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Executive Summary

This Program Environmental Impact Report (PEIR) for the proposed Mission Valley Community
Plan Update and associated discretionary actions (collectively referred to throughout this PEIR as
the “proposed CPU”) has been prepared by the City of San Diego (City) in compliance with the
California Environmental Quality Act (CEQA) Statute and Guidelines (Public Resources Code
[PRC], Section 21000 et seq. and California Code of Regulations [CCR], Title 14, Section 15000 et
seq.) and in accordance with the City’s 2016 CEQA Significance Determination Thresholds. The
City of San Diego is the lead agency responsible for ensuring that the proposed CPU complies with
CEQA. The “lead agency” is defined by PRC Section 21067 as “the public agency which has the
principal responsibility for carrying out or approving a project which may have a significant effect
upon the environment.” '

The proposed CPU includes a number of legislative actions to be considered by the City Council,
but primarily is a comprehensive update of the 1985 Mission Valley Community Plan. The
proposed CPU reflects citywide policies and programs developed in the 2008 City of San Diego
General Plan.

A PEIR is intended to inform decision-makers and the general public of the potential significant
environmental impacts of a proposed project. The PEIR also considers the availability of mitigation
measures to minimize significant impacts and evaluates reasonable alternatives to the proposed
CPU that may reduce or avoid one or more significant environmental effects.

ES.| Proposed Project

ES.I.1 PLANNING AREA

The Mission Valley Community Plan area is located in the geographic center of the City of San
Diego. The CPU area is surrounded by several other Comnmunity Plan areas: Old Town San Diego,
Uptown, Greater Northern Park, Normal Heights, Kensington-Talmadge, College Area, Navajo,
Tierrasanta, Kearny Mesa, Serra Mesa, Linda Vista, and Mission Bay Park.

'The CPU area encompasses roughly 3,216 acres of land. The CPU area is urbanized and generally
characterized as a mix of commercial and residential uses, with significant recreational and open
space acreage. The CPU area is generally bounded by Friars Road and the northern slopes of the
valley on the north, the eastern banks of the San Diego River on the east, the southern slopes of the
valley on the south, and Interstate (I-) 5 on the west,
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The San Diego River, which runs westward through Mission Valley, is a significant asset and
defining feature of the community. The valley sits at the crossroads of the regional freeway system,
enjoying access from 1-5, I-8, I-15, I-805 and State Route (SR-) 163.

ES.1.2 PROJECT DESCRIPTION

The proposed CPU is a comprehensive update to the Mission Valley Community Plan, adopted in
1985. The adopted Community Plan has undergone over 20 amendments in the intervening years
and was last amended in 2013, The proposed CPU provides detailed, community-specific policy
direction to guide development in Mission Valley and brings the Community Plan up to date by
analyzing current land use, development, and environmental characteristics; evaluating changes in
demographics; understanding the demand for housing and commercial development; working
with community members to establish a vision and objectives; evaluating the “fit” of current
Community Plan policies to achieve community goals and regulatory requirements; and ensuring
policies and recommendations remain in harmony with the General Plan, citywide, and regional
policies.

The proposed CPU’s implementation requires adoption of the proposed Mission Valley
Community Plan, and other associated discretionary actions, including amendments to the General
Plan to incorporate the proposed CPU as a component of the General Plan Land Use Element,
amendments to the San Diego Municipal Code and Official Zoning Map to be consistent with the
proposed CPU, amendments to existing development agreements; and updates and amendments
to other plans and regulatory documents including but not limited to, SANDAG’s Regional Plan,
the City’s Pedestrian Master Plan, the City’s Bicycle Master Plan, the City’s Traffic Signal
Communications Master Plan, and the Urban Water Management Plan.

The intent of the proposed CPU is for Mission Valley be a vibrant community, renowned for its
wall- and bike-ability, accessibility to interstates and transit, recreational and employment
opportunities, and a concentration of diverse food and unique shopping. New and creative housing
opportunities are envisioned to be a defining feature of a future Mission Valley. Existing sites are
re-envisioned to better integrate housing into the area, with a balance between housing,
employment, and shopping opportunities. The community’s San Diego River Trail and pedestrian
paseos will join with green streets and community parks. New connections and a strengthened grid
will improve vehicular mobility, and present and future trolley lines will support easy commuting
and transit-oriented development.

The proposed CPU envisions the following major changes related to the community’s vision for
specific portions of the CPU area:

e Western Mission Valley. To acquire a residential and park focus with complementing
office and retail uses.

e South ofI-8. To be enhanced through higher quality building materials, new opportunities
for regional retail development, and restoration of the landscape.
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The Stadium Site. Redevelopment to occur through a future Specific Plan or Campus
Master Plan.'

Central Mission Valley. To become an active, mixed-use urban hub and central business
district.

Eastern Mission Valley. To support higher density residential development with enhanced
multi-modal connectivity.

Project Objectives

In accordance with CEQA Guidelines Section 15124(b), the following objectives have been
identified to outline the underlying purpose for the proposed CPU. These objectives assisted the
City as the lead agency in developing a reasonable range of alternatives to evaluate in this Draft
PEIR and will ultimately aid in preparing findings and overriding considerations, if necessary. The
primary objectives for the proposed CPU are to:

Establish a sustainable, walkable community with enriched pedestrian spaces including
linear parks and nodes of pedestrian-scale, visually stimulating development that support
a mix of uses;

Establish a strengthened grid system that supports local and regional roadway network
efficiency, with a finer grain of streets that provide a second layer of neighborhood
mobility more suitable to pedestrian and daily community trips;

Accommodate new roadway connections within developed areas or areas planned for
development for improved connectivity and adequate emergency access and response;

Provide housing and employment opportunities in close proximity to transit;
Meet the City’s Climate Action Plan (CAP) goals;

Create a branching park and pedestrian pathway system with the San Diego River as the
backbone and organizing framework;

Establish usable public spaces that provide amenities for recreation and relaxation for
community enjoyment;

Encourage architecture that is distinctive and memorable, with attention paid to building
quality, materials, details, and amenities that give back to the community; and

Enhance and maintain the hillsides that form the edges of the valley.

1. The proposed CPU assumed that 4,800 dwelling units, two million square feet of office space, 300,000 square feet of
retail space, 38.1 acres of active park, and 4.9 acres of open space would be developed on the Stadium site. The future
Specific Plan for the Stadium site will provide more site-specific development details.
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ES.3 Areas of Controversy

Environmental impacts classified as significant and unavoidable that may generate controversy
have been identified in the resource topics of air quality; historical, cultural, and tribal resources;
hydrology and water quality; noise; public services and facilities; public utilities and infrastructure;
and transportation inasmuch as they may be controversial to the general public, agencics, or
stakeholders, Table ES-1 lists significant and unavoidable impacts, summarizes the results of the
impact analysis, and lists applicable mitigation measures.

ES.4 Project Alternatives

To fully evaluate the environmental effects of proposed projects, CEQA mandates that alternatives
to the proposed CPU be analyzed. Section 15126.6 of the State CEQA Guidelines requires the
discussion of “a range of reasonable alternatives to the project, or to the location of the project,
which would feasibly attain most of the basic objectives of the project but would avoid or
substantially lessen any of the significant effects of the project” and the evaluation of the
comparative merits of the alternatives. The alternatives discussion is intended to “focus on
alternatives to the project or its location which are capable of avoiding or substantially lessening
any significant effects of the project,” even if these alternatives would impede to some degree the
attainment of the project objectives.

Alternatives to the proposed CPU are evaluated in Chapter 6 of this PEIR. The evaluations analyze
the ability of each alternative to further reduce or avoid the significant environmental effects of the
proposed CPU. Bach major issue area included in the impact analysis of this PEIR has been given
consideration in the alternatives analysis. This PEIR evaluates three alternatives to the project: the
No Project Alternative (continuation of the adopted Community Plan), Alternative 1: No new
roadway extensions of Street “J” or Fenton Parkway over the San Diego River, and Alternative 2:
Via Las Cumbres 2-Lane Roadway connection over the San Diego River.

ES.1.3 NO PROJECT ALTERNATIVE

The purpose of evaluating the No Project Alternative is to allow decision-makers to compare the
potential impacts of approving the proposed CPU with the potential impacts of not approving the
proposed CPU. The No Project Alternative analysis represents what would be reasonably expected
to occur in the foreseeable future if the proposed CPU were not approved.

Under the No Project Alternative, the existing 1985 Mission Valley Community Plan would
continue to guide development and would include land use designations as they apply today,
including all amendments to the Community Plan from its original adoption in 1985 to its most
recent update in 2013. The plan includes goals and actions to improve the transportation system,
encourage mixed-use development on large sites, guide urban form and physical development that
protects and is responsive to the physical environment, and encourage the development of
neighborhood facilities that fulfill the daily needs of local residents.
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ES.1.4 ALTERNATIVE |

Alternative 1 differs from the proposed CPU in that it would not include the proposed Street “J”
connection, which would extend from Friars Road to Hotel Circle South, or the extension of
Fenton Parkway to Mission City Parkway/Camino Del Rio North. Therefore, there would be no
new roadway extensions across the San Diego River. Alternative 1 would include all other
policies, land use designations, and mobility improvements included in the proposed CPU.
Projected buildout under Alternative 1 would be the same as the projected buildout for the
proposed CPU. This alternative was developed to reduce potential impacts related to the
construction of the roadway extensions across the river.

ES.1.5 ALTERNATIVE 2

Alternative 2 differs from the proposed CPU in that instead of the two-lane Street “J” connection,
the north-south connection would be made 900 feet to the west via a two-lane Via Las Cumbres
connection. Like the proposed CPU Street “J” connection, the extension of Via Las Cumbres would
include Class II buffered bicycle lanes and a painted median from Friars Road to Levi-Cushman
Street B (with additional lanes at intersections as needed) and would bridge over the San Diego
River; plus enhancements to Fashion Valley Road to raise it to the 15-year flood level and widen it
to a four-lane major street with Class 1V cycle track, which is the same as under the proposed CPU,
Differing from the proposed CPU, the profile of this alternative would be much higher, as the Via
Las Cumbres extension would be elevated over the MTS trolley track, instead of converting the
existing berm into a bridge over Street “J”. For this alternative, the bridge would cross the river
further west than under the proposed CPU.

ES.1.6 ENVIRONMENTALLY SUPERIOR ALTERNATIVE

CEQA Guidelines Section 15126.6(e)(2) requires the identification of an environmentally superior
alternative among the alternatives analyzed in an EIR. The guidelines also require that if the No
Project Alternative is identified as the environmentally superior alternative, then another
environmentally superior alternative must be identified. Based on a comparison of the alternatives’
overall environmental impacts and their compatibility with the proposed CPU’s goals and
objectives, Alternative 1 is the environmentally superior alternative for this PEIR,

While the No Project Alternative would have the least number of significant impacts, per the CEQA
Guidelines, another environmentally superior alternative must be identified. Alternative 1 and the
proposed CPU would each have the same number of significant impacts, while Alternative 2 would
result in greater significant and unavoidable impacts. As Alternative 1 would not include the
proposed CPU roadway extensions of Street “T” and Fenton Parkway across the San Diego River, it
would result in the following considerations when compared to the proposed CPU:

¢ Lessimpacts to biological resources for the Street “]” and Fenton Parkway connections;
¢ Less potential to impact historical or cultural resources in the vicinity of the river;

¢ A slightly lower potential for impervious pavement and therefore flooding due to the
removal of the proposed river crossings;
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e Lower potential for light and glare, as it would not include new street lights along the
proposed roadway connections over the San Diego River; and

e Less potential for obstruction of scenic views of the San Diego River.

While implementation of Alternative 1 would result in increased VMT compared to the proposed

. CPU and, like the proposed CPU, would have significant and unavoidable impacts with regards to
air quality standards and conflicts with applicable air quality plans, for the reasons discussed above,
Alternative 1 is the environmentally superior alternative.

ES.5 Summary of Significant Impacts and
Mitigation Measures that Reduce Impact

Table S-1 summarizes the results of the environmental analysis including the potentially significant
environmental impacts of the proposed CPU and proposed mitigation measures to reduce or avoid
these impacts. Impacts and mitigation measures are organized by issue in Chapter 4.0,
Environmental Analysis. Chapter 4.0 also includes discussions of proposed policies that would
reduce identified impacts. Chapter 5.0, CEQA Required Conclusions, includes an analysis of the
cumulative impacts of the proposed CPU for each issue.

Pursuant to CEQA Guidelines Section 15126, all components associated with the proposed CPU
are considered in this PEIR at the program level when evaluating potential impacts on the
environment, including the construction of future development and supporting facilities and
utilities. Impacts are identified as direct or indirect, and short-term or long-term, and are assessed
on a plan-to-ground basis. The plan-to-ground analysis addresses the changes or impacts that
would result from implementation of the proposed CPU compared to existing ground conditions.
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