THeE City oF SaN DiEGO

DEVELOPMENT SERVICES DEPARTMENT
Date of Notice: September 16, 2005
NOTICE OF THE PREPARATION OF A DRAFT
ENVIRONMENTAL IMPACT REPORT AND
NOTICE OF A PUBLIC SCOPING MEETING
JO: 42-2673

THE CITY OF SAN DIEGO will be the Lead Agency and will prepare a draft Environmental
Impact Report (EIR) for the following project:

Subject:

STONE CREEK. Amendment to the Mira Mesa Community Plan, Master Plan,
Vesting Tentative Map, Rezone, Master Planned Development Permit, Site
Development Permit, and Amendment to Reclamation Plan/Conditional Use
Permit. The Stone Creek project proposes a mixed-use development as described
in adopted Carroll Canyon Master Plan Element of the Mira Mesa Community
Plan. The mixed-use development proposed for Stone Creek proposes
approximately 50 acres of parks, open space and trails; up to 8,700 dwelling units;
and up to 600,000 square feet of industrial/business park uses. Additionally, the
project proposes a pedestrian-focused mixed use core which could provide
additional housing, approximately 100,000 square feet of office space, and
approximately 30,000 square feet of retail space. The mixed-use core would be
situated approximately in the center of the project and would provide an
integrated mix of retail, high density residential and office uses connected by a
well-developed pedestrian system. A transit stop for the future Light-Rail-Transit
(LRT) would also be located within the mixed-use core. To the east of the mixed-
use core would be the proposed light industrial and business park uses. West of
Camino Ruiz would be the residential neighborhoods that would provide for
medium and high density attached residential uses. All of the planned uses would
be tied together by the project's circulation element, which includes constructing
Carroll Canyon Road through the project. Carroll Canyon Road connects Black
Mountain Road and Interstate 15 on the east, traveling through Carroll Canyon
and eventually tying into Sorrento Valley Road on the west. Additionally, project
applications include a new CUP to replace the existing CUP. As part of the new
CUP, the Reclamation Plan would include revised elevations and the CUP
expiration date would be extended to 2026 to allow for reclamation to occur in a
manner that would facilitate development with uses anticipated in the Master
Plan. The approximate 300-acre Stone Creek project site is located north of
Miramar Road, west of Camino Santa Fe, south of Mira Mesa Boulevard and east
of Black Mountain Road within the Mira Mesa community. Camino Ruiz
traverses the project site, dividing the site into nearly equal parts. The site is
designated for Mixed Use in the Mira Mesa Community Plan. The existing zone
is AR-1-1 (Agriculture-Residential). Stone Creek is the location of an on-going
resource extraction operation for the mining and processing of sand and gravel,
which operates under an approved Conditional Use Permit (CUP 10-315-2-PC).




Applicant: Vulcan Materials Company

General Project Information:
e Project No. 67943 SCH No. (Pending)
¢ Community Plan Area: Mira Mesa
e Council District: 5

Based on an Initial Study, it appears that the proposed project may result in significant
environmental impacts in the following areas: Land Use, Transportation/Traffic
Circulation/Parking, Air Quality, Noise, Biological Resources, Health and Safety, Cultural
Resources, Hydrology, Geology, Paleontological resources, Public Services and Facilities,
Public Utilities, Landform Alteration/Visual Quality/Community Character, Water Quality,
Mineral Resources, Population and Housing/Socioeconomic Impacts, Growth Inducement,
and Cumulative Impacts.

Written comments on the scope and content of the draft EIR can be sent to Terri Bumgardner,
Senior Planner, City of San Diego Development Services Center, 1222 First Avenue, MS
501, San Diego, CA 92101 or e-mail your comments to DSDEAS@sandiego.gov with the
Project Number in the subject line no later than 30 days after receipt of this notice. Responsible
agencies are requested to indicate their statutory responsibilities in connection with this project
when responding.

Availability in Alternative Format: ‘1o request this Notice of Preparation (NOP) and/or
supporting documents in aiternative format, cali the Development Services Department at 619-
446-5460 or (800) 735-2929 (TEXT TELEPHONE).

Public Scoping Meeting: Based on the potential impacts of the project to the area, the City of
San Diego will be holding an Environmental Impact Report (EIR) preparation meeting (scoping
meeting) open to the public on Monday, September 26, 2005 at the Mira Mesa Branch Library
from 5:30 PM to 7:30 PM. Verbal and written comments regarding the scope of the proposed
Environmental Impact Report (EIR) will be accepted at the meeting. The meeting place is
located at the Mira Mesa Branch Library, 8405 New Salem Street, San Diego, CA 92126-2398,
(858) 538-8165.

Attachments: Figure 1- Location Map
Figure 2- Site Plan
Scoping Letter

Distribution:

Federal Government

U.S. Environmental Protection Agency (19)
U.S. Fish & Wildlife Service (23)

U.S. Army Corps of Engineers (26)

MCAS Miramar (13)

Bureau of Reclamation (30)

State of California

California Department of Transportation-Planning (31)



California Department of Fish & Game (32)

California Integrated Waste Management Board (35)
State Department of Health Services — Environmental Management (36)
State Department of Health Services — Noise Control (37)
California Environmental Protection Agency (37A)
Housing and Community Development Department (38)
California Department of Parks and Recreation (40)
Resources Agency (43)

Regional Water Quality Control Board: Region 9 (44)
Department of Water Resources (45)

State Clearinghouse (46)

California Coastal Commission {(47)

Air Resources Board (49)

Native American Heritage Commission (56)

Office of Planning and Research (57)

California Energy Commission (59)

California Department of Conservation (60)

California State Lands Commission (62)

County of San Diego

Air Poilution Control District (65)

San Diego County Tax Assessor (67)

Department of Planning and Land Use (68)

Department of Park and Recreation (69)

Department of Public Works (70)

County Water Authority (73)

Department of Environmental Health Services (74)

Department of Environmental Health Services — Hazardous Material (75)
Department of Environmental Health — Land and Water Quality Division (76)

City of San Diego

Mayor’s Office (91)
Councilmember Peters, District 1
Councilmember Atkins, District 3
Councilmember Young, District 4
Councilmember Frye, District 6
Councilmember Maddafer, District 7
City Attorney's Office

Park and Recreation Board (77)
Fire and Life Safety Services (79)
Bob Ferrier (80)

Werner Landry (82)

Police Research & Analysis (84)
Real Estates Assets (85)
Engineering & Capital Projects (86)
Historical Resources Board (87)
Ed Firkins (88)

Ann Hix (89)

Wetland Advisory Board (91A)
General Services (92)

Park Development (93)
Environmental Services (93A)



Tim Daly, Development Project Manager (MS 501)
Bob Medan, Fire Plans Officer (MS 401)

Jeff Harkness Parks and Open Space (MS 35)
Julius Ocen-Odge, Engineering (MS 501)

Jim Quinn, Geology (MS 401)

Alex Hempton, Landscape (MS 501)

Deborah Sharpe, Park Development (MS 35A)
Renee Mezo, Planning (MS 501)

Jim Lundquist, Transportation Development (MS 501)
Hamid Bagheri, Wastewater (MS 922)

Thomas Bui, Water Review (MS 910D)

Cheryl Robinson, Facilities Financing (MS 606F)
Cecilia Williams, Long Range Planning (MS 4A)
Jeanne Krosch, MSCP (MS 5A)

Other Organizations and Interested Individuals

San Diego Association of Governments (SANDAG) (108)
San Diego County Regional Airport Authority (110)
San Diego Transit Corporation (112)

San Diego Gas & Electric (114)

Metropolitan Transit Board (115)

San Diego Unified School District (125)

San Diego City Schools (132)

Daily Transcript (135)

Mira Mesa Star News (148)

Mira Mesa/Scripps Ranch Sentinel (150)

San Diego Chamber of Commerce (157)
Building Industry Federation (158)

Sierra Club (165)

San Diego Natural History Museum (166)

San Diego Audubon Society (167)
Environmental Health Coalition (169)
California Native Plant Society (170)

Center for Biological Diversity (176)
Endangered Habitats League (182)

Vemal Pool Society (185)

Community Planners Committee (194)

Town Council Presidents (197)

Community Planners Council (198)

Dr. Jerry Schaefer (208A)

San Diego State University, South Coastal Information Center (210)
San Diego Archaeological Center (212)

Save Our Heritage Organisation (214)

Ron Christman (215)

Louie Guassac (215A)

San Diego County Archaeological Society (218)
Native American Heritage Commission (222)
Kumeyaay Cultural Repatriation (225)

Native American Distribution *

Mira Mesa Community Planning Group (310)
Mira Mesa Town Council (311)

Mira Mesa Journal (312)

Friends of Pefiasquitos Preserve, Inc. (313)



Mira Mesa Branch Library (315)

Miramar College (316)

Los Pefiasquitos Preserve, Citizens Advisory Committee (360)
Rancho Pefiasquitos Community Council (378)
Sabre Springs Planning Group (406B)

Sabre Springs Community Planning Group (407)
Sorrento Hills Community Planning Board (444A)
Scripps Ranch Community Planning Group (437)
University Community Planning Group (480)
Mike Hansen

Casey Sondgerroth

Karen Ruggles, KLR Planning

Patty Schreibman, Vulcan Materials Company
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THE CitYy oF SAN DiEGO

September 15, 2005

Ms. Patty Schreibman

Western Division — Properties

Vulcan Materials Company

PMB 424, 5694 Mission Center Drive, Suite 602
San Diego, CA 92108-4312

Subject: Scope of Work for an Environmental Impact Report (EIR) for the Stone
Creek Project (Project No. 67943/Job Order No. 42-2637)

Dear Ms. Schreibman:

The City’s Environmental Analysis Section (EAS) of the Land Development Review (LDR)
Division has conducted an Initial Study for the above-referenced project and has determined that
the proposed project may have significant effects on the environment. The preparation of a draft
Environmental Impact Report (EIR) pursuant to the California Environmental Quality Act
(CEQA) is therefore required.

The purpose of this letter is to identify the specific issues to be addressed in the EIR. The EIR
should be prepared in accordance with the attached “City of San Diego Technical Report and
Environmental Impact Report Guidelines” (Revised September 2002). A public Notice of
Preparation will be distributed to the Responsible Agencies and others who may have an interest
in the project. Changes or additions to the scope of work may be required as a result of input
received in response to the Notice of Preparation.

The Notice of Preparation will also include an announcement of the date of a scoping meeting
which will be held to allow interested parties to help define the scope of the EIR or, in other
words, comment on the issues they believe should be included within the EIR. Scoping meetings
are required by CEQA Section 21083.9 (a) (2) for projects that may have statewide, regional or
area-wide environmental impacts. The City’s environmental review staff has determined that
this project meets this threshold. A scoping meeting has been scheduled for Monday, September
26, 2005, from 5:30 PM to 7:30 PM at Mira Mesa Branch Library located at 8405 New Salem
Street, San Diego, CA 92126-2398, (858) 538-8165.

The project that will be the subject of the EIR is briefly described as follows:

Project Location: The approximate 300-acre Stone Creek project site is located north of
Miramar Road, west of Camino Santa Fe, south of Mira Mesa Boulevard and east of Black
Mountain Road within the Mira Mesa community. Camino Ruiz traverses the project site,
dividing the site into nearly equal parts. The site is designated for Mixed Use in the Mira Mesa
Community Plan. The existing zone is AR-1-1 (Agriculture). Stone Creek is the location of an
on-going resource extraction operation for the mining and processing of sand and gravel, which
operates under an approved Conditional Use Permit (CUP 10-315-2-PC).

Development Services
1222 First Avenue, MS 501 » San Diego, CA 92101-4155
Tel (619) 446-5460 &



Proposed Project: The Stone Creek project proposes a mixed-use development as described in
adopted Carroll Canyon Master Plan Element of the Mira Mesa Community Plan. The mixed-
use development proposed for Stone Creek proposes approximately 50 acres of parks, open space
and trails; up to 8,700 dwelling units; and up to 600,000 square feet of industrial/business park
uses. Additionally, the project proposes a pedestrian-focused mixed use core which could
provide additional housing, approximately 100,000 square feet of office space, and
approximately 30,000 square feet of retail space. The mixed-use core would be situated
approximately in the center of the project and would provide an integrated mix of retail, high
density residential and office uses connected by a well-developed pedestrian system. A transit
stop for the future light-rail-transit (LRT) would also be located within the mixed-use core. To
the east of the mixed-use core would be the proposed light industrial and business park uses.
West of Camino Ruiz would be the residential neighborhoods that would provide for medium
and high density attached residential uses. All of the planned uses would be tied together by the
project's circulation element, which includes constructing Carroll Canyon Road through the
project. Carroll Canyon Road is an important circulation element for the community, connecting
Black Mountain Road and Interstate 15 on the east, traveling through Carroll Canyon and
eventually tying into Sorrento Valley Road on the west.

Additionally, project applications include a new CUP to replace the existing CUP. As part of the
new CUP, the Reclamation Plan would include revised elevations and the CUP expiration date
would be extended to 2026 to allow for reclamation to occur in a manner that would facilitate
development with uses anticipated in the Master Plan.

Discretionary Approvals: The required discretionary approvals include an Amendment to the
Mira Mesa Community Plan, Master Plan, Vesting Tentative Map, Rezone, Master Planned
Development Permit, Site Development Permit and Conditional Use Permit Amendment
Reclamation Plan. The project may also involve approval of a Development Agreement.

I. EIR Requirements

Each section and discussion area of the EIR must provide a descriptive analysis of the project
followed by an objective and comprehensive evaluation. The Draft EIR must also include
sufficient graphics and tables to provide a complete description of all major project features.
Please refer to the “Environmental Impact Report Guidelines,” September 2002, for additional
details regarding the required information.

A, Introduction:
Introduce the purpose of the project with a brief discussion of the intended use and
purpose of the EIR. Briefly describe the project and the necessity for discretionary
City actions/permits and any other local and/or state approvals required to complete
the project. Include a discussion of any other agencies that may need to be involved
in the project review and/or grant approvals. Provide projected time lines for the start
and completion of the project.

B. Environmental Setting:
Describe the project location with an emphasis on the physical features of the site and
the surrounding area. Describe any upcoming changes to the area and any cumulative
changes that may relate to the project site. Include the existing and planned land uses
in the vicinity, on-and off-site resources, the community plan area land use
designation(s), the zoning, all utility easements and any required maintenance access,
and any overlay zones within this section.
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C. Project Description:
Discuss the project’s characteristics and the goals and objectives of the project.
Explain how the public would benefit from the project. Describe all the discretionary
actions involved in the project. List and explain the requirements for permits or
approvals from federal, state, and local agencies. Describe the proposed project’s
residential, industrial/business park, and mixed use areas; the proposed open space,
parks, creek enhancement and any proposed recreational uses; and all other major
project features, including modifications to existing and any off-site improvements
associated with the proposed project. Describe the phasing plan for the project and
how its development will relate to the on-going mining operations.

D. History of Project Changes:
Chronicle the physical changes that have been made to the project in response to
environmental concerns raised during the City’s review of the project.

I1. Environmental Issues

The draft EIR must include a complete discussion of the existing conditions, impact analysis,
significance, and mitigation for all the environmental issue sections. The EIR must represent the
independent analysis of the Lead Agency. All impact analyses must be based on the City’s
current “Significance Determination Guidelines.” All requested technical reports must be
included as the appendices to the EIR and summarized in the text of the document.

Land Use

Issue 1: Would the proposed project be consistent with the land use designations, intensity of
development, environmental goals, objectives, and recommendations of the Mira Mesa
Community Plan?

Issue 2: Would the project implement goals of the Strategic Framework Element, the City of
Villages policy and the Transit Oriented Development (TOD) Design Guidelines?

Issue 3: Would the project be consistent with the City’s Multiple Species Conservation Program
(MSCP) Subarea Plan and applicable MHPA Adjacency Guidelines?

Issue 4: Would the project be consistent with the encroachment allowance, density calculations,
design standards, use restrictions and any other development regulations of the City’s Land
Development Code related to the applicable zoning regulations?

Issue 5: Would the project satisfy the City of San Diego’s affordable housing requirement?

As indicated in the Community Plan Amendment Initiation, the proposed project would create a
Land Use impact that must be addressed in the EIR. Since the applicant requests to rezone the
area and implement a Master Plan, the significant land use issue would have to relate to the
proposed inconsistency with the designated zoning, adopted plans, and local, state, and federal
regulations (i.e. Mira Mesa Community Plan, CLUPs, FEMA) which as a result of the change in
land use would create a secondary significant environmental issue (i.e traffic, hydrology, etc.)

Discuss the consistency of the project with Mira Mesa Community Plan and all other applicable

development regulations. The project proposes a mixed-use development in an area proximate to
future transit (bus service or possible LRT). Describe how the project would implement the
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TOD Guidelines. The project site is located within a Multiple Use Area, as identified in the
City’s Strategic Framework Element, and is identified as a Neighborhood Village Center.
Discuss how the project is in conformance with this designation.

The Land Use discussion should also address and disclose the applicant's Mining and
Reclamation Plan as anticipated in the Mira Mesa Community Plan in conjunction with the
Carroll Canyon Master Plan in conjunction. A significant impact may result if land use conflicts
{mining opcration concurrently with phased development) would result in substantial
environmental impacts (i.e. noise, traffic, etc.)

Transportation/Traffic Circulation/Parking

Issue 1: What direct and/or cumulative traffic impacts would the project have on existing and
planned community and regional circulation networks?

Issue 2: Would any streets be closed or realigned as part of this project?

Issue 3: Would the project meet the City’s parking requirements for the various uses being
proposed?

Issue 4: Would the project provide pedestrian and bicycle facilities to accommodate non-
vehicular travel within the Master Plan area? Would the project provide off-site connections and
linkages to facilitate pedestrian and bicycle beyond the Master Plan area?

A traffic study must be prepared for this project to the satisfaction of the City Engineer. Describe
in this section any required modifications and/or improvements to the existing circulation system,
including City streets, intersections, freeways and interchanges. The project would result in a
substantial increase in trips associated with build-out of the Master Plan. Describe what
measures would be required to mitigate significant traffic circulation impacts. Also, discuss how
the mix of uses would affect the overall traffic generated by the project. Address cumulative
traffic impacts, including any future development in the community as well as regional
attractions in Mira Mesa, that contribute to congestion on community streets. Describe the
adequacy of the parking provided and the walkability and pedestrian connectivity of
neighborhoods within the project. Describe how any proposed pedestrian and bicycle access
would connect with off-site areas.

Air Quality

Issue 1: Would the project’s increased number of automobile trips affect San Diego’s ability to
meet regional, state and federal clean air standards?

Issue 2: Would the project result in air emissions that would substantially deteriorate ambient
air quality, including the exposure of sensitive receptors to substantial pollutant concentrations?

Issue 3: Would the project’s construction activities exceed 100 pounds per day of Particulate
Matter (dust)?

Issue 4: Would on-going mining operations create air quality impacts that would create health

risks to sensitive users (such as residential development) that may occur as mining operations are
phased out?
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The project would result in an increase in the number of automobile trips to and from the project
area. The increase in auto emissions has the potential to affect air quality. Additionally, the
project proposes extensive construction activities on the 300-acre site over a long period of time.
Construction can create short-term air quality impacts. Last, existing resource extraction
operations would continue as development occurs, creating the potential for health risks
associated with increase in particular matter. Therefore, an air quality analysis must be prepared
which discusses the project’s impact on the ability to meet state, regional, and local air quality
strategies/standards, as wecll as any health risks associated with the on-going mining operations.

Describe the project’s climatological setting within the San Diego Air Basin and the basin’s
current attainment levels for State and Federal Ambient Air Quality Standards. Discuss short-
and long-term and cumulative impacts on regional air quality, including construction and
transportation-related sources of air pollutants. Discuss the potential impacts from the increase
in trips to the RAQS, and the overall air quality impacts from such trips, and any proposed
mitigation measures. Should the project result in a significant decrease in the levels of service of
any roadway or intersection, address the potential degradation of air quality, which may result,
including the possibility of “hot spots” within the area. Also include a discussion of potential
dust generation during construction within this section of the document, together with any
proposed dust suppression measures that would avoid or lessen dust related impacts to sensitive
receptors within the area. Conduct a health risk assessment that evaluates the type and quantifies
the amount of pollutants associated with the mining operations, as well as any beneficial air
quality effects that would result from phasing out mining operations. Present measures that will
minimize any significant health risks.

Noise

Issue 1: Would the implementation of the project subject residential, recreational-use areas or
other sensitive receptors to excessive noise levels?

Issue 2: Would the on-going mining operations result in generating noise levels that exceed City
standards?

The project site is currently subject to traffic noise from adjacent streets (Black Mountain Road
on the east and Camino Ruiz traversing the center of the site. Additionally, the project would
result in increases in vehicular noise levels on proposed internal streets, as well as existing
perimeter roadways. The project proposes uses which include sensitive receptors (residential,
recreation, open space) that may be significantly affected by existing and projected noise levels.
Exterior residential noise levels should be no greater than 65 A-weighted decibels [dB(A)],
interior residential noise levels no greater than 45 dB(A), and exterior recreational use areas
levels no greater than 75 dB(A) as allowed under the City’s Municipal Code.

Prepare a noise study in accordance with the City’s “Acoustical Report Guidelines.” The report
must assess the effects of existing and projected noise levels on circulation element streets and
the internal streets proposed as part of the project. Additionally, the noise study must assess how
noise generated by on-going mining operations, as well as proposed concrete and asphalt plants,
would affect sensitive receptors. Because the project site is located in the airport influence arca
of MCAS Miramar, the noise study should also address potential noise impacts associated with
aircraft noise generated by MCAS Miramar operations. Where adverse impacts are identified,
measures such as setbacks, use of double-paned glass, noise walls/berms and other noise
attenuation techniques must be recommended. Graphics plotting existing and future noise levels
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of 60 dB(A) and greater in 5-dB(A) increments on the conceptual land use plan for the proposed
project should be included in the noise study.

Biological Resources

Issue 1: Would the project result in a reduction in the number of any unique, rare, endangered,
sensitive, or fully protected species of plants or animals?

Issue 2: Would the proposed project impact important habitat or result in interference with the
movement of any resident or migratory fish or wildlife species?

Issue 3: Would the project affect the long-term conservation of biological resources? Would the
project impact the Multi-Habitat Planning Area (MHPA)?

The approximate 300-acre site contains sensitive biological resources (upland and wetland) that
would be significantly impacted (direct, indirect, and cumulative) by the proposed development.
A biological survey report, vernal pool focused survey, wetland delineation, and wetland
revegetation and mitigation plan is required to qualify/quantify identified sensitive biological
resources on-site and recommends appropriate measures that would mitigate impacts to a level
below significance. The report(s) must be prepared in accordance with the City's Biological
Resources Guidelines.

The project site is not located within or adjacent to the City's Multi-habitat planning area,
however, MSCP will be included in the review to assess potential wetland impacts. The
biological reports must also identify which agencies (Army Corps of Engineers, US Fish and
Wildlife Service, California Fish and Game, etc.) the applicant is coordinating with to acquire
specific permits for the development and proposed Creek Enhancement. In addition, vernal pools
have been mapped in a portion of the project site (west of Camino Ruiz). A focused vernal pool
survey may be required. Based on the City's Biological Resources Guidelines and the City's
Significance Determination Guidelines, direct and cumulative impacts to vernal pools will
always be considered significant.

The project site is mostly devoid of native vegetation. Carroll Creek, which crossed the southern
portion of the property, also lacks any significant vegetation. The project proposes to improve to
the creek, resulting in enhancement of the creek habitat.

The EIR should address the existing habitat and habitat quality, as well as the potential for future
higher quality habitat as a result of the project’s proposal to enhance the creek corridor. A
vegetation map must be included to delineate existing habitats and areas supporting sensitive
species. A vegetation map with the project superimposed must also be provided. (For purposes
of analysis in the EIR, areas located within the limits of the approved CUP and Reclamation Plan
should be assumed as mined and “developed” habitat; with the exception of any areas that
qualify as wetland vegetation. Any grading proposed outside the CUP/Reclamation Plan limits
must be included on the vegetation map based on habitat type and assess for potential impacts.)
The EIR must discuss direct, indirect, and cumulative impacts related to loss of habitat,
elimination of sensitive species, and disruption of foraging or breeding habitats and wildlife
corridors. Significant direct and indirect impacts, including those resulting from brush
management requirements, must be clearly identified and quantified.
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Health and Safety
Issue 1: Are any hazardous materials present on or adjacent to the site?
Issue 2: Would the project expose people to potential health hazards?

Although, the types of industrial businesses are not known at this time, the applicant must clearly
define what type of Industrial uses would be anticipated. The EIR discussicn should address the
potential of significant impacts to sensitive receptors (i.e. residential development). The applicant
would be required to comply with the County of Environmental Health Requirements

(Hazardous Material Division) and submit Hazardous Materials Business Plans prior to the first
issuance of occupancy for these industrial based zones.

Although, the types of industrial businesses are not known at this time, the applicant must clearly
define what type of Industrial uses would be anticipated. The EIR discussion should address the
potential of significant impacts to sensitive receptors (i.e. residential development). The applicant
would be required to comply with the County of Environmental Health Requirements

(Hazardous Material Division) and submit Hazardous Materials Business Plans prior to the first
issuance of occupancy for these industrial based zones.

A Phase I Environmental Site Assessment (ESA) that addresses the potential for hazardous
materials to occur on the site must be prepared for the project. The results of the Phase I ESA
should be summarized in the EIR.

Additionally, high power electrical lines cross the southern portion of the property. The EIR
should include a discussion of health issues associated with electro-magnetic fieids (EMF) based
on recent scientific information. The scientific community has concluded that the health risks
from EMF are inconclusive. Therefore, the EIR should summarize the body of scientific
information and include a statement relative to the inconclusive nature of actual health risks and

that the significance of health risks cannot be determined.

The Health & Safety EIR discussion must also address potential Air Quality issues for the
concurrent mining operations and increased traffic emissions. In conjunction with the analysis in
the Air Quality section, a Health Risk Assessment/Air Quality/Hot Spot Analysis must be
prepared to determine if the proposed project (as a stationary source) may expose sensitive
receptors (i.e. residential development) to increased level of particulate matter that can cause
substantial human health effects.

Cultural Resources

Issue 1: Would the implementation of the project adversely affect archaeological or historical
resources?

Although the site is the location of on-gong mining operations, there is a potential that important
cultural resources could remain outside the limits of the CUP/Reclamation Plan but within the
limits of proposed grading that could be adversely affected by the project. Therefore, an
archaeological/historical resources study consistent with the City’s Historical Resource
Guidelines must be conducted for the project site. The study must include a cultural resource
literature search and walkover survey. Potentially significant cultural resource sites should be
tested, and the report summarized in the text of the document. Note that EAS staff must be
consulted prior to conducting any subsurface explorations.
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Hydrology

Issue 1: Would modifications to the natural drainage system be required for the implementation
of the project? Would these modifications result in direct or cumulative impacts related to
increase flooding and erosion?

A portion of the project is located within the floodway of a Special Flood Hazard Area (Federal
Emergency Management Agency (FEMA) - Carroll Canyon Creek, panel 1344/1364F). The
applicant must disclose and address potentially significant impacts that may result from the
development within the floodway and if the proposed project would impose flood hazards on
other properties. The engineering analysis required shall be approved by the City engineer and
specific measures (i.e. certification) may be required to mitigate impacts to a level below
significance.

Anticipated changes to existing drainage patterns and runoff volumes should be addressed in the
EIR. A conceptual drainage plan must be provided and measures to protect on-site and
downstream properties from increased erosion or siltation must be identified. The discussion of
hydrology should also include a description of how Carroll Canyon Creek will be treated as
proposed by the project and the effects of any modifications to the creek.

In addition, the biology and hydrology EIR discussions shall address and identify if the proposed
changes in drainage patterns (resulting from increased impervious surfaces) would subsequently
create a significant impact to biological resources in the area. A project would generally have a
significant impact on biological resources if the project would result in a degradation in the
function and value of habitat or if the project would alter the habitat type. Therefore, both the
drainage study and biological survey report must conclude if significant impacts would result.

Geology

Issue 1: Would the proposal expose people or property to geologic hazards such as earthquakes,
landslides, mudslide, ground failure, or similar hazards?

Issue 2: Would the project result in a substantial increase in wind or water erosion of soils,
either on or off the site?

Issue 3: Would the project be located on a geologic unit or soil that is unstable or that would be
come unstable as a result of the project, and potentially result in a on- or off-site landslide, lateral
spreading, subsidence, liquefaction, or collapse?

A geotechnical report, prepared in accordance with the City's Geotechnical Report Guidelines is
required to address the feasibility and suitability of the entire site for the proposed development.
The EIR should discuss the potential for either short- or long-term erosion impacts to soils on-
site. Geological constraints on the project site, including groundshaking, ground failure,
landslides, erosion, and geologic instability should be addressed, as well as seismicity and
seismic hazards created by faults present in the project site. Additionally, the EIR should include
a discussion of the project’s potential to aggravate or intensify the wind and water erosion
naturally occurring on the project site.

Page 8 of 15



Paleontological Resources
Issue 1: Would the project result in the loss of paleontological resources of known significance?

The City's Geology of San Diego Metropolitan Area - Del Mar Quadrangle Map (1975) identifies
the site to be underlain with Alluvium, Slopewash, Stadium Conglomerate, and Lindavista
Formations. Stadium Conglomerate and Lindavista formations are assigned a high sensitivity
rating to discover significant palcontological resources if grading would includes more than
1,000 cubic yards of soil cut at a depth of 10 feet or greater.

Based on the proposed grading quantities (approximately 12,130,195 cubic yards of soil cut at a
maximum depth 75 feet), the project still has the potential to uncover significant paleontological
resources.

Therefore, the EIR should include a paleontological resources discussion that identifies the
underlying soils and formations and the likelihood of the project to uncover paleontological
resources during grading activities. If the proposed development would impact Stadium
Conglomerate and Lindavista formations, specific conditions (monitoring and curation) would be
required to mitigate impacts to a level below significance.

Public Services and Facilities

Issue 1: Would the proposed project result in the need for new or expanded public facilities,
including, fire protection, police protection, health, social services, emergency medical, libraries,
schools and parks (open space, recreation, cultural facilities)? If so, what physical impacts would
result from the construction of these facilities?

The proposed project may have a significant physical impact to existing public services (police
and Fire) and facilities (Schools, Libraries, and Parks and Recreational Resources). The EIR
discussion and significance should be based on the City's Significance Determination Guidelines.

The intensification of land uses on the property could increase demand on existing and planned
public services and facilities. Discuss the project’s effect on the need for libraries and identify
any park deficiencies in the planning area. Also identify fire and police facilities in relation to
the project site. Discuss whether the Fire Department’s six-minute response time for fire crews
and equipment, and eight-minute emergency services response time can be achieved, and
whether the Police Department’s goal of a seven-minute response time for priority calls can be
met. Contact the environmental analyst to obtain this information. In addition, include a
discussion of Senate Bill 50 as it relates to impacts on schools.

Public Utilities

Issue 1: Would 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?

The proposed development may significantly impact existing public utilities (electrical and
natural gas, solar energy, communication systems, solid waste generation/disposal, water and
sewer, water and sewer, and recycled water reuse) and may require new and/or improved
infrastructure. The EIR must address how the proposed project would meet local, state, and
federal regulations.
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Specifically, the EIR should include a Waste Managemerit Plan that must be approved by the
City's Environmental Services Department that would address Solid Waste/Disposal impacts.

A Sewer Study, prepared in accordance with the City's Sewer Design Guide, is required to
determine if appropriate sewer facilities are needed to serve the development. The analysis and
conclusions of the sewer study shall be included in the EIR, as approved by the City's
Metropolitan Wastewater Department (MWWD).

As required by LDR-Water Review, a Water Study is required to determine appropriate public
water facilities and pressure zones necessary to provide service to the proposed development.
The analysis and conclusions in the report shall be included in the EIR, as approved by the City's
Senior Civil Engineer.

A Recycled Water Study is required to determine appropriate facilities to serve all public school
and park sites, and nonresidential landscaping served by irrigation meters. The analysis and
conclusions of the recycled water study shall be included in the EIR, as approved by the City's
Senior Civil Engineer.

A Water Supply Assessment Study is required to determine if there is available water for the
proposed project for a 20-year planning horizon, including single and multiple dry years. EAS
will send a memo to the City's Water Department requesting a water availability analysis to be
done, in coordination with the County Water Authority. The analysis and conclusions of the
report will be included in the EIR.

Identify any conflicts with existing and planned infrastructure, evaluate any need for upgrading
infrastructure and describe any impacts resulting from the construction of needed new facilities.
A description of any energy and water saving project features should also be included in this
section.

In the Existing Conditions section of this issue area, address water supply availability consistent
with Senate Bill 610. Sewer and water studies must be submitted for staff review to ensure the
existing and proposed facilities can service the needs of the project.

Discuss the project’s construction and operational effects on the City’s ability to handle solid
waste. According to Assembly Bill 939, the City of San Diego is required to divert at least 50
percent of its solid waste from landfill disposal through source reduction, recycling, and
composting by 2000. Since the project proposes an increase in density, would construct over 50
multi-family units, and requires a community plan amendment the applicant is required to
prepare a solid waste generation /disposal plan which addresses demolition, construction and the
occupancy phases of the project.

Landform Alteration/Visual Quality/Community Character

Issue 1: Would the project result in a substantial change in the topography or ground surface
relief features?

Page 10 of 15



Issue 2: Would the proposed project block public views from designated open space areas, roads,
parks or to any significant visual landmarks or scenic vistas?

Issue 3: Would the project affect the existing visual character of the site and surrounding area,
particularly with respect to views from any major roadways and public viewing areas?

This section should evaluate grading associated with the project and the potential change in the
visual environment based on the proposed development. Visual impacts of the proposed project
should be addressed from public vantage points. Visibility of the site from public vantage points
should be identified and any changes in these views should be described.

Describe how the character of the Mira Mesa Community in this area would be affected with
development of the project. Describe any unifying theme proposed for the development area.
Would the project result in a homogenous style of architecture, or would varied architectural

designs be encouraged?

Based on the land use changes and the amount of grading proposed; visual quality, neighborhood
character, landform alteration, light/glare impacts would be identified and be considered
significant. The EIR shall address how the proposed project would or would not create a
significant impact on visual effects within the community.

The appropriate visual analysis which may include photos of the existing and proposed
conditions should be included in the Visual Effects section of the EIR.

Water Quality

Issue 1: Would the proposal result in an increase in impervious surfaces or a substantial
alteration of on and offsite drainage patterns affecting the rate and volume of surface runoff?

Issue 2: Would the proposal result in an increase in pollutant discharge to receiving waters
during or following construction? Would the proposal discharge identified pollutants to an
already impaired water body?

Issue 3: What short-term and long-term effects would the project have on local and regional
water quality? What types of pre- and post-construction Best Management Practices (BMPs)
would be incorporated into the project to preclude impacts to local and regional water quality?

Water Quality is affected by sedimentation cause by erosion, by urban run-off carrying
contaminants, and by direct discharge of pollutants (point-source pollution). As land is
developed or redeveloped, the impervious surfaces could send an increased volume of runoff
containing oils, heavy metals, pesticides, fertilizers and other contaminants (non-source
pollution) into associated watersheds. Sedimentation can impede stream flow. Compliance with
the City’s Stormwater Standards is generally considered to preclude water quality impacts. The
Storm Water Standards are available online at http://www.sannet.gov/development-
services/news/newslist.shtml.

Discuss the project’s effect on water quality within the project area and downstream. If the
project requires treatment control BMPs, submit a Water Quality Technical Report consistent
with the City’s Storm water standards (adopted December 2002). The report must include, but
not be limited to BMP maintenance schedules and maintenance costs and the responsible party
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for future maintenance and associated costs. The report must also address water quality, by
describing the types of pollutants that would be generated during post construction, the pollutants
to be captures and treated by the BMPs. The findings in this report must be reflected within this
section of the EIR.

Based on the analysis and conclusions of the WQTR, the EIR shall disclose how the project
would comply with City, State, and Federal regulations and standards. In addition, the
engineer/consultant should take in consideration specific BMPs/BATs that could also protect
biological resources (Carroll Creek) from adverse water quality effects.

Mineral Resources

Issue 1: Would the project result in the loss of significant mineral resources (e.g. sand and
gravel) as identified in “Open File Report 96-04, Update of Mineral Land Classification:
Aggregate Materials in the Western San Diego County Production — Consumption Region,”
1996, Department of Conservation, Californian Department of Geological Survey, located in the
EAS library?

The project proposes a Master Plan of development for an existing sand and gravel resource
mining site. The EIR must include a discussion of quality and amount of resources remaining on
the site that would not be mined, as a result of implementing the Master Plan project. The EIR
should conclude if the project would result in the loss of availability of known mineral resources
that would be of value to the region and residents of the state.

As part of the Mineral Resources section, the EIR should discuss the proposed Mining and
Reclamation Plan for the area as anticipated in the community plan. The project site is currently
being mined for aggregate resources (sand and gravel) in accordance with Conditional Use
Permit (CUP) No. 315-2. Development of the project site may create a significant impact if the
resources located within a locally important mineral recovery site (as defined in Open File Report
96-04 and identified in the general plan, specific plan, or other land use plan) are not available
for extraction or exhausted.

Population and Housing/Socioeconomic Impacts

Issue 1: To what extent would the project change the demographic character of the area?

The project proposes the introduction of new housing on a site that is currently not developed
with urban land uses. The EIR must address the project’s overall effect on the City’s need for
housing and how providing housing at this location would change the community’s
demographics.

Energy

Issue 1: Would the construction and operation of the proposed project result in the use of excessive
amounts of electrical power? Would the proposed project result in the use of excessive amounts of
fuel or other forms of energy (including natural gas, oil, etc)?

Address the estimated energy use for the project and assess whether the project would generate a
demand for energy (electricity or natural gas) that would exceed the planned capacity of the energy
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suppliers. Present measures included as part of the project or proposed as mitigation measures
directed at conserving energy and reducing energy consumption.

Growth Inducement

Issue 1: Would this project foster economic or population growth, or the construction of
additional housing either directly or indirectly?

Growth Inducement is a mandatory EIR issue section that would require a twofold discussion.
The analysis should conclude 1) how the project is directly and indirectly growth inducing (i.e.
fostering economic or population growth by land use changes, construction of additional housing,
etc.) and 2) if the subsequent consequences (i.e. impacts to existing infrastructure, requirement of
new facilities, roadways, etc) of the growth inducing project would create a significant and/or
unavoidable impact, and provide for mitigation or avoidance.

Address the potential for growth inducement through implementation of the proposed project.
Accelerated growth could further strain existing community facilities or encourage activities that
could significantly affect the environment. This section need not conclude that growth-inducing
impacts, if any, are significant unless the project would induce substantial growth or
concentration of population.

Cumulative Impacts

Issue 1: What are the cumulative impacts of this project in conjunction with other approved or
proposed projects within Mira Mesa and adjacent communities?

When this project is considered with other past, present, and reasonable foreseeable projects
within the Mira Mesa Community, implementation could result in significant environmental
changes, which are individually limited but cumulatively considerable. Therefore, in accordance
with Section 15130 of the CEQA Guidelines, potential cumulative impacts must be discussed in
a separate section of the EIR. Your environmental consultant should meet with EAS staff to
determine the specific projects that should be considered as part of the cumulative impacts
analysis.

Effects Not Found to be Significant

Provide a discussion of the environmental issue areas that were determined not to be significant
and describe the reasons for this determination.

New Information/Project Amendments
If the project description changes, and/or supplementary information become available, the EIR

may need to be expanded to include additional issue areas. This must be determined in
consultation with EAS staff.
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Alternatives:

The EIR must place major attention on reasonable alternatives that avoid or mitigate the project’s
significant impacts. These alternatives should be identified and discussed in detail and should
address all significant impacts. The alternatives analysis should be conducted in sufficient
graphic and narrative detail to clearly assess the relative level of impacts and feasibility. See
Section 155364 of the CEQA Guidelines for the CEQA definition of “feasible.” In conformance
with NEPA the alternatives must be discussed in a level of detail cqual to the proposcd project.

Preceding the detailed alternatives analysis, provide a section entitled “Alternatives Considered
but Rejected.” This section should include a discussion of preliminary alternatives that were
considered but not analyzed in detail. The reasons for rejection must be explained in detail and
demonstrate to the public the analytical route followed in rejecting certain alternatives.

The following alternatives must be considered:

A. No Project/Development Under Existing Approvals: This alternative should describe an
alternative that would reclaim the site in accordance with the approved Reclamation Plan.

B. Reduced Development Alternative: It is anticipated that the traffic study will show a
substantial increase in traffic volumes in the community as a result of build-out of the Master
Plan. Therefore, a Reduced Development Alternative that reduces the overall traffic impacts.
Work with the City’s EAS and Transportation Development staff to determine the development
intensity that should be considered in this alternative.

C. Industrial Park Alternative: As an option to development of the site as a Transit Oriented
Development, the adopted Carroll Canyon Master Plan and the Mira Mesa Community Plan
allow development of the property as a conventional light industrial park. A project alternative
should be evaluated that addresses development of the site with light industrial/business park
uses. Discuss the environmental effects that could increase as a result of this alternative, such as
land use, traffic, air quality and noise.

D. Alternative Location for the Project: Discuss other off-site locations that might be feasible
which would avoid or substantially reduce significant impacts associated with the project at the
proposed location and still achieve the primary project objectives.

If through the environmental analysis process, other alternatives become apparent which would
mitigate potentially significant impacts these alternatives must be discussed with EAS staff prior
to including them in the EIR. It is important to emphasize that the alternatives section of the EIR
should constitute a major part of the report. The timely processing of the environmental review
will likely be dependent on the thoroughness of effort exhibited in the alternatives analysis.

Until a screen check EIR is submitted which addresses all of the above issues, the environmental

processing timeline for this project will be held in abeyance. If you have any questions or need
clarification on the above, please contact Terri Bumgardner, Senior Planner at (619) 446-5381.
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Si?’
Ro Manis

Assistant Deputy Director
Development Services Department

Attachments: Figure 1, Location Map
Figure 2, Project Area Map

cc: Tim Daly, Development Project Manager
Anne Jarque, Associate Planner
Renee Mezo, LDR Planning
Julius Ocen-Odge, LDR Engineering
Jim Lundquist, LDR Transportation
Alex Hempton, LDR Landscaping
Ted Parker, SD Police Department
Thomas Bui, LDR Water
Hamid Baghari, LDR Wastewater
Jeff Harkness, Parks and Open Space
Deborah Sharp, Park Development
Cheryl Robinson, Facilities Financing
Cecilia Williams, Long Range Planner
Bob Medan, BDR Fire
Ann French-Gonsalves, Transportation Development
Kevin Sullivan, Planning Liaison
Karen Ruggels, KLR Planning
City Attorney Office
EAS Seniors
EAS File
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