to development east of the I-805 freeway.  Other sidewalk improvements will be 
made at the project intersections on Qualcomm Way and Mission Center Road.  A pedestrian 
bridge spanning Friars Road will provide a safe and pleasurable walk from the village core to the 
Rio Vista trolley station and the trail system along the San Diego River.  The project also 
proposes the construction of a sidewalk and pedestrian lighting on Texas Street to connect 
Greater North Park to Mission Valley. 

Preserve as open space those hillsides characterized by steep slopes or geological instability in 
order to control urban form, insure public safety, provide aesthetic enjoyment, and protect 
biological resources (page 121). 

Quarry Falls is a mostly disturbed site, comprised of geologically stable 
manufactured slopes.  As part of the mining reclamation plan, these slopes will be revegetated to 
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native conditions and remain in perpetuity as private open space.  Because the mined slopes do 
not constitute a “scenic resource,” the treatment of the northern slopes and the creation of a 
visible band of open space that achieves the goal of rehabilitation, rather than preservation.  The 
manufactured slopes from mining will be revegetated to create a band of open space along I-805 
and the eastern portion of Phyllis Place.  The Mission Valley Community Plan calls for a road 
connection to the upper mesa at this location therefore the project has been designed to 
accommodate the road connection to Phyllis Place (even if the road is not built).  The retention 
of 2.4 million cubic yards of fill material creates the opportunity to design a superior multi-use 
land plan and meet the engineering requirements for a potential road connection to Phyllis Place.  
The terracing of lots, encouraged by the Community Plan, provides visual variety to the 
development and slope areas. 

Provide adequate park and recreation areas for the use of Mission Valley residents in 
accordance with the General Plan (page 128). 

Quarry Falls will fully satisfy the General Plan goal of 2.8 acres of population 
based parkland per 1,000 population by constructing approximately 17.5 acres of public 
neighborhood parkland on-site through public ownership and private ownership with easements 
allowing for public use and paying the Mission Valley Public Facilities Financing Plan 
Development Impact Fee for the community park, recreation center and swimming pool 
identified by the Community Plan.  This exceeds the current goal of 2.4 acres per 1,000 
population used by the Mission Valley Public Facilities Financing Plan.  The City of San Diego 
has determined projected future growth will provide adequate development impact fees for 
construction of the community park facilities.  

Park design and uses will be defined as part of the park development process 
identified in Council Policy 600-33, Community Notification and Input for City-Wide Park 
Development Projects.  Phase A of the project includes the development of the Creekside Park 
and Phyllis Place park and open space area.  The Central Park and Civic Center is required to be 
constructed with Phase B of the project. 

Provide and maintain a high level of service for the full range of community facilities 
necessary in an urban area (page 147). 

Quarry Falls will be served by adequate public facilities and services within 
Mission Valley.  The project will provide off-site and on-site improvements for connections to 
water, sewer, gas, and electrical utilities.  Adequate capacity exists in the public schools in the 
surrounding communities that currently serve school aged children; in addition, Quarry Falls has 
identified a site for a public school to serve approximately 800 students.  In May 2007 the San 
Diego Unified School District approved a request by High Tech High to operate a charter school 
within the boundaries of the Quarry Falls Specific Plan.  Library services are provided by an 
approximately 20,000 square foot facility that is adequate in size to serve the growth in residents 
proposed by the project. 

An analysis of police and fire services has determined response times to the site 
meet the standards set by the City of San Diego.  Police services are provided from the Eastern 
Division Substation, approximately four miles from the site.  Eastern Division has adequate 
capacity for the addition of staff to maintain optimal staffing based upon demand due to the 
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project.  In addition, the project will fund the initial one time start up costs of $14,000 per sworn 
officer, up to a total of 21 officers, on a pro-rata basis over the build out of the project.  The 
project will pay the Mission Valley Public Facilities Financing Plan Development Impact Fees 
for public facilities that include such facilities as a permanent fire station planned for 
construction approximately 1.1 miles east of the project.  While not required, a site will be 
reserved within the project should the service demands of the Fire Department change to warrant 
the additional station. 

The “Fiscal Impact Analysis for Quarry Falls” prepared by Economic Research 
Associates (ERA) dated August 28, 2006, was reviewed by the City of San Diego CPCI 
Economic Development Division.  Based on the City’s review, the project would result in an 
annual surplus of approximately $1.5 million to the City’s General Fund and therefore the 
project does not impose a burden upon the City’s operating budget, rather, it contributes 
substantial additional revenue for essential public services. 

Conserve the Valley’s water, land and energy resources (page 155). 
Quarry Falls addresses a variety of conservation needs through the efficient use of 

land, including the need to reduce greenhouse gas emissions and the impacts of global warming, 
by utilizing the design goals of the United States Green Building Council (USGBC) Leadership 
in Energy and Environmental Design – Neighborhood Development (LEED-ND) goals for 
sustainability.  Quarry Falls is one of three San Diego projects and less than 300 projects 
worldwide that are participating in the LEED-ND pilot program.  Sustainability will be achieved 
by developing a compact, walkable community with a mix of uses to encourage multi-modal 
trips and reduce vehicle miles traveled.  Energy conservation will exceed current Title 24 energy 
requirements by 15% through energy conservation measures such as the use of ENERGYSTAR® 
appliances and building design that utilizes passive heating and cooling techniques.  To achieve 
greater energy savings and reduce demand from grid provided energy, the project will include a 
variety of renewable energy solutions, including photovoltaic generation systems placed on 
rooftops and parking structures.  Buildings will be oriented to take advantage of a southern 
exposure and terraced site, and included operable windows for passive heating and cooling. 

Water usage is estimated to be 50% lower than traditional development due to 
higher residential densities, less water intensive landscaping, and the use of WaterSense certified 
appliances.  The construction of an on-site wastewater treatment facility to produce reclaimed 
water for irrigation uses reduces demand on the potable water system and ensures no net increase 
in long-term water usage from that projected in the City’s Urban Water Management Plan.   

Implements General Plan Goals and Policies 
The General Plan, adopted in March 2008, is based upon the City of Villages 

Strategy to focus growth into mixed-use activity centers that are pedestrian friendly districts 
linked to an improved regional transit system (SF-3).  Furthermore, the General Plan identifies 
the typology of villages and a number of factors used to determine the likelihood of development 
as a village location, as identified on the General Plan Village Propensity Map (LU-6).  For 
Quarry Falls, these factors include the capacity for growth; public facilities such as an existing 
expanded library, the construction of on-site of public neighborhood parkland, and planned 
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permanent fire station; and the proximity to the light rail system, specifically the Rio Vista 
Trolley Station. 

Land Use and Community Planning Element - One of the goals of the Land Use 
and Community Planning Element is to achieve balanced communities and equitable 
development (LU-34).  Quarry Falls provides significant benefits by building a diversity of much 
needed housing choices, including age restricted (senior) housing and the provision of affordable 
housing on-site as required by the City’s inclusionary housing ordinance, all in a sub-regional 
employment center that contains a significant concentration of jobs.  Mission Valley provides 
more than five jobs for every employed worker; this development will provide workers of all 
income levels a greater opportunity to live in close proximity to their place of employment.   

Mobility Element - The Mobility Element encourages walkability and multi-
modal transportation to reduce dependency on the automobile and promote a healthy lifestyle.  
The land use design achieves the Walkable Communities goals through the project objective to 
encourage pedestrian activity through a logical connection of trails, sidewalks and bicycle 
facilities (ME-6).  All residential units are within a 10-minute walk of the central park, civic 
center, and retail core of the project.  Street design incorporates traffic calming measures and 
non-contiguous sidewalks to promote walkability and safety.  An on-site shared car program, 
utilizing hybrid vehicles, provides flexibility to residents and workers that choose transit over car 
ownership. 

Quarry Falls’ central location also serves the Downtown employment center by 
light rail and the University/Sorrento Mesa and Kearny Mesa subregional employment areas that 
are within 10 miles of the project.  Residents may also access existing bus and/or light rail 
service to commute to San Diego State University, a major educational center, thereby reducing 
the negative consequences of vehicle commutes.  Transportation Demand Management goals 
include a shuttle system through the project to connect to the light rail stations, subsidized transit 
passes for residents and workers, and transit information systems (ME-34). 

Urban Design Element - The Urban Design Element of the General Plan 
promotes the social, economic and aesthetic values of the City.  Quarry Falls achieves many of 
the design policies of this element by focusing on the public realm’s relationship to private 
development represented by the commercial core of the project (UD-21).  The project includes 
both horizontal and vertical mixed-use components with a mix of housing types.  Ground floor 
retail is placed to activate and attract pedestrian activity, with plazas, courtyards and paseos 
planned within the retail core.  The Civic Center is planned to create a significant focal point in 
the community for public gathering, including a landmark architectural element such as a 
campanile or clock tower (UD-27). 

Public Facilities, Services and Safety Element - The Public Facilities, Services 
and Safety Element provides for the existing population and new growth.  The Mission Valley 
Public Facilities Financing Plan will be amended as part of the processing of the Quarry Falls 
Specific Plan to ensure the facilities financing program is updated to include the latest projects 
and project costs for the collection of development impact fees (PF-5).  Implementation of the 
Mitigation, Monitoring and Reporting Program for the project will result in approximately $50 
million in direct improvements and fees for project impacts related to traffic (PF-14).   
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The project includes a package recycled water facility to increase the use of 
reclaimed water to supplement the region’s water supply (PF-25).  The water supply for the 
Quarry Falls project was planned for as part of the City of San Diego’s Urban Water 
Management Plan, and County Water Authority UWMP.  Both documents rely on the SANDAG 
Regional Growth Forecast for planning purposes and the proposed project was included as part 
of that forecast.  Therefore the City and County have planned for and sought contracts for water 
to serve the project.  The Water Department confirms the availability of water supply in the 
Water Supply Assessment prepared for the project (PF-31).    Over the build-out of the project, 
school impact fees in excess of $10 million will be paid to the San Diego Unified School District 
to be used at the District’s discretion for improvements to schools intended to serve the project’s 
students in the surrounding communities.  In May 2007 the San Diego Unified School District 
approved a request by High Tech High to operate a charter school within the boundaries of the 
Quarry Falls Specific Plan (PF-41). 

Recreation Element - The Recreation Element ensures the recreation needs of the 
community will be met through a variety of methods.  The Quarry Falls Project has a 
neighborhood park requirement of 16.54 acres and is proposing 17.5 acres on land which will be 
publically owned or on land which is privately owned with easements allowing for public uses.  
All parcels identified fro satisfying neighborhood park requirements shall comply with Council 
Policy 600-33, COMMUNITY NOTIFICATION AND INPUT FOR CITY-WIDE PARK 
DEVELOPMENT PROJECTS.  Therefore, Quarry Falls could exceed the General Plan 
guideline of 2.8 acres of parkland per 1,000 population by providing both all population based 
neighborhood parks on-site and paying development impact fees for the community park 
component of the project (RE-6).  The central park will be accessible by an interconnected trail 
system to all areas of the project and will be designed to achieve local, State and Federal 
accessibility requirements as well as incorporate the concepts of Universal Design to benefit all 
people (RE-25). 

Conservation Element - The Conservation Element promotes an international 
model of sustainability and to proactively address the issue of climate change and greenhouse 
gas emissions (CE-7).  Quarry Falls addresses a variety of conservation needs, including the need 
to reduce greenhouse gas emissions and the impacts of global warming, by utilizing the design 
goals of the United States Green Building Council (USGBC) Leadership in Energy and 
Environmental Design – Neighborhood Development (LEED-ND) goals for sustainability.  A 
conservative estimate of per capita greenhouse gas emissions demonstrates Quarry Falls will 
achieve the 2020 emissions reduction goals of AB 32.  The use of high efficiency water 
appliances, intelligent irrigation systems, monitoring and maintenance of potable water lines to 
reduce water loss due to leaks, and educational water conservation programs will be utilized to 
maximize the efficient use of water (CE-21).  The construction of an on-site wastewater 
treatment facility to produce reclaimed water for irrigation uses reduces demand on the potable 
water system and ensures no net increase in long-term water usage from that projected in the 
City’s Urban Water Management Plan.   Quarry Falls has integrated the natural treatment of 
stormwater into the physical design of the project by using bioswales, infiltration basins and 
detention ponds to treat the majority of urban runoff (CE-26). 

Implements Sandag’s Regional Comprehensive Plan 
Quarry Falls is consistent with SANDAG’s Regional Comprehensive Plan (RCP) 

and Smart Growth Concept Map, which have identified this site as an urban center.  Such sites 
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are focused around regional transit corridors, in this case, the Mission Valley light rail line, and 
are characterized by higher densities and a mix of uses, including retail and employment.  
Mission Valley is also served by five freeway interchanges, each of which will receive 
improvements from the project.  A shuttle system will serve to connect to the light rail stations in 
the vicinity of the project. 

2.  Quarry Falls Results in Extraordinary Benefits to the Mission Valley Community, 
Adjacent Communities and the City as A Whole 

In addition to meeting the goals and policies of the Mission Valley Community 
Plan, the City of San Diego General Plan, and SANDAG’s Regional Comprehensive Plan, the 
Quarry Falls project results in the following extraordinary benefits to the Mission Valley 
Community, adjacent communities and the City as a whole: 

Provides Additional Transportation Measures not Required as Mitigation 
The Quarry Falls project would implement additional measures to improve traffic 

operations and offset unmitigable cumulative impacts.  These measures encourage multi-modal 
transportation, walkability, and a decrease in reliance upon the automobile for personal trips.  As 
the project builds out, locations within the project would be identified for a car sharing service to 
provide alternatives to vehicle ownership.   
 

The traffic analysis assumes the Citywide trip generation rate that reflects a 
conservative estimate for trip reductions due to alternative modes of transportation.  The project 
has been designed to take advantage of its proximity to transit, jobs, and other regional 
destinations, such as San Diego State University, in order to increase transit ridership.  The 
following transportation phasing plan improvements are intended to further reduce reliance on 
vehicular trips and make transit ridership more convenient: 
 

• Pedestrian Bridge - Construct a pedestrian bridge over Friars Road to connect Quarry 
Falls to the Rio Vista West shopping center and provide access to the Rio Vista West 
trolley station. 

 
• Transportation Demand Management Plan - Develop a comprehensive transportation 

demand management plan that includes transit passes, information kiosks in central 
locations, bike lockers, priority parking spaces for carpools, and co-ordination with the 
Metropolitan Transit Service (MTS) to provide public or private bus service in Quarry 
Falls. 
 

Transportation Improvements Provided in Advance of Need 
The implementation of the Transportation Phasing Plan (Final PEIR Table 5.2-9) 

will result in several improvements being constructed in advance of traffic impacts at that 
location due to the project.  The following improvements to segments, arterials and intersections 
will reduce future impacts to below a level of significance and provide additional benefit to area 
residents and commuters that rely upon the circulation system: 
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Segment/Arterial Improvements: 
Phase 1.  Murray Ridge Road from I-805 Southbound Ramps to I-805 Northbound Ramps (MM 
5.2-11 – Horizon Year Impact) – The restriping of the bridge over I-805, in conjunction with the 
signalization of the southbound and northbound intersections, will improve the overall capacity 
and safety at this location. 
Friars Road from Frazee Road to River Run (MM 5.2-1/MM 5.2.2 – Phase 2 Impact) – Should 
the City Council elect not to accept an in lieu payment, the construction of local improvements to 
mitigate segment and intersection impacts at the Friars Road/SR-163 Interchange will also 
mitigate impacts for the PM westbound flow resulting in a reduction in delay for traffic on this 
arterial. 

Intersection Improvements: 
Phase 2.  Friars Road Eastbound Ramp/Qualcomm Way (MM 5.2-10a – Phase 4 Impact). The 
intersection improvements provide access to the project as well as improve the overall 
performance in the PM Peak Hour at this grade separated interchange to achieve LOS C. 

Phase 3.  Qualcomm Way/I-8 Westbound Ramp (MM 5.2-10b – Phase 4 Impact).  The 
intersection improvements facilitate circulation in Mission Valley and achieve LOS D. 

Texas Street/El Cajon Boulevard (MM 5.2-10c – Phase 4 Impact) – The intersection 
improvements result in a reduction in delay in the PM Peak Hour. 

Mission Center Road/Camino del Rio North – (MM 5.2-5c/5.2-6d/5.12a – Horizon Year Impact) 
– The reconstruction of the Mission Center Road/I-8 Interchange will improve access to and 
from Mission Valley resulting in a level of service in the PM Peak Hour of LOS D. 
Camino del Rio North/I-8 Westbound Ramp – (MM 5.2-5c/5.2-6d/5.12a – Horizon Year Impact) 
– The reconstruction of the Mission Center Road/I-8 Interchange will improve access to Mission 
Valley resulting in a level of service in the PM Peak Hour of LOS C. 

Providing these improvements in advance of the traffic impacts provides public benefit to 
residents, commuters, merchants, and shoppers in Mission Valley by improving the existing 
condition of the circulation element.  Without the project, this mitigation might not otherwise be 
implemented in as timely a fashion as presented in the Transportation Phasing Plan. 

Conservative Approach to Traffic Impacts: 
In the development of the parameters of the Quarry Falls Traffic Impact Study, 

the lead agency (City of San Diego) concluded the traffic study should be prepared using a 
number of conservative assumptions to ensure traffic impacts would not be understated.  These 
assumptions applied to background traffic; the cumulative analysis; pass-by and mixed use trips; 
and the assumption for transit use. 

The traffic study includes several conservative assumptions for background 
traffic, including traffic from the existing mining operation at Quarry (200 ADT) that will be 
eliminated by build-out of Quarry Falls and trips from the Riverwalk Commercial Center (3,720 
ADT) project that are also accounted for in the full build-out of the Levi-Cushman Specific Plan. 

The PEIR takes a conservative approach to evaluating cumulative impacts. 
According to CEQA Guidelines Section 15130(b), the evaluation of cumulative impacts should 
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include either “a list of past, present, and probable future projects . . .” or “a summary of 
projections contained in an adopted general plan or related planning document . . .”  The Quarry 
Falls PEIR uses both approaches; it includes build-out of applicable plans which have an effect 
on the cumulative analysis, as well as a specific list of projects that are approved, under 
construction, planned, or proposed that should be considered for the evaluation of cumulative 
effects and which were known at the time the PEIR was prepared.  The forecasting system and 
models developed by SANDAG and the City also allow for the mature development of 
communities above and beyond the explicit inclusion of projects based on land used in the 
Community and General Plans. Therefore, the analysis includes the possible effect of other, 
unforeseen projects and growth.  

The traffic study only reduces mixed use trips based on the interaction of 
residential, office and industrial uses with retail trips.  It does not reduce mixed use trips based 
on the interaction of residential, office and industrial uses with each other and is therefore 
conservative.  This is also true for internal trips for recreation purposes such as the neighborhood 
park, civic center and community recreation center. 

The traffic study assumes no trip reduction for proximity to transit -- in other 
words, that zero occupants of the project would use transit.  This is a very conservative 
assumption, as the project is specifically designed to be walkable and facilitate the use of transit, 
including the nearby trolley.  Transit ridership can account for up to four percent of all daily 
project trips for transit oriented development, which would equate to 2,080 ADT for the project. 

Achieves Superior Land Use Design and High Quality Development that Creates a Sense of 
Place and Positive Community Character 

To achieve the project objectives of a unified land use design and high quality 
individual projects that create a positive sense of character and community, a Specific Plan has 
been created to implement the development that all subsequent construction and grading permits 
to be reviewed for substantial conformance with the Plan.  The zoning, development regulations, 
and design guidelines included in the Quarry Falls Specific Plan and related permits ensure high 
quality site and architectural design and must be adhered to for project build-out.  

The land use plan is successful in organizing densities based upon transit oriented 
design principles, with higher densities located in proximity to the village retail core and lower 
densities near the single family neighborhoods of Serra Mesa.  The Specific Plan, as well as the 
Master Planned Development Permit, create opportunities for greater architectural flexibility that 
result in building articulation and roofline variation.  Building setbacks along Quarry Falls 
Boulevard, Community Lane, and the Grand Steps allow for entries from the sidewalk to activate 
the street frontage and create a more urban environment.   

Compliance with City’s Inclusionary Housing Ordinance 
The project complies with the City’s Inclusionary Housing ordinance by 

developing 10% of the total affordable residential units on-site rather than pay in-lieu fees.  
Conditions have been placed on the project to ensure the construction of these affordable units 
occurs in conjunction with the development of the market rate housing component of the project.  
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Phasing of affordable housing will occur as the project develops, providing a positive mix of 
housing which will benefit the overall social character of Quarry Falls. 

In-Fill Re-Development of a Strategically Located Site with Minimal Impact to Natural 
Resources 

Quarry Falls is a 230-acre site (224 acres covered by the Specific Plan) located 
within the urban limits of the City and served by all public infrastructure, major freeways and 
transit; this location is physically suited for development of a smart growth, infill project.  The 
site has been utilized as a mining operation for more than 50 years and is reaching the point of 
depletion of natural resources, at which time the Mission Valley Community Plan calls for 
development of the site using the multiple use development option with a mix of uses including 
residential, retail and office.  Revisions to the existing reclamation plan will enable a superior 
site design that recreates the original topography of the site as it transitions from the northern 
mesa top of lower density development to the river valley with higher density, transit oriented 
development.  

In comparison to the overall 230 acre development site, the development impacts 
a total of 15.28 acres of habitat, of which 14.08 acres is considered sensitive habitat, all of which 
falls outside of the City’s Multiple Habitat Planning Area (MHPA) boundary and is surrounded 
by existing development, roads and highways.  Four sensitive habitat types exist on the site, 
which hosts one sensitive species, the California gnatcatcher, on 2.11 acres of coastal sage scrub.  
Due to the success of the City’s MSCP this species is considered to be an adequately protected 
species within the City’s MSCP and outside of the MHPA. The site also impacts 0.18 acres of 
disturbed wetland (0.06 acres on-site and 0.12 acres off-site) that is not host to any protected fish 
or wildlife. Adjoining slopes are to be revegetated with native, drought tolerant plants consistent 
with the surrounding area.  The combined area of impact within the development footprint is less 
than 0.08 acre (0.06 acre wetland and 0.016 acre steep hillside) and is isolated with no adjacency 
or connectivity to other environmentally sensitive lands. 

The impacts to isolated, primarily non-native annual grasslands, coastal sage 
scrub and disturbed wetlands are fully mitigated under the California Environmental Quality Act 
and mitigation is provided consistent with the Multiple Species Conservation Program (MSCP) 
Subarea Plan and the Environmentally Sensitive Lands Ordinance.  The project mitigation ratios 
are consistent with City requirements; where feasible, off-site mitigation is first accommodated 
in Mission Valley and the San Diego River Watershed; where mitigation sites are not available, 
alternate mitigation sites have been identified to maximize existing preserves.  Consultation with 
the California Department of Fish and Game for mitigation to wetlands within their jurisdiction 
has resulted in conceptual approval of the mitigation plan.   

The mechanical and functional values of the drainage will be restored through the 
diversion and treatment of the storm water by the on-site bioswale.  The off-site mitigation will 
result in long-term conservation of biological resources by maintaining high quality habitat, 
providing a greater benefit than on-site preservation of limited, isolated disturbed wetlands and 
low value non-native annual grasslands.  Consultation with the California Department of Fish 
and Game for mitigation to wetlands within their jurisdiction has resulted in conceptual approval 
of the mitigation plan.  Restoration will occur in the San Diego River directly south of the project 
at a ratio of 1:1 for the total on-site and off-site area of 0.18 acre.  Given the limited opportunity 
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for small scale wetland creation within the San Diego River watershed and the greater benefit 
from leveraging these limited resources, 1:1 mitigation of the on-site 0.06 acre is accomplished 
by the purchase of wetland credits from the Rancho Jamul Wetland Mitigation Bank.  

Rehabilitation of the northern slopes and the location of new development 
conform to the hillside guidelines for the Mission Valley Community Plan (page 123).  The 
retention of 2.4 million cubic yards of fill material creates the opportunity to simulate the 
historical topography of the site, achieved by the Community Plan goal of terracing of lots that 
provides visual variety to the development and slope areas and enables a development pattern 
that emphasizes an east/west horizontal orientation across the site.  The manufactured slopes 
from mining will be rehabilitated and revegetated to create a visible band of open space along I-
805 and the eastern portion of Phyllis Place. 

Environmentally Superior Water Quality Solution 
An environmentally superior water quality solution addresses existing site 

hydrology and stormwater conditions by utilizing a natural bio-swale running the length of the 
park district that maximizes the use of non-mechanical systems.  This treats stormwater to the 
maximum extent practical prior to discharge to the San Diego River, protecting the water quality 
for downstream habitat and species.   

Consistent with Community Character/Compatible with Existing Development Patterns 
The land-use mix and density of development for Quarry Falls is compatible with 

the existing development patterns of Mission Valley and Serra Mesa.  The concepts of transit 
oriented design concentrate residential densities and a mix of retail and office uses in closer 
proximity to the existing transit system.  Development is designed to be compatible with the use 
adjacent to that portion of the site; the Ridgetop District is low density residential for 
compatibility with the Abbots Hill neighborhood; the Terrace District reflects the slightly higher 
density project to the immediate west; and higher density residential and the retail/office districts 
mirror the development patterns of Rio Vista West to the south and are connected by a pedestrian 
bridge spanning Friars Road, providing a safe connection between the project and the Rio Vista 
trolley station.  Finish pad elevations and building heights will be sensitive to the existing views 
from Phyllis Place and the future public park at that location.  Manufactured slopes have been 
designed to minimum safety factors or greater and are adequately stable to not endanger the 
public health, safety and welfare. 

Public Services Available to Serve The Project 
Police services will be provided from the Eastern Division Substation, located on 

Aero Drive approximately four miles from the project.  An analysis of response times for 
Mission Valley East Neighborhood (the location of the project) determined emergency and 
Priority One calls are better than the citywide average of 7.28 minutes and 14.60 minutes, 
respectively.  Based upon a budgeted staffing ration of 1.67 officers per 1,000 population, 
Quarry Falls would generate demand for an additional 21 officers.  There is adequate capacity at 
the Eastern Division Substation for the additional officers needed to maintain optimal staffing.  
In addition, the project will fund the initial one time start up costs of $14,000 per sworn officer, 
up to a total of 21 officers, over the build out of the project. 
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Fire protection services and emergency response is provided from four fire 
stations within the project vicinity, the closest of which is temporary Station 45, located 1.75 
miles away at Qualcomm Stadium.  Response time from this station is 4.5 minutes, below the 
national average of 5 minutes.  The City Council has approved a financing plan, established a 
CIP project, and completed the environmental document for construction of a new, permanent 
fire station planned in the 9400 block of Friars Road, approximately 1.1 miles east of the project.  
The new station would provide comparable response time as the temporary station.  The project 
will pay the Mission Valley Public Facilities Financing Plan Development Impact Fee for public 
facilities including such facilities as fire stations.  While not required, the project will reserve for 
five years a site for a future fire station should a future need be identified by the City of San 
Diego, thereby ensuring the safety of the area residents and workers and providing greater 
flexibility to first responders to surrounding neighborhoods. 

Provision of the First Public School in Mission Valley 
The general welfare of the community will be enhanced by the educational 

opportunities provided within Quarry Falls.  The project provides for a future public charter 
school, the first public school for the Mission Valley Community.  Designed on the format of the 
award winning High Tech High, the charter school will provide education opportunities for 
students living in Quarry Falls, as well as other communities in the City.   

Reduction in Urban Pollutants: Storm Water Runoff and Fugitive Dust 
Impacts due to the increases in runoff with the introduction of streets, roads and 

other hardscape surfaces will be mitigated to below a level of significance through the design of 
a natural bioswale and detention system.  Stormwater runoff from the 100-year event will not 
exceed the existing flow for the approved reclamation plan.  The development has limited the use 
of mechanical treatment of stormwater to the maximum extent practicable.  A Storm Water 
Pollution Prevention Plan (SWPPP) will be developed to the satisfaction of the City Engineer for 
mitigating potential impacts due to construction activities.  This plan will include Best 
Management Practices (BMP) such as ground cover and structural devices to limit runoff from 
newly graded slopes and the timely hydroseeding and landscaping of cut/fill slopes to reduce 
sedimentation and erosion.  

To address the issue of fugitive dust generated from construction of the 
development, conditions for construction operations have been identified which include the 
application of water during grading operations, the use of sweepers and/or water trucks to control 
“track-out” of soil at all public street access points, the termination of grading should winds 
exceed 25 mph, and the hydroseeding of graded lots. 

Implementation of Sustainable/Energy Conserving Design 
The revised reclamation plan and grading elevations established by the vesting 

tentative map create a tiered site with a predominately southern exposure.  This design 
maximizes opportunities for building design that takes advantage of sustainable design and 
passive/natural ventilation for heating and cooling.  Opportunities are also created to utilize a 
variety of solar and wind generation concepts to reduce the overall demand of the development 
on the external energy grid.  A shadow study has determined the site design provides adequate 
solar access to all development parcels. 
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Quarry Falls is designed as a sustainable community by utilizing the design goals 
of the United States Green Building Council (USGBC) Leadership in Energy and Environmental 
Design – Neighborhood Development (LEED-ND).  This type of compact, walkable mixed use 
community encourages multi-modal trips, reduces vehicle miles traveled and has been shown to 
significantly reduce greenhouse gas emissions and the impacts of global warming.  Energy 
conservation will exceed current Title 24 energy requirements by 15% through the use of energy 
conservation measures such as of ENERGYSTAR® appliances and building design that utilizes 
passive heating and cooling techniques.  To achieve greater energy savings and reduce demand 
from grid provided energy, the project will include a variety of renewable energy solutions, 
including photovoltaic generation systems placed on rooftops and parking structures.  Buildings 
will be oriented to take advantage of a southern exposure and terraced site, and included operable 
windows for passive heating and cooling.  A construction and demolition debris recycling 
program will achieve a minimum of 75% waste diversion, greater than the minimum requirement 
of 50% set by City ordinance. 

Reduction of Greenhouse Gas Emissions 
The Quarry Falls project incorporates a significant number of project design 

features (PDFs), which have the effect of reducing the number and length of automobile trips, 
and reducing energy consumption through energy and water efficient design.   

• Provide a mix of uses and residential densities that implement the City of Villages 
Strategy by focusing growth into transit-oriented mixed-use activity centers that promote 
increased walking, bicycling, and use of public transit.  

• Seek certification as a Leadership in Energy and Environmental Design – Neighborhood 
Development (LEED-ND) pilot program project which integrates the principles of smart 
growth, new urbanism, and green building. 

• Provide street trees within public parkways and medians (where design permits), in 
surface parking lots, and throughout finger parks to reduce the “heat island” effect. 

• Co-location of residential and retail/office/commercial uses, resulting in the potential for 
reduced trips as residents and employees are provided alternatives to using the 
automobile as the primary method for daily trips.  

• Location proximate to a light-rail trolley line, which will be linked to the project by a 
pedestrian bridge that spans Friars Road and which provides a more efficient alternative 
to automobile travel.     

• Require the majority of indoor residential plumbing products to carry the Environmental 
Protection Agency’s (EPA) Water Sense certification. 

• Require the installation of automatic bathroom sink features and waterless urinals in 
public facilities. 

• Require the majority of indoor residential appliances to carry the Environmental 
Protection Agency’s (EPA) ENERGYSTAR® certification. 

• Require all indoor and outdoor lighting for private and public projects to be energy 
efficient. 
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• Require high-efficiency irrigation equipment such as evapotranspiration controllers, soil 
moisture sensors and drip emitters for all projects that install separate irrigation water 
meters.   

• Recycle a minimum of 75 percent of unused and waste construction materials. 

• Provide locations within the project for the implementation of a car sharing service. 
• Provide electric car plug-in stations in public parking areas. 

• Require residential buildings to be designed with operable windows oriented to take 
advantage of the prevailing winds to naturally ventilate indoor spaces. 

• Require installation of vertical landscape elements such as trees, large shrubs and 
climbing vines to shade southern and western building facades to reduce heating in 
summer and increase solar heat gain in winter months. 

• Require project-wide recycling, for single-family, multi-family, commercial, and retail 
establishments. 

• Construct a pedestrian bridge across Friars Road to enable access to the Rio Vista Trolley 
Station to provide trolley access within a 15-minute walk to all residential homes. 

• Work with the Metropolitan Transit System to make discounted trolley/bus passes 
available for project residents and employees. 

• Provide a shuttle system for residents and employees that connects the project to trolley 
and bus stations. 

• Require light colored/reflective roofing materials. 

• Incorporate sun-shade patterns, prevailing winds, and other natural, passive cooling and 
heating sources into project design. 

As a result of these measures, the project’s residents would be emitting less than 
their proportional share of GHG emissions under AB 32. Therefore, the proposed project would 
be consistent with the goals of AB 32 to reduce GHG emissions to at or below 1990 levels by 
2020 and the project’s impacts on global climate change would not be significant.  

Fiscal Impact Analysis – Contribution of Substantial Revenue  
The “Fiscal Impact Analysis for Quarry Falls” prepared by Economic Research 

Associates (ERA) dated August 28, 2006, was reviewed by the City of San Diego CPCI 
Economic Development Division.  Based on the City’s review, the project would result in an 
annual surplus at build-out of approximately $1.5 million to the City’s General Fund and 
therefore the project does not impose a burden upon the City’s operating budget, rather, it 
contributes substantial additional revenue for essential public services.  ERA has reasonably 
applied estimating procedures based upon available City annual budget cost and revenue 
projects.  The reasonability of the methodology, assumptions and conclusions has been reviewed 
by the City of San Diego and found to be acceptable. 
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Allows for Continued Mining Operations, Serving the Community and City until 
Development Takes Place 

Continued operation of the mining facility is consistent with the current land use 
plan and provides a much needed service for the community, city and region.  The Mission 
Valley Community Plan identifies the objectives for this site which identify continued sand and 
gravel operations and related mining activities until depletion of resources is reached.  The 
revised reclamation plan is consistent with municipal, state and federal guidelines and will assure 
compatibility with adjacent land uses as new development progresses and mining operations 
cease. 

The sand and gravel extraction and processing facility has been in operation for 
over 50 years and has implemented measures to ensure compatibility with the surrounding 
development in the area.  The amended conditional use permit includes additional conditions for 
air quality, noise and dust abatement, and visual screening from adjacent land uses.  New 
development that occurs prior to the termination of the mining operation and related activities 
will be sufficiently buffered to meet existing noise and air quality standards.  The relocated batch 
plant operations in the southeast corner of the site mitigates onsite noise by excavating and 
lowering the pad, using the material to create an earthen berm to surround the parcel; in addition, 
appropriate mitigation for potential impacts to future residential development from rock crushing 
and the batch plants is a condition of approval for future development.  The site perimeter will be 
screened by a special landscape buffer that includes the elevated berm and large shade and 
evergreen trees.  Equipment will also be architecturally screened to be more visually compatible 
with the surrounding development. 

The revised Reclamation Plan will retain an overburden of 2.4 million cubic yards 
of material that otherwise will have to be hauled off-site, resulting in less emissions and related 
air quality impacts than the current Reclamation Plan.  Additional measures and best 
management practices will be implemented to control fugitive dust, including the application of 
water during grading operations, the use of sweepers and/or water trucks to control “track-out” 
of soil at all public street access points, the termination of grading should winds exceed 25 mph, 
the hydroseeding of graded lots, and the stabilization of stockpile areas.   A phasing plan to 
relocate the existing batch plant operations and the addition of an expiration date in the year 
2022 provides certainty to the orderly phase out of sand and gravel operations and the full 
implementation of the reclamation plan.  A comprehensive set of development conditions will be 
applied to the project to ensure the safe implementation of the mining operation’s reclamation 
plan.    

The Land Development Code (LDC) and Surface Mining and Reclamation Act 
(SMARA) provide guidance for the requirements of the conditional use permit and reclamation 
plan.  The project includes conditions to address noise, air quality, visual impact, water quality, 
and operations to maximize compatibility with surrounding land uses.  Water quality is 
maintained by the implementation of an approved Storm Water Pollution Prevention Plan 
(SWPPP) that addresses short-term water pollution impacts related to sediment discharges, 
including the inspection and maintenance of catch basins, repair and replacement of erosion 
control devices, and street sweeping adjacent to the site.  The project is required to annually 
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update a master grading plan and performance bond based upon the existing site condition and 
proposed future operations. 

The sand and gravel operation and related activities are existing facilities in 
operation for over 50 years and are identified in the Mission Valley Community Plan for this use.  
The location of the facility is central to the city and well served by Friars Road, Interstate 8 and 
805, and Highway 163 to allow convenient access to project sites in the region.  Due to the 
limited future capacity of active Portland cement concrete processing facilities to provide 
materials over the next 10 to 20 years (“Update of Mineral Land Classification: Aggregate 
Materials in the Western San Diego County Production-Consumption Region” Department of 
Conservation, Division of Mines and Geology, 1996), continued operation of the facility is of 
critical benefit to the construction needs of the city and the region. 
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XII. 
CONCLUSION 

Quarry Falls implements the vision of the City of Villages Strategy and creates a 
mixed-use, walkable urban village of appropriate density to leverage the investment in the light 
rail system and other transit.  The development provides a diverse choice of for-sale and rental 
housing attainable to a range of incomes and will meet or exceed its requirement for affordable 
housing onsite.  As a major employment center with over 50,000 jobs, Mission Valley will 
benefit from the addition of housing to address the jobs/housing imbalance and provide options 
to live closer to work.  The development provides in excess of 60 acres of public/private open 
space, parks and slopes of which the full population-based park requirement of over 17 acres of 
neighborhood parks is developed onsite.  Proposed land uses would be linked with an internal 
pedestrian and trail system and connected to adjacent areas by an internal roadway network.  
Land uses proposed as part of Quarry Falls include approximately 31.8 acres of public parks, 
civic uses, open space and trails, of which the full population-based park requirement of over 17 
acres of neighborhood parks is developed onsite; a maximum of 4,780 residential units offered as 
a variety of “for sale” and/or “for rent” and built as condominiums, town homes, apartments 
and/or flats, row homes, courtyard units, lofts, live/work units, carriage units (dwelling units on 
one or more floors located above a private garage), senior housing and assisted care units; 
480,000 square feet of retail space; and 420,000 square feet of office/business park uses. The 
project will also provide 10 percent of the residential units on-site as affordable units.  The site is 
planned to include a future public school that is planned to be a charter school operated by High 
Tech High.  In summary, the project results in the following overriding benefits to the City of 
San Diego: 

• The project implements goals and policies of the Mission Valley Community Plan, the 
City’s General Plan, development regulations and land uses in the applied zones of the 
City’s Land Development Code, and SANDAG’s Regional Comprehensive Plan. 

• The project creates a viable mixed-use project that is served by transit and provides 
additional opportunities for transit accessibility. 

• The project will provide the land and construct the first public park in Mission Valley 
concurrent with development. 

• The project provides transportation improvements not required as mitigation and in 
advance of need. 

• The PEIR’s conservative approach to estimating traffic impacts may result in additional 
benefits to the community and local circulation network. 

• Traffic mitigation includes additional funds to advance the design for the Friars Road/163 
Interchange Improvements currently being developed by the City of San Diego. 

• Implements advanced, state-of-the art sustainable design and energy conserving 
measures. 

• The project will provide up to 478 affordable housing units on-site. 
• Conditions of development ensure the provision of public facilities and services at a rate 

commensurate with the phases of development.   
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• The project will result in General Fund revenues that exceed what is necessary to meet 
existing service levels, therefore the project results in an annual surplus of approximately 
$1.5 million to the City’s General Fund at build-out. 

• Energy conservation will exceed current Title 24 energy requirements by 15% through 
energy conservation measures such as the use of ENERGYSTAR® appliances and 
building design that utilizes passive heating and cooling techniques. 

• Project features will result in a reduction in greenhouse gas emissions. 
• Water usage is estimated to be 50% lower than traditional development due to higher 

residential densities, less water intensive landscaping, and the use of WaterSense certified 
appliances. 

• The project results in minimal impact to the natural environment and mitigates, to the 
extent feasible, its significant environmental effects. 

 
For the foregoing reasons, the City of San Diego concludes that the proposed 

Quarry Falls project will result in numerous public benefits beyond those required to mitigate 
project impacts, each of which individually is sufficient to outweigh the unavoidable 
environmental impacts of the proposed project.  Therefore, the City of San Diego has adopted 
this Statement of Overriding Considerations. 






