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IMPAC T MIT IGAT ION MEASURES

ANALYSIS OF

S IGNIFICANCE AFT ER

MI T IGAT ION

P ALEONT OLOGICAL RESOURCES

Due to che on-sice presence of geologic formations wich 

moderate to high resource sensitivity and the nature of

proposed grading/excavation, implementation of the project 

would potentially result in significanc impacts to 

paleontological resources. 

Prior to Pre-Construction Meeting 

1. Prior to the issuance of a Notice to Proceed (NTP ) or any

conscruccion permits, including, but noc limited to, che first

Grading Permic, Demolicion Plans/Permits and Building


Plans/Permits the Assistant Deputy Director (ADD)

environmental designee of the City's Land Development


Review Division (LDR) shall verify that che following


scacemenc is shown on the grading and /or construccion


plans as a note under the heading Environmencal


Requiremencs: "Universicy Towne Center Revicalizacion


Projecc is subjecc co Micigacion, Monicoring and Reporcing


Program and shall conform co che micigacion condicions as

concained in che University Towne Center Revitalization


Projecc EIR (SCH No. 2002071071; Project No . 2214)."

2. The project applicant shall submic leccers of qualification co

the ADD

Prior to the recordation of the firsc final map, NT P or any

permits, including buc noc limiced co, issuance ofa Grading

Permic, Demolition Plans/Permits and Buiiding


Plans/Permics, the applicanc shall provide a letter of

verification to the ADD scacing chac a qualified


paleontologisc (che Monicor), as defined in the City of San

Diego Significance Determination Guidelines for

Paleontological Resources, has been retained to implement


the monicoring program.

Less than Significanc
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Prior to Pre-Construction Meeting (cont.)


3. The project applicant shall submic co the micigacion

monicoring coordinacor (MMC) a second letcer concaining

names of monicors

(A) Ac lease chirty days prior co che pre-construccion


meeting, a second letter shall be submitted to the

MMC, which includes the names of the Principal

Investigator (PI) and all persons involved in the

paleontological monitoring ofthe projecc.

(B) The MMC shall provide the Plan Check Department


with a copy of both che first and second letter.

4. The monicor shall perform a records search prior co pre_-

construction meeting

At least thirty days prior to the pre-construction meeting,

the Monicor shall verify thar a records search has been

compleced and updaced as necessary, and he/she shall be

prepared co introduce any percinent information concerning


expectacions and probabilities of discovery during crenching

and/or grading activities. Verification includes, but is not

limited co, a copy of a confirmation letter from the San

Diego Natural History Museum, other institucion or, if the

record search was in-house, a letter of verificacion from the

PI stating that the search was completed.
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Pre-Construction Meeting

5. The monitor shall attend preconstruction meetings


(A) Prior to beginning any work that requires monitoring,


the Applicant shall arrange a pre-construction meeting


that shall include the Monitor, construction manager


and/or grading contractor, resident engineer (RE),

building inspeccor (BI) and the MMC. The Monitor


shall accend any grading related pre-construction


meetings co make comments and/or suggescions


concerning che paleontological monicoring program


wich che conscruccion manager and/or grading


concraccor.

(B) If the Monitor is not able to attend the pre-

construction meeting, the RE or BI, as appropriare,


shall schedule a focused pre-conscruccion meecing for

che MMC, Monicor, construction manager and

appropriate contractor's tepresentacive co review che

job on sice prior co che scare of any work chac requires


monicoring.

6. The monicor shall identify areas to be monitored


At the pre-construction meeting, the Monitor shall submic

co che MMC a copy of che sice/grading plan (reduced to

1 l"xl7") that identifies areas to be monitored, ^ ̂
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Pre-Construction Meeting (cont.)


7. The monitor shall submit a schedule to che MMC indicating

when monitoring will occur

Prior to the statt of work, the Monitor shall also submit a

construccion schedule co che MMC chrough che RE or BI, as

appropriare, indicating when and where monitoring is to

begin. In addition, the Monicor shall notify the MMC


directly ofthe start date for monitoring.

During Construction


8. The Monitor shall be present during grading/excavation

The Monitor shall be presenc ac all cimes during the initial

cuccing of previously undisturbed formations with high and

moderace resource sensitivity, and he/she shall document


activity via the Consultant Sice Visic Record (form). This

form shall be faxed to che RE or BI, as appropriare, and che

MMC each month.
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9. Discoveries

(A) Minor Paleontological Discovery


In the event of a minor paleontological discovery (small

pieces of broken common shell fragments or other

scatcered common fossils) the Monitor shall notify the

RE or BI, as appropriate, that a minor discovery has

been made. The determination of significance shall be

at the discretion of the Monitor. He/she shall continue


to monitor che area and immediately notify the RE or

BI, as appropriate, if a potential significant discovery

emerges.

(B) Significant Paleontological Discovery


In the event of a significanc paleontological discovery,

and when requested by the Monitor, the RE or BI, as

appropriate, shall be notified to divert, direct or

temporarily halt conscruccion activities in the area of

discovery to allow recovery of fossil remains. The

determination of significance shall be at the discretion of

the Monitor. The paleontologist with PI level

evaluacion responsibilities shall also immediately notify

the MMC staff of such finding at the time of discovery.

MMC scaff will coordinace with appropriate LDR staff.
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10. Night Work

(A) If night work is included in the contract:


(1) The extent and timing shall be presented and

discussed at the pre-construction meeting .

(2) The following procedures shall be followed:

(a) No Discoveries


In the event that nothing was found during

night work, the PI shall record che informacion

on che Site Visic Record Form.

(b) Minor Discoveries


All minor discoveries shall be processed and

documenced using che exiscing procedures under

measure 9(A) above wich che excepcion chac che

RE shall contacc che MMC by 9 A.M. che

following morning co reporc and discuss che

findings.
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(c) Potentially Significant Discoveries


If the PI determines that a potentially significant

discovery has been made, the procedures under

9(B) above shall be followed, with the excepcion

that the RE shall concacc che MMC by 9 A.M.


the following morning to report and discuss the

findings.

(B) If nighc work becomes necessary during che course of

construction:


(l)The construccion manager shall notify the RE or BI,

as appropriate, a minimum of 24 hours before the

work is to begin.


(2) The RE or BI, as appropriate, shall notify che MMC


immediacely.

(C) All ocher procedures described above shall apply, as

appropriare.

11. Notification of Completion

The Monitor shall notify the MMC and the RE or BI, as

appropriate, ofthe end date of monitoring.
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Post-Construction


The Monitor shall be responsible for preparation of fossils to a

point of curation as defined by che Cicy of San Diego

Paleontological Guidelines.

12. The monitor shall submic a leccer of acceptance from a local

qualified curacion facilicy


The Monicor shall be responsible for subrnktal of a letter of

acceptance to che ADD from a local qualified curation

facility. A copy of rhis letter shall be forwarded to the

MMC.


13- If fossil collection is not accepted, the monicor shall contacc

LDR for alternatives

If che fossil colleccion is not accepted by a local qualified

facility for reasons other than inadequate preparation of

specimens, the Monitor shall contact LDR to suggest an

alternative disposition of the colleccion. The MMC shall be

notified in writing ofthe situation and resolution.
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14. The monitot shall tecord sites with San Diego Natural

History Museum

The Monitor shall be responsible for the recordation of any

discovered fossil sites with the San Diego Natural History

Museum.

15. Final Results Report

(A) Prior to the release of the grading bond, two copies of

the Final Results Report, which describes the resulcs,

analysis and conclusions of che above paieoncological

monitoring program (wich appropriare graphics), shall

be submitted to the MMC for approval by the ADD.

The Final Results Report shall be submitted regardless

of che resulcs (e.g., if negative).

(B) The MMC shall notify the RE or BI, as appropriate, of

receipt ofthe report.
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impacts to water service infras true cure,  stormwater drainage 

and sewer service, would be less than significant. Anticipated


solid waste generation following che buildout of proposed 

project would result in significanc impacts on both a project 

and cumulative level. Cumulatively significant impacts to

sewer line capacity would be expected due co a current


deficiency in sewer line capacity.

Sewer Mitigation


1. Prior to receipt of final cerrificace of occupancy, the project 

applicant shall contribute their fair share to the cost of

upsizing and relocating the sewer line within Genesee

Avenue, satisfactory to the City Engineer. T h e upsizing


mu s t oc cu r prior to the site exceeding existing sewage


flows tha t c on t r ibu te to the line-

Solid Waste Mitigation


2. Prior to Preconstruction (Precon) Meeting


Land Development Review (LDR) Plan Check - Prior to

issuance of any permit, including but is not limited to, any

discretionary action, grading or any other conscruccion


permit, the Assiscanc Depucy Direccor (ADD) shall verify

that all the requiremencs of the waste management plan have

been shown and/or noced on che Demolition and/or Grading

Plans (conscruccion documencs).

a. Prior co issuance of a demolition permit, the permittee


shall be responsible to arrange a Precon Meeting. This


meeting shall be coordinated with the Micigacion

Monicoring Coordinacor (MMC) co verify chac

implemencacion of che waste management plan shall be

performed in compliance wich che plan approved by LDR

and che ESD, co ensure chac impaccs to solid waste

facilities are mitigated co below a level of significance.

b. The plan (conscruccion documencs) shall include che

following elemencs for grading, conscruccion and

occupancy phases of che project as applicable:


i. Tons of waste antic ipated to be generated


ii. Material type of wasce to be generated


Less than Significant


Less than Significant at a

project level; significant and

unmitigable at a cumulative


level
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iii. Source separation techniques for waste generaced


iv. How macecials will be reused on site

v. Name and locacion of recycling, reuse or landfill

facilicies where waste will be taken if noc reused on

sice

vi. A "buy recycled" program


vii. How che project will aim co reduce che generacion


of construction/demolition debris

viii. A plan of how waste reduction and recycling goals

will be communicaced to subcontractors


ix. A timeline for each o f the three main phases of the

project as stated above

c. The plan shall strive for a goal of 50 percent waste


reduccion.

d. The plan shall include specific perfotmance measures to

be assessed upon the completion of che project co

measure success in achieving waste minimization goals.

The permittee shall nocify MMC and ESD when: (1) a

construction petmit is issued; (2) consttuction begins;

and (3) demolition ends .
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e. 

The permittee shall arrange for progress inspections and

a final inspection, as specified in the plan and shall

contact both MMC and ESD to perform these periodic

site visits during construction to inspect the process of

che project's waste diversion effort. Norification shall be

The sent to:

MMC/Tony Gangitano

Micigacion Monitoring Coordination

9601 Ridgehaven Court

Suite 320, MS 1102B


San Diego, CA 92123-1636

(619)980-7122

Environmental Services Department


9601 Ridgehaven Court

Suite 320, MS 1103B


San Diego, CA 92123-1636

(858)492-5010


Prior to the issuance of a grading permit, the applicant

shall receive approval from the ADD that the waste

management plan has been prepared, approved and

implemented . Also prior to the issuance of the grading

permit, the applicant shall submit evidence to the ADD


that the final demolition/consttuction report has been

approved by MMC and ESD. This report shall

summarize the resulcs of implemencing che above wasce

management plan elements, including; the actual waste

generated and diverted from the project, the waste

reduction percentage achieved, how that goal was

achieved, etc.
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3. Precon MeetinR


a. Ac least 30 days prior to beginning any work on the site,

demolition and/or grading, for che imp/emencation of

the Micigacion Monitoring and Reporting Program

(MMRP), the permittee is responsible to arrange a

Precon Meecing that shall include: the Construction


Manager or Grading Concraccor, MMC and ESD, as

well as che Residenc Engineec (RE), if chere is an

engineering permic.

b. Ac the Precon Meeting, the permitcee shall submit

reduced copies (11" x 17") of che approved wasce

managemenc plan co MMC (cwo copies) and ESD (one

copy).

c. Prior to che scare of demolition, che permittee or

Conscruccion Manager shall submic a construccion


schedule to MMC and ESD.


4. During Construction


The permittee or Construccion Manager shall call for

inspections by both MMC and ESD, who will periodically

visit the construction site co verify implementation of the

waste managemenc plan.
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5. Pose Construction


a. 

b. 

After completion of the implementation of the MMRP,


a final results reporc shall be submicced co MMC co

coordinace the review by the ADD and ESD.


Prior to final clearance of any demolition permit,

issuance of any grading or building permit, release ofthe

grading bond and/or issuance of Certificate of

Occupancy, the applicant shall provide documentacion


co the ADD of LDR and the ESD that the waste

management plan has been effectively implemenced.

WATER CONSERVATION

Project demands on potable wacer supply would not be 

excessive. Both projecc phases would be required to comply

with che City of San Diego Land Development Code and the

Recycled Water Service Area requiremencs, which would

reduce che exiscing and expanded cencer's projected demand

on water supply. Sufficient water supplies exist to serve the

future potable water needs of the proposed project would be

satisfied.

None Required No Impacc

CONSTRUCT ION EFFECTS


Project construction would temporarily, buc subscancially, 

impact parking supply. 

1. Prior to and during conscruccion, the transfer of heavy 

equipment and truck export of demolition materials and

earrh macerial shall noc occur during peak craffic hours

(e.g., 7 am co 9 am and 4 pm to 6 pm). The final plans for

each phase of construccion shall note chis requiremenc.

Implemencacion of parking mitigation, discussed above under

Transportation/Circulation, during the peak holiday demand

period would also lessen impact.

Less than Significanc
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Construction in the Palm Passage, Universicy Central and La 

Jolla Terrace districts would noc expose sensicive recepcors co 

elevaced noise levels in excess of City Noise Ordinance. 

Construction in the Towne Centre Gardens and Nobel 

Heights districts and in the vicinicy of off-site traffic 

improvemencs has che pocencial to result in a substantial 

increase in exiscing ambient noise levels chac would expose 

sensitive receptors to noise levels in excess of City Noise 

Ordinance. 

2. Duting all construction activities, ensure chac equipmenc 

has properly operacing and maintained mufflers.

3. Prior ro and during construction activity, locate staging


areas as far away as possible from the daycare cencer and

exiscing residences.

4. At least 72 hours prior to demolition activities in adjacenc


construction areas, the applicant or contractor shall notify

the community daycare center and nearby residences o f the

activity including its anticipated duration.

5. Prior to any construction activityj temporary noise barriers

shall be erected between construction equipment sources


and adjacent to southern-property line and on-site daycare


eenternoise sensitive receptors. The materials, height and

specific location of such barriers shall be derermined by a

site-specific noise reduction study conducted by a qualified

acoustician after the detailed construction schedule and

equipment list have been completed. Noise barriers shall

be designed to achieve che noise limic of 75 dBA 12-hour


average sec by che Noise Ordinance and adiusced as

necessary during construccion to ensure that noise levels are

reduced as much as possible at property lines of sensitive


receptors.

Less than Significant


Project construc tion would noc conflict wich che City of San 

Diego's Significance Determination Thresholds (2007a) for

public vistas or scenic views.

None Required 

No Impac t


The pocencial for nuisance dust exists during project 

construction, but the impact would be less than significant


since ic would be temporary in nature and controlled by air

quality mitigation measures.

None Required 

No Impac t
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1.0 INTRODUCT ION

1.1 PROJECT SCOPE

The 75-acre Westfield University Towne Center (UTC) Revitalization project (proposed project) is the

proposed redevelopment and renovation of a regional shopping center. The project applicant is

Westfield Corporation, Inc. (Westfield), and the project is proposed on property that Westfield

currently owns, manages and operates as Westfield UTC. The existing UTC shopping center operates

under a Planned Commercial Development Permic (#83-017) issued by the City of San Diego in

1983. The proposed project would require the approval ofa Community Plan Amendment (CPA),

Rezone, Master Planned Development Permit (PDP), Site Development Permit (SDP), and a Vesting

Tentative Map (VTM). Sewer and water easement vacations also are proposed. The proposed project

would also relocate and expand public transit opportunities and pedestrian access on and around the

UTC property . The proposed project would allow for the phased development of up to 750,000


square feet ofnew retail and entertainment space and 250 residential dwelling units, with the option

to build less retail and more residential;-hotel and/or office uses instead. This Environmental Impacc

Report (EIR) provides project-specific review of the CPA/Rezone/PDP/SDP/VTM for all phases of

project construction.

The proposed project is situated in the University Community planning area and generally bordered

by the following public roads: La Jolla Village Drive, Genesee Avenue, Towne Centre Drive and

Nobel Drive. The project site is sutrounded by urban developmenr, including office towers, hotel

establishments, commercial/retail uses and high-density residential development .

1.2 PURPOSE AND LEGAL AUTHORITY


The purposes of an EIR are to provide public agencies and the public in general with detailed

information about the effect which a proposed project is likely to have on the environment; to list

ways in which the significant effects of such a project might be minimized; and to indicate alternatives

to such a project. This EIR is an informational document for use by the City of San Diego,

decision-makers and members of the general public to evaluate the environmental effects of the

proposed project. The document has been prepared in accordance with the guidelines for the

preparation of EIRs issued by the City of San Diego (2002b) and complies with all criteria, standards

and procedures of the California Environmental Quality Act (CEQA) of 1970 (California Public

Resources Code Section 21000 et. seq.), as amended, and the State CEQA Guidelines (California

Administrative Code 15000 et. seq.).

The City of San Diego is the lead agency, as defined by Section 15051(bXl) of the State CEQA

Guidelines, for the proposed project evaluated in this EIR. Undet CEQA, the public agency with the

greatest responsibility for supervising or approving the project or the first public agency to take
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discretionary action to proceed with a proposed project should ordinarily act as the "lead agency." The

lead agency is responsible for preparing the EIR and has primary responsibility for approving the

project.

1.3 SCOPE AND CONTENT OF THE EIR

This EIR contains a project-level analysis of the proposed project, as described in Section 3.0, Project

Description. A project-level EIR should "focus primarily on the changes in the environment that would


result from the development project." According to Section 15161 of the State CEQA Guidelines, the

project EIR should "examine all phases of the project including planning, construction and operation."

In reviewing the application for the proposed project, the City of San Diego concluded that the

proposed project could result in potentially significant envitonmental impacts. As lead agency for this

EIR, the City of San Diego conducted a public scoping meeting, in accordance with Section 21083.9

of CEQA, and prepared a Scoping Letter (2002c). The public scoping meeting was held on June 27,

2002 at Forum Hall on the UTC property and was attended by interested individuals from local

organizations, public and other entities. The meeting was recorded and a written transcript of the

event was prepared. After the scoping meeting was held, the Scoping Letter was distributed with the

Notice of Preparation (NOP), dated July 12, 2002, to all responsible and trustee agencies, as well as

various governmental agencies including the Office of Planning and Research's State Clearinghouse.

Comments on the NOP were received from the U.S. Marine Corps, Caltrans, Native American


Heritage Commission, Metropolitan Transit Development Board, San Diego Association of

Governments, Friends of Rose Canyon, UC Golden, Center for Policy Initiative and various members


of the public. A copy of the Scoping Meeting Notice, Scoping Letter, NOP , scoping meeting


transcript and comment letters are contained in Appendix A of this report. Verbal and written


comments received by the City of San Diego during the scoping process have been taken into


consideration during the preparation ofthis EIR.

The proposed project EIR addresses project impacts associated with the following nine issue areas in

Section 5.0, Environmental Analysis, ofthe report:


· Land Use · Paleontology


· Aeschecics/ Visual Quality · Public Utilities


· Transportation/Circulation · Wate t Conservation


· Air Quality · Construction Effects

· Hydrology/Water Quality


Effects that were determined to not be potentially significant are addressed in Section 6.0, Other CEQA

Sections, of this EIR. Other mandatory sections required by the State CEQA Guidelines are included in
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the latter sections of this document, including Section 7.0, Cumulative Impacts, and Section 8.0,

Alternatives.

This EIR is available for review by the public and public agencies for a period of 45 days to provide


comments "on the sufficiency of the document in identifying and analyzing the possible impacts on

the environment and ways in which the significant effects of the project might be avoided or

mitigated" (Section 15204, State CEQA Guidelines). The EIR is available for review at the City of

San Diego Development Services Department, 1222 First Avenue, 5

ch

 Floor, San Diego, California


92101 and the University Community Branch Library, 4155 Governor Drive, San Diego, California


92122.

The City of San Diego, as lead agency, will consider the written comments received on the EIR and at

the public hearings in making its decision whether to certify the EIR as complete and in compliance


with che intent of CEQA and whether to approve or deny the proposed project.

1.4 PROPOSED ACTIONS AND APPROVALS


Agencies with permitting authority over all or portions of the proposed project will use this EIR as the

basis for their evaluation of the environmental effects of the project and approval or denial of

applicable permits. The discretionary and other actions to be taken on the project evaluated in this

EIR are summarized below. Discretionary actions are situations where a governmental agency uses its

judgment in deciding whether and how to carry out or approve a project (Section 15002 of the State


CEQA Guidelines).

· EIR Certification


· CPA/Rezone/Master PDP/SDP/VTM approval by the City Council


· Sewer and water easement vacations


Approvals required from other agencies include, but are not limited to:

· National Pollutant Discharge Elimination System (NPDES) General Construction permit


from the Regional Water Quality Control Board (RWQCB)


· Agreement between SANDAG, MTS and the applicant for bus/transit center relocation and

expansion


· Encroachment permit from Caltrans for work wirhin their right-of-way


· Building height(s) approval from the Federal Aviation Administration (FAA)


Discretionary actions are discussed further in Section 3 0, as well as in the applicable sections of the

environmental analysis in Section 5.0.
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1.5 EIR ORGANIZAT ION

As stated above, the content and format of this EIR is in accordance with the most recent guidelines


and amendments to CEQA and the City of San Diego EIR Guidelines, revised September 2002.

Technical studies have been summarized within individual environmental issue sections; the full

technical studies have been included in the EIR Appendices B through D.

This EIR has been organized in the following manner: Section ES is an executive summary of the EIR

analysis, which discusses the project description, alternatives and conclusions reached in the impact


analysis. The conclusions are summarized in a tabular fashion wherein impacts and related mitigation


are clearly linked. In addition, Section ES includes a discussion of areas of controversy known ro the

City of San Diego, including those issues identified by other agencies and the public . Following the

executive summary, the body ofthe EIR is organized as follows:


· 

Section 1.0, Introduction, provides a brief description o f the project, the legal authority o f the

document, the purpose of the EIR, EIR scoping and content, a list of the key discretionary


City of San Diego actions and permits, other permits and approvals, and an explanation of the


document format.

Section 2.0, Environmental Setting, provides an overview of the regional and local setting, as

well as the physical characteristics of the project site. The setting discussion also addresses the

relevant planning documents and community plan policies that apply to the project site .

Section 3-0, Project Description, provides a detailed description of che proposed project,


including the purpose and main objectives of the project, project characteristics, building,


circulation and landscape improvements, and a list of the discretionary actions required for

project implementation.

Section 4.0, History of Project Changes, chronicles revisions made to the project design in

response to environmental concerns raised during the City of San Diego's review ofthe project.

Section 5.0, Environmental Analysis, constitutes the main body o f the EIR impact analysis for

each environmental issue with the potential for significant impacts. Under each issue area

identified for analysis by the City of San Diego, the EIR includes a description of existing


conditions relevant to each topic, an assessment of impacts associated with project


implementation and recommendations for mitigation measures and mitigation monitoring and

reporting for each significant impact. The issue statements identified in the City of San

Diego's Scoping Letter (Appendix A) form the basis of che impact analysis.
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· 

Section 6.0, Other CEQA Sections, includes a discussion of growth inducement, significant

irreversible effects and effects found not to be significant.

· Section 7.0, Cumulative Impacts, addresses the cumulative impacts due to implementation ofthe


proposed project in combination with other recently approved or pending projects in the area.

The area of potential effects for cumulative impacts varies depending upon the type of

environmental issue.

· Section 8.0, Alternatives, provides a description and evaluation of alternatives to the proposed

project. This section addresses alternatives that reduce or avoid significant impacts and

compares chese alcernacives co che proposed project.

EIR references, contacts and preparer informarion are provided in Sections 9.0, 10.0 and 11.0,


respectively.
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2.0 ENV IRONMENTAL SET T ING


2.1 PROJECT LOCATION

The approximately 75-acre UTC Revitalization project site is located in the northern portion of the

University Community Plan area in the City of San Diego, less than five miles from the Pacific Ocean

but outside of the coastal zone, as designated by the California Coastal Commission (Figures 2-1,

Regional Location Map, and 2-2, Project Vicinity Map). The trade area for the shopping center extends

from Carlsbad to Mission Valley and from the coast to inland North County communities (Figure 2-3,

Primary Trade Area Map). The project site is developed with the existing regional shopping center,

which features department stores, specialty retail shops, automotive service shops, limited

entercainment venues (e.g., ice rink), community meeting rooms, bus transit centet, several surface

parking lots, two parking structures and landscaped medians (Figure 2-4, Existing Site Plan) . A

seven-acre developed open space occurs on site between the southern edge of the shopping center and

Towne Centre Drive. The open space features landscaping, lawn and pedestrian pathways. The

property is flanked by a number of public roads, including La Jolla Village Drive, Genesee Avenue,

Nobel Drive and Towne Centre Drive. Vehicular access to the site occurs from these public roads via

five separate driveways. Pedestrian access is available from sidewalks within the public rights-of-way

fronting the site, a walkway through the adjacent seven-acre open space and two above-grade

pedestrian bridges over Lajolla Village Drive and Genesee Avenue, respectively,

2.2 SURROUNDING LAND USES

The project site is surrounded by urban development consisting of office towers, hotel establishments,

commercial/retail uses and high-density residential development . Immediately north of the site along

Lajolla Village Drive are multi-story office towers, restaurants and the Embassy Suites tower. To the

east are multi-story office developments, a synagogue-.' a church: and commercial/retail strip center .

West of the site along Genesee Avenue is a commercial/retail strip center, high-density residential

structures and developing residential uses associated with the Costa Verde project . To the south are

single-family residential uses along Towne Centre Drive and higher density residential uses along

Towne Centre Drive and Nobel Drive, including town home and condominium projects. High-

density residential development also occurs along the Lombard Place driveway on to the project site.

Farther from the site along Genesee Avenue is University High School, Rose Canyon open space and

single-family tesidential development representing the south University City area. To the northwest

of the site and north of La Jolla Village Drive is the Universiry of California San Diego (UCSD).

Office, industrial park, institutional and residential uses occur farther north of the site along Genesee

Avenue and Towne Centre Drive. The airfield for Marine Corps Air Station (MCAS) Miramar is

situated approximately five miles east of the UTC site along Miramar Road. Refer to Figure 2-5,
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Project Site Aerial Photo, for a recent aerial photograph of the surrounding land uses within about 0.5

mile ofthe project site.

2.3 EXISTING SITE CONDITIONS


The majority of the site is developed with 1,061,400 square feet of shopping center buildings and

surface lot and structure parking facilities. The exiscing UTC shopping center operates under Planned

Commercial Development permit 83-017. Public water and sewer mains and easements exist on site

and generally traverse around buildings and through the parking lot in the northwest corner of the

property .

The topography ofthe developed portion ofthe site ranges in elevation from a high of 385 feet above

mean sea level (amsl) in the northeast near the Sears department store and parking lot to a low of 360

feet amsl to the southwest near Macy's department store and parking lot. Topography for the

developed open space ranges from 375 feet amsl near its interface with the shopping center and slopes

downward in elevation to 300 feet amsl near Towne Centre Drive. No native habitat or natural

drainages occur on site. The project site generally drains south-southeast off site into Rose Canyon,

which ultimately flows to Mission Bay.

2.4 CUMULATIVE SETTING

The area surrounding the proposed project site, in particular the north University City area, is a high

density urban area within the northwestern portion of the City of San Diego. The project area is

comprised of high-rise office tower and hotel development, research and development/office park uses,

higher density residential development, neighborhood and regional commercial centers and the

institutional uses of UCSD, among other uses. Nearby office and hotel buildings are approximately

15 to 24 stories in height, and mixed-use residential structures further west ofthe project site are even

taller. Refer to Section 2.2 for a description ofthe specific uses surrounding the proposed project site.

In the vicinity of the UTC Revitalization project are a number of land development proposals and

other projects that would add development to the area both in the near-term and long-cerm or

provide improvemencs to the transportation system servicing the area and region. Specifically, to the

north along Towne Centre Drive is the continuing buildout of Eastgate Technology Mall, a business

park, the Nexus Centre research and development /office project, the Qualcomm research and

development/office project and the Towne Centre Science Park research and development/office

project. The La Jolla Commons project, consisting of research and development/office use,

condominiums and a hotel, is under construction to the north of La Jolla Village Drive, east of the

project site. Two phases of La Jolla Centre III/IV office buildings are proposed northeast of the

shopping mall adjacent to Lajolla Commons. Across from Lajolla Centre and Lajolla Commons on

the south side of La Jolla Village Drive is the La Jolla Crossroads development of research and
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development/office uses and high density residential uses that are under construction. The Nobel

Research Park is an approved research and development/office deveiopment, located adjacent to the La

Jolla Village Drive/I-805 interchange . West of Genesee Avenue, the Monte Verde project was

recently approved and will is being pursued: which would involve the construction of four

condominium structures. In 2004, the UCSD campus approved an update to its long-range

development plan (LRDP) for the entire campus.

Numerous transportation projects are also either under consttuction or proposed for construction in

the project area. The Super Loop Transit project is an internal circulation element that would use

"flex-trolleys" to connect key points in University City, including the future Nobel Coaster Station,

UTC, businesses and residential areas and UCSD. Future phases have the loop expanding to connect

the UTC/UCSD areas with businesses on Sorrento Mesa. The San Diego Association of Governments

(SANDAG) is also pursuing extension of the Mid-Coast Light rail transit line from Old Town Trolley

station to the University City area (stopping at the UTC shopping center) . Other transportation-

related projects in the area include: (1) Widening and lengthening ofthe Genesee Avenue bridge at

the 1-5 interchange; (2) Widening and improvement of the I-5/La Jolla Village Drive interchange,

including its overcrossing; (3) Redesign of the I-5/Sorrento Valley Road interchange and addition of

auxiliary lanes between Lajolla Village Drive and Sorrento Valley Road; (4) Construction of managed

lanes along 1-5 north and south between Lajolla Village Drive and Harbor Drive in Oceanside; (5)

reconfiguration of the La Jolla Village Drive/I-805 interchange from cloverleaf to partial diamond

ramps with high occupancy vehicle (HOV) lanes and (6) bus improvements at UCSD. Further

discussion of the existing and proposed cumulative setting can be found in Section 7.0, Cumulative


Impacts, and Figure 7-1, Cumulative Projects, illustrates the project locations in relation to the ptoposed

project.

2.5 PLANNING CONTEXT


The proposed project is located within the University community planning area in the City of San

Diego. The site is subject to the planning guidelines and policies of the City of San Diego Progress


Guide and General Plan, including the University Community Plan, the San Diego Municipal Code, Land


Development Code and Strategic Framework Element. Applicable planning guidelines and policies are

summarized below and discussed in further detailed in Section 5.1, Land Use and Planning.

2.5.1 Progress Guide and General Plan

The City of San Diego utilizes the amended Progress Guide and General Plan (General Plan; as amended

through 1996) as its umbrella document for long-range planning within the City's jurisdiction.

Development policies are described within the General Plan in the form of Findings, Goals,

Guidelines, Standards and Recommendations. These policies are specific to a variety of land use issues,
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described as Elements of the General Plan. City staff is preparing an update to the General Plan, and

it is expected to go went to the City Council in October 2007March 2008.

There are 14 Elements within the General Plan covering planning issues such as housing,

transportation and open space, to name a few. The Land Use Element of the General Plan is the

program for guiding the City of San Diego's urban growth and is organized into three categories:

Urbanized, Planned Urbanizing and Future Urbanizing. The project site is located in the Planned

Urbanizing area of the City of San Diego.

While the General Plan lays the foundation for the more specific community plans, the University


Community Plan, described below, relies heavily on the goals, guidelines, standards and

recommendations within the General Plan. Where applicable, environmental goals and

recommendations from the General Plan are referenced in this EIR.

2.5.2 University Community Plan

The University Community Plan (City of San Diego 1987a, as amended) identifies the UTC property as a


regional commercial property in its generalized land use plan. The UTC site is contained within the

Central Subarea ofthe community and recognized in the plan as one of two urban nodes (or areas with

high density mixed-use) in the community. The Central Subarea is considered the most urban subarea

in the community, characterized by "intense, multi-use urban development." The community plan is

comprised of 12 policy elements, including Urban Design, Transportation, Development Intensity,


Housing/Residential, Commcrciai and other issues. Several of these elements are applicable to the

proposed project .

The Urban Design Element "defines the relationship of buildings and spaces and provides direction for

public street improvements." Policies within the Urban Design element ofthe plan guide urban form

within the community through the establishment of specific development criteria. The

Transportation Element addresses existing and future roadway conditions, mass transit, parking and

non-motorized transport within the community. The Development Intensity Element regulates the

intensity of community development by identifying square footages or dwelling unit limits within

each subarea. The development intensities established in the element were used in developing traffic

forecasts for the community plan. The Land Use and Development Intensity table (Table 3 of the

University Community Plan) assigns 1,061,000 square feet of regional commercial use to the UTC

property . The Housing/Residential Element ofthe community plan identifies the location and density

of residential development and addresses community character . The Commercial Element controls

commercial development to meet the needs of the community residents and visitors. The Public

Facilities Element addresses the adequacy of schools, police, fire, libraries, community centers, utilities

and medical facilities within the community. The UTC site is recognized in the element as a prime

location for public-serving facilities such as community centers . The Noise Element addresses
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transportation noise effects on the community, including MCAS Miramar and vehicular noise. The

Resource Management Element addresses the preservation and enhancement of community resources,


which include water quality, erosion and conservation; air quality; energy usage and cultural resources.

The Industrial Element is not applicable to the proposed project.

2.5.3 Strategic Framewo rk Element


The City Council adopted the Strategic Framework Element on October 22, 2002 (City of San Diego

undated). The element is the first phase in, and provides the overall struc ture to guide, a

comprehensive update of the Progress Guide and General Plan, which is anticipated forwas adoption


adopted by the City Council in Occobcr 2007Mafch 2008. The strategy intends for revitalization to

occur by establishing a series of community centers ("villages") that provide walkable destinations


(through measures such as a pedestrian network using pedestrian linkages and bridges over major


arterials) and a sufficient population base to support neighborhood businesses and services. By

increasing the overall housing supply through targeted density increase, the strategy is intended to

increase housing opportunities. UTC and the higher density development surrounding it are

specifically identified as an example ofan existing Utban Village Center.

2.5.4 San Diego Munic ipal Code


The San Diego Municipal Code Chapter 12, Article 6, Division 6 (Land Development Code) sets forth

the City's procedures for the issuance of Planned Development Permits (PDPs), while Chapter 12,

Article 6, Division 5 sets forth the procedures for obtaining a Site Development Permit (SDP) . The

Zoning Ordinance within the Code provides specific development regulations for PDPs and SDPs, as

well as specific site development regulations for the applicable zones. The project site is currently


zoned for Commercial, CC-1-3.

2.5.5 Marine Co rp Air Station (MCAS) Miramar Airpo r t Land Use Compatibili ty P lan


The project site is located within the Airport Influence Area (AIA) identified in the 9005-2004 draft

Airport Land Use Compatibility Plan (ALUCP; formerly known as the Comprehensive Land Use Plan

[CLUP}) for the MCAS Miramar and is affected by routine over-flights of military fixed and rotary-

wing aircraft conducting flight training operations and/or transiting to and from MCAS Miramar.

The ALUCP is an advisory document that is designed to protect the airport from land use

incompatibilities and provide the City of San Diego with criteria for addressing growth surrounding


the airport. SANDAG, as the Airport Land Use Commission (ALUC), adopted the original CLUP for

the air station in 1992 when the airport was a naval installation. Since the realignment of the air

station for Marine Corps use, the U.S. Navy has updated the Air Installations Compatibility Use

Zones (AICUZ) study for the airfield. Revised noise contours presented in the AICUZ study show
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that the project site is located outside the 60 decibel (dB) Community Noise Equivalent Level (CNEL)

for the base (MCAS 2005). The ALUC (now operated by San Diego County Regional Airport

Authority [SDCRAA] but formerly operated by SANDAG) is currently in the process of preparing


ALUCPs for all o f the airports in San Diego County, including MCAS Miramar. When finalized, the

updated document will contain countywide and airport-specific compatibility policies and criteria for

local jurisdictions to consider in land use planning and discretionary permit actions, to implement.

Although-it is-not certain'when the Draft ALUCP for MCAS Miramar wtll be finalized, it is currently


in usc by the Gityas the-document guiding-growth in the Miramar Airport Influence Area (AIA).

2.6 EMERGENCY SERVICES


2.6.1 Fire P ro tec t ion an d Emergency Medical Services


The proposed project would be served by the City's Fire-Rescue Department Station 35, located at

4285 Eastgate Mall. Station 35 houses one engine, one truck, one chemical rig, and one Battalion


Chief vehicle. Four firefighters staff the engine at all times, and four firefighters staff the truck


company at all times. The station is also staffed with a Battalion Chief and two paramedics, for a total


of 11 people.

The City strives to provide an average maximum initial response time of no more than six minutes for

fire suppression activities. The response time to the site is approximately 1.6 minutes estimated to be

within-thrcc minutes as the station is located approximately 1.5 miles from the site. The current


response time from the nearest fire station is within the acceptable response time of six minutes for fire

protection and eight minutes for paramedic service. However, the project site does not have the

ability ofa full first alarm assignment, which consists of three engines and two trucks, to reach the site

in a prescribed time. In addition, the engine company at the Eastgate Mall site is over workload


capacity in number of incidents handled per year, which necessitates outlying engine companies from

distant stations to provide service to this area .

Additional stations that would provide backup services to Fire Station 35 include Fire Stations 27, 28

and 41 . The response time to the project site from Fire Station 27 is approximately 6.6 minutes,


approximately 9.? minutes from Fire Station 28, and approximately 5 minutes from Fire Station 27.

2.6.2 Police P ro tec t ion

Police protection to the site is provided by the City of San Diego Police Department Northern


Division, located at 4275 Eastgate Mall. There are a total of approximately 185 sworn law

enforcement officers within the Northern Division. The department goal is for a ratio of officers to

population of 1.5 officers per 1,000 persons. The Northern Division encompasses 68.2 square miles

and serves a population of 249,873 people, which results in 0.6 officers per 1,000 population, 232

officers less than the goal ratio.
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Police responses are based on the category of the call for service . Emergency calls include situations


where officers or other persons have been injured; Prioriry One calls include crimes in progress such as

burglary; Priority Two calls include vandalism in progress and property crimes; Priority Three crimes


include calls after a crime has been committed such as burglaries and noise calls (loud music and dogs

barking); and Priority Four calls include nuisance calls such as children playing in the street or lost and

found reports. The police department's goal for responding to emergency priority calls is seven

minutes. Response times on average for the Northern Division are 8.9 minutes for emergency calls

and 18.4 minutes for Priority One calls. The Northern Division response time exceeds the City's

average response times of 7.3 minutes for emergency calls and 13.1 for Priority One calls .

Response times to the project site are difficult to determine because officers patrol the community and

do not often respond to a call directly from the substation. The current 8.9-minute average response


time is 1.6 minutes over the City's 7.3-minute average response time for emergency calls .
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3.0 PROJECT DESCRIPTION

3.1 PROJECT BACKGROUND

The UTC Revitalization project (proposed project) is the proposed redevelopment and renovation of a

regional shopping center that was originally constructed in the City of San Diego in the late 1970's,

opened in 1977, and expanded in 1984. The existing open-air center features department stores,


specialty retail shops, automotive service shops, entertainment venues, multiple dining venues,


community meeting facilities, a bus transit center and parking areas, with a total center size of

1,061,400 square feet (sf) within approximately 75 developed acres .

For more than two decades, UTC has served as the Town Center for the University City and Golden

Triangle communities, which generally contain the land area bordered by Interstate 5 (1-5) to the

west, Interstate 805 (1-805) to the east and State Route 52 (SR-52) to the south. The original center


primarily consisted of three department stores connected by an outdoor pedestrian mall and single-

level retail shops surrounded by surface parking lots and several small retail outbuildings. The

center's 1984 expansion consisted ofthe addition o fa fourth department store, several new multi-level


shops, and two new single-level parking decks. UTC has not undergone any major expansions since

1984, and although internal renovations were implemented in 1998 and a new retail store was

recently constructed is currently tmder construction-in conjunction with the decommissioning of part

of the Robinson's-May department store, the center has not been able to meet the needs of the ever

growing and evolving consumer and business demands within its region. In addition, regional


transportation agencies have shifted focus in the area from accommodating single occupant vehicles to

expanding public transportation opportunities in order to better serve the needs of the regional


population and traffic congestion within the University City and Golden Triangle communities.

3.2 PROJECT OVERVIEW


The proposed project addresses the current inadequacies of the department stores, specialty retail

shops, dining and entertainment options, as well as the isolated nature of the center from the

surrounding community. The proposed project includes renovation o f the existing regional shopping


center through the construction of new and expanded retail and the addition of residentialr-and


possible hotel and/or office, development on site . The proposed project also addresses the regional


transportation agencies' goal of expanding public transportation opportunities to ease traffic

congestion within the University and Golden Triangle area by providing opportunities for mid- and

long-range public transportation improvements that are currently being contemplated for the project


area .
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To accomplish rhe project, the project applicant is requesting approval of a Community Plan

Amendment (CPA), which was initiated by the City Planning Commission on February 7, 2002


through adoption of Resolution No. 3255-PC. The project applicant is also seeking approval of a

Rezone, Master Planned Development Permit (Master PDP) and a Site Development Permit (SDP) for

the entire project . In addition, a Vesting Tentative Map (VTM) is proposed to subdivide the property

into 93-23 lots and i4-13 air rights parcels. Sewer and water easement vacations' are also proposed.

The CPA, Rezone, Master PDP, SDP, and VTM are the subject ofthis Environmental Impact Report

(EIR). Details ofthe project features are presented below in Section 3.4, Project Characteristics.


3.3 PROJECT OBJECTIVES

The following are basic project objectives for the UTC Revitalization project:

p}l. Revitalize an existing regional shopping center which balances the functional needs of the

existing center in a way that better serves the surrounding University City service area, which

has expanded substantially through population growth and urban development over the last

15 to 20 years.

f\2. Create land use districts on site that will provide the project applicant the flexibility to develop

a mixture of retail; and residential, hotel and/or office uses within each district based on

changing market demand.

n3 . Develop updated, expanded and enhanced retail and entertainment spaces in a comprehensive

and economically feasible manner to enable commercial tenants to be competitive in the

changing retail and entertainment marketplaces.

fl4. Create an improved street presence for the shopping center by removing existing landscaped

berms and placing a new community plaza and buildings on the perimeter of the center to

provide visual identity, provide pedestrian gateways from the public sidewalks into the activity

centers and courtyards of the project, and serve as a strong focal point of activity for the urban

node ofthe University community.

f-t5. Introduce residential use to the shopping center site to minimize local trips and encourage

transit use in the urban core of central San Diego County .

p}6. Reserve right-of-way on site for expanded public transportation facilities to better serve the

University community and renovated center in a location that will support transit-oriented


development in the urban core of central San Diego County.

H7. Enhance the utilization of pedestrian and bicycle linkages from UTC to and from the

surrounding community.
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p[8. Provide for improved and expanded community facilities at the shopping center.

F|9. Offer a broader range of goods and services by providing updated and expanded retail, dining

and entertainment options that promote extended stays at the center and are within the

University City community and serve as a means to reduce peak hour commute trips in the

project area.

BlO. Implement a green building program under the Leadership in Energy and Environmental


Design (LEED) certification process which would result in a highly sustainable development


through the use of low energy systems, sustainable landscape and water conservation.

F[ll- Provide a range of for-sale or rental, market rate housing, including required affordable

housing on site .

3.4 PROJECT CHARACTERISTICS


As noted previously, the project applicant is requesting City approval o fa CPA, Rezone, Master PDP ,


SDP and VTM to implement the proposed project. A description of these discretionary actions is

provided below. All uses would be consistent with the proposed Commercial (CR-1-1) zone defined in

the City of San Diego Land Development Code (Chapter 13, Article 1, Division 5 o f the San Diego

Municipal Code [SDMC]).

3.4.1 Communi ty P lan Amendmen t

The proposed project would require approval of an amendment to the University Community Plan which


would modify both policy text and graphics in the Community Plan to shift Lajo lla Village Drive and

Genesee Avenue from auto-oriented roadways to components of the urban node pedestrian network


and to increase the retail square footage and allow for residential, hotel and office development on site .

These policy changes would encourage infill development that would enhance street vitality in the

urban core of the University Community area by opening up the shopping center to a more


pedestrian-oriented scale and avoiding the "superblock" arrangement of uses that has historically been

the development pattern in the community. Specifically, policy language in the Urban Design

Element of the Community Plan would remove references to the auto-oriented aspects of La Jolla

Village Drive and Genesee Avenue within the urban node, remove the goal of retaining the sloping

landscape berms along those roadways and would remove a limitation on the height of in-fill

development along the urban node pedestrian network. The specific policy language changes are

described in detail in Section 5.1, Land Use, ofthis report. In addition, Figures 9, 10, 11 and 12 in the

Community Plan would be updated to reflect the proposed policy changes.
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In terms of land use changes to the Community Plan, the UTC shopping center is recognized as a

Regional Commercial use in the University Community Plan (City of San Diego 1987a; as amended in

2000) and an urban village center in the Strategic Framework Element of the Progress Guide and

General Plan. The canyon open space contained on site along Towne Centre Drive is recognized as

Open Space in the Open Space and Recreation Element of the Community Plan and its land use

designation would not change under the proposed project. The proposed Community Plan

Amendment (CPA) would modify the intensity table within the Development Intensity Element. The

intensity table (Table 3 in the adopted plan) reflects the 1,061,000 sf of regional commercial space

that is currently entitled on site. The existing center has 1,061,400 sf of retail space (i.e., 400 sf over

the amount allowed in the Community Plan), not all of which is occupied, and the proposed project

would increase the retail square footage allowed on site by the Community Plan from 1,061,000 to up

to 1,811,400 sf and add reference to the up to 725 proposed residential units-and possible hotel and

office uses in the intensity table. Table 7 and Figure 29 in the Housing/Residential Element of the

community plan would also be modified to incorporate up to 725 multi-family units proposed on site

(i.e., the maximum number of units that could be implemented on site). The UTC property would be

identified on Figure 29 as having the potential for residential development at an overall density of 29

dwelling units per acre (du/ac), in accordance with the density calculations contained in the CR-1-1

zone. Table 3-1 contains a summary ofthe proposed land use changes on site and in the Community


Plan. More details on the CPA are provided in Section 5.1, Land Use. A decision on the CPA would

be made in accordance with the City's Process Five procedures.

Table 3-1

PROPOSED COMMUNITY PLAN AMENDMENT


LAND USES

Land Use Category 

Department Stores, Specialty Retail,

Restaurants, Community Uses

Multi-family Residential 

Hotel


Office 

Open Space 

Existing Center


1,061,400 sfgla

None

AT

None

7.0 acres

Proposed Net 

Redevelopment 

Up to 750,000 sf 

gla 

Up to 725 units 

Up to-250 rooms 

Proposed CPA

Total


Up to 1,811,400


sfgla

Up to 725units

Up to 250 rooms

7.0 acres

Source: Westfield Corporation, Inc. 2007.

gla - gross leasable area

3.4.2 Rezone


The majority of the project site is currently zoned Commercial (CC-1-3) for community commercial

uses, except for a small portion of the existing open space which is zoned residential (RS-1-14). In

recognition of the regional character of the UTC shopping center and the Regional Commercial land
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use designation in the University Community Plan, the project applicant is proposing to rezone the

portion of the property designated Regional Commercial in the Community Plan to Commercial (CR-

1-1) for regional commercial uses, leaving the portion of the site designated as Open Space in the

Community Plan zoned CC-1-3 and RS-1-14 (see Proposed Zoning graphic on page 5:2 ofthe Master

PDP. see Appendix E). The purpose of the CR zone is to provide areas for a broad mix of retail and

other uses; the zone is intended to accommodate large-scale, high intensity developments located

along major streets, primary arterials and major public transportation lines. The CR-1-1 zone allows a

mix of regional serving commercial and residential uses, with an auto orientation. Multi-family

residential is permitted in the CR-1-1 zone provided it is part ofa mixed-use (commercial/residential)

project . Generally, the existing and proposed commercial zones contain similar development

regulations, except that the CR-1-1 zone allows for maximum structure heights of 60 feet (versus 45

feet) and a floor area ratio of 1.0 (versus 0.75). Refer to Section 131.0530 ofthe San Diego Municipal


Code (SDMC) for additional details on the development regulations for commercial zones (Chapter 13,

Article 1, Division 5 ofthe SDMC).

As noted above, the Master PDP proposes to incorporate the SDMC development regulations for the

Regional Commercial zone (CR-1-1). These development regulations govern lot area, setbacks,

structure height, floor area ratio, parking, landscaping, and building articulation, among other factors.

The CR-1-1 zone permits structures up to 60 feet in height and the majority of property would be

developed with structures rising 40 feet above finished grade. However, a deviation from the height

limit in the CR-1-1 zone is requested by the project applicant to allow for the development of several

taller retail structures, residential structures, and parking garages, and possibly^-hotel-or office

structures. The Master PDP proposes retail buildings and parking structures within 20 feet of the

public right-of-way be limited to 80 feet in height. Above 80 feet, the height of new retail and

parking structures and their signage would be limited by an imaginary plane rising away from the

parapet on the structure at a 45-degree angle to the maximum height of 100 feet (Figure 5.2-62,

Maximum Building Envelope — Retail and Parking Structures). The maximum height for residential, hotel

and ofificc structures would be limited to 325 to 390 feet above grade, depending on the location of

the structure on site relative to the airfield at MCAS Miramar. These height deviations from the

proposed zoning regulations in the SDMC are outlined in the Master PDP . Building heights are

limited due to Federal Aviation Administration (FAA) limitations in the area associated with MCAS


Miramar. A Notice of Construction or Alteration has been submitted to the FAA to allow for the

proposed building heights.

The project proposes other deviations from the CR-1-1 zone regulations. The project would include

residential use/parking in the front half of lots (a deviation from SDMC §131.0540). Parking would

occupy more rhan 50 percent of the street frontage (a deviation from SDMC §131-0556). Building

elevations within 20 feet of the property line fronting a public right-of-way would include offsetting

planes as described with the Master PDP and below (a deviation from SDMC §131-0554). In

addition, the project would allow street trees to be placed four feet from the face of a curb along
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noncontiguous sidewalks adjacent to major street, primary arterial and expressways (with posted speed

limits of 50 miles per hour or greater) (a deviation from SDMC §142.0409)-

3.4-3 Master Planned Development Permit/Site Development Permit


The PDP is proposed to allow for greater "flexibility in the application of development regulations for

projects where strict application of the base zone development regulations would restrict design

options and result in a less desirable project," pursuant to Section 143-0401 of the SDMC. The

SDMC allows applicants to obtain a Master PDP to provide flexibility for projects in which not all of

the project components are fixed at the time of approval. The SDMC allows for detailed plans to be

submitted in the future. A Master PDP would help to implement City objectives for mixed-use

projects, such as the proposed revitalization and expansion of UTC . The Master PDP proposes

development regulations in accordance with Section 143-0480 ofthe SDMC, including a conceptual


site plan, archirectural and landscape design guidelines, parking criteria, public transportation


facilities, traffic and pedestrian circulation plans. The proposed Master PDP would supersede the

existing Planned Commercial Development Permit (PCD permit 83-017) under which the existing

shopping center currenrly operates. The Master PDP is on file with the City and graphics illustrating

the proposed proiect are contained in Appendix E to this report.

Future development on site would have to be determined to be substantially consistent with the

conceptual development regulations proposed at the time of Master PDP approval (per SDMC Section

143.0480). That consistency would be determined during a Substantial Conformance Review (SCR)

by City staff. The proposed development regulations are outlined below. At a point in time when

detailed building and landscape drawings are submitted to the City for approval, the project applicant

would request that they be processed under the SCR process (as outlined in Section 126.0112 of the

SDMC). If the development request is in excess of 50,000 sf, the SCR would be a Process Two

approval, whereas development proposals under 50,000 sf would be subject to a Process One

approval. City staff would have to determine that any future building permit is consistent with the

proposed development regulations contained in the Master PDP; orherwise, the project applicant may

have to apply for an amendment to the Master PDP, as necessary. Although not contemplated at this

time, any amendment to the approved Master PDP would be addressed under a separate

environmental review document.

The proposed SDP is required because the UTC property is situated in the Community Plan

Implementation Overlay Zone (CPIOZ), Type "A" area, according to the University Community Plan.

Section 132.1401 of the SDMC states that the purpose of the SDP regulations is to "provide

supplemental development regulations that are tailored to specific sites within community plan areas

ofthe City."
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Potential Land Use Scenarios


The Master PDP proposes a mix of land usc that could yield a maximum of 750,000 sf of new retail,

725 residential dwelling units, 250 hotel rooms and 35,000 sf of office space on site.—The proposed

project entails renovation and expansion of retail uses by 750,000 sf and the development of 250

residential units . The proposed Master PDP would allow flexibility in the development of the center

based on ADT generated by each use on the site and critical peak hour equivalency of AM inbound

and PM outbound ADT movement . ADT and critical peak hour movements cannot exceed the

proposed project scenario of 750,000 square feet of retail and 250 residential units (see Table 5.3-20).

Examples of eight land use scenarios are provided to illustrate how the center may develop under the

guidelines of the Master PDP; however, in response to public review comments, the applicant has

decided to no longer pursue developing hotel or office uses on the UTC property. Because hotel and

office uses are no longer proposed, they have been eliminated from the Master PDF. The analysis for

all of the land use scenarios, including those that contain hotel and/or office uses, remains in the EIR

for information purposes. The development intensity ofthe retail and residential uses can not exceed

the traffic parameters established in this analysis (Table 5.3-20).As options co chis proposed land usc

scenario, the project- applicant-is- requesting approval of a Master PDP that would allow-for up to

seven other potential land use scenarios provided-they have similar or less average daily traffic (ADT)

and-erirical-peak hour movements comparcd-to the proposed project . Table 3-2, Land Use Scenarios,


depicts the different uses proposed under each land use scenario. This EIR evaluates the worst-case

conditions that could be experienced under any of aHthe eight land use scenarios originally proposed

by the Master PDP. and includes a discussion of the hotel and office uses for information purposes

only since they are no longer proposed by the applicant and have been removed from the Master PDP .

Therefore, depending on the issue, the EIR identifies which land use scenario would result in the

maximum or worst-case impacts. For instance, the traffic study conducted for the proposed project

also evaluated the traffic impacts of the worst-case of the seven land use scenarios, the Maximum

Residential scenario (Linscott, Law and Greenspan [LLG] 2007). A summary of the land use scenarios

analysis is provided in Section 5.3, Transportation!Circulation, of this report. Similar approaches are

taken for other topics addressed in Section 5.0, Environmental Analysis, ofthis report.

Land Use Districts


The project applicant proposes to create seven land use districts on site containing both new and

refurbished retail and other development as described below. Different land uses are proposed within

each district to allow the flexibility to construct any of the eight land use scenarios.? as outlined in

Table 3-2. Potential land uses include retail, residential, office, hotel and open space. Table 3-3

summarizes the existing and proposed land uses within each district, while a description of the land

use characteristics ofeach district is provided below. Refer to Figure 3-1, Conceptual Site PlanfLand Use

Districts, for the locations for each district. Development within each district would be required to

comply with the CR-1-1 development regulations, as modified by the development regulations

contained in the UTC Master PDP (and outlined below).
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A density transfer between districts may be approved through the SCR process if the scenario complies

with the requirements of the Master PDP and does not exceed the overall development intensity limit

for rhe project site (based on traffic parameters). The Master PDP would allow any district to expand

or reduce in size by up to 20 percent during the SCR process. Districts would also be allowed to gain

up to an additional 30 percent of retail area during the SCR process provided the overall total does not

exceed the limits established in the Master PDP. The transfer of residential units from one district to

another (where permitted) would also be allowed through the SCR. As discussed above, the Master

PDP would allow flexibility in the development of the center based on ADT generated by each use on

the site and critical peak hour equivalency of AM inbound and PM outbound ADT movement.

Examples of eight land use scenarios are shown in Table 3-2 to illustrate how the center may develop

under the guidelines of the Master PDP. as long as the mix of land uses development intensity does

not exceed the traffic parameters established in this analysis (Table 5.3-20).A maximum of 7-50,000 sf

of retail, 725 residcncial units, 250 hotel looms and 35,000 sf of office space would be allowed on sice,

as long as the mix of land -ases-development intensicy (based on traffic paraftreters) is not ·exceeded.


The development ·of ·hotelor office uses-would require a commensurate reduction of retail space and/or

residential units, -asshown in Table 3"2.


Table 3-2

POTENTIAL LAND USE SCENARIOS

1

Projec t Scenarios


Proposed Project

Scenario 2: Maximum Residenrial

Scenario 3: Maximum Hotel

Scenario 4: Maximum Office

Scenario 5: All Uses

Scenario 6: No Hotel

Scenario 7; No Office No. 1

Scenario 8: No Office No. 2

Land Use

Retail


750,000 sf

610,000 sf

525,000 sf

525,000 sf

375,000 sf

425,000 sf

425,000 sf

350,000 sf

Residential


250 units

725 units

250 units

500 unics

300 units

610 units

Ho te l

185 rooms

100 rooms

250 rooms

250 rooms

Office


35,000 sf

35,000 sf

35,000 sf

The Master PDP would allow flexibility in the development of rhe center based on ADT penerated bv each use on the site and critical

peak hour equivalency of AM inbound and PM outbound ADT movement. ADT and critical peak hour movements cannot exceed the

proposed proiect scenario (see Table 5-3-20). Examples of eipht land use scenarios are provided to illustrate how the center may develop

under the guidelines of the Master PDP with a varying mix of retail, residential, hotel and office uses, as long as che mix of land uses

development intensity does not exceed the traffic parameters established in this analysis (Table 3.3-20). As noted above, the applicant


has decided to revise the Master PDP to eliminate all hotel or office uses. The analysis of the scenarios containing such uses remains in

this report for information purposes.

District One — Palm Plaza

Palm Plaza consists of the central portion of UTC, where the majority of the existing retail occurs

(Figure 3-1). Currently, 511,000 sf of retail occurs within this district. Changes in District One could

entail the construction of up to 80,000 sf of additional retail; parking needs for this additional retail

3-i



Pa/m P/aza


· one and two level shopping centre


· two and three story department stores

· parking (structured/surface)

Palm Passage


· one and two level shopping centre


· two and three story department stores

· parking (structured/surface)

University Central


· plaza/restaurants/retail · residential


· mid-coast light rail transit · hotel

station · office

· bus transit station · parking


Towne Centre Gardens

· residential

· restaurants/ retail

· parking (structured / surface)


Nobel Heights

· residential and/or hotel

· restaurants /retai l


· parking (structured/surface)

La jolla Terrace


· one and two level shopping centre


· hotel

· office

· parking (structured/surface)

Torrey Trail

· existing bike and pedestrian path

· open space


· recreational areas

· childcare facility


Source: Master Planned Development Permit for Westfield UTC
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would be satisfied in adjacent districts. Some renovation o f the existing buildings and refurbishing of

the site furnishings and landscaping would also be anticipated under the proposed project. Under the

Master PDP land use scenarios described above, no other development would occur in District One.

Distric t Two - Palm Passage


Palm Passage currently consists of surface parking, a bus transit center and three department store


buildings (Nordstrom, Robinsons-May and Macy's) and a portion of the retail shops in the vicinity of

the Nordstrom and Robinsons-May department stores. There is currently 450,000 sf of retail within


Palm Passage. As an extension of the District One, the Palm Passage area would involve the addition


of up to 470,000 sf of new retail space on site . The District Two retail expansion would involve


construction of two new department stores (i.e., Nordstrom and Macy's) adjacent to Genesee Avenue

and the addition of a third new anchor store building adjacent to La Jolla Village Drive, near the

existing Nordstrom building, and one- and two-level retail shops. Parking would be provided in

surface parking lots and in parking structures constructed below the retail level in this district. In

addition, two or more multi-level parking structures would be constructed within the district's


boundaries. The existing bus transit center would be preferably relocated within this district to the

street frontage along Genesee Avenue south of Esplanade Court based on extensive coordination


between the applicant, San Diego Association of Governments (SANDAG) and San Diego

Metropolitan Transit System (MTS) officials (Figure 3-2, Transit Center Concept Plan). This transit


center location could ultimately be connected wirh the elevated station for the Mid-Coast light rail

transit (LRT) system proposed in the future by SANDAG along Genesee Avenue. The UTC transit


center concept is preferred by the applicant to other sites explored with SANDAG and MTS for a

number of reasons that are summarized below under Traffic and Pedestrian Circulation Improvements


and outlined in detail in the Traffic Impact Study appendix on transit (Appendix Q of EIR

Appendix B).

Palm Passage would include walkways and courtyards that would connect to Palm Plaza, University


Central, Nobel Heights and rhe public pedestrian network along the perimeter of the site, allowing


visitors and UTC residents to more easily traverse the property. Palm Passage would be gently


terraced upward from the corner of Genesee Avenue and Nobel Drive towards District Three,


University Central. Under the potential land use development scenarios in rhe Master PDP , District


Two could feature less retail space if the project applicant elects to construct more residential ©r

hotel/office uses in other districts on site .
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Table 3-3

EXISTING AND PROPOSED LAND USES BY DISTRICT


Distric ts*


Palm Plaza

Palm

Passage


University


Central


Towne


Centre


Gardens

Nobel

Heights


Lajolla


Terrace


Torrey Trail

Acres

18.4

22.3

3.3

6.0

3.0

13.6

7.3

Existing


Uses

Regional

Commercial


Regional

Commercial,


Parking,


Transit


Center


Regional

Commercial,


Parking


Regional

Commercial,


Parking


Regional

Commercial,


Parking


Parking


Open Space

Retail (sf)

511,400

450,000

· 45,000

10,000

10,000

35,000

0

Proposed


1

Potential Uses

Regional

Commercial


Regional

Commercial,


Parking, Transit


Center


Regional

Commercial,


Residential, 

Hotel, Office,

Packing


Residential,


Parking, Retail

Residential,


Hotel, Parking, 

Retail

Regional

Commercial,


I loecl, Office,

Parking


Open Space,

Recreation,


Childcare


Facility

Retail


Addition 

(maximum 

sf)

80,000 

470,000 

75,000 

20,000 

20,000 

85,000 

0 

Dwelling


Units


0

0

100

100

50

0

0

Source: Westfield Corporation, Inc . 2007.

* Refer to Figure 3-1 for the location of the districts.

< = equal to or less than

' The proposed land uses presented in this rable are based on Masrer PDP land use scenario 1; actual retail square


footage and dwelling units within each district could vary depending on the ultimate mix of land uses constructed.

consistent with the Master PDP .

District Three — University Central

University Central, at the corner of La Jolla Village Drive and Genesee Avenue, currently consists of

commercial uses and surface parking. Under the proposed project, the University Central district

could be constructed to accommodate the relocated and expanded bus transit center and an elevated

station for the Mid-Coast light rail transit system proposed in the future by the SANDAG. This

location is not the preferred location for the transit center or the LRT station as described below under

Traffic and Pedestrian Circulation Improvements and in detail in the transit appendix to the project's

traffic study (Appendix Q to EIR Appendix B). District Three also would include up to 75,000 sf of
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new retail space and a high-rise tower (to a maximum of 365 feet above grade due to FAA


restrictions). Under the potential land use development scenarios in the Master PDP , up to 725

residential units— 250 hotel rooms-or 35,000 sf of office space located in towers could be substituted


for the a portion of the retail development and/or residential units, as long as the mix of land use

development intensity permitted (based on the traffic impact parameters contained in Table 5.3-20)

for the overall site is not exceeded.

District Four — Towne Centre Gardens

The Towne Centre Gardens district currently consists of the Sears automotive repair shop, a parking


structure and surface parking. Towne Centre Gardens would provide up to 100 courtyard or garden

apartment style housing units built over structured parking, along with an additional 20,000 sf of

retail. The maximum height o f the structure above grade would be 325 feet due to FAA restrictions.

Some surface parking would also be utilized in the district. The Sears automotive repair shop would

be relocated to District Six. Approximately one acre of population-based patkland could be created in

this district to serve on-site residents (Figure 3-3. Proposed Open Space/Recreation Areas). Under the

potential land use development scenarios in the Master PDP, up ro 725 residential units could be built

within Distric t Four, as long as the deveiopment intensity permitted (based on the traffic impact


parameters) for the overall site is not exceeded .

District Five — Nobel Heights


The Nobel Heights district currently consists of 10,000 sf of retail space and surface parking. The

proposed project would include up to 50 residential units, 20,000 sf of additional retail development


and struc tured or surface parking. Under the potential land use development scenarios in the Master

PDP , up to 725 residential units or 250 hofd-rooms units could be built in towers within District


Five, as long as the development intensity permitted (based on the traffic impact parameters) for the

overall site is not exceeded. If constructed, the towers would form a gateway to the property for

visitors arriving from the corner of Genesee Avenue and Nobel Drive. Approximately one acre of

population-based parkland could be created in this district to serve on-site residents (see Figure 3-3) .

The maximum height of the-any structure above grade would be 390 feet due to FAA restrictions. A

clearly defined pedestrian-friendly path would traverse from a street-level plaza up to an elevated


plaza, then across to UTC's retail area .

District Six — La Iolla Terrace


The Lajo lla Terrace district currently consists of 35,000 sf of retail development (under construction)


and surface and structured parking. The proposed project would include the development of up to

85,000 sf of additional retail space and parking areas, including up to two multi-level parking


structures. The Sears automotive repair shop within Distric t Four would be relocated to this district at

the time Towne Centre Gardens is developed as a residential site . Under the potential-land mc
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scenarios in the Master PDP , potential uses for chis area also include up to 250 hotel rooms and/or

35,000 sf of office space . The maximum height of any struc ture would be 325 feet above grade due to

FAA restrictions.

District Seven — Torrey Trail

Torrey Trail is a seven-acre swath of landscaped open space at the southeast corner of the UTC


sitedcvelopcd parkland that UTC shares with the nearby residential community. Although Torrey


Trail is designated as open space in the University Community Plan, it is not dedicated. Approximately


five-two acres in the southern portion of Torrey Trail has the potential to be used as public open space

with fei-privatelv-maintained recreational amenities/facilities to satisfy the project's population-based


park requirements (Figure 3-3) . To create useable park acres regrading portions of Torrey Trail may

be required. The applicant would seek community input on the specific types of recreation facilities


for com true ted in the Torrey Trail district. Improvements eotdd-may include pedestrian lighting, a

tot lot, benches, picnic tables, new landscaping and/or other park-like featurcsamenities; the balance

of the district would remain as landscaped open space. The existing childcare facility on site would be

relocated to the northern portion of Torrey Trail, just south of the existing ice rink, with a drop-off


extension constructed from an existing access road . Additional signage would be provided at the

northern and southern ends of Torrey Trail and security lighting also would be provided throughout


the area . Stronger pedestrian linkages with Palm Plaza would be implemented to enable visitors to

flow more easily into the park from the shopping center.

Traffic an d Pedes t r ian Circu lation Impro vemen t s

In addition to the construction of specific land uses, circulation improvements are proposed as part of

the proposed project to enhance vehicular travel, pedestrian linkages and public transportation services

in and around the property.

Internal vehicular circulation would continue via a loop-type circulation pattern through the property,


which would link with the existing entry/exit driveways with the adjacent public roads. Specifically,


the existing internal loop road connection from the existing northern entrance at La Jolla Village

Drive/Executive Way would be reconfigured on site to direct traffic below the new retail expansion


and along the new parking structures to the existing western driveway entrance along Genesee

Avenue/Esplanade Court. Connections to the proposed parking garages would also be provided from

the realigned loop road. A new driveway is proposed as part of University Central district


improvements which would connect to Genesee Avenue (400 feet south of its intersection with La

Jolla Village Drive). The private driveway would be right-in/right-out only and provide drop-off/pick-

up/valet service for shopping center patrons, University Central residents and their guests. All other


access drives to the shopping center would remain as currently configured, although signals would be

installed at the Nobel Drive/Lombard Place intersection and the south entrance along Towne Centre


Drive, as described in the mitigation discussion in Section 5-3, Transportation/Circulation.
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The project would implement or accommodate proposed public transportation improvements


currently envisioned for the UTC property in the Transit First program being implemented by

SANDAG. Specifically, the project applicant, in cooperation with SANDAG, would relocate and

expand the existing bus transit center. The expanded transit center would be constructed by the

applicant, and added to the University City Facilities Benefit Assessment (FBA) to serve as a benefit to

the whole community and region. The existing bus transit center on site would be expanded from 6

to up to 11 bus bays to allow an expansion in bus service . The proposed project would also reserve

right-of-way along its frontage with Genesee Avenue and on site for the proposed transit center and

planned extension of a light rail transit line through the University City/Golden Triangle area with a

stop proposed at a new station along Genesee Avenue near UTC.

Two transit center locations were identified through discussions with SANDAG, MTS and the City of

San Diego . The proposed design and capacity of the center would reflect the need of SANDAG and

MTS. The preferred location of the transit center would be at the southeast corner of the Genesee

Avenue/Esplanade Court intersection within the Palm Passage district. The other potential location


would be within the University Central district along La Jolla Village Drive, near the Genesee Avenue

intersection. The Genesee Avenue transit center location would be beneath a proposed parking


structure and the planned Nordstrom building, but would be open to and visible from Genesee

Avenue . The transit center would have 11 bus bays (4 for articulated buses) and a capacity for a

minimum of 4 layover buses. Bus access to the transit center would be through a single dedicated


transit access point on Genesee Avenue, using a proposed transit-only signal along Genesee Avenue

(see Figure 3-2). Pedestrian , access to the transit center would be from a corridor between rhe

proposed Nordstrom building and the planned adjacent parking struc ture. Secondary access would be

provided at street level . If a pedestrian bridge is constructed over Genesee Avenue as part of the

future LRT sration, it could provide direct access to the UTC transit center from the commercial


development across the street. The location along Genesee Avenue is the preferred site by the project


applicant because the dedicated transit signal and access on Genesee Avenue would allow buses to

operate without interfering with UTC customer traffic, thus providing a more reliable and efficient

service . If the transit center were placed adjacent to Lajolla Village Drive, there would be a potential


for traffic delays and conflicts with UTC customers and delivery trucks. In addition, the Genesee

Avenue transit center location would not reduce the number of planned parking spaces, as would

implementation of the La Jolla Village Drive transit center location. The Genesee Avenue transit


center location also would be more comparible with the future station for the Mid-Coast light rail

transit system on Genesee Avenue because it would be closer and would provide easy access for

transfers to the station.

The new Mid-Coast light rail transit station may be elevated above the median of Genesee Avenue

adjacent to the Palm Passage district, near the intersection of Genesee Avenue/Esplanade Court,


according to SANDAG (Figure 3-2). Opportunities would also be provided at the expanded transit


center for community shuttles, the Superloop and other transportation alternatives in the community.
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per 1,000 sf of leasable retail floor area, 0.20 spaces per seat in a cinema, 1.25 spaces per hotel room,


3.75 spaces per 1,000 sf of office space and 1.85 spaces per dwelling unit (including both tenant and

guest parking). Retail parking would be provided in existing surface parking lots and proposed


parking structures. The peak parking demand for rhe proposed project, which only occurs during the

holiday shopping season, would range from 7,230 to 8,129 spaces, depending on the day ofthe week

(i.e., weekday versus weekend). The recommended parking supply for the proposed project would be

7,163 on-site parking spaces to meet the needs of December weekday customer and employee parking


(plus a 5 percent oversupply) plus 425 reserved spaces for tenants of the 250 residential units, up to

1,233 reserved spaces for tenants of the 725-unit maximum residential scenario. In addition, the

proposed project would require an off-site employee parking program that would serve 541 employee


spaces during weekends in December. A parking management plan would be required by rhe City

that includes an annual monitoring program to make sure that adequate parking is provided to meet


the project demands. Additional discussion on the proposed parking program is provided in the

mitigation section under Issue 3 in Section 5.3, Transportation/Circulation, ofthis report.

Utilities


Proposed utility improvements would consist of removing a portion of the on-site sewer and water


mains and replacing them with private mains. In addition, the project site would be connected to the

City's reclaimed water system. A major portion of the existing utilities along the northern and

western portions of the project site would be removed and the easements covering these utilities would


be vacated. An existing 8-inch sewer main would be replaced with approximately 4,000 linear feet of

10-inch private sewer main which would connect to a public main in one location. An existing 6- and

12-inch water main would be replaced wirh approximately 3,000 linear feet of 6-inch private water


main which would connect to public mains in two locations. A separate approximately 2,100-linear


foot, 8-inch private fire service main also would be provided and would connect to public mains in two

locations. All proposed on-sire utilities would be covered by a private utility easement. Existing sewer

and water mains and associated easements along the southern portion of the project site would

remain.

To reduce utility loads, the project applicant proposes to implement a green building program,


designed to increase resource efficiency and sustainability (Westfield Corporation 2007). The project


applicant intends for UTC to be a facility that achieves a high degree of sustainability through the use

of high performance architecture, low energy systems, renewable power generation on site, sustainable


landscape and water conservation. The project applicant intends to achieve a high certification within


the LEED Green Building Rating System, which is the nationally accepted benchmark for the design,


construction, and operation of high performance green buildings. The project has been accepted as a

LEED-ND (Neighborhood Development) pilot project by the U.S. Green Building Council. The

LEED-ND pilot program integrates the principals of smart growth, new urbanism and green

building . The project applicant has generated sustainability strategies for the redevelopment of the

UTC shopping center, including those associated with landscape, lighting, electrical, structural, and
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HVAC systems. Landscape strategies would include the use of reclaimed water, as well as xeriscaping


and use of drought tolerant native plant species . Lighting strategies may involve the use of natural


daylight and photosensors to optimize use of daylight. Electrical strategies may include generation of

the electrical load on site from renewable sources (e.g., sun) and incorporation of high-efficiency


appliances. Structural strategies may include the use of recycled steel and concrete. HVAC strategies


may involve the incorporation of natural ventilation, implementation of thermal zoning and providing


a central plant for heating and cooling. More discussion of the UTC green building program is

provided in Sections 5.4, Air Quality, 5.7, Public Utilities, and 5.8, Water Conservation, ofthis report.

Deve lo pmen t Regu lat ions


The development regulations for the proposed project (a combination of SDMC regulations for the

CR-1-1 zone and the Master PDP conceptual site plan and design guidelines desctibed herein) have

been developed to revitalize both the interior and exterior of the center. In general, the interior of the

center would feature upscale retail storefronts, more entertainment opportunities and updated styling


of the existing center. The existing landscape berms surrounding the exterior of the center would be

removed, retail development would move closer to the street, and the exterior facades of the center


would feature articulated architectural treatments, landscape treatments and variations in building

rooflines to provide visual interest. All new development would comply with the general design

characteristics in the Master PDP ; specific and special district design characteristics are also proposed.

General Design Characteristics


The general design characteristics in the Master PDP contain guidelines and requirements related to

architecture, landscaping, lighting, signage and other design elements of new construction and

describe how the proposed project would implement many of the planning principles from the

University Community Plan related to the urban node pedestrian network, pedestrian overpasses and

street level crossings, and urban form and cohesiveness. For example, the Master PDP proposes to

retrofit the project stteet frontage with non-contiguous sidewalks as development is implemented on

site, which is a goal of the University Community Plan. Connections and/or improvements to the

existing overpasses across La Jolla Village Drive and Genesee Avenue would be integrated in the

University Central area (District Three) and traffic signals would be installed to provide new

street-level crossings of Towne Center Drive and Nobel Drive. New development along the

pedestrian network would integrate pedestrian-oriented uses, visual breaks along the street frontage


and physical and visual access to the interior of the site . The general architectural guidelines within


the Master PD P address how new structures would relate to the pedestrian network and street


frontage. The general landscape guidelines are proposed to help unify each component of the project,


soften architectural elements and reinforce the image and character o f t he development. Suggested


plant materials and a master plant list are also contained in the landscape guidelines, including a street


tree master plan for the perimeter of UTC (sec Figure 3-41, Street Tree Master Plan), and within the

Master PDP . which is on file with the City of San Diego.
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IMPROVEMENT M IN . DISTANCETO STREETTREE


Traffic signals (stop sign) 20 feet

Underground utility lines 5 feet

Above ground utility structures 10 feet


Driveway (entries) 10 feet


Intersections 25 feet

(intersecting curb lines of two streets)

Sewer Lines 10 feet


La I ol la Village D rive Tree

Trees Required: 66

1,954 I .F. Street Frontage


Large S preading T ree -

25' - 30' heighl x 35' spread


- T ipuana tipu - Tipu Tree

- C horisia speciosa - Silk Floss Tree

- Alb izzia julibrissin - Silk Tree

Q N obel D rive T ree/Lombard Place Tree

Trees Required: 23

N obel Drive - 487 L.F. Street Frontage


Lombard Place - 2 0 2 L.F. Street Frontage


Vertical T ree -

25 ' - 35 ' height x 1 5'-25' spread


- T ristania conferta - Brisbane Box

- E ucalyptus spp . - E ucalyptus


- M elaleuca spp . - M elaleuca


Genesee Avenue Tree

Trees Required : 64

1,918 L.F. Street Frontage


Large S preading E vergreen Shade T ree -

30' - 40' height x 40' spread


- Quercus spp . - O ak


- C innamomum camphora - C amphor Tree

- Schinus mo l l e- C a l i f o rn i a Pepper Tree

- E rythrina coralloides - N aked C oral Tree

S mall Scale I nterior S treet/Parking Lot Tree

Vertical T ree -

25' - 35' height x 25' - 35 ' spread

- Agonis Flexuosa - Peppermint Tree

- C upaniopsis anacardides - C arrolwood


- M elaleuca sp. - M elaleuca


- Podacarpus spp, - Fern Pine

( " ) Towne C entre D rive Tree

Project I denti ty C orner


Grove Planting - 25' - 35 ' height x 

spread


- Phoenix dactilyfera 'M ed joo l ' - 

Date Palm

Entrv D rive Palm Tree

Trees required: 37 

1,109 L.F. S lreet Frontage 

M ed ium S preading U pright T ree - 

35' - 40' height x 20 '30 ' spread


- Platanus acerifolia - London Plane Tree

- Alnus cordata - I talian Alder


Entry I D Planting - 25 ' - 30 ' height 

spread


- Phoenix dactilyfera 'M ed joo l ' -

Date Palm

Source: Master Planned Development Permil for Weslfield U T C
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Specific Design Characteristics


Regional Commercial Uses

Specific design characteristics contained within the Master PD P are direcred at the specific uses

proposed on site . Such characteristics include limiting the building height and architectural features


of retail structures to 100 feet, varying heights and widths of storefronts, articulating storefronts,


providing merchandising front yards in designated area along storefronts, and providing patio seating,


shade canopies and trellises. Plazas and pedesttian gateways and passages would be incorporated in

numerous locations in the site which would be open and available to the public at all times. These


features would add visual interest to storefronts and UTC as a whole.

Residential and Hotel Uses

The Master PDP Design Guidelines for the proposed project establish design standards for the

development of residential and/or hotel structures and associated parking structures within University


Central, Towne Centre Gardens, Nobel Heights and La Jolla Terrace. The guidelines would be

implemented duting design of the residential/hotel portion of the project, which would be pursued by

another party, with the permission of the project applicant. They address design concepts such as

building height (up to 390 feet), bulk and massing, site orientation, architecture, building materials,


parking and the like . Characteristics of the proposed architecture would include simple building

forms and rectilinear massing while incorporating additive elements such as arcades, porches,


balconies, awnings/canopies and feature towers.

Office' Uses

Any office buildings constnigted on site-would comply with the development regulations within the

SDMC for the CR-1-1 zoning designatton and the height limit containedin the Master PDP .

Transit Center

The transit center would be designed so it can function with or without the future LRT station by

SANDAG. The architectural design of the transit center would integrate with the UTC shopping


center. In addition, the designs of benches, planters, lighting fixtures, signage and other amenities


would be identical or complementary to those within the retail portion of the proposed


redevelopment. The facility would be clearly identifiable from public rights-of-way and would be near

pedestrian pathways. The dimensions and organization of the bus transit center would be consistent


with the requirements of SANDAG and MTS.
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Parking Decks


Parking structures would be constructed to complement surrounding buildings. Parking decks

adjacent to public rights-of-way would create a pedestrian-friendly environment by having

articulating base fagades that are treated with texture and color, incorporate trellises, landscaping,

canopies or other architectural features. A landscaped setback between sidewalks and parking decks

would provide screening of vehicles from public view. The top level of parking structure would

comply with the SDMC Landscape Regulations. Trees would be planted with 30 feet ofeach parking

space, or alternatively, trellises with vines would placed within this area. The maximum height of

parking structures on site would be 80 feet. All parking structures would comply with the Parking

Regulations defined in the SDMC Section 14.02.05 and the Urban Design Element of the General

Plan.

Special Planning Area Requirements

This section of the Master PDP provides district-specific guidelines for future development on site.

Guidelines that are discussed include entry drives, street frontage, streetscapes, courtyards and plazas,

building height, pedestrian linkages and landscaping. No specific requirements are discussed for Palm

Plaza.

Palm Passage has a number of specific guidelines, which are summarized herein. As described above,

new structures would have a minimum 10-foot setback from the property and would be a maximum


of 80 feet above grade, above which the height is limited by a plane rising away from the property line

at a 45-degree angle up to a maximum height of 100 feet. The maximum building base would be 35

feet tall along the street and would be architecturally modulated in height, width and depth to

establish a pedestrian-friendly atmosphere . Buildings along La Jolla Village Drive and Genesee

Avenue would comply would the Master PDP's "Profile Wideness Rule," in which variation along

street frontage must be applied every 300 feet at a minimum and no single profile may occur along

more than 35 percent of the total length of the street (refer to Figure 3-56, Example of the Profile


Wideness Rule). Courryards and plazas would be constructed within the shopping center and would

provide landscaping and/or water features. In addition, transit center guidelines are provided in the

Palm Passage portion ofthe Master PDP.

University Central district portion of the Master PDP provides specific guidelines for the retail,

restaurants, and residential, hotel and office uses that may be constructed in this district. Guidelines

are provided for the transit center for this district, should the La Jolla Village Drive location be

selected by SANDAG and MTS. These guidelines include clearly identifying uses within the area and

providing easy access to the amenities. Retail building heights would be the same as within Palm

Passage. Maximum heights of residential—hotel- and office buildings would be limited to 365 feet

above grade within University Central district.
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Figure 3-6

Example of possible condition at the Esplanade drive entry and illustration of Profile Wideness Rule

Source: Master Planned Development Permit for Wesifield UTC
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Towne Centre Gardens could include a residential structure. The new building would have a

minimum 10-foot setback from the street. The minimum setback from the property line ofthe houses


to the south would be a minimum of 10 to 35 feet. The maximum height of the residential struc ture


would be 325 feet. The base of the building along the street would be a maximum of 35 feet from

which the height is limited by a plane rising away from the property line at a 45-degree angle (refer to

Figure 5.2-68, Conceptual Building Massing Using Angled Building Envelope Plane) . This would limit the

residential building profile in relation to the nearby residences to the south. Further discussion of che

angled building envelope plane concept can be found in Section 5.2, Aesthetics/Visual Quality .

Nobel Heights would include the construction of up to two residential towers. The new struc tures


would have a minimum setback of 10 feet from rhe property line. The base of the buildings would be

a maximum of 35 feet. Portions of the buildings above the base would provide additional setbacks of

a minimum of 15 feet from the property line . A minimum separation between the pedestrian


sidewalk and the building bases would be 10 feet. The maximum height o f the residential struc tures


would be 390 feet above grade in this district.

Within La Jolla Terrace, all new structures would have a minimum setback of 10 feet from the

property line . Retail buildings within 20 feet of the public right-of-way would be limited to a height


of 80 feet . All other retail and parking structures would be limited to 100 feet in height; however,


any retail floors above 80 feet cannot exceed more than 10 percent of the total square footage


allocated within the Master PDP. The maximum height of residential, hotel and office struc tures


would be 325 feet above grade . Building bases along the street would be between 25 to 45 feet tall .

3.4.4 Grading P lan


A grading plan is proposed for Phases 1 and 2 of rhe Master PDP/SDP. Grading for the proposed


project would require approximately 643,000 cubic yards of cut and 51,000 cubic yards of fill,

resulting in 592,000 cubic yards of export, across the 39 acres affected by the proposed projecr. All

removed material would be exported off site for proper disposal or use by another approved


development. The deepest cuts would be approximately 40 feet for basement excavations. The fill

slopes would rise up to 14 feet. Three tiered retaining walls with a maximum height of 12 feet each

would be placed on site along Genesee Avenue in the southwestern portion o f the site . Final finished

floor elevations would range from approximately 335 to 380 feet above mean sea level (amsl) upon


implementation of the grading plan. Approximately 566,000 sf, including three of the existing


department store buildings of the existing center would be demolished during the consrruction the

project.

3.4.5 Vesting Tentat ive Map

The project applicant also proposes approval of a VTM to consolidate existing lots, relocate existing


lot lines and subdivide the land into 36 lots . The lots would range in size from 0.14 to 28.57 acres.
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In addition, approximately 1.15 acres of public right-of-way dedication is proposed on site for new

traffic lanes and bike lanes on La Jolla Village Drive, Genesee Avenue, Towne Center Drive, Lombard

Place and Nobel Drive . Approximately 0.08 acre of right-of-way would be acquired along Towne


Centre Drive.

3.5 CONSTRUCT ION SCHEDULE


Project construction would occur in two phases. Initially, construction phase 1 would be constructed


in several sequences over about a three- to four-year period. The initial phase of construction would


commence in 2008 and be completed by Fall 2011 (approximately 36 months). No construction


schedule is proposed at this time for the second phase of development for residential uses, but for the

purposes of this analysis, it is assumed it occur over an approximately 12-month period either


simultaneous with or immediately following Phase 1.

Phase 1 construction would be broken into three sequences in order to minimize disruption to existing


shopping center activities. The first sequence would entail the adaptation of the vacant Robinson's


May building in the Palm Passage district to temporarily house the Macy's department store,


demolition of the automotive repair shop in the Nobel Heights district, relocation of the bus transit


center to Genesee Avenue and construction of a parking structure immediately east of the Sears

department store in the La Jolla Terrace district. The second sequence would include demolition of

the existing Macy's department store, construction of the new Nordstrom and Macy's department


stores and adjacent retail space and a parking structure, and construction and relocation of site

utilities. The third sequence of construction would involve demolition of the vacated Nordstrom


department store and the existing Nordstrom parking struc ture, construction of the central retail area,

parking structures and the residential component of University Central. The existing center would


remain open during all sequences of construction.

The second phase of residential construction at Towne Centre Gardens and/or Nobel Heights districts


and-would likely be constructed in a single sequence.

3-6 DISCRETIONARY ACT IONS

This EIR is intended to provide documentation pursuant to CEQA to cover all local, regional, state


and federal permits and/or approvals which may be needed to construct or implement the proposed


project. The UTC Revitalization project described in this EIR would require the following


discretionary approvals from the San Diego City Council:


· EIR certification


· CPA/Rezone/Master PDP/SDP/VTM approval


· Sewer and water easement vacations approval
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3.7 OTHER APPROVALS/PERMITS

Approvals required from Responsible and/or Trustee agencies include, but are not limited to:

· National Pollutant Discharge Elimination System (NDPES) General Construction permit

approval from the Regional Water Quality Control Board (RWQCB)

· Agreement between SANDAG, MTS and the applicant for bus/transit center relocation and

expansion

· FAA approval of building heights

· Encroachment Permit from Caltrans for freeway ramp improvements
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4.0 HISTORY OF PROJECT CHANGES


The proposed project has been revised from the original application submitted in January 2002 in

response to input and comments received from members of the University Community Planning


Group, as well as from numerous community leaders. The project applicant has modified the

proposed project twice, once in 2005 and again in 20072006. Since 2002, the project applicant has

also eliminated the concept of a Master Plan for the UTC property and instead is requesting approval


of a Master Planned Development Permit (PDP). A brief description of the original application, the

interim changes proposed in 2005, and a comparison with the proposed project evaluated in this

report, is provided below.

The proposed project originally consisted of the expansion of the UTC shopping center to include


750,000 square feet (sf) of retail space, 250,000 sf of office space, 250 hotel rooms and 750 residential


units to be implemented in five phases. The first phase formerly consisted of approximately 566,700


sf and 250 hotel rooms (that could be converted to residential units). A second phase would develop


the remaining retail and add residential units, while rhe third through fifth phases would add the rest

o f the proposed residential units and office space.

In 2005, the proposed project was reduced to consist of 750,000 sf of retail space and 250 residential


units to be implemented in two phases . Phase 1 of the proposed project would consist of the entire


retail expansion, while the residential units would be developed during Phase 2. The retail expansion


is proposed in the same location as the original application, northwest of the existing center. The

residential units are proposed in the same location as some of the residential units originally proposed


on site (i.e., above the Sears parking garage).

The-As of the 2006 modification, the proiect is now being processed as a Master PDP. The current


proposed project would be similar to rhe 2005 application version in that it would include 750,000 sf

of retail space and 250 residential units in two phases. In addition, the Master PDP would allow

flexibility in the development of the center based on ADT generated bv each use on the site and

critical peak hour equivalency of AM inbound and PM outbound ADT movement. Examples of eight

land use scenarios are provided to illustrate how the center may develop under the guidelines of the

Master PDP with a varying mix of retail, residential, hotel and office uses, as long as the mix of land

uses development intensity does not exceed the traffic parameters established in this analysis (Table

5.3-2Q).scvcn-altefnacivc land usc scenarios have been has been incorporated into the proposed project,


and etmld result in up to 750,000 sf of retail space, up to 725 residential units, up to 2-50-hotel rooms


and/or up to 35,000 sf of office space . These land usc scenarios ptoposed in the Master PDP provide


the project applicant the flexibility to develop -a mixture of retail, residential, hotel and/or office uses

with similar traffic characteristics as the proposed project. Refer to Section 3.0, Project Description, for

the specifics of each land use scenario. In response to comments received during EIR public review,


the proiect applicant has decided they would only pursue entitlements for retail and residential land
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use development scenarios (i.e. the Proposed Proiect, and the Maximum Residential scenario). Hotel


and office uses are no longer proposed bv the proiect applicant and have been eliminated from the

Master PDP . The six other land use scenarios featuring these uses remain in the EIR analysis for

disclosure and information purposes.

The proposed project would be implemented in two phases. Phase 1 would entail construction and

redevelopment of retail areas and construction of new parking structures and a bus transit facility, as

well as a residential structure in the northwestern and southern portions of the site . Phase 2 would


include the construction of additional residential towers or other uses, depending on market demand.

An additional change that has occurred since the initiation of the project includes the relocation of the

transit center. The transit center was originally located just south of the Esplanade Wa y entrance. In

2005, it was relocated to the corner of Genesee Avenue and Nobel Drive. In response to comments


received from MTS and SANDAG based on their review, two transit center locations were idenrified,


as described in Section 3.0. Proiect Description. The preferred location would be at the southeast corner


of the Genesee Avenue/Esplanade Court intersection within the Palm Passage district. The other


potential location would be within the University Central district along La Jolla Village Drive, near

the Genesee Avenue intersection, the transit center-was once again moved to-thc western portion of

thesitc -at the intersection of Gcncsec Avenue and Esplanade Court,-where it would be integrated with

the design o f thc retail expansion as described in Section 3-0, Project Description.

The proposed project also now includes improvements to Torrey Trail, a seven-acre swath of

developed parkland open space within the project boundary. Approximately five-two acres in the

southern portion of Torrey Trail has the potential to be used for privately-maintained recreational


amenities/facilities to satisfy the project's population-based park. An additional two more park acres

could be developed in the Towne Center Gardens and Nobel Heights districts.To create useable park

acres ntay-Tequirc the regrading of portions of Torrcy-Trail;
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5.0 E NV I R O NMENT AL ANALYSIS

5.1 LAND USE

5.1.1 Existing Conditions


Existing and Su r ro unding Land Uses


The majority o f the 75-acre site is developed with  1,061,400 square feet of shopping center buildings

and associated parking (surface lots and two bi-level structures). Shopping center buildings include


four department stores, along with specialty retail shops, limited entertainment venues (e.g., ice rink)

and community meeting rooms. These uses are housed in a number of separate structures, the largest

of which reaches up to approximately 78 feet above grade. Four smaller outbuildings containing


ancillary automotive, retail, restaurant and bank uses exist near the perimeter of the property close to

the adjacent roadways. A fifth retail outbuilding is under construction near the intetsection of La Jolla

Village Drive and Towne Centre Drive. In addirion to these uses, a transit center is located in the

northwestern portion of the site contiguous ro the shopping center. A narrow seven-acre landscaped


open space area exists southeast ofthe mall and extends toward Towne Centre Drive.

Vehicular access to the site is provided via driveways from La Jolla Village Drive to the north, Towne


Centre Drive to the east, Nobel Drive to the south (via Lombard Place) and Genesee Avenue (via

Esplanade Way) to the west . Pedestrian access is available from sidewalks within the public rights-of-

way that front the shopping center on four sides, walkways into the center through on-site and

adjacenr landscape linkages, and above-grade pedestrian bridges over La Jolla Village Drive and

Genesee Avenue .

The project site is surrounded by a variety of urban land uses, including landscaped open space, a

synagogue, office uses, hotels, commercial/retail uses and single- and multi-family residential


development (refer to Figure 2-5). North of the site along La Jolla Village Drive are office cowers

(ranging from 2 to approximately 24 stories), restaurants and high-rise hotels. East of the site along

Towne Centre Drive are two five- to six-story office towers and a large synagogue. Further to the

southeast are single-family residential uses and a commercial/retail strip center. Immediately south of

the site, along January Place, Sherlock Court and Montrose Way, are two-story single-family


residences. These homes are separated from rhe shopping center by an approximately 15- to 20-foot

tali slope, wooden fence and mature trees.

Immediately west of the homes is a seven-acre landscaped open space area associated with the UTC


site . Three-story town homes are located immediately southeast of the site and beyond these, along

Nobel Drive, are two-story attached town homes, with associated tennis courts. Across Nobel Drive
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to the south are two- to four-story condominiums. The area to the west of the site, across Genesee

Avenue, is dominated by the Costa Verde Center, a commercial/retail strip center. Also in this area

are two-story apartments, a high-rise assisted living facility and another large residential struc ture.

Farther to rhe northwest ofthe site, north of La Jolla Village Drive, is the University of California, San

Diego (UCSD) campus. Office, industrial park, residential and institutional uses occur farther north of

the site along Genesee Avenue and Towne Centre Drive. University High School, Rose Canyon Open

Space and single-family residential development are located along Genesee Avenue to the south of the

projecc site, in the South University area. The airfield for Marine Corps Air Sration (MCAS) Miramar

is located approximately five miles east ofthe site along Miramar Road .

Applic able P lans and Polic ies


The City of San Diego Progress Guide and General Plan (General Plan) is the citywide land use

development and planning document that contains guidelines and policies relative to development,


open space and infrastructure. An update to the General Plan is scheduled for adoption in October


2007. The UTC Revitalization Project site is located within the University Community Plan

(Community Plan) area of the City . In addition to the General Plan and Community Plan, planning


guidelines and policies of the City's Land Development Code, as well as the Airport Land Use Compatibility

Plan (ALUCP) for MCAS Miramar (San Diego County Regional Airport Authority [SDCRAA],

amended October 2004) and Air Installation Compatibility Use Zone (AICUZ) study that the U.S.

Marine Corps (USMC) adopted March 2005 also are applicable to the proposed project. SDCRAA is

currently in the process of preparing a comprehensive update of the ALUCPs for all of the airports in

San Diego County. The applicable goals and objectives associated with these plans/ordinances are

described below.

Progress Guide and General Plan

The City's General Plan contains 14 Elements focusing on the following topics: Housing;


Transportation; Commercial; Industrial; Public Facilities, Services and Safety; Open Space; Recreation;


Redevelopment; Conservation; Energy Conservation; Cultural Resources Management; Seismic Safety;

and Urban Design . In addition to these issue-specific Elements, the City recently adopted the

Strategic Framework Element. The applicable goals and recommendations within Elements


pertaining to che UTC Revitalization Projecc are summarized below and in Table 5.1-1-

Housing Element

The Housing Element specifies programs that are intended to guide the City's commitmenc to provide


for the housing needs of all economic segmencs of the community. A relevanc goal within the

Housing Element pertains to the availability of adequate sites for rhe development of a variety of
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housing for all income levels. The policies of the Housing Element state that "the City shall seek to

ensure that all housing is developed in areas with adequate access to employment opportunities,


community facilities, and public services" (page 177).

Transportation Element

The Transportation Element provides the framework for developing a comprehensive Transportation


system that includes streers, highways and parking to serve vehicular needs; transit (i.e., bus and

light-rail), bicycle and pedestrian facilities; and airports, railroads and maritime facilities. Relevant


goals include a coordinated, multi-modal transportation system that operares at acceptable levels of

service; a convenient, regionally coordinated transit system; availability of parking facilities sufficient


to minimize, if noc eliminace, any measurable concribucion to traffic congestion; and a reduction of

transportation noise to a level that does not constitute a threat to the public health and welfare . One

of the applicable guidelines regarding transit is to "coordinate the location and design of major

development projects with both current and planned transit facilities and services" (page 271). With


regard to bicycles and pedestrians, relevant guidelines and standards include concentrating bicycle and

pedescrian facilicies in areas containing the largest number of users, and coordinating such facilities

wich ocher modes of cransporcacion. The objective of street maintenance and improvements should be

to minimize heavy traffic congestion (level of service [LOS] E or below) and to increase overall average


vehicle speeds.

The Transportation Element provides the City's standards for land use compatibility with various


transportation noise levels . An exterior noise level of 65 decibels (dB) Community Noise Equivalent


Level (CNEL) is considered acceptable for residential uses, while a noise level of up to 75 dB CNEL is

acceptable for commercial uses .

Commercial Element

The goal o f the Commercial Element is "to develop an integrared system of commercial facilities that

effectively meets the needs of San Diego residents and visitors as well as assuring that each new

development does not impede the economic vitality of other existing commercial areas" (page 280). A

relevant recommendation calls for the City to encourage the renewal of older commercial centers and

areas, recognizing that flexibility may be needed in the enforcement of existing regulations.

Public Facilities, Services and Safety Element

The Public Facilities, Services and Safety Element addresses rhose services "that are publicly managed


and which have a direct influence on the location and allocation of land use. These services are schools,


libraries, police, fire, water, sanitation, and flood control" (page 123). The primary focus of this

element is che provision of adequace, feasible services as they relate to the nature and intensity of
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developmenc. This element acknowledges that timely provision and development of services is an

imporrant consideration of development proposals.

Open Space Element

The Open Space Element is considered "one of the tools for protecting San Diego's quality of life. It

supports the conservation and enhancement of San Diego's existing communities and seeks co aid in

the recreation ofnew communities," which strive to retain and enhance natural amenicies (page 146).


This elemenc divides open space areas inco chree differenc categories:

1. Public and Semi-Public Open Space—resource-based parks and spaces acquired chrough

communicy/neighborhood assessment districts and open space dedications as part of the

developmenc process;

2. Ocher Open Spaces-those spaces specifically designated in the general and community plans

and proposed resource-based parks; and

3. Open Space Subsystems Outside San Diego City— extensions of systems within the City that

fit compatibly with jurisdictions outside the City.

Conservation Element

The Conservation Element includes a number of goals and recommendations for proceccion and

preservacion of che region's nacural resources, including land, water, mineral, ecological and air

resources. Relevant goals related to water resources include decreasing reliance on imported water and

achieving and maintaining a high level of wacer quality in all water bodies under City jurisdiction.

With regard to air quality, recommendations include providing attractive, less-polluting alternatives

to che use of privace autos; promoting the development of reiacively self-contained neighborhoods and

communities chat provide an appropriate balance of necessary land uses, facilities and services; and

encouraging fill-in and verrical growth ofthe City, rather chan a paccern of horizontal development .

Energy Conservation Element

The Energy Conservation Element considers energy consumption and conservation in light of the

nonrenewable nature of energy resources. It states that "nearly all of the energy consumed in San

Diego is in the form of electricity, natural gas, and gasoline. These end-use energy forms derive from

three basic energy sources: oil, hydropower, and natural gas" (page 205). Consideracion of alcernacive

energy sources is also encouraged in addirion co conservacion strategies.
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Seismic Safety Element

The purpose of the Seismic Safety Element is to "reduce the risk of hazard resulting from future


seismic and related events" (page 231). The seismic safety element considers seismic and other


geologic hazards and the cools instrumental in planning for seismic safety .

Urban Design Element

The Urban Design Element addresses the integration of new developmenc inco the natural landscape


and existing community. It encourages the balance of natural and created features by integrating new

development with the natural landscape or within the framework of an existing community, to

minimize impaccs co che communicy's physical and social assets.

Strategic Framework Element

The City Council adopted the Strategic Framework Element on October 22, 2002. The element is the

first phase in, and provides the overall structure co guide, a comprehensive update ofthe Progress Guide

and General Plan . The strategy intends for revitalization to occur by establishing a series of

community centers ("villages") that provide walkable destinations (through measures such as

pedestrian-oriented urban design and public spaces) and a sufficient population base to support


neighborhood businesses and services. By increasing the overall housing supply through targeted


density increase, the strategy is intended to increase housing opportunities. Specifically applicable to

the proposed projecr, the elemenc suggescs chat targeted infill and redevelopment of urban villages on

existing commercial sites and transit corridors would further support improved transit services,


encourage neighborhood walkability and reduce auto dependence.

UTC and the higher densicy developmenc surrounding ic are specifically identified as an example of an

existing Urban Village Center. These centers typically contain a cluster of more intensive


employment, residential, regional and subregional commercial uses ro maximize walkabilicy and

support transit, and they contain public gathering spaces and civic uses . In addicion, chey could

support medium- to high-density residential uses (page 51).

Universiry Community Plan

The University Community Plan was adopced in 1987 and reprinced wich amendmencs in 2000. The

Communicy Plan includes 12 Elemencs chat address plan policies specific to developmenc wichin che

University Community Plan area . The proposed projecr sice is designated for regional commercial and

open space use (Figure 5.1-1, Community Plan Land Use Designations). There are four primary subareas

within the plan. UTC is within Subarea 2, the Central Subarea, and is recognized as one of two urban

nodes in the community; the other urban node is near La Jolla Village Square. These urban nodes are
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intended co be relatively high density mixed use core areas. Communicy Plan Elements and the goals

within each element that apply to the UTC Revitalization Project are discussed below. Specific policy

language from the plan is listed in Table 5.1-1, Project Consistency With Applicable Planning Policies, in

the Impac ts porrion of chis section.

Urban Design Element

The Urban Design Element of che University Community Plan contains policies co guide the character


and scale of development within the community. As noted in the plan, the element "defines the

relationship of buildings and spaces and provides direcrion for public street improvements" (page 29).

The element is divided into four parts: community vision, overall urban design goals, linkages and

urban design criteria. The overall urban design goals for the Community are as follows:

· Improve accessibility and use relacionships wichin the community by establishing well-defined


multi-modal linkage systems


· Establish standards that give physical design direction to privace developmencs and public

improvemencs


« Provide for the needs of pedestrians in all future design and developmenc decisions


· Ensure chat San Diego's climate, and the community's unique topography and vegetation


influence che planning and design of new projects


· Ensure chac every new developmenc concributes to the public realm and street livability by

providing visual amenities and a sense of place

In terms of community vision, che plan recognizes rhac che Central Subarea, of which UTC is a part, is

characterized by intense, multi-use urban development and states that the buildings proposed within


the central community should better relate to the streets and to the needs of pedestrians (page 33) .

As noted above, the majority of the site is designated for regional commercial use on the Communicy


Plan's land use map; a small area to the south is designated open space . Planned land uses for the

Central Subarea are shown on Figure 5.1-2, Central Subarea Planned Land Uses. A variecy of building

types, shapes, colors and materials are expected to be sited in the Central Subarea. An objective is,

however, co improve the central community's urban form and cohesiveness as new construction


activity continues. The plan further indicates chat a primary pedestrian network linking supcrblocks,


major activity centers and resource areas should be designated and clearly defined . That pedestrian


network should utilize che public sidewalk, screec level crossings, overpasses, meandering pachs

through private developments and trails through natural open space areas, and it should be

supplemenced by incernal paths within the supcrblocks. One overall design goal for the central


portion of the community is to make pedestrian-oriented activities more visible from the screec and

accessible from boch off-screec parking and che sidewalk.
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Linkages refer co aucomobile, pedestrian, bicycle and transit connections within and chcough the

community. The automobile linkages section of the Urban Design Element addresses the effects of

proposed street widenings on community character, the importance of street landscaping and the need

to reinforce community-unifying roads such as La Jolla Village Drive and Genesee Avenue. Two

objectives and related implementation strategies regarding Lajolla Village Drive and Genesee Avenue

are outlined in the plan: (1) reinforce the roles of these roadways as ceremonial, auto-oriented,


landscaped parkways serving as unifying urban design elements and orientation resources in the

community and (2) ensure that the streel yards of private developments bordering these two roadways


support the desired image and monumental quality of these roads . The Linkages portion of che

Element also includes three relevant objectives related to pedestrian linkages:


· Designare and clearly define a primary pedestrian network linking supcrblocks, major activity


centers and resource areas utilizing the public sidewalk, street level crossings, overpasses,


meandering paths through private developments and trails chrough nacural open space areas

· Ensure rhat the location of new pedestrian overpasses and street level crossings reinforce the

pedestrian network and that cheir design reflecc safety, uniqueness and communicy pride

· Recrofic developmenc bordering the Urban Node Pedestrian Network (including Towne


Cencre Drive and Nobel Drive, as shown on Figure 5.1-3, Urban Node an d Pedestrian Network)

wich pedescrian-oriented uses and amenities that contribute to street vitality


With regard to bikeways, the objective is to complete the missing links of the proposed bicycle

system. Objectives related to transit include ensuring that (1) the proposed light rail transit corridor


offers a variety of interesting views and amenities to transit riders and (2) that retrofitted and future


transit srops optimize convenience and safety of riders and contribure to the functional and aesthetic


quality of the community. Because the projecc applicanc proposes modificacions to the Urban Node

Pedestrian Network, a Community Plan Amendment (CPA) would be required to ensure consistency


wich che communicy plan and ics policies.

Transportation Element

The Transporcacion Elemenc addresses fucure roadway improvements, as well as bicycle, pedescrian


and cransic circulacion throughout the community. Goals are as follows:


· Provide a network of transportation systems that are incegraced, complementary and

comparible wich other City-wide and regional goals

· Provide a balanced public transporcacion syscem co link the entire communicy co all of ics own

accivicy areas and co the San Diego metropolitan area as a whole


· Encourage alcernacive modes of transportation by requiring developer participation in transic


facility improvemencs, rhe Incra-Community Shuttle Loop and Light Rail Transit line
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· Ensure implementation of Council Policy 600-34, Transit Planning and Development

Specific transportation proposals are addressed in Section 5.3, Transportation/Circulation, ofthis EIR.

Development Intensity Element

The Development Incensicy Elemenc establishes planning guidelines for che incensicy of developmenc

based upon craffic projections and che capacity of the Community Plan Circulation Element roadways.

The proposed land uses and development intensities are based on the following goals:

· Create an "urban node" wich cwo reiacively high density mixed-use core areas located at the

University Towne Center and Lajolla Village Square areas (refer to Figure 5.1-3)

· Develop an equitable allocation of development intensity among properties, based on the

concept ofthe "urban node"

· Provide a workable circulation syscem chac accommodates anticipaced traffic withouc

reducing LOS below "D"

The northern portion ofthe community, including che UTC project site, is situated in che Communicy

Plan Implementation Overlay Zone (CPIOZ) "A." The purpose of chis overlay zone is co limic uses

and developmenc intensity to the levels specified in the Land Use and Development Intensity Table of

the community plan. Developmenc incensicies, measured by square footage or number of dwelling

units, were allocated to 101 subareas within the community. University Towne Center is located

within Subarea 43. In the Land Use and Development Intensity Table, the site is listed as consisting

of 75.35 gross acres, with a land use and development intensity of 1,061,000 square feet of regional

commercial use. Development projects within che CPIOZ "A" are subject to ministerial permit review

for consiscency wich the goals and proposal of the community plan. In the case of the UTC project,

because modificacions co che Land Use and Developmenc Incensicy Table are proposed by che projecc

applicant., a Master Planned Development Permit (PDP), Sire Development Permit (SDP), and CPA

are required to ensure consistency with the community plan and its policies.

Housing/Residential Element

The Housing/Residential Elemenc is incended co (1) indicate the appropriate location and density of

residential developmenc in che communicy and (2) address social and economic concerns associared

wich che design, produccion and consumption of housing . The Elemenc includes che following

relevant goals:

· Increase the consumer's freedom of choice in terms of tenure and cype of housing available


· Conserve and improve che quality of housing and prevent neighborhood deterioration
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· Accommodate che City's and the community's fair share of the region's growth by designating


adequate residential land at appropriate densities and locations


Because modifications to the residential intensity on site are proposed by the project applicanc, a CPA

are required co ensure consiscency with the community plan and its policies.

Commercial Element

The goal of the Commercial Element is co "develop an incegrated syscem of commercial facilities chac

effeccively meecs the needs of community residents and visitors as well as assuring chac each new

developmenc does noc impede the economic vicalicy of other existing commercial areas" (page 193).

Relevant proposals include maximizing the interconnection of commercial developments with other


commercial or residential centers, encouraging the renewal and, where appropriate, the expansion of

regional and community commercial centers to maintain cheir viabilicy in meecing communicy needs

and excending pedestrian access points from shopping malls to the surrounding area .

Open Space and Recreation Element

The Open Space and Recreation Element identifies open space areas in the community which should

be retained and enhanced and provides guidelines for their functional integration" (page 215). The

goals and proposals of the Open Space and Recreation Element consider natural resource-based parks


and areas as well as recreational parks and commercially developed recreational opportunities.

Noise Element

The Noise Element of the Community Plan addresses the potential for noise impacts to sensicive

recepcors as a result of aircraft noise from MCAS Miramar, major transportation routes and the

AT&SF Railroad line. The goals of the element are to (1) minimize and avoid adverse noise impaccs


by planning for the appropriate placement and incensicy of land uses relative to noise sources and (2)

provide guidelines for mitigation of noise impacts where incompatible land uses are located in a high

noise environment.

Safety Element

The Safety Element addresses geologic hazards and public safety associated with MCAS Miramar. The

goals ofthe Element are as follows;


· Protect the public health and safety by guiding future developmenr so chac land use is

compatible with identified geologic risks, including seismic and landslide hazards
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· Ensure that proposed development does not create or increase geologic hazards either on or off

site

· P romote public safety by taking into account aircraft accidenc pocencial in the placement of

structures and activities


· Provide for the safe operation of MCAS Miramar through the preservarion of appropriate


deparrure corridors


Resource Management Element

The Resource Management Element addresses the preservacion and enhancement of natural resources


within the communicy, including copographic features, biological resources, coastal resources, energy


and water supplies, cultural resources and air quality. Ic includes the following relevant goals:


« Contribute to the maincenance or improvemenc of regional water quality by controlling


siitation and urban pollutants in runoff

· Encourage conservation of water in the design and construction of buildings and in

landscaping


· Reduce energy consumption by requiring energy efficiency in building design and landscaping


and by planning for a self-contained community and energy-efficient transporcacion


· Provide for che idencificarion and recovery of significant paleontological resources


Land Development Code (Chapters 11, 12, 13 and 14 of the San Diego Municipal Code [SDMC])

Airport Environs Overlay Zone

The City of San Diego enforces the Airporc Environs Overlay Zone around MCAS Miramar as part of

the SDMC (Section 132.0301 et seq. of the SDMC; 2000a). The northeastern portion of the UTC

Revitalization Project site extends into this overlay zone . The overlay zone is intended to ensure that

land uses are compatible wich che operation of the airport by implementing land use, noise

attenuation and other standards of the airport's Airport Land Use Compatibility Plan (ALUCP) ,

described below. Development proposals within the overlay zone must comply with the applicable

airport noise/land use and accident potential zone/land use compatibility matrices. Uses identified in

the matrices are permitted only if the noise is attenuated, and the density is restricted as indicated in

the matrices. In addirion, rhe Mayor or his designee is required to review developmenr proposals for

conformance wich che following site planning standards: (1) structures shall be located as far away as

possible from the noise source or accident potencial/flighc accivity zone, taking maximum advantage of

che copography and other site design features to minimize noise impacts and safety hazards; and (2)

the amount of outdoor and recreational space or other activity area where individuals would be subjecc

co high levels of noise shall be minimized. An acouscical study may be required by rhe Mayor or his
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designee to ensure that the development proposal meets the applicable noise standards. As discussed

below, although the project site is outside of che updated 60 dB CNEL noise concours for MCAS


Miramar as depicted in the AICUZ study, the eastern portion of the site is wichin the 60 to 65 dB

CNEL noise contour as depicted in che adopced 2004 ALUCP. According to the MCAS Miramar

AICUZ study the proposed project-site would be located outside of-the-60 dB Community Noise

Equivalent Level-as discussed below.—Finally, if the development is identified as "incompacible" or

"condicionally comparible," an avigation easement would be required.

Zoning


The majority of the project site is currently zoned for community commercial use (CC-1-3), in

accordance with Section 131.0501 et seq. ofthe SDMC, which accommodates community-serving


commercial, retail and residential uses for a range of development patterns (e.g., pedestrian-friendly

streets, shopping centers, auto-oriented streets). A small portion of the Torrey Trail district is zoned

residential (RS-1-14). The project applicanc is proposing co rezone che porcion of che properry

designared Regional Commercial in the Community Plan to CR-1-1, in recognition of its regional

commercial characcer. The porcion of the site designated for Open Space in che Communicy Plan

would remain zoned CC-1-3 and RS-1-14. The purpose of che CR zones is to provide areas for a broad

mix of regional-serving retail and other uses; the zone is incended co accommodace large-scale, high

intensity developments located along major streets, primary arterials and major public transportation


lines. The CR-1-1 zone allows a mix of regional serving commercial and residential uses, wich an auto

orientacion. Recail and commeccial uses permicted in the CC-1-3 zone would also be permitted in the

CR-1-1 zone. Mulci-family residenrial is permicted in both che CC-1-3 and CR-1-1 zones, provided ir

is a parr ofa mixed-use (commercial/residential) projecr.

The maximum structure height allowed in the zone CR-l-l is 60 feet. There is no minimum front

setback or street setback under this zone; minimum side and rear secbacks are each generally 10 feec

(with several caveats). No side or rear setback is required, provided chac che structure shall either be

placed at the property line or set back at least 10 feec.


The maximum floor area rario allowed in che zone is 1.0; however, a floor area bonus of 1.0 for mixed

use is provided for residenrial uses chac are developed as part of a mixed-use project. A minimum of

50 percent of rhe bonus muse be applied co che residenrial porcion of che projecc, wich che remainder

ofthe bonus being used for either commercial or residential uses.

Other requiremencs that apply in this zone address pedestrian pachs, parking lot orientation and

building articulation. Each commercial renanc space is required Co be accessible from an abutting

public street by a pedestrian path that is at least four feet wide. These paths are co be separaced from

vehicular access areas by wheelstops, curbs, landscaping or other physical barriers, except when

crossing driveways or aisles. Ac least one pedestrian path is required for each property frontage on an
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improved public street, where, at some point along the frontage, the difference in elevation between


the public sidewalk and the building or vehicle use area abuccing the street froncage is less than four

feet . For premises with more chan chree froncages, only chree pedesrrian paths are required. All

building elevations fronting a public right-of-way are required to be composed of offsetting planes


that provide relief in the building facade by insetting or projecting surfaces of che building. The

minimum number of offsetting planes and minimum horizontal separacion becween planes is based on

che lengch of che building fagade.

Planned Development Permit Procedures

The exiscing UTC shopping center operates under Planned Commercial Development permit 83 -

0117. This permit type has been superseded by the PDP . The purpose o f the PDP procedures is to

allow an applicant to request greater flexibility from che scrict applicacion of zoning regulacions than


would be allowed through a deviation process (see Section 143.0401 o f the SDMC). As seated in

Seccion 126.0601 ofthe SDMC, "The intent is to encourage imaginative and innovacive planning and

co assure that the development achieves the purpose and intent of the applicable land use plan and

that it would be preferable co whac would be achieved by scrict conformance with the regulations."

Development that does not comply with all base zone regulations or all development regulations, or

proposes to exceed limited deviations allowed by che development regulations contained in Chapter 14

of the SDMC, may apply for a PDP. The following criteria are required to be incorporated into the

design ofall projects applying for a PDP:


1. The overall development design should be comprehensive and should demonstrate che

relacionships of che proposed development on-site with exiscing development off-site .

2. The scale ofthe project should be consistent with che neighborhood scale as represenced by the

dominant development pattern in the surrounding area or as otherwise specified in the

applicable land use plan .

3. Buildings, structures, and facilities on the premises should be well integrated into, oriented


towards, and relaced co, che topographic and natural features ofthe site .

4. Proposed developments should avoid reperitious developmenc patterns that are inconsistent


with the goals ofthe applicable land use plan.

5. Buildings should avoid an overwhelming or dominating appearance as compared ro adjacent


structures and development patterns. Abrupt differences in scale between large commercial


buildings and adjacent residential areas should be avoided. Instead, gradual transitions in

building scale should be incorporated.
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6. Larger srruccures should be designed co reduce accual or apparenc bulk. This can be achieved


by using picched roof designs, separacing large surface masses through changes in exterior


treatment, or other archirectural techniques.

7. To the greatest extent possible, landscaping should be used to soften the appearance of blank

walls and building edges and enhance the pedestrian scale of the development.

8. Elemencs such as curbside landscaping, varied secbacks, and enhanced paving should be used

to enhance che visual appearance of the development.

9- Roof forms should be consistent in material, design, and appearance with existing structures in

che surrounding neighborhood. Plane macerials and ocher design features should be used ro

define and enhance the appearance of roof spaces, especially flat roofs that are visible from

higher elevations.

10. Buiiding macerial and color palettes should be consistent with the guidelines in the applicable

land use plan.

Site Development Permit Procedures

The purpose of the SDP procedures is to establish a review process for proposed developmenc chac may

have significanc impaccs on resources or on che surrounding area. An SDP may be required even if

developed in conformance wich all regulations. As stated in Section 126.0501 of the SDMC, "The

intent of these procedures is co apply site-specific conditions as necessary to assure that che

developmenc does noc adversely affecc che applicable land use plan and co help ensure that all

regulations are met. " A SDP is required for the proposed project because the site lies within the

CPIOZ Type "A." A SDP may be approved only if the following findings can be made:


1. The proposed development will not adversely affect che applicable land use plan;


2. The proposed development will not be decrimencal to the public health, safety and welfare;


and

3. The proposed development will comply with the applicable regulations of the Land

Development Code.


A SDP required in accordance wirh Section 143.0110 o f the SDMC because of potential impacts to

environmentally sensitive lands (ESL) may be approved or conditionally, approved only if decision

makers make the following supplemental findings, in addicion to the above findings:
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1. The site is physically suitable for the design and siting of the proposed development and the

developmenc will cesulc in minimum disturbance to ESL;

2. The proposed development will minimize the alteration of natural land forms and will not

result in undue risk from geologic and erosional forces, flood hazards or fire hazards;


3. The proposed development will be sited and designed to prevent adverse impacts on any

adjacenc ESL;

4. The proposed developmenr will be consistent with the Citv of San Diego's Mulriple Species

Conservation Program (MSCP) Subarea Plan:


5. The proposed development will not contribute to the erosion of public beaches or adversely


impact local shoreline sand supply; and

6. The nature and extent of mitigation required as a condicion of the permit is reasonably related


to, and calculated co alleviace . negacive impaccs creared bv che proposed projecc.

Airporc Land Use Comparibility Plan for MCAS Miramar


The proposed UTC Revicalizacion Project site is located approximately five miles west of MCAS

Miramar. A base realignment, or transfer, from the U.S. Navy to the U.S. Marine Corps began in

1994 and was virtually complete by 1998. The appropriate environmencal documencacion pursuanc


to che Nacional Environmental Policy Act was completed before and during the transition. The 2004

ALUCP for MCAS Miramar is the adopted plan for evaluating proposed projects in the Airport

Influence Area (AIA). The ALUCP for NAS/MCAS Miramar was amended in October 2004 by the

San Diego County Regional Airport Authority (SDCRAA), serving as the Airport Land Use

Commission (ALUC).

The SDCRAA is currently in the process of preparing a comprehensive update to the ALUCPs for all

o f the airports in San Diego County. The ALUCP was prepared to "protect Naval Air Station (NAS)

Miramar from incompatible land uses, and provide for the orderly growth of the area surrounding the

air station; to safeguard the general welfare o f the inhabitants within the vicinicy of the air station and

the public in general by protecting them from the advetse effects of aircraft noise and accident


potential; and to ensure that no obstructions or other hazards affect navigable airspace" (SDCRAA

2004, as amended).

The 2004 ALUCP is based on the Air Installation Compatible Use Zone (AICUZ) prepared by the

U.S. Navy and adopted in 1992 . In 2005, the Marine Corps prepared a new AICUZ srudy for MCAS

Miramar, which supersedes the 1992 adopced NAS Miramar AICUZ. The draft ALUCP updace
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currenrly being prepared by SDCRAA will be consistent with the 2005 MCAS Miramar AICUZ study

as required by state law.

The 2004 ALUCP addresses land use compatibility by defining che AIA, noise contours from aircraft

operations and the associated land use compatibility matrix, accident potential zones (APZs), height

restrictions for surrounding uses and obstruction determinations. The proposed project site is located

wiihin che AIA, which extends well beyond the limits of the military air scacion and as far wesc and

northwest as the Pacific Ocean (Figure 5.1-4a, Airport Influence Area und Accident Potential Zone). The

CNEL noise contours depicted in the ALUCP are from noise data collected by the U.S. Navy in 1989

(Figure 5.1-4b. MCAS Miramar Accident Potential Zones and Noise Contours). The Airport Noise/Land


Use Compatibility Matrix indicaces that land uses are conditional compatible at 60 to 65 dB CNEL for

residential uses, 60 to 70 dB for hotel and office uses and 65 to 75 dB for commercial uses. To be

considered compatible, the outdoor CNEL would need co be accenuaced co achieve an indoor noise

level of 45 dB for hotel and residential uses and 50 dB for commercial uses. Alchough che projecc site

is outside of the updated 60 dB CNEL noise contours for MCAS Miramar as depicted in the AICUZ


study (USMC 2005), che eascern porcion of che sice is wichin che 60 co 65 dB CNEL as depicced in che

2004 ALUCP (SDCRAA 2004) (Figure 5.1-4c. Adopted and Proposed Noise Contours). As nored bv the

US Marine Corps in a letter dated September 14. 2007 (included as letter 1 in the Responses to

Comments, EIR Appendix N), the 2005 AICUZ noise contours will eventually serve as the future

noise contours for the revised ALUCP.


The ALUCP incorporates thcdescribes twfr-chree Accident Potential Zones (APZs) from the 1992

NAS Miramai' AICUZ study for the air installation: the clear zone. APZ-1 and APZ-2. Ic escablishes


land use restrictions for proposed development within each zone co minimize the number of people

exposed co aircraft crash hazards. The primary objective ofthe APZs is the achievement ofa degree of

safety that can be reasonably attained. The clear zone is at the end of che runway, is located on the

Marine base and is. therefore, under the control of the Marines. The ALUCP identifies the

compatibility of different types of land uses and persons per acre for conditionally compatible uses

within APZ-1 and APZ-2thc two zones. As shown on Figure 5.1-4b, the proposed project is located

outside of beth-all APZs. The proposed project is also located outside of both APZs depicted in the

2005 MCAS Miramar AICUZ study.

Building height and obstruction restrictions apply around the installation co ensure that no object

would interfere with the safe operacion of aircraft or impact the air installation operations . The

ALUCP contains criteria for determining airspace obstruction compatibility. Any proposed

development that includes an objecc over 200 feet above the ground level or chac penecrares che 100:1


slope excending 20,000 feet away from the nearest runway muse be submitted to the Federal Aviation

Adminiscration (FAA) for obscruccion evaluacion, as well as nocifying SDCRAA and MCAS Miramar.

Should rhe potential exist that a project could produce a hazard or obstruction to air navigation, a

complete aeronautical study must be prepared under the provisions of 49 USC, Section 44718 and, if
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applicable, Title 14 of the Code of Federal Regulations, Part 77. Objects determined to be an

obscruccion or hazard by Pare 77 or Terminal Inscruccion Procedures, or create change to flighc

operations, approach minimums, or departure rouces would be considered incompatible.

Proposed developments may be incompatible and would require evaluacion if they would generate


other obstructions, such as release of any substance chat would impair visibility (e.g., dust, smoke or

sceam); emic or reflecc lighc chac could incerfere wirh air crew vision; produce emissions chac would

incerfere wich aircraft communicacion systems, navigation systems or other electrical systems; or

attrac t birds or waterfowl.

5.1.2 Impac t s

Significance Criteria


The City of San Diego's Significance Determination Thresholds (2007a) state that proposed projects


should be assessed for consistency with any adopted plans for the particular sire, including the Progress

Guide and General Plan and any applicable community and specific/precise plans. An inconsistency


with an adopted plan is noc necessarily a significant environmental impact; the inconsistency would


have to relace to an environmental issue to be considered significant under CEQA. Project impacrs are

considered significant if one or more ofthe following applicable conditions apply:

· Inconsistency/conflict with the environmental goals, objectives or guidelines of a community or

general plan

· Inconsistency/conflicc wich an adopced land use designacion or intensity and indirect or secondary


environmental impacts occur


· Substantial incompatibilicy wich an adopced plan (e.g, such as a rock crusher in a residenrial area)

· Developmenc or conversion of general plan or communicy plan designaced open space or prime


farmland to a more intensive land use

· Incompatible uses defined in an airport land use plan or inconsistency with an airport's


CLUP/ALUCP as adopted by the Airport Land Use Commission to the extent that the

inconsistency is based on valid data

· Inconsistency/conflicc with adopted environmental plans for an area

· Significanrly increase the base flood elevation for upstream properties, or construct in a Special

Flood Hazard Area or floodplain/wecland buffer zone
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Issue 1: Wou ld the proposal result in land uses whic h are no t c ompat ible with ex isting or

planned su r ro u nding land uses?


The proposed proiect and all the various Master PDP land use scenarios are collectively discussed


herein, with no one land use scenario having the potential to cause significantly greater land use

impacts than che others. Therefore, no worst-case scenario is identified. It should be noted that the

proiect applicant has decided to not pursue hocel or office uses' alchough che analysis remains herein


for informacion purposes.

Uses proposed as pare of the UTC Revitalization Project include expanded retail, entertainment,


community meeting space, parking uses, mulri-family residcncial and recreation facilities . The project


potentially may include the construction of hotel and office struccures, depending on which Mascer

PD P land use scenario is conscrucced on sice. As described in Section 5.1.1, Existing Conditions, off-sice

uses along adjacenc porcions of La Jolla Village Drive, Towne Cencre Drive, Genesee Avenue and

Nobel Drive include high-rise offices, hotels, commercial development, residential structures and low-

rise town homes. Proposed continuation of the commercial/retail and introduction of residential uses

and/or hotel and office buildings through the construction of the proposed project would, therefore, be

generally compatible with che exiscing uses surrounding the site . A discussion o fa few pocencial land

use compatibilities between residential/hotel/office uses and surrounding development related to

introducing these new uses to the UTC site is provided below.

According to the Master PDP , the proposed project would encail the construction of up to 100

residential units in che Towne Cencre Gardens discricc (or up to 725 unics under che Maximum


Residcncial land use scenario) above a new parking garage southeast of the Sears Department store.

The height of that structure would be determined when the building plans are submitted in the

future, but would not exceed 325 feec. The ulrimare height of the structure, however, could be a

significant contrast to the height of the nearby single-family residential uses, particularly because the

shopping center is located approximately 20 feet above grade from the homes. The proposed


residential structures would be substantially taller chan the existing single-family homes (refer to

Section 5.2, Aesthetics/Visual Quality, for further discussion). The introduccion ofa residential struc ture


also could increase the potential for light overspill into the exiscing neighborhood and increase views

into private backyards and windows of existing homes. All ofthese factors would pocencially affecc its

land use compatibility with the adjacent single-family character.

The project would, however, inciude a number of design features that are outlined in the Master PDP


Design Guidelines that would minimize these potential land use compatibility impacts in the Towne


Centre Gardens District. As noted in the Master PDP Design Guidelines, the design concept for the

residential structure and parking structure within Towne Centre Gardens features an angled building


envelope plan on the north and east porcions of che proposed structure to limit bulk and massing, as

viewed from the existing homes. The proposed residential struc ture within che Towne Centre
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Gardens district would provide a setback of 15 to 35 feet on the southern side (adjacent co exiscing

single-family residences) and would maintain the existing landscaped slope . The base height of the

residential structures would be 24 feet. The angled building plan concepc would seep building height


back and away from the property line at an angle of 45 degrees.

The construction of 50-unic residenrial cowers in che Nobel Heighcs district (or up to 725 residential


units or up to 250 hotel rooms) would occur at the corner of Genesee Avenue and Nobel Drive (see

Table 3-3). The possible construction of hotel buildings in chis locacion would concrast wich che uses

adjacenc co the district (e.g., residenrial and commercial). This, however, would noc create a

significant land use conflict with the surrounding land uses located immediately south of Nobel Drive

and wesr of Genesee Avenue as chey would be separaced by a major street and would comply with che

Mascer PD P design guidelines and SDMC requiremencs. In addition, the cesidencial/hocel scruccures


wichin the Nobel Heights district would have a setback of a minimum of 10 feet from the propercy


line and would have a base heighc of up co 35 feec.

The proposed projecc also would include the construccion of 75,000 sf of new recail space and 100-

unic residenrial cower in che Universicy Central discricc (or up co 725 residenrial unics, up co 250 hocel

rooms or up co 35,000 sf of office space) at the corner of La Jolla Village Drive and Genesee Avenue.

Such a tower would be consistenc with surrounding land uses (i.e., office towers) and would nor result


in an incompacible use.

In addicion, per the Master PD P Design Guidelines, all new construction, regardless of district, would

incorporate the application of scale transition principles such as horizontal, vertical and proportional


correspondence between buildings. This application would be accomplished by use of form

manipulation, paccerning and articulation methods consistent with industry standards for well-

proporcioned cowers and bases. Such proporcioning may include pattern/rhythm changes in-plane,


offsets, changes of plane/geometries and/or balconies or terraces. The buildings would be

proportioned with adjacent building fagades and provide appropriate transitions to towec elemencs.

The inclusion of decoracive and/or ornamencal elemencs (e.g., tile for wall features, ecc.) as well as new

landscaping would help to screen and soften the appearance of the new residential/hotel/garage


structures from the adjacent propercies.

Given the proposed design measures, the construction of multi-family residential developmenc in che

Towne Centre Gardens district adjacent co an exisring single-family residenrial neighborhood,


residcncial or hocel or office scruccures in rhe Nobel Heights district and residential or hotel or office

scruccures in che Universicy Central district would not resulc in a substantial land use incomparibility


with the surrounding community. Refer to Section 5.2, Aesthetics/Visual Quality, for a discussion o f the

visual character effects of the proposed residential or horels on existing homes in the area .
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Wich regard co land uses farther from the shopping center, the proposed project would not impact the

Rose Canyon open space feature, located approximacely 0.5 mile souch of che UTC propercy. The area

between Rose Canyon and the shopping center is developed with single-family homes, town homes, a

commercial center and major public roads, which would continue to buffer the undeveloped open

space from the higher-intensity residenrial and recail uses. The projecc would require the upgrade of a

sewer line currently wichin a finger of che canyon; however,—the-trew pipdme- would be placed in

Genesee Avenue in order co avoid-impacts to the resources within-thc canyon (refer co Seccion 5.7 for

the Public Utilities discussion). Replacement of the off-sice sewer line, which the project applicant

would pay its fair share ofthe construction costs (see MM 5.7-1), would be located within the MHPA

and within an area that contains Environmentally Sensitive Lands resources. An analysis of those

potential impacts is provided in the Monte Verde Final EIR (SCH No. 2003091106). The previous

analysis was certified by che Cicy Council on Sepcember 17. 2007 and is incorporated by reference inco

chis EIR. in accordance wich Seccion 15150 of che State CEQA Guidelines. As scaced in the previous

analysis, construction is expected to result in direct impacts to habitat indirect impacts to wildlife in

the MHPA. Indirect impacts may include temporary elevated noise above 60 dB(A), arcificial lighcing

within wildlife habitat, and increased erosion or sedimentation. These impacts would be significanc

within che MHPA and would require chac project mitigation measures be implemented to ensure

consistency with the MSCP and conformance to the Citv MHPA Land Use Adjacency Guidelines.


Mitigation measures to compensate for these direcc impaccs of the sewer line replacement are

identified in the Monte Verde Final EIR and were made conditions of approval for chac projecc. Those

measures include delinearion of limits of grading and consrruction monicoring. Thus, no direcc effects

on the character of rhe open space are expecced.

In cerms of pocencial noise effeccs on che canyon, construcrion acrivicies would occur ac distances

greater chan 0.5 mile away. Thac discance and che intervening urban development would reduce

pocencial conscruccion noise effeccs on che canyon. Long-cerm noise exposure in che canyon would noc

substantially change since the proposed project would contribure to less than a three percent increase

in traffic along Genesee Avenue, which would not significantly affect ambient noise levels.

Construction-related dust would be localized and not travel the 0.5-mile distance to be deposited on

the vegetacion in the canyon . In addicion, as required under NPDES, all storm water runoff from the

project site would be deconcaminated on sice prior co encering Rose Canyon. Refer co Section 5.5,

Hydrology/Water Quality, for a discussion of measures to prevent and control the off-site discharge of

contaminants in storm water runoff Increased usage of che canyon by new occupancs could occur,

however, it would be an incremental increase in recreation activity in relation to the number of

existing residents and other recreation opporrunities in the area. Therefore, no indirect land use effects

on che Rose Canyon open space are expecced.

5.1-19



University Towne Center Revitalization Projea Section 5.1

Final EIR (SCH No. 2002071071: Projecl No. 2214) U n d Use

Significance of Impacts


The proposed projecr generally would be comparible wich che surrounding developments in the

Central Subarea of the University Community. There is potential for significanr land use characcer

confliccs becween che proposed residenrial structure in che Towne Cencre Gardens and Nobel Heights

disrriccs and exiscing single- and mulci-family residential developments immediately ro the south.

Project design features described in the Master PDP Design Guidelines would reduce these potential

impacts co below a level of significance.

Mitigation Measures, Monitoring and Reporting Program


No mitigation is required, because no significant confliccs with existing or planned land uses are

identified.


Issue 2: Would the proposal result in a land use which is inconsistent with the adopted


community plan land use designation for the site or conflict with the goals,

objectives and recommendations ofthe cotnmunity plan in which it is located?

Issue 3: Would the proposal conflict with any applicable land use plan, policy, or regulation


of an agency with jurisdiction over the project?


The proposed project and all che various Master PDP land use scenarios are collectively discussed

herein, with no one land use scenario having the potential to cause significantly greater land use

impacts than the others. Therefore, no worst-case scenario is identified.—It should be noted that thg

project applicant has decided to not pursue hotel or office uses' although the analysis remains herein

for information purposes.

General and Community Plan Consistency

A number of General Plan and Community Plan goals and objectives have been identified in Section

5.1.1 that pertain co che UTC Revicalizacion Projecc. Due co che number of applicable goals,

objeccives and proposals, a comparacive cable has been prepared ro facilicace comparison and review of

projecr consiscency with the plans. Table 5.1-1 idencifies each applicable goal, objective and proposal,

and briefly describes how the project does or doesn't comply.

As shown in the cable, the project would be consiscenc with 190 ofthe approximately 200 applicable

goals and policies (see Table 5.1-1). The project would be inconsiscenc wich cen of che policies in chat

it would include relating che bulk of buildings to the prevailing scale of the development; limiting

development on the site to 1,061,000 square feet; maintaining an LOS of D or better; reinforcing the

roles of La Jolla Village Drive and Genesee Avenue as auro orienced screets; retaining sloping
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landscaped berms along the borders of La Jolla Village Drive and Genesee Avenue; limiting infill

development height to 15 feet; restricting parking areas to 30 percent of the streetscape adjacent to

the Urban Node Pedestrian Network; and having a high-rise development that is compatible in scale

to che surrounding areas . As discussed below in greacer derail, these inconsistencies with local policy

are noc considered significanc impaccs because approval of che CPA would make che projecc consiscenc


with the Development Intensity and Urban Design Elemencs of che communicy plan and micigation is

proposed ro reduce most traffic impaccs co less than significant levels within the communicy (refer co

Seccion 5.3, Transportation/Circulation, for additional discussion); che proposed landscaping and plaza in

the Universicy General discricc, che use of non-conciguous sidewalks and removal of che excerior


landscaped berms in all disrriccs would open up the project and eliminace the "super block"

configuracion of che exiscing sice consiscenc wich the issues raised in the Communicy Plan; and

arciculaced, scepped fagades, pedescrian-oriented uses at the first floors of buildings and pedestrian


gateways inco che project would provide the improved pedestrian experience envisioned in the

Community Plan.

The proposed project would require a CPA to increase the retail square footage allowed on site from

1,061,000 to 1,811,400 square feet and add reference to che non-retail land uses in che incensicy cable.

Table 7 and Figure 29 in che Housing/Residential Element also would be modified to incorporate up

co 725 residential units, with a density of approximately 29 units per acre (see Figure 5.1-5, Community

Plan Amendment to Housing/Residential Element). The CPA is not considered a significant land use

impact due to the fact that the proposed development would be compatible with the other land uses

surrounding most of the center, would enforce the urban node concept contained in other policies of

the Community Plan and would not cause a substantial decrease of LOS in the communicy. Any

pocencial inconsiscency wich che Developmenc Incensity Element would be avoided provided the City

Council approves the proposed CPA.

The project would redesignate segments of La Jolla Village Drive and Genesee Avenue within the

Urban Node as part ofthe Urban Node Pedescrian Necwork within the Urban Design Element ofthe


University Community Plan. The segmencs of chese screers adjacenc co the project site would be

redeveloped co become more pedescrian-friendly, as desired by the City . Proposed treatments include


a minimum six-foot wide non-contiguous sidewalk with landscaping separating the sidewalk from the

roadway. The streetscape between the sidewalk and buildings with UTC also would be landscaped


with tall-growing and flowering crees . The base of buildings adjacenc co che Urban Node Pedescrian


Necwork would be a maximum of 25 co 35 feec in heighc and would be articulated to create an

aesthetically pleasing atmosphere and avoid the perception of a "super block." In addition, policy

changes would be made to reflect che inclusion of La Jolla Village Drive and Genesee Avenue as part

of the primary pedesrrian network within the Urban Node Pedestrian Network. The project also

would result in changes in Figures 9, 10, 11 and 12 to show the Urban Node Pedescrian Necwork


along La Jolla Village Drive and Genesee Avenue (refer to Figures 5.1-6, 7, 8 and 9, Community Plan

Amendment to Urban Design Element — A, B, C and D, respectively). With approval of the CPA, the
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project would be consistent with the subject objective and policy and, cherefore, would not result in a

significant impact to land use.

Developmenc of the retail expansion, including parking structures, would involve a reduction in the

overall width, and in some cases the removal, of the landscaped berms fronting La Jolla Village Drive

and Genesee Avenue, which would conflict wich a current Community Plan policy requiring the

recencion of chese berms. The project would include a CPA to remove this policy from the

Community Plan. The Master PDP general landscape guidelines include replacement of the existing

landscaping with hardscape and ornamental species, such as palm crees, flowering crees and crellised


vines. In addirion, a Screec Tree Mascer Plan has been developed and is included in the Mascer PDP .

Decoracive pavemenc would be used co soften the entry transitions along the fagades of che proposed

department stores and parking structures that are proposed along public roadways. The consrruction


of the Universiry Central discricc would replace che landscaped slope near che incerseccion of La Jolla

Village Drive and Genesee Avenue wich decoracive pavement and planters and other landscape

elemencs. Thus, although the berms would be removed, creation of che plaza would visually open up

che cencer co La Jolla Village Drive and Genesee Avenue and provide a pedescrian amenity. Removal

of this policythe berms would not result in a significant impact to land use policy and would, in fact,

implement a goal ofthe community.

The heights of buildings along che Urban Node Pedescrian Necwork would be caller chan 15 feet,

which would be inconsiscenc wich a current policy in the Community Plan. The projecc includes a

CPA chac would remove chis policy from the Community Plan. Maximum heights of building bases


along the pedestrian necwork would range from 25 co 45 feec for retail, residential, hotel and office

structures. Parking structures would be a maximum of 80 feet above grade. Although che structures


would be greater chan 15 feec, chey would feacure archiceccural and landscape rreacment at che screec

level co engage che pedescrian necwork. Such crearments include the limitation ofthe base height of

structures, changes in colors and textures, protrusions and recessions. The base fagades of parking

structures would be articulated and treated with texture and color, incorporate trellises, landscaping,

canopies or other archiceccural features. Pathways from sidewalks to UTC would be placed at regular

intervals (refer to Figure 3-34, Pedestrian Circulation Routes and Features). Construction of non-

contiguous sidewalks along che perimeter of UTC also would contribute to street vitality and a

pedestrian-friendly atmosphere . With removal of this policy, the project would continue to be

consistent with the objective of reficcing developmenc wich pedescrian-oriented uses and amenities chac

concribuce co screec vitality and therefore che removal of chis policy would noc resulr in significanc land

use impaccs.

The proposed project would result in the construction of several parking areas (i.e., surface and

parking structures) adjacenc co the existing and proposed Urban Node Pedestrian Network . Parking

areas and driveways would occupy more chan 30 percenc of che screerscapes along La Jolla Village

Drive, Genesee Avenue and Towne Cencre Drive, which would conflicc wich a Communicy Plan
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policy. Although the amount of parking along street frontage would be greater than 30 percent,


surface parking is currently located around the entire site and the proposed project would result in an

improvement of existing conditions. The project would include construction of several retail uses

adjacent to the streets, which would replace some of the existing surface parking and would divide the

remaining parking areas into smaller units, in addition, to maintain street vitality and make the

streetscapes more attractive to pedestrians, sidewalks and parking areas would be separated by

landscaping including tall-growing and flowering trees. Parking structures also would be screened by

trellised vines and would include architectural treatments to enhance the pedestrian experience. This

inconsistency with the Community Plan policy would not result in a significant land use impact


because the proposed project would improve existing conditions, parking areas would be screened


from pedestrians and screet vitality would not be impacted.

The proposed Master PDP would allow for recreational and community amenities/facilities to be

constructed within the Torrey Trail district, as described in Section 3.0, Project Description. Although


that portion of the property is designated open space in the Community Plan, it is currently a

developed open space feature containing landscape and pedestrian walkway that is zoned for

commercial and residential use . Conversion of this informal open space for neighborhood-oriented


recreation use would be compatible with its open space designation in the Community Plan and

provide park amenities and facilities. The open space is adjacent to residential development on three


sides and has an existing connection to the shopping center, which would be enhanced. The applicant


would seek community input on the specific types of recreation constructed in the Torrey Trail


district. No land use impacts would, therefore, arise from the development of recreation uses within


this designated open space .

Land Development Code

The applicant proposes a zone change from CC-1-3 (community-serving commercial) to CR-1-1

(regional-serving commercial) to more accurately reflect the regional nature of the UTC shopping


center, rather rhan exclusively a neighborhood/community-based commercial use . The proposed uses

would be permissible in both the CC-1-3 or CR-1-1 zones. The zone change would have no impact


upon the use ofthe project site .

The tallest retail buildings and architectural appurtenances (such as towers and identity signs) would


be a maximum of 100 feet. Residential/hotel structures would be no more rhan 390 feet in height, as

outlined in the UTC Residential and Hotel Design Guidelines. Because these buildings and

architectural features would be taller than the 60-foot limit established in the CR-1-1 zone, a

deviation from the height limit of the zone is requested by the project applicant. All structures would


be set back at least 10 feet from the site boundary. The structures closest to the existing single-family


residential uses to the south of the project site would be set back a minimum of 15 feet and up to 30

feet from the property line, and would be stepped back in accordance with the Master PD P Design
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Guidelines and the development regulations in the CR-1-1 zone . Thus, the project would comply


with all applicable setback and density requirements of the base zone but would require a deviation


from the height regulations, as described above.

In accordance with the base zone's requirements for the ptovision of pedestrian pathways, the

proposed project includes a Pedestrian Circulation Routes and Features map (see Figure 3-43), which

identifies the pedestrian circulation system around and through the project site . The features include


sidewalks around the perimeter of the center that would extend from existing pedestrian bridges

crossing over La Jolla Village Drive and Genesee Avenue into the heart of the center and a system of

wide pedestrian walkways throughout the core of the center, along with pedestrian respites, pedestrian


wayfinding facilities and service zones . Pedestrian access via cross walks would be provided into the

center from every adjoining public street. New crosswalks would be provided at Towne Centre Drive

and Nobel Drive center entrances in conjunction with new stoplights required at those locations.

Under the proposed project, substantial amounts of surface and garage parking facilities would remain


located along the street frontage. Although the amount of parking along the street frontage would

exceed che requirements of the CR-1-1 zone (i.e., 50 percent) and a deviation is proposed, the

proposed project must be compared to the existing condition, in which surface parking is located


around the entire perimerer of the center. The proposed project would bring department stores and

other recail uses closer to the street right-of-way. These buildings would replace some of the existing


surface parking and divide the remaining surface parking into smaller units. A portion of the parking


would be tucked beneath the retail proposed near the corner of La Jolla Village Drive and Genesee

Avenue in the Palm Passage District and University Centtal districts. Patking structures would be

screened by tall and large flowering trees and trellised vines and would feature architectural


treatments to enhance the pedestrian experience. The proposed project would, therefore, substantially


improve the building/parking orientation to the adjacent roadways. Compliance of all project


structures with the specific requirements regarding provision of offsetting planes for building

articulation in the Master PDP and other architectural and landscaping treatments would be ensured


as part ofthe building permit process.

As noted previously, the project currently operates under Planned Commercial Development permit


83-0117. The Planned Commercial Developmenc permic would be superceded by the Master PDP ,


which specifies 10 different criteria for inclusion in project design to ensure innovative planning and

achievement of the purpose and intent of the University Community Plan and General Plan. The

proposed project would be consistent with the Master PD P criteria.

Section 6.^.2 ofthis report discusses the fact thac ESL exists on site in the Torrey Trail district. The

ESL onsite totals 1.92 acres and is defined by small strips of naturally occurring steep slopes (i.e., 25

percent gradienr for a height of 50 feet) and sensitive biological resources (specifically. Tier II and III

habitat) that occur between developed land in the southern-most reaches of the district and
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surrounding residential development. No retail or residential development is proposed by the Master

PDP in the vicinity o f the ESL nor would any development encroach into ESL: park improvements are

proposed in the vicinity of the on-site ESL to satisfy the population-based park requirements (see

Section 6.3.10 and Figure 6-1). As discussed in Section 6.3.2, under Biological Resoutces and detailed

in EIR Appendix N. the proposed project would noc cause direct or indirect impacts to ESL and the

project applicant would grant a covenant easement across the portion of the premises containing ESL


restricting encroachment. The proposed project would conform ro che MSCP Subarea Plan and would

not conflict with the ESL regulations. As such, supplemental findings for ESL can be made.

The project site is within the City's Airport Environs Overlay Zone ofthe San Diego Municipal Code-

Refer to Issue 4 below for a discussion of consistency. Based on noise contours contained in the draft

ALUCP updated with the base realignment, however,-it is not within-rhe-6Q dB contour generated by

MCAS Miramar (USMC 2003).— The project--would—not, therefore, pose any potential land usc

incompatibility in terms of noise exposure and so would not nc c dfomc c t any additional requirements


for development approval under this overlay zone .

Significance of Impac t s

Although land use policy inconsistencies would occur, no significant confliccs between the proposed


project and the applicable planning documents have been identified because the project would


implement many of the urban design policy objectives identified in the Community Plan and would


feature design measures in the Master PDP that would aim to avoid potentially significant land use

impacts. Subject to approval o fa request for a CPA, then impacts relating to land use policies would

not be significant.

Mitigation Measu res , Monito r ing an d Repo r t ing P rogram

No mitigation is required because no significant impacts have been identified.

Issue 4: Wou ld the propo sal resu lt in land uses whic h are no t c ompat ible with rhe aircraft


ac c ident po tent ial or land uses as defined in the Airpo rt Land Use Compatibili ty


P lan for Marine Corps Air Station (MCAS) Miramar?

The proposed project and all the various Master PDP land use scenarios are collectively discussed

herein, with no one land use scenario having the potential to cause significantly greater land use

impacts than the others. Therefore, no worst-case scenario is identified. It should be noted that the

projecc applicant has decided to not pursue hotel or office uses' although the analysis remains herein


for information purposes.
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The UTC Revicalizacion Projecc would be compatible with the land use restrictions identified within


the 2004 ALUCP for MCAS Miramar, relative to public safety and noise issues. According to che

noise concours in the ALUCP, the 60 dB contour occurs cast of on the project site . Using the Airport

Noise/Land Use Compatibility Matrix in the MCAS Miramar ALUCP, the proposed retail and

residential uses are compatible land uses wich the exterior noise thresholds shown in che matrix.

Typically, with the windows open, and using standard California construction materials and methods,


building shells provide approximately 15 dB of noise reduction. Interior noise levels would, therefore,


also be anticipated to be acceptable for the proposed retail and office uses. Because Title 24 of the

California Code of Regulations requires an interior noise level of 45 dB for residential and hotel uses,

the City would require an interior noise analysis at building permit phase to verify that proposed


residential construction in Towne Center Gardens district would achieve the state standards-

Residential and hotel construction in other parts of the site would not have the same requirements


because they would be located outside the 60 dB noise contour for MCAS Miramar. If the final

ACLUP adopts the noise contours from the AICUZ study, the entire site would be located outside the

60 dB noise contour and the residential construction would comply with the Title 24 interior noise

requirements using standard construction methods. An analysis ofthe Single Event Noise Levels from

MCAS Miramar flight operations was conducted during preparation of the Final EIR. The analysis


determined there would be no significant impacts to future residents (see EIR Appendix L).

The project site is located entirely outside of the accident potential zones identified for the air station.

The slope map provided with the ALUCP indicates that buildings exceeding approximately 700 feet

amsl in the project vicinity would represent a potential impact (Leppert Engineering 2005). Given

that elevations on che sice are approximacely 335 to 385 feet amsl and the tallest proposed commercial


structures would be 100 feet tall, the project would not penetrate the 100:1 slope . The height o f the


residential/hotel structures would be up to approximately 390 feet tall . The top of residential/hotel


structures would not exceed 700 feet amsl and would not penetrate the 100:1 slope . The project,


therefore, would not present a significant land use conflict with regard to aircraft operations at MCAS

Miramar. The proposed project would not generate other obstructions, emit or reflect light at levels

that could interfere with air crew vision; produce emissions that would interfere with aircraft


communication systems, navigation systems or other electrical systems; or attract birds. An

application has been submitted to the FAA to obtain an aeronautical study, pursuant co Part 77, that

demonstrates the proposed project would not obstruc t the airspace for MCAS Miramar; the

application is pending approval by the FAA.

Significance of Impac t s

The proposed projecc would comply with all applicable MCAS Miramar ALUCP restrictions regarding


both noise and safety .

Mitigation Measures, Moni to r ing and Repo r t ing P ro gr am

No significant impacts have been identified; therefore, no micigation measures are recommended.
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Table 5.1-1

PROJECT CONSISTENCY WITH APPLICABLE PLANNING POLICIES


P rogress Gu ide and General P lan

HOUSING


ELEMENT

Goal: Availability of 

adequate sites for che 

development o fa 

variety of types of 

housing for all income


levels 

Goal: Reduction 

and/or minimization of 

the overall level of

energy consumption in 

both existing housing 

and new construction 

POLICY LANGUAGE 

· Where appropriate, che Cicy shall expand housing 

opportunities by permitting a residential mix wich job- 

producing land uses, and shall encourage a greater mix of 

uses in new development projects


· The City shall seek co ensure that al] housing is developed 

in areas with adequate access to employment 

opportunities, community facilities and public services 

· Housing development sites shall be prohibited in areas 

lying within severe noise contours unless appropriate noise 

insulation is provided 

· The City shall support state energy efficiency requirements 

in new housing 

· The City shall emphasize the use of native and other 

drought-tolerant plant materials for landscaping purposes 

PROJECT CONSISTENCY


· Consis tent. The proposed project would provide up to 725

residential units (including required affordable housing) together


with retail and entertainment uses, which would generate jobs.

· Consis tent. The proposed project would provide housing with

access to employment opportunities and a transit station, which


would allow residents to access community facilities and public

services throughout the metropolitan area .

· Consis tent. The site is outside of the 60 dB CNEL contour for

MCAS Miramar and the usable open spaces for residential structures


would be set back from craffic noise.

· Consis tent. The project would comply with applicable energy


efficiency requirements.

· Consis tent. The project has been accepted as a LEED-ND pilot

project by the U.S. Green Building Council. As part of the project's


green program, the design guidelines include some use of native and

other drought tolerant plant species. Water consumption could be

furcher minimized chrough the use of water-efficient fixtures, as

required by Chapter 14, Article 7, Divisions 3 and 4 ofthe SDMC.
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Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

TRANSPORTATION

ELEMENT

Goal: A coordinated,


multimodal transporration


system capable of meeting


increasing needs for

personal mobility and

goods movement ac

accepcable levels of service


POLICY LANGUAGE 

· Minimize heavy traffic congestion (level of service E or 

below) 

· Concentrate bicycle and pedestrian facilities in areas 

containing the largest number of prospective users 

· Coordinate bicycle and pedestrian facilities with other 

modes of transportation. Emphasize safe and convenient 

access, facilities for secure bicycle storage, and, where 

possible, bicycle carry-on service 

PROJECT CONSISTENCY


· Consis tent. In the near-term, the proposed project would reduce


LOS to below D at one street segment along Lajo lla Village Drive

(Lebon Drive to 1-5) and at one intersection (Lombard Place at

Nobel Drive). By the horizon year, the proposed project would

reduce LOS to below D along Lajo lla Village Drive (Executive Way

to Towne Centre Drive) and at no intersections. In all other cases, if

any degradation in LOS below D occurs, the impact would not

solely be caused by project traffic, but rather by cumulative traffic in

the community. See Section 5.3, Transportation/Circulation, for

additional discussion on project impacts and proposed mitigation.

· Consis tent. The project would enhance and expand bicycle and

pedestrian facilities in a heavily-utilized area .

· Consis tent. The project would construct a new bus transit center


to create an inter-modal transportation system, including linkages


wich the future light-rail transit center and bicycle racks for secure


storage.
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Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

TRANSPORTATION

ELEMENT

Goal: A convenient, 

regionally coordinated 

transit system chat is 

recognized as an essential 

public service because of its

pervasive social, economic 

and environmencal benefits 

Goal: Availability of 

parking facilities sufficient 

to minimize, if not 

eliminate, any measurable


contribution to traffic

congestion


Goal: Reduction of 

transportation noise to a 

level thac is colerable and 

no longer conscitutes a 

threat co che public health


and general welfare 

POLICY LANGUAGE 

· Continue working with transit operators co decermine 

the cype and level of cransic services to be provided 

wichin San Diego, and co coordinace such services wich 

the transit system


· Coordinace the location of major development projects 

with both current and planned transir facilities and 

services 

· Establish public and encourage private off-street parking 

facilities co serve incensively ucilized areas 

· Consider both current and projected noise levels in 

determining land use compatibility 

· Ensure thac project development plans are consistent 

wich adopted land use-noise level compatibility 

standards 

PROJECT CONSISTENCY


· Consis tent. The proposed project would implement public

cransporcacion improvements and reserve right-of-way for

improvements envisioned in SANDAG's Transit First program.

· Consis tent. The Palm Passage district would be constructed to

accommodate a bus cransit center for a variety of bus and shuttle


services. The cencer would have pedescrian connections with the

Mid-Coast light rail transit (LRT) station proposed along Genesee

Avenue.

· Consis tent. The proposed project would provide off-street, privace

parking in structures and surface lots as discussed in Section 5-3,

Transportation/Circulation.

· Consis tent. The project would be located outside of the 60 dB

CNEL existing and projected noise contours for MCAS Miramar (see

Issue 4 discussion) and usable open space for residential uses would

be set back from traffic noise.

· Consis tent. The project would be consistent with adopted land

use-noise level compatibility standards in the Progress Guide and

ALUCP.
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Table 5.1-1 (cont 

· )

P rogress Gu ide and General P lan

COMMERCIAL

ELEMENT

Goal: To develop an 

integrated system of 

commercial facilities that 

efficiently meets the needs

of San Diego residents and

visitors as well as assuring 

that each new development 

does not impede the 

economic vitality of other


existing commercial areas

POLICY LANGUAGE 

· Encourage the renewal of older commercial cenrers and 

areas, recognizing chac flexibility may be needed in the 

enforcement of existing regulacions


· Encourage when feasible che simulcaneous developmenc 

of residencial and commercial uses 

· Suggest drought tolerant landscaping in all new 

commercial developments 

PROJECT CONSISTENCY


· Consis tent. The projecc involves the renewal and revicalizacion of

an older regional commercial cencer.

· Consistenc . Commeccial and residenrial developmenc exiscs in che

project area and both uses would be expanded under the proposed


project.

· Consis tent. As discussed below under the Strategic Framework

Element discussion, some drought tolerant landscaping would be

integrated into the center; however greater water savings would be

achieved through center redevelopment and connections to the

City's reclaimed water system for irrigation use .
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Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

PUBLIC FACILITIES

ELEMENT

Goal: Continuously


monitor the growch


pattern o f the City of San

Diego in order to ensuce


that water is and will be

available on an equitable


basis.

OPEN SPACE ELEMENT

Goal: Escablish an open 

space syscem chac provides 

for che preservacion of 

nacural resources, che 

managed produccion of 

resources, che provision of 

oucdoot recreacion, che

pcotection of public health


and safety, and the

utilization o f the varied

terrain and natural


drainage syscems of the San

Diego community to guide


the form of urban

development.

POLICY LANGUAGE 

· Support and iniciace programs of water conservation and 

reclamation, including requiring all new construction 

and remodeling after a certain date to have water saving 

devices installed; reevaluating landscaping requirements 

with emphasis on plants and trees that are drought 

resistant; maintaining a forceful program of water 

reclamation planning; working toward an acceptable


regional approach co water management.

POLICY LANGUAGE 

· Impact fees and/or open space dedications should be 

required where appropriate to provide open space in new 

developments. 

PROJECT CONSISTENCY


· Consis tent , Project demands on potable water supply would not be

excessive. The proposed project would be required to comply with

the SDMC requirements, is proposed as a LEED-ND pilot project


and would connect to the recycled water system for irrigation, which


would reduce the existing and expanded center's projected demand


on water supply. See Section 5.8, Water Conservation.

PROJECT CONSISTENCY

· Consis tent. The proposed project is the redevelopment of an

existing center, which has a 7-acre developed open space system on

site and an extensive network of walkways. No natural resources or

drainage syscems occur on sice or would be impacted by sice

renovation. Outdoor recreation facilities would be added to the

open space as described in Section 3-0, Project Description.
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Und Use

Table 5.1-1 (cont.)

P rogress Gu ide and General P lan


CONSERVATION

ELEMENT

Goal: Wise management 

and utilizacion o f the 

City's remaining 

land resources 

Goal: Achievement and 

maincenance ofa high level 

of wacer quality in all water 

bodies under Cicy 

jurisdicrion 

POLICY LANGUAGE 

· Within the limits of other restraints, both other 

urbanized areas and those areas where urbanization has 

already begun should be filled in or built ouc before che 

Cicy's remaining stock of large vacanr and agricultural


lands are developed


· Grading should be kept to a minimum 

· Runoff, sedimentation and erosion both during and after 

construction should be carefully studied and controlled 

· Water quality objectives and criteria of the Regional 

Water Quality Control Board and State Water 

Resources Control Board should be achieved and 

maintained 

PROJECT CONSISTENCY


· Consis tent. The proposed project would increase the density on a

previously developed site, and would not affect vacant or

agricultural lands.

· Consis tent. The project would not alter any existing nacural


topography.

· Consis tent. Measures to minimize the potential for sedimentation,


erosion and polluted runoff would be implemented both during and

after project construcrion. Refer to Section 5.5, Hydrology/Water

Quality, for a discussion of the specific measures for protec ting water


qualicy.

· Consis tent. As noted above, the projecc would be required co

comply wich all applicable NPDES permic requiremencs. In

parcicular, che Municipal Scorm Wacer Permit is specifically


designed to achieve the water quality objectives and beneficial uses

designated in the Basin Plan.

·
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Section 5.1

Land Use

Table 5.1-1 (cont.)

P rogress Gu ide and Genera l P lan

CONSERVATION

ELEMENT

Goal: Achievement and 

maintenance ofa high level 

of water quality in all wacer 

bodies under City 

jurisdiction 

(cont.)

Goal: To protecc and 

enhance the quality of San 

Diego's air resources so as 

to promote the public

health and welfare and the 

productive capacity of its 

population and nacural 

environment 

POLICY LANGUAGE 

· Implemenc wacershed managemenc practices designed 

to increase quantity and quality of runoff and collection 

· Provide attractive less-polluting alcernacives co the use 

of private autos 

· Promote the development of reiacively self-contained 

neighborhoods and communities that provide an 

appropriate balance of necessary land uses, facilities and 

services

· Encourage fill-in and vertical growch of che Cicy, rather 

than a paccern of horizoncal developmenc 

PROJECT CONSISTENCY


· Consis tent. As noced above, che projecc would be required to

comply with all applicable NPDES permit requirements. In

particular, the Municipal Storm Water Permit is specifically


designed to achieve the water quality objectives and beneficial uses

designated in the Basin Plan.

· Consis tent. The project would construct a new transit center on

site, provide connection with a future LRT station, improve


pedestrian circulation and provide additional bicycle racks.

· Consis tent. The project could include a mix of recail,

encertainment, office, hotel, residential and recreation uses, which


would encourage internal trips and minimize impacts on air quality.

· Consis tent. The proposed project would increase the development


density through vertical growth. No horizontal growth on

undeveloped land is proposed.
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Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

ENERGY

CONSERVATION


ELEMENT

POLICY LANGUAGE 

PROJECT CONSISTENCY


Goal: Assure adequace


energy supply for the City

of San Diego through a

comprehensive program of

energy conservation,


energy-efficient production


and use of all energy forms,


utilization of alternative


energy sources, and energy-

efficient design of the

community.

Ac c omplished by:

· In reviewing development proposals, evaluate probable

travel requirements and mass transit use from the

proposed projecc.

Evaluace energy use and energy impaccs in che

environmental review process.

Use housing distribucion in relacion to other land uses as

a tool to minimize energy consumprion.

Maintain and promote wacer conservation and water


recycling programs as a means of conserving energy.

Encourage local water jurisdictions to use state-

mandated powers to enforce conservacion measures chat

eliminate or penalize wasteful use by customers.

Consis tent. The travel requirements/impacts and mass transit


availability/usage relating to the proposed project have been

considered as part of this EIR (refer ro Section 5-3,

Transportation/Circulation, for further discussion of transportation


impacts associated with the project).

Consis tent. Ancicipated energy usage and impacts have been

evaluated as part ofthis EIR. Impaccs would noc be significant, as

discussed in Section 6.3, Effects Found Not To Be Significant . Energy

conservation measures would be incegrated into the expanded center


as part of the LEED-ND cercification process.

Consis tent. The proposed project would inciude residential, office

and/or hotel uses in the vicinity of an expanded transit center, co

minimize local crips and encourage rransit use .

Consis tent. Project demands on porable water supply would not be

excessive. The proposed projecc would be required co comply with

che SDMC requirements, is proposed as a LEED-ND pilot project


and would connect to the recycled wacer syscem for irrigacion, which


would reduce the existing and expanded center's projected demand


on water supply. See Section 5.8, Water Conservation.
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Seen 

ection 5.1

Und Use

Table 5.1-1 (cont.)

P rogress Gu ide and General P lan


SEISMIC SAFETY

ELEMENT

Goal: 

· Guidance of future 

development which 

may be 

inappropriate land 

use based on 

identified seismic


risk.

· Abatement of existing 

structural hazards 

which could threacen 

life and propercy in 

case of seismic evenc.

URBAN DESIGN

ELEMENT

Goal: Improvemenc of 

che neighborhood 

environmenc to increase 

personal safety, comfort, 

pride and opportunicy 

POLICY LANGUAGE 

Accomplished by:

· Ensure chac currenc and fucure community planning and 

other specific land use planning studies continue to 

include consideration of seismic and ocher geologic 

hazards. This information should be processed in the 

EIRs which ace a part of every plan .

· Continue to require submission to geologic and seismic 

reports, as well as soils engineering reporcs, in relacion co 

applications for land developmenc permics whenever


geologic problems are suspecced.

POLICY LANGUAGE 

· Avoid radical and intrusive changes to existing 

residential character 

PROJECT CONSISTENCY


· Consis tent. As parr o f the analysis contained in the EIR, geology


and seismic hazards were assessed; however, those impacts were not

found to be significanc, as discussed in Seccion 6.3, Effects Found Not

To Be Significant. No unique geologic hazards exisc on site .

· Consis tent. A geologic site assessment was prepared and submitted


to the City as part of the applicacion process.

PROJECT CONSISTENCY


· Consis tent. Renovation of the existing shopping center would not

alter exiscing residencial neighborhoods. Development of a multi-

family residential struc ture in the Towne Centre Gardens discricc

and mulci-family, hocel or office scruccures in che Nobel Heighcs


discricc could have neighborhood characcer effeccs on che residences


co che south due to intensificacion of che sice (as discussed in Seccion

5.2, Aesthetics/Visual Character, of chis report), but those effects

would be addressed through implementation of design guidelines to

minimize effects on personal safety, comfort or pride in the area. No

other districts would produce land use changes that would have

intrusive effecrs on residential character.
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Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

URBAN DESIGN

ELEMENT

Goal; Improvement of the 

neighborhood environmenc 

co increase personal safecy, 

comforc, pride and

opporcunicy


(cont.)

POLICY LANGUAGE 

· Improve die pedescrian environmenc in che commercial 

scrip 

· Remove and obscure disccaccing and cluttering elements 

· Use appropriate plant materials and give careful 

consideracion co environmental factors in the design of 

landscaping and open space to concribuce co che 

environmencal quality ofthe community 

· "Densificacion" should be balanced wich cicy and 

regional needs 

PROJECT CONSISTENCY


· Consis tent. The project would integrate sidewalks, walkways and

connections to existing elevated bridges, and would bring resraurant


and retail uses closer to the screec.

· Consis tent. No distrac ting or cluttering elements exist on site . All

rooftop equipment/service areas/rrash enclosures would be in

parking struc tures or screened as required by the SDMC.

· Consis tent. New landscaping would be installed as development


proceeds under the Mascer PDP. The design guidelines place

parcicular attention on the outward appearance of the revitalized


center from the community and the Master Screec Tree Plan is a

component o f the guidelines.

· Consis tent. The project would satisfy the City's need for housing


and jobs in central San Diego.

·
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Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

URBAN DESIGN

ELEMENT

Goal: Improvement of 

the neighborhood 

environment to increase 

personal safety, comfort,


pride and opportunity 

(cone. ) 

Goal: Review and 

revise regulacions 

dealing wich heighc, 

bulk, and densicy co

ceflect qualicy 

developmenc rather 

than quantity 

POLICY LANGUAGE 

· The rate and characcer of densificacion should noc descroy 

existing communicy characcer 

· Promore mixed use as a key to an active, lively urban 

environment 

· Promote development that is sensitive to the particular 

needs of individual areas 

· Promote efforcs to achieve high quality design for buildings 

to be locaced ac prominenc locations 

· Relate the height of buildings to important attributes ofthe 

city pattern and to the heighc and characcer of exiscing 

development


PROJECT CONSISTENCY


· Consis tent. The project generally would be consistenc wich che

exiscing communicy characcer of che General Subarea and che urban

node.

· Consis tent. The project would involve a mix of urban residentia!


commercial, hotel and/or office uses, including the expansion of

entertainment and restaurant opportuniries on site which would

promote a lively urban environment in the community's urban

node.

· Consis tent. The project would provide a mixture of uses and

would increase the quality of retail opportunities and provide


enhanced transit and pedestrian access.

· Consis tent. The projecc would involve high qualicy design and

building macecials, particularly along che outer edges of

deveiopment along Lajo lla Village Drive and Genesee Avenue.

· Consis tent. Project structures would be consistent with che urban

character of existing development in che communicy.

5.1-37



University Towne Center Revitalization Project


FinalEIR (SCH No. 2002071071; Proiect No. 2214)


Section 5.1

Und Use

Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

URBAN DESIGN

ELEMENT

Goal: Review and

revise regulacions


dealing wich heighc,


bulk, and densicy co

reflecc qualicy


developmenc racher

chan quantity


(cont.)

Goal: Impcove the

visual quality as well as

the physical efficiency


ofthe exiscing and

fucure circulacion


syscem

POLICY LANGUAGE 

· Relate the bulk of buildings to the prevailing scale of 

development to avoid an overwhelming or dominating 

appearance in new construction 

· The detailed location and form of cransic lines and stations 

must respect the local fabric 

· Transit stops and stations can be important community 

foci . Stations should be located where they can reinforce 

existing centers and where higher densicies are possible. 

Bus, pedescrian and bicycle access co the stations should


have equal consideration


· Design walkways and parking fadliries to minimize 

danger co pedescrians 

PROJECT CONSISTENCY


· Inc ons is ten t . The proposed building bulk and scale of che retail

developmenc would be consiscenc wich che prevailing scale of

development in the area . The proposed residential, hocel and/or

office towers in the University Central, Towne Cencre Gardens,


Nobel Heighrs and La Jolla Terrace disrriccs would exceed che bulk

and scale paccerns escablished in che communicy as discussed in

Seccion 5.2, Aesthetics/Visual Quality. Projecc design elements would

address the issue via an angled building envelope plane, fagade

arriculation, landscaping and light direction and shielding; however


impacts would be significant and unmicigable.

· Consis tent. The proposed transit center and right-of-way


reservarion would be an integral part of the developmenc and

consiscenc wich plans by SANDAG


· Consis tent. The proposed transic cencer would be beared in an

area wich good visibilicy, and could be accessed by che fucure LRT,

fucure loop shurcle, bicycle craffic or walking.

· Consis tent. The project integrates a number of existing and

proposed pedestrian linkages for safe pedestrian circulation. Safety

would be enhanced by lighting and che presence of people during an

excended portion o f the day due to the mix of retail uses .

md8



University Towne Center Revitalization Project


FinalEIR (SCH No. 2002071071: Project No. 2214)


Section 5.1


Und Use

Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

STRATEGIC


FRAMEWORK

ELEMENT

Goal: Create diverse

village centers


POLICY LANGUAGE 

· Focus more intense commercial and residential 

developmenc in new or redeveloped mixed-use village 

cenccrs in a manner that is pedestrian-oriented and 

preserves the vase majoricy of single-family neighborhoods 

· Design village cenrers, public facilicies, and ocher new 

developmencs to be integrated inco exiscing neighborhoods 

through more pedestrian-friendly site grading, building 

orientation and design, and the provision of multiple 

public access points, while respecting the existing 

community character 

· Provide the focus for neighborhood idencicy by designing 

village cencers as focal poincs for public gacherings 

chrough public spaces (e.g., plazas, public art spaces, 

streetscape, transit cencers, urban crail heads, parks and 

pockec parks) and pubiicly-orienced buildings (civic 

buildings and monuments, public facilities and secvices, 

social services, recail cencers)


PROJECT CONSISTENCY


· Consis tent. The proposed project enrails che redevelopment of an

existing shopping center, which would feature an intensification of

commercial uses and the development of high-density residential,


hotel and/or office space in a mixed-use village cencer. The design

includes integrated pedestrian pathways throughout the center and

an enhanced pedestrian experience through articulated building

facades, landscaping and lighting. No single-family neighborhoods


would be displaced.

· Consis tent. The project would remove the existing landscaped


slope near the intersection of La Jolla Village Drive and Genesee

Avenue and replace it wich recail, residencial and/or hocel or office

cowers above a pedescrian-scale base in the University Central


district. Buildings would be designed in a style that would

complement che archirectural styles ofthe community and would be

highly arriculated. Multiple public access points would be provided


to the center from roads surrounding che sice.

· Consiscent. The projecc would include public spaces in a series of

promenades and courtyards throughouc the center, and would


expand and relocate the existing transic cencer. Buildings would be

broughc closer co the adjacent streets. The Universicy General

discricc would feacure development that would be specifically


designed to invite the public into the center.
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Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

STRATEGIC


FRAMEWORK 

ELEMENT

Goal: Promote safety 

and security 

Goal: Increase 

pedestrian, bicycle and 

transit opportunicies 

POLICY LANGUAGE 

· Reduce the incidence and fear of crime through 

implementation of Crime Prevention Through 

Environmental Design concepts and measures in the built 

environment, including use of open structures, walkways, 

streets and other spaces co enhance visibilicy and increase 

the detection of intruders; use of exterior lighting; and 

windows and doors facing the strcer 

· Transit, sidewalks, pathways and crosswalks should ensure 

the mobility of all users by accommodating the needs of 

people regardless of age or ability

· Promote streetscape, bicycle facilities, urban trails, paths 

and pedestrian connection projects, and retrofits to 

develop or increase the pedestrian- and bicycle-orientation 

ofeach neighborhood and the City as a whole 

· Design and locate neighborhood and community 

commercial uses to be accessible and convenient by foot, 

bicycle and transic, as well as by car 

· Promoce an accive streetscape to creare a more atcractive 

and safe pedestrian environment 

PROJECT CONSISTENCY


· Consiscent. The project would include a series of well-lit pathways


that are surrounded by active uses orienced towards them. The mix

of retail and entertainment space would extend che hours during


which large numbers of people would be ac che cencer, chereby

increasing safecy and securicy. The parking scruccures would be well

lie and securiry scaff would patrol them on a regular basis. Lighting

would also be installed in the Torrey Trail open space to improve


safety and expand its recreational use .

· Consis tent. The project would include paths that are an

appropriate width and grade to accommodate all users.

· Consis tent. The projecr would improve the relationship of UTC to

the street, adding landscaping and a plaza, which, in addition to the

pathways through the center and pedestrian bridges, would enhance


pedestrian use . Bicycle racks would be conveniently located near

the transit center and in other locations in the center.

· Consis tent. The project would increase accessibility by enhancing


the pedestrian access, providing the above-noted bicycle racks,


relocating and expanding the existing bus transit center, and

reserving rights-of-way for che fucure excension of a LRT line in che

area .

· Consis tent. The project would create a more active streerscape by

increasing che oriencacion of structures to the screec, creacing a new

public plaza and replacing surface parking areas with articulated


buildings, landscape, hardscape and archirectural features.
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ection 5.1

Und Use

Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

STRATEGIC


FRAMEWORK 

ELEMENT

Goal: Protec t resources 

and prevenr pollution 

POLICY LANGUAGE 

· Conserve renewable and nonrenewable resources, such as natural 

materials, energy and water chrough greater efficiency of use, reuse, 

use of recycled water, and recycling to reduce the Cicy and che region's 

reliance upon expansion of supply and imporcacion 

PROJECT CONSISTENCY


· Consis tent. Project landscaping would consisr of some


droughc-colerant plant materials. However, greater


water savings would be realized when rhe project


would remove large landscaped areas around the

perimeter of the center that contain water consumptive


turf and replace rhem wich hardscape improvemencs,


such as the plaza, and container plantings. As

described in Section 5-8, Water Conservation, existing


water demand, including irrigation, is approximately


109,000 gallons per day (gpd) . The maximum


ancicipated water demand after development of the

proposed project would be approximately 281,250 gpd

or up ro an additional 226,250 gpd (under the

Maximum Residential land use scenario). Water use

reductions would be realized when the site is connected


to the City's reclaimed water sysrem for irrigacion (a

major source of pocable wacer demand on sice).

Redevelopmenc of 566,000 sf of che exiscing cencer


would also improve efficiencies chrough che use of low-

flow and more energy efficiene fixtuces and ocher code

requirements per the LEED-ND certification the

applicant is pursuing.
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Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

STRATEGIC


FRAMEWORK 

ELEMENT

Goal; Encourage 

efficient land 

development 

Goal: Link land use and 

transportation 

POLICY LANGUAGE 

· Work toward rhe citywide development of sustainable, or "green" 

buildings thac use renewable energy and conserve energy through 

design, location, construccion and operacion, while increasing che 

comfort, health and safety of the people who live and wotk in chem

· Conserve and rescoce natural and imported resources, such as energy, 

land, wildlife, biodiversity, open space, soils, geographical features, air 

quality, and water quality and supply through efficient land usc 

patterns 

· Increase landscaping and emphasize the use of deciduous crees and 

nacive planes co conserve energy, wacer and reduce urban runoff 

· Incegrace land use and transportation planning as part o f a long-term 

strategy to improve mobility 

· Require transit-oriented development and urban design in village 

centers 

PROJECT CONSISTENCY


· Consis tent. The project would be construc ted in

accordance with the City's Community Energy

Partnership policy (City Council Policy 900-16).

· Consis tent. The project would promote efficient land

patterns by increasing development on an already

developed site that is accessible by fooc, bicycle or

rransic.

· Consis tent. The Masrer PD P concains a list of

landscape species and trees that would replace


inefficienr, warer consumptive turf wirh flowering


trees, trellised vines and some drought-tolerant plants


and container plantings around the site perimeter and

throughout the renovaced cencer.

· Consis tent. The project would intensify development


in an area with excellent transic accessibilicy.

· Consis tent. The ptoject would integrate the transic


cencer inco the design of the renovated shopping


center. The complex would be designed with a variety


of retail uses to increase the efficiency of a stop at that


location.

·
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Und Use

Table 5.1-1 (cont.)

P rogress Gu ide and General P lan

STRATEGIC


FRAMEWORK

ELEMENT

Goal: Link iand use

and transportation


(cont.)

Goal: Manage

parking resources


POLICY LANGUAGE 

· Support and advance a regional network based on a multi-modal 

public transit system 

· Design and locate mixed-use centers, civic uses, and neighborhood and 

communicy commercial uses ro be accessible by foot, bicycle and 

transit, in addition co che car 

· Promoce design accessibility for children, the elderly and people with 

disabilities 

· Provide community parking facilities that serve multiple users 

PROJECT CONSISTENCY


· Consis tent , The project would enhance pedesrrian,


bicycle and transit opportunities on the site through


provision of a pedescrian circulacion necwork,


addicional bicycle racks, relocaced and expanded cransic

cencer, and righc-of-way for fucure excension of a LRT

line and scacion.

· Consiscent. The proposed project features a mix of

retail and civic space, pedestrian pathways, an

expanded transic center, che pocential for LRT and an

ample supply of parking,


· Consis tent. Project pathways would be designed at an

appropriare width and grade to ensure accessibility.

· Consis tent. The project's parking facilities would be

shared among mall employees and customers at the

proposed retail, restaurant and enterrainment venues.
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Table 5.1-1 (cont.)

P rogress Gu ide and General P lan


STRATEGIC


FRAMEWORK 

ELEMENT

Goal: Put transit first 

Goal: Ensure a variety 

of housing types and 

range of affordability 

options


OVERALL

COMMUNITY

GOALS


Goal: Foster a sense

of community idencicy

by use of attractive


entry monuments in

private developments.

POLICY LANGUAGE 

· Supporr Transit First as a syscem chat makes transit a viable mode 

of crave! for many of rhe trips in rhe region and the firsr choice for 

many ofthese crips 

· Ensure chac che design and locarion of cransir stations and centers 

respect neighborhood character and enhance the users' personal 

experience ofeach neighborhood 

· Provide a sufficient range of housing opporcunicies by fadlicacing 

che maintenance and development ofan overall diversity of housing 

cypes and coses 

· Concencrace fucure residencial densicy increases in che Regional 

Cencer area, Subregional Discrices and Urban and Neighborhood 

Village Cencecs 

POLICY LANGUAGE 

PROJECT CONSISTENCY


· Consis tent. The initial phase o f the project would focus on

implementation of various public rransporration


improvements currently envisioned in SANDAG's Transit


Firsc program.

· Consis tent. The transir center would be located such that


it is easily accessed to/from the shopping center, La Jolla

Village Drive and Genesee Avenue, and would be designed


as an integral part of the redeveloped center.

· Consis tent. The project would enhance housing choice by

providing multi-family residential developmenc (including


cequired affordable housing) on che sice.

· Consis tent. The UTC site and the higher density


development surrounding it are identified as an existing


Utban Village Center in che Scracegic Framework Element.

The provision of residencial developmenc on che site would

enhance density in a Village Center

PROJECT CONSISTENCY


· Consis tent. The University Central district, as discussed in

Section 3.0, Project Description, would create an attractive


entry monument into the project ac che incerseccion of La

Jolla Village Drive and Genesee Avenue and would include


such elemencs as sculpcures, warer feacures and unique


landscaping.
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Und Use

Table 5.1-1 (cont.)

Universi ty Commun i ty P lan

OVERALL

COMMUNITY

GOALS

Goal: Creace a

physical, social and

economic environmenc


complemencary eo che

Universicy of

California ac San

Diego and ics environs


and che eneire San

Diego mecropolican


area.

Goal: Develop the

University area as a

self-sufficient


community offering a

balance of housing,


employment, business,


cultural, educational


and cecceaeional


opportunicies.

Goal: Creace an

"urban node" wich cwo

reiacively high densicy

mixed-use core areas

locaced in che

Universicy Towne


Cencre and Lajo lla


Village Square areas.

POLICY LANGUAGE 

PROJECT CONSISTENCY


· Consis tent. The proposed Master PDP would allow for up

to 725 residential units that could provide housing for

UCSD students and employees. The projecr also would

provide additional retail and entertainment uses, which


would be used by and would generate jobs for UCSD

studencs. In addicion, communicy space would provide


meecing rooms that could be utilized by students and

faculty members of UCSD.

· Consis tent. The proposed Master PDP would allow for up

to 725 residential units in addition to a larger range of

retail and entertainment space that would generare^ jobs.

The sire feacures include an existing seven-acre open space

for recrearional use by local residents. Additionally, the

project would provide access ro an expanded transit station


and opportunicies for the Super Loop and orher transit


options, which would allow residents to access other parts


of che Universicy Cicy area and fadliries chroughout che

Cicy of San Diego.

· Consistenc . The proposed projecc would concribure co che

mixed-use, urban feel of UTC and emphasize the urban

node concept by bringing retail uses closer to the street and

adding a street-level plaza .
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Und Use

Table 5.1-1 (cont.)

Universi ty Commun i t y P lan

OVERALL

COMMUNITY

GOALS


Goal: Develop an

equitable allocation of

development incensity


among properries,


based on che concepc of

the "urban node."

Goal: Provide a

workable circulacion


syscem which


accommodates


anticipaced craffic

wichouc ceducing che

Level of Service below

"D."

POLICY LANGUAGE 

Acc ompli shed by:

· Developmenc in Universicy Towne Cencer (Subarea 43) is limired co 

1,061,000 sf of regional commercial use on 75-35 acres 

PROJECT CONSISTENCY


· Inconsisc enc . The project proposes a CPA to increase the

allowed recail square foocage co 1,811,400 sf and add

reference co che residential use in the intensity table (with a

footnoce regarding possible hocel and/or office uses), Wirh


approval of the CPA, the project would achieve consistency


with this policy; cherefore, impacts to land use would not

be significant.

· Inc ons is ten t . In the near-term, of the street segmenrs and

intersections that would operace ac LOS D or becter

wirhout the project, the proposed project would reduce


LOS to below D at one sereer segmenc along La Jolla

Village Drive (Lebon Drive to 1-5) and at one intersection


(Lombard Place at Nobel Drive). In the horizon year, of

the street segments and intersections that would operate at

LOS D or better without the project, the proposed project


would reduce LOS to below D at one screec segmenc along

La Jolla Village Drive (Execucive Wa y co Towne Cencre


Drive); no intersections would be affected. In all other


cases, if any degradacion in LOS below D occurs, che impacc


would noc solely be caused by projecc craffic, buc rather by

cumulative traffic in the community. See Section 5.3,

Transportation/Circulation, for additional discussion on

project impacts and proposed micigacion.
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Section 5.1

Land Use

Table 5.1-1 (cont.)

Universi ty Commun i t y P lan


HOUSING GOALS

Goal: Provide a broad

range of housing rypes

and coses to

accommodate various


age groups, household


sizes and composicions,


cenure paccerns


(reneer/ owner-

occupied), and income


levels .

Goal: Encourage


housing for scudencs


and employees of che

Universicy and life

sciences-cesearch


facilicies .

Goal: Locace higher


densicy housing


nearest the University,


the Towne Centre core

and Lajo lla Village


Square.

POLICY LANGUAGE 

PROJECT CONSISTENCY


· Consis tent. The proposed Masrer PD P would allow for

the construction of up to 725 multi-family residential unics

to the community. These unics could provide housing


opporcunicies for a variecy of household sizes, composicions


and income levels . The project would provide affordable


housing on site.

· Consis tent. Up to 725 residential units are proposed on

site under the Mascer PDP , which would contribute to the

communicy's housing scock available to studencs and

employees of UCSD and life sciences-research facilities.

· Consis tent. The proposed projecc would place higher


densicy housing wichin che UTC core.
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T able 5.1-1 (cont.)

Universi ty Commun i t y P lan

HOUSING GOALS


Goal: Provide affordable

housing for low- and

moderate-income


households by

encouraging rhe following


efforts of the City of San

Diego:


a. Utilization of selected


City-owned properties


for housing


developmenc;


b. Ucilizacion of Federal

renral subsidy

programs and Scace

Morcgage assiscance


programs; and

c. Stimulation of greater


use of modular and

other innovative cost-

saving buiiding


cechniques.

Goal: Encourage a

mixcure of residencial,


commercial, and

professional office uses .

POLICY LANGUAGE PROJECT CONSISTENCY


· Consis tent. The proposed Master PD P would allow for up

co 725 new multi-family residences in the community.

These units could provide housing opportunities for a

variery of household sizes, compositions and income levels .

A goal of the project applicant is to provide its share of

affordable units on site .

· Consis tent. The proposed project would provide a mixcure


of residencial and commercial uses in che vicinicy of ocher

residencial, commercial and professional office uses in the

project area.
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Table 5.1-1 (cont.)

Universi ty Commun i t y P lan

HOUSING GOALS

Goal: Encourage che

provision of nonscructured


recreation areas such as open

grassed playing fields.

EMPLOYMENT GOALS

Goal: Promote job

opporcunicies wichin che

Universicy communicy


COMMERCIAL GOALS

Goal: Provide a complece


range of goods and services for

che residencs o f the University


community.

Goal: Concentrare


community activities such as

retail, professional, cultural,


recreational and

encercainmenc within the

Towne Centre and Lajo lla


Village Square.

POLICY LANGUAGE

POLICY LANGUAGE

POLICY LANGUAGE

PROJECT CONSISTENCY


· Consis tent. The project site features an existing seven-acre


open space that would be enhanced to allow for both

scruccured and non-scruccured recrearional use by che

communicy. The projecc sice also is locaced wichin 1.5


miles of seven parks and cwo open space areas thac can be

accessed by future residents.

PROJECT CONSISTENCY


· Consis tent. The proposed project would concribuce co che

communicy's employmenc opporcunities with new retail,


restaurant, encercainmenc uses, hocel and/or office uses.

PROJECT CONSISTENCY


· Consis tent. The proposed project involves the expansion


of an existing regional commercial center that provides a

range of goods and services to the community. The projecr


would offer expanded retail, restauranc and encercainmenc


opportunities.

· Consis tent. The proposed project would retain che

exiscing ice rink and Torrey Trail for recrearional uses . The

proposed projecc would provide retail and entertainment


uses and communicy meecing facilicies within UTC. The

projecr also may include up to 35,000 sf of office space for

professional use .
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Table 5.1-1 (cont.)

Universi ty Commun i t y P lan


COMMERCIAL GOALS

Goal: Strategically locate


neighborhood


convenience centers


throughout the

residential areas.

OPEN SPACE AND

RECREATION GOALS

Goal; Preserve the

presenr amenicies of San

Clemence, Rose Canyon,


and ochec primary


canyons wichin che

community.

Goal: Preserve che

natural environment


including wildlife,

vegetacion and cerrain.

Goal: Insure chac all

public improvemencs such


as roads, drainage


channels and ucilicy

services and all privace


lessee developments are

compatible with the

natural environmenc.

POLICY LANGUAGE 

POLICY LANGUAGE 

PROJECT CONSISTENCY


· Consis tent. The project would include spaces for

neighborhood convenience uses near che proposed


residential development.

PROJECT CONSISTENCY


· Consis tent. The project would not impact any amenities


of Rose Canyon or any other primary canyons wichin the

community as discussed in this section of this report.

· Consis tent. The proposed projecr site is currently


developed and does not support any narural vegecacion


communicies or wildlife . Addicionaliy, che projecr would


not alter any existing natural copography.

· Consiscent. The project would not require any public

improvements within Rose Canyon or other natural areas

wichin che communicy, as discussed in Section 5.7, Public

Utilities.

·
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ection 5.1

Und Use

Table 5.1-1 (cont.)

Universi ty Commun i t y P lan


OPEN SPACE AND

RECREATION GOALS


PUBLIC FACILITIES AND

SERVICES GOAL

Goal: Insure rhat

schools, parks, police and

fire proceccion, sewer and

water, library and other


public facilicies are

available concurrencly


wich che development


which they are ro serve.

POLICY LANGUAGE 

Private commercial developmenc should concribuce co che 

recreational opportunities ofthc community. 

POLICY LANGUAGE 

PROJECT CONSISTENCY


· Consis tent. The proposed project would comply with all

city requirements concerning the provision of open

space/recreation areas (e.g., in-lieu fees, etc.) by

augmenting recreation opporruniries in the Torrey Trail

district as described in Section 3.0, Projecl Description. In

addition, the proposed uses would preserve the existing ice

rink . Renovation of che center would also provide for an

enhanced pedestrian network, thereby offering furrher


opportunities to recreacional walkers. The projecc also

would include communicy gachering places wichin UTC.

PROJECT CONSISTENCY


· Consiscent. The proposed project would not require any

new public facilities or services. Existing services are

located near the project site and would be accessible to new

residents, as discussed in Section 6.3, Effects Found Not to be


Significant. The projecc applicanc would be required co pay

applicable fees associated with the maintenance of existing


services.
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Table 5.1-1 (cont.)

Universi ty Commun i t y P lan

TRANSPORTATION

GOALS


Goal: Develop a

transporration system


designed to move people


and goods safely and

efficiently wichin the

community, including


linkages with other


communities, and with

due consideracion foe

energy conservacion.

Goal: Encourage the

adequate provision of

public transit between


major activity areas such

as the University, the

Towne Centre, and La

Jolla Village Square,


Goal: Provide pedestrian


paths, and bikeways to

accommodate the

community and

complement the City-

wide syscems.

POLICY LANGUAGE 

PROJECT CONSISTENCY


· Consiscent. The projecc would expand the transit center,


improve pedescrian circulacion, and provide addirional


bicycle racks. The transit center would allow access to

other facilities throughout the mecropolican area . Safety

would be enhanced by security lighting, the provision of

safe routes through and/to the site, and the presence of

people during an excended porcion of che day.

· Consis tent. The proposed projecc would provide access ro

a rransic cencer and future stops of the Supet Loop, which


would allow access to other areas within the community


including UCSD and Lajo lla Village Square.

· Consis tent. The proposed project would enhance and

expand bicycle and pedestrian facilities within che

communicy. The project site is currently developed and is

accessible by foot and bicycle. The ptoject would include


pedestrian pathways throughou t the proposed


development, connecting with the primary pedestrian


network, as well as the existing street sidewalk pedescrian


necwock. The projecc would integrate sidewalks, walkways


and conneccions co exiscing elevated bridges, and would

bring rescauranc and retail uses closer to the street. No

bikeways are shown through the project site. However,


Community Plan Figure 24 illustrates an exiscing bikeway

along Genesee Avenue and a proposed bikeway along

Nobel Drive and bicycle racks would be provided near the

cransic center as well as at other locations on the site .
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Und Use

Table 5.1-1 (cont.)

Universi ty Commun i t y P lan


TRANSPORTATION

GOALS

Goal: Encourage


alternative modes of

transportation by

requiring developer


partic ipation in transit


facility improvemenrs, the

Intra-Community Shuttle


Loop and the Light Rail

Transit system.

Goal: Ensure


implementation of City

Council Policy 600-34,


Transit Planning and

Development.

Goal: Provide attractive


community entryways.

POLICY LANGUAGE 

PROJECT CONSISTENCY


· Consis tent. The project would relocate and expand the

exiscing bus cransir cencer co create an incer-modal


cransporcacion syscem, including linkages wich the future


LRT station. Additionally, the project would improve


pedestrian circulation, and provide bicycle racks on site .

· Consis tent. The proposed project would implement public

transporcacion improvemencs and ceserve righc-of-way for

improvemencs envisioned in SANDAG's Transit First

:

program.

· Consis tent. Several gateways inco UTC would be provided


around che propercy wich che main gaceways located ac che

intersections of La Jolla Village Drive/Genesee Avenue and

Genesee Avenue/Nobel Drive (refer co Figure 3-4,

Pedestrian Circulation Routes and Features) . The Universicy


General disrricc, as discussed in Seccion 3.0, Project

Description, would creace an attractive entry monument inco

che projecc ac the intersection of La Jolla Village Drive and

Genesee Avenue and would include such elemencs as

sculpcures, wacer feacures and unique landscaping. A

similar monument would be created in the Nobel Heights


district at the intersection of Genesee Avenue and Nobel

Drive. Smaller gateways would be located at Executive


Drive, Esplanade Coure, Lombard Place and Towne Cencre


Drive .
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Table 5.1-1 (cont.)

Universi ty Commun i t y P lan

COMMUNITY

ENVIRONMENT

GOALS


Goal: Minimize the

impact of aircraft noise

and the consequences of

potential aircraft


accidents.

Goal: Foster individually


and idencify of area

chroughouc che

communicy.

Goal: Insure chac che

physical development of

the communicy cakes

advantage of the site and

cerrain.

Goal: Encourage


archiceccural scyles and

building forms suiced co

San Diego's landscape and

climace.

POLICY LANGUAGE 

PROJECT CONSISTENCY


· Consis tent. The project is located entirely outside of the

60 dB contour for MCAS Miramar and would not result in

any use incompatibilities with noise in the area .

· Consis tent. The University Central district, at the

inrersection of La Jolla Village Drive and Genesee Avenue,


would feature special treatments such as palm trees,


sculpcures, wacer feacures and unique landscaping.

· Consis tent. The projecr would enhance a currently


developed site within the communicy and would noc affecc

the nacural cerrain.

· Consis ten t . Buildings would be designed in an

architectural sryle is representative of southern California as

described in the Master PD P design guidelines and would

not contrast with the architectural styles of che community.

·
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Und Use

Table 5.1-1 (cont.)

Universi ty Commun i t y P lan


COMMUNITY

ENVIRONMENT

GOALS


Goal: Limic craffic

condicions which produce


congescion and air

pollution.

Goal: Provide street and

median trees along streets


within the communicy.

POLICY LANGUAGE 

PROJECT CONSISTENCY


· Consis ten t . In the neac-cerm, che proposed project would

reduce LOS to below D at one screec segmenc along Lajolla


Village Dcive (Lebon Drive co 1-5) and at one intersection


(Lombard Place at Nobel Drive). By rhe horizon year, the

proposed project would reduce LOS to below D along La

Jolla Village Drive (Executive Wa y to Towne Centre Drive)

and at no intersections. In all other cases, if any

degradation in LOS below D occurs, the impact would noc

solely be caused by ptoject traffic, but rather by cumulative


traffic in rhe community. See Section 5.3,

Transportation/Circulation, for addicional discussion on

projecc impaccs and proposed micigation. Additionally, the

project would encourage alternative transportation methods


by expanding the transic scacion, reserving righc-of-way for

fucure LRT and scacion, improving pedescrian circulacion


and providing addirional bicycle racks on sire.

· Consis tent. A Master Screec Tree Plan is proposed in the

Master PDP which would be implemenced in phases as site

redevelopment occurs.
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Table 5.1-1 (cont.)

University Commun i t y P lan

URBAN DESIGN

ELEMENT

POLICY LANGUAGE PROJECT CONSISTENCY


Linkage Objec tive:


Reinforce the roles of La

Jolla Village Drive and

Genesee Avenue as

ceremonial, auco-oriented,


landscaped parkways


serving as unifying urban

design elements and

orientation resources in

rhe community.

Ac c omplished by:

· Prohibiting on-strcet parking along these arterials throughout


their passage through the community. These roads should


funccion scciccly as traffic movers


Ac c omplished by:

· Illuminating landscaping (both edges and medians) and abutting


buildings to create night identity and ambiance. Directed spoc

flood lighcing should be on private property or attached to street


trees or light poles ac an elevacion inaccessible to pedescrians


Inconsiscenc . The project proposes a CPA that would

include the designation of La Jolla Village Drive and

Genesee Avenue as parr of the Urban Nod e Pedestrian


Necwork, chus removing chese screecs as "auco-orienced"


roads wichin che Urban Node. The CPA would also modify

chis objeccive co remove references co La Jolla Village Drive

and Genesee Avenue wichin che Urban Node as being auco

orienred screets. The project would expand the pedestrian


network and make these streets more pedesrrian-friendly,


as desired by the City. If the CPA is approved, the project


would be consistent with this objective.

Inc ons is ten t . La Jolla Village Drive and Genesee Avenue

would become part of the Urban Nod e Pedescrian


Necwork. Alchough no new screec parking is proposed, the

project would conscrucc non-conciguous sidewalks co

accommodace pedescrians. Wi th approval o f the CPA, chis

policy would be modified to reflect these changes.

Consis tent. The project would include lighcing co

highlighc landscaping and archiceccural feacures,


parcicularly in che Universicy General discricc area . Ic also

would include specialcy lighcing co highlighc che character


of each of the land use districts throughout the center. No

lighting is proposed in public righes-of-way.
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Und Use

Table 5.1-1 (cont.)

Universi ty Commun i t y P lan

URBAN DESIGN

ELEMENT

Linkage Objec tive:


Ensure rhat the street


yards of private


developments bordering


Lajo lla Village Drive and

Genesee Avenue support


the desired image and

monumental quality of

these roads.

POLICY LANGUAGE 

Accomplished by:

· Retaining the sloping landscaped berms along the borders of La 

Jolla Village Drive and Genesee Avenue 

Accomplished by:

· Maximizing landscaping investments by using drought rolerant 

plants 

· Planting macure screec yard trees at consistent intervals for 

maximum impact 

· Locating privace pcopercy arr works and other amenities so that 

chey are visible and accessible from La Jolla Village Drive and 

Genesee Avenue

PROJECT CONSISTENCY


· Inc ons is ten t . The berms would be reduced in width and

in some cases removed. The project applicanc has requested


a CPA to remove this policy and construct retail buildings


and parking struccures closer ro che screet to create street-

level openings to the project from the edge of the adjacent


roads,  accomplishing other Communicy Plan character


goals such as increasing screec identity and improving


pedescrian access. The projecc would be consistent with the

Community Plan upon approval o f the CPA.

· Consistenc . Projecc landscaping would consist of a range


of plantings that would enhance the streetscape, screen


proposed buildings and minimize water use chrough che

incegracion of droughc coleranr species.

· Consistenc . A Mascer Street Tree Plan is proposed in the

Master PD P which would be implemented in phases as site

redevelopment occurs.

· Consis tent. The project would include developmenc of a

landscaped plaza wich opporcunicies for private art .
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Und Use

Table 5.1-1 (cont.)

Universi ty Commun i t y P lan

URBAN DESIGN

ELEMENT

Linkage Objec tive:


Ensure chac che screec

yards of privace

developmencs bordering


Lajo lla Village Drive and

Genesee Avenue support


the desired image and

monumental quality of

chese roads, (cone. )

POLICY LANGUAGE 

Acc ompli shed by:

· Discinguishing che incerseccions of La Jolla Village 

Drive/Genesee Avenue, La Jolla Village Drive/Towne Cencer 

Drive, and Genesee Avenue/Nobel Drive chrough the use of 

special ereacments on the private properry. Special treaCmencs 

may simply consisc of formal landscaping or may be more 

elaborace and include public arc, founcains, ornamental lighting, 

decoracive paving macecials and screec furnicure 

· Requiring all newdevelopmencs abuccing Laj o lla Village Drive 

and Genesee Avenue to provide artworks or contribute to che arc 

fund 

PROJECT CONSISTENCY


· Consis tent. The University Central district, at the

intersection of La Jolla Village Drive and Genesee Avenue,

would feature special treatments such as palm trees,


colorful concrete and stone paving, dramatic lighting and

lattice trellis walls . The intersection of Genesee Avenue

and Nobel Drive within che Nobel Heighcs discricc would

include similar features as rhe Universicy Central districr


and may include cascading water features. No new

treatments are proposed at the intersection of La Jolla

Village Drive/Towne Cenrre Drive.

· Consis tent. The applicant would explore che use of privace

arc objeccs in che University Central area . There is no arr

program in place for private development at the City of San

Diego.
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Table 5 .M (cont.)

Universi ty Commun i ty P lan

URBAN DESIGN

ELEMENT

Linkage Objec tive:


Designate and clearly


define a primary


pedesrrian network


linking supcrblocks,


major activity centers


and resource areas

utilizing che public

sidewalk, screet level

ccossings, overpasses,


meandering pachs

chrough privace


developmencs, and

Ccails chrough nacural


open space areas. The

primary pedescrian


network should be

supplemenred by

internal paths within


che supcrblocks.

POLICY LANGUAGE 

Accomplished by:

· Paincing a color line or symbol on the sidewalk pavement, as well 

as providing directional signage 

· Ensuring that the urban node pedesrrian network sidewalks have 

generously landscaped parkways, are non-contiguous, and have a 

minimum of six feet in width. Existing contiguous sidewalks 

should be retroficced as part of infill developments 

PROJECT CONSISTENCY


· Consis tent. Directional signage for pedestrian use would

be located at several poinrs within the proposed project.

· Consis tent. Non-contiguous sidewalks would replace


existing sidewalks along the frontage of La Jolla Village


Drive, Genesee Avenue, Towne Centre Drive and Nobel

Drive. All new sidewalks would be a minimum of six-feec

in widch and would be landscaped becween the sidewalks


and roadways. Pedesrrian paths would connect the

sidewalks to UTC. New at-grade crosswalk connections


also would be pcovided across Towne Centre Drive and

Nobel Drive, which are part of the urban node network.

Connections to che pedestrian bridges in the area would be

well-integrated into the project design.
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Und Use

Table 5.1-1 (cont.)

Universi ty Commun i t y P lan

URBAN DESIGN

ELEMENT

Linkage Objec tive:


Designate and clearly


define a primary


pedestrian necwork


linking supcrblocks,


major activity cencers


and resource areas

utilizing the public

sidewalk, street level

crossings, overpasses,


meandering paths


through private


developments, and

trails chrough natural


open space areas. The

primary pedestrian


necwork should be

supplemenced by

incernal pachs within


che supcrblocks.

(cont.)

POLICY LANGUAGE 

Acc ompli shed by:

· Requiring provision of pedescrian pachs chrough developmencs. 

Such pachs should be open and accessible to che public at all times 

and connect with che street sidewalk pedestrian network. The 

pedestrian network alignment should be through the most active, 

attractive and interesting areas of a project. Pachs should have a 

minimum width of six feet. 

PROJECT CONSISTENCY


· Consis tent. The project would include a number of

pedestrian pathways chroughouc che proposed


developmenc, conneccing with the existing street sidewalk


pedestrian network and existing pedescrian bridges in che

pcoject area . The pathways would be open and accessible to

the public at all times.
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Und Use

Table 5.1-1 (cont.)

Universi ty Commun i t y P lan

URBAN DESIGN

ELEMENT

Linkage Objec tive;


Designate and clearly


define a primary


pedesrrian nerwork


linking supcrblocks,


major activity centers


and resource areas

ucilizing che public

sidewalk, screet level

crossings, overpasses,


meandering pachs

chrough privace


developmencs, and

crails chrough natural


open space areas. The

primary pedestrian


network should be

supplemented by

internal paths within


the supcrblocks.

(cont.)

POLICY LANGUAGE 

· Avoiding vehicular access from the pedestrian street 

network. Vehicular access should be from other streets 

serving the project in order ro avoid potential 

pedestrian/vehicular conflicts. If vehicular access from the 

pedestrian street nerwork cannot be avoided, driveways 

must be perpendicular to the street. Curb cuts for 

driveways should not be closer than 80 feet from the 

nearest intersection and from the nearest curb cut, and

muse noc exceed 30 feec in width


PROJECT CONSISTENCY


· Consis tent. The only changes to the existing vehiculac access co che

cencer would be cwo new righc-in/righc-ouc driveways along Lajolla


Village Drive and Genesee Avenue for valec service, resident and

guest access co che University General districr. Driveways would be

perpendicular to the streets. New driveways would be more chan 80

feet from interseccions and ocher exiscing driveways. No new curb

cues are proposed along Towne Cencre Drive or Nobel Drive.
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Table 5.1-1 (cont.)

University Commun i t y P lan

URBAN DESIGN

ELEMENT

Linkage Objec tive:


Ensure thac che

locacion of new

pedestrian overpasses


and screec level

crossings reinforce che

pedescrian network


and that their design

reflects safety,


uniqueness and

communicy pride .

POLICY LANGUAGE 

Acc ompli shed by:

· Designing overpasses as integral parts of projecrs not as 

"afterchoughes." Overpasses should connecc buildings, 

plazas, major enrrances and che mosc accive and 

interesting areas on both sides of the street. Detached and 

isolaced overpasses landing on parking lots or dead spaces 

should be avoided. Overpass design plans should be 

required as a condition of new developmenc or plan

amendmenc permit approval. Rerrofitcing of exiscing


overpasses may also be required as a condicion of above

mencioned permic approvals.

· Designing overpasses as one-of-a-kind landmarks which 

can create idencicy and dcywide inceresc. Overpasses 

should be places for arc as well as pieces of art . The 

walking path and side enclosures offer imaginative 

opporcunicies for arrisric design . The side enclosures of an 

overpass should maximize views, pedescrian comforc and 

security. The solid porcion of side enclosures muse

maincain a feeling of openness. Utilitarian, chain link

enclosures should be avoided unless enhanced by climbing


plant materials. Overpass access which is enclosed or

hidden from public view should also be avoided.

PROJECT CONSISTENCY


· Consis tent. The proposed upper-level retail in the University


Central discricc would connecc wich che exiscing pedescrian bridges

over La Jolla Village Drive and Genesee Avenue. The exiscing

pedescrian bridge over Genesee Avenue would be maintained or

replaced and would connect Universicy General wich che planned


Monce Verde residencial cowers across the screec. .

· Consis tent. The proposed project would maintain che pedestrian


bridge across La Jolla Village Drive and eicher maincain or replace


the pedesttian bridge over Genesee Avenue. Any construction of

new bridges or enhancement of existing bridges would be designed


to maximize views, pedestrian comfort and security while ucilizing


aesthetically pleasing designs.

m
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Table 5.1-1 (cont.)

University Commun i t y P lan

URBAN DESIGN

ELEMENT

Linkage Objec tive:


Ensure that the

location of new

pedescrian overpasses


and srreec level

crossings reinforce rhe

pedescrian network


and chac their design

reflects safety,


uniqueness and

community-pride.

(cont.)

Linkage Objec tive:


Recrofic developmenc


bordering che Urban

Node Pedescrian


Network with


pedestrian-oriented


uses and amenities


chac concribuce to

screec vicality


POLICY LANGUAGE 

Accomplished by:

· Inscalling incerseccion and mid-block screec level crossing 

alerc devices ac chose points idencified in Figuce 11 in 

order to ensure pedestrian network concinuicy. The curb 

ac such crossing poincs should allow use by handicapped 

persons. Such devices may consist of caurion signs, lighrs, 

painced walks, on-street parking restcictions around the

marked crossing, roadway materials thac cause vibracions


when drivers pass over chem warning co slow down and

ochec devices as considered appropriare by che Cicy

Engineer, The use of a specific device may vary on a case-

by-case basis and should be derermined by che Cicy

Engineer as crosswalks are installed. Crossings should


have a more incense illuminacion than sidewalks.

Ac complished by:

· Allowing infill developmenc on exiscing stteet yards and 

surface parking lots bordering the Urban Node Pedestrian 

Network. Examples of pedestrian oriented uses include 

restauranrs, retail shops, hotel lobbies, cafes, cultural 

insticucions, encertainment, ecc. Examples of desired 

amenicies include transpacenc walls, encrances, windows, 

plazas, searing, special lighting and paving, unique


landscaping forms, art and water features, atriums,


courtyards, etc.

PROJECT CONSISTENCY


· Consis tent. New at-grade crosswalk connections also would be

provided across Towne Centre Drive and Nobel Drive. The existing


pedestrian bridge over La Jolla Village Drive would be maintained


and the bridge over Genesee Avenue would be maintained or

replaced. All crossings would be handicapped accessible.

· Consis tent. The proposed CPA would expand the Urban Node

Pedestrian Network by adding La Jolla Village Drive and Genesee

Avenue to the network. The Master PD P proposes articulated


architecture and pedestrian-oriented uses, such as retail shops,


courtyards, plazas, water features and other amenities, that would

enhance street vitality.
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Universi ty Commun i t y P lan

URBAN DESIGN

ELEMENT

Linkage Objec tive:


Retrofit development


bordering the Urban

Node Pedestrian


Network wirh

pedesrrian-oriented


uses and amenities


thac concribuce co

screec vicality (cont.)

POLICY LANGUAGE 

Accomplished by:

· Limicing che heighc of che infill developmenc described 

above to a maximum of 15 feec. 

PROJECT CONSISTENCY


· Inconsisc ent. Maximum building heighcs along the existing Urban

Node Pedestrian Network (Towne Centre Drive and Nobel Drive)

and che proposed Urban Node Pedescrian Network (Lajolla Village

Drive and Genesee Avenue) would range from 100 feet for retail

and parking srructures ro 390 feet for residential/hotel/office


structures. The struc tures would be taller chan 15 feec, buc would

feacure a base building of 25 co 45 feet with an envelope chat is

massed at an angle away from the base. Archiceccural and landscape


creacmencs ac che screec level would engage the pedestrian network.

If the CPA is approved, this policy would be removed, resulting in

project consistency.
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Universi ty Commun i ty P lan


URBAN DESIGN

ELEMENT

Linkage Objec tive:


Retrofit development


bordering the Urban

Node Pedescrian


Network wirh

pedestrian-oriented


uses and amenities


that contribute to

screec vitality


(cont.)

POLICY LANGUAGE 

Accomplished by:

· Ensuring chat new stceec yard infill developmenc parallels 

che alignmenc of che adjacenc pedescrian necwork in order 

co provide a sense of enclosure and mainrain the street wall 

· Avoiding or screening utility boxes, mechanical equipment 

and other ucilicarian building componencs from view from 

che Urban Node Pedescrian Necwork. Similarly, service 

areas should noc be visible from such pedescrian necwork


· Requiring encrances from che public sidewalks inco new 

infill scruccuces bordering the Urban Node Pedescrian 

Necwork. There should be maximum visual inreresc and 

contact with the infill building's incerior from che 

adjoining sidewalk 

PROJECT CONSISTENCY


· Consis tent. All buildings adjacent to the existing and proposed


Urban Node Pedestrian Network would be parallel to che roadway


and sidewalk and would provide a sense of enclosure. Street vitality


would also be reinforced by the proposed design guidelines.

· Consis tent. All utilitarian building components and service areas

would be in parking struccures or ocherwise concealed from public

view,

· Consis tent. Entrances to che new deparrmenc scores would be

immediacely adjacenc co or ocherwise easily accessible from che

pedesttian bridges that fotm the primary pedestrian necwork,


including from La Jolla Village Drive and Genesee Avenue, and

ocher recail uses would have windows, arciculacion, landscaping or

ocher archiceccural creacmencs facing the pedestrian network along

rhose roadways as required in the Master PDP ,
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University Commun i t y P lan

URBAN DESIGN

ELEMENT

Linkage Objec tive:


Retrofit development


bordering the Urban

Node Pedestrian


Network with

pedestrian-oriented


uses and amenities


that concribuce to

street vitality


(cont.)

POLICY LANGUAGE 

Acc ompli shed by:

· Restricting the location of new surface and above-grade 

parking adjacent ro the Urban Node Pedestrian Network. 

Such parking, including driveways, can occupy only 30 

percent ofthis street yard . 

· Requiring "visual breaks" along che scceec yard bordering 

che Urban Node Pedescrian Necwock. Examples include 

secback vaciations, sculpced facade creacmencs, changes in 

color, material, texture and landscaping elements, 

articulated walls and fences, special features and ameniries. 

Single treatment of an infill building wall or fence 

bordering the Urban Node Pedestrian Network should not 

exceed 50 linear feet. Similarly, landscaping or other 

treacmenc should introduce a new element every 100

linear feet .

PROJECT CONSISTENCY


· Inconsisc ent. Several parking structures and surface parking would

be placed adjacent to the Urban Node Pedesrrian Nerwork. Along

Towne Centre Drive, La Jolla Village Drive and Genesee Avenue,

parking areas and driveways would occupy more than 30 percent of

the street yard . However, surface parking is currently located


around the entire sice, and che proposed condicion would be an

improvemenc. Parking structures would be set back a minimum of

10 feet from the street frontage. In addition, the sidewalks and

parking areas would be separared by landscaping including call-

growing and flowering rrees to detrac t attention from rhe parking


areas .

· Consis tent , Visual breaks along the fagade of parking scruccures


would consisc of che installation of landscape materials, consiscing of

trees, shrubs and ground cover. Treatmencs of an infill building or

fences bordering the exiscing and proposed Urban Node Pedestrian


Network would change at lease every 50 feec. Treacments may

include building protrusion or recession, or change in color or

texture. Similarly, landscaping within che screetyard would change


ac lease every 100 feet to enhance the pedestrian experience.
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Table 5.1-1 (cont.)

Universi ty Commun i t y P lan

URBAN DESIGN

ELEMENT

Linkage Objec tive:


Complete the missing


links of the proposed


bicycle sysrem, and

thus reaffirm the

imporrance of bicycles

as effective alcernace


modes of

cransportation in the

University Community


Linkage Objec tive;


Ensure thac che

proposed LRT corridor


offers a variecy of

incerescing views and

amenicies co cransit


riders. The transit


route should maximize


appreciation o f the


natural and man-made


assets o f the

community


POLICY LANGUAGE 

Accomplished by:

· Requiring chac evecy new development or plan 

amendment request include provisions for on-site Class I 

or Class il bikeways conneccing wich che "street bikeway 

syscem. Bikeways internal to the superblock should be 

accessible to the public 

Accomplished by:

· Requiring that developments flanking che LRT corridor 

locace encrances and amenities towards the cransic rights- 

of-way 

PROJECT CONSISTENCY


· Consis tent. No bikeways are shown through the project site .

However, Communiry Plan Figure 23 illustrates an existing bikeway

along Genesee Avenue and a proposed bikeway along Nobel Drive.

The project would maintain the Genesee Avenue bikeway and

would construct a bikeway along Nobel Drive as part of the

improvements to UTC's fronrage along Nobel Drive as pare of FBA

NUC-J.

· Consis tent. The facade facing the LRT right-of-way would feature


buildings enhanced wich ereacments such as specialty lighting and

landscaping. The LRT station would be integrated into che

screetscape of Genesee Avenue. Linkage from the LRT station into


the shopping centet would be direcr and convenient.
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Universi ty Commun i t y P lan

URBAN DESIGN

ELEMENT.

Linkage Objec tive: 

Ensure chac cecroficced 

and fucure cransic 

scops opcimize 

convenience and safety 

of ciders and

concribuce to the

functional and

aesthetic quality o f the

communicy


Central Subarea 

Objec tive:


Impcove the central 

community's urban 

form and cohesiveness 

as new construction 

activicy concinucs 

POLICY LANGUAGE 

Acc ompli shed by;

· Incegraring cransic/bus stations inco major desrinacion 

aceas including shopping cencers, hocels, large 

employmenc cencers and ocher desrinarion poincs as 

decermined by rouce demand analyses 

· Ensuring thac every new projecc, projecc addicion or plan 

amendment request address the potential location of an 

integrated transit stop (within privace propercy). An 

incegraced cransic scop is one chac is designed as pare of che 

archiceccure and site plan of a project. Integrated stations 

should be highly visible from the public street, adjacent co 

che most active uses within a projecc

Ac c ompli shed by:

· Providing building secbacks appropriare co che variable 

heighc of scruccures. Drascic screec secback variations 

should be avoided 

PROJECT CONSISTENCY


· Consis tent. The proposed multi-modal transit cenrer would be

integrated into the deveiopment, which would include a regional


shopping center renovarion with rerail, residential, hotel, and/or

office uses .

· Consis tent. The proposed project would relocace and expand che

exiscing transic center and reserve right-of-way for a future LRT

station. The transit center would be designed as part of the

architecture of the projecc, highly visible from Genesee Avenue.

The fucure LRT station would be co-located near che transit cencer

along Genesee Avenue when ic is conscrucced by SANDAG.

· Consistenc . Proposed screec secbacks generally would be consiscenc


wich those exiscing in che area . The buildings facing che screet

would provide a consistent urban edge, with minor variations in

setback for visual interest. Design features would include


arrkulacion and special macerials ar che pedescrian scale, and visually


interesting vertical elements.
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Universi ty Commun i t y P lan

URBAN DESIGN

ELEMENT

Central Subarea

Objec tive:


Improve the central


community's urban

form and cohesiveness


as new consrruction


activity continues


(cont.)

POLICY LANGUAGE 

Accomplished by:

· Transitioning the scale and height of adjacent buildings. 

Projects that lie between dissimilar use types or are 

adjacent to projeccs wich differing incensities should be 

designed to ascend or descend in scale and height to creace 

a harmonious, smooch cransicion. Excepcionally large, 

bulky or tall buildings should not be located immediately 

adjacent to low-rise buildings. A gradual Transition should 

be created between adjacent projects of differenr forms and 

heights by the use of cerracing or sculpcuring cechniques. 

· Placing lower rise buildings near rhe screet and higher rise 

buildings away from the street in large scale projects 

PROJECT CONSISTENCY


· Consis tent. The retail portion of the project would be consistent


with che exiscing scale of surrounding buildings and would noc

incroduce buildings that are of differing intensity from surrounding


projects. Implementation of the Residential and Hotel Design

Guidelines and, in particular, the angled building envelope plane for

the residential/parking struc ture adjacent to the existing single-

family homes in the eastern porrion of the site which would offer a

gradual visual transition in form, would ensure community


cohesiveness.

· Consis tent. Building heights along roadways would be a maximum


of 100 feet for retail and parking scruccures and up co 325 co 390 ·

feec for residential/hocel/office scruccures; however, the base of

buildings would be restricred to 25 to 45 feet immediately adjacent


to the local roadways. The heighcs would be consiscenc wich che

exiscing scale of surrounding buildings. Implementation of the

Residential and Hotel Design Guidelines and, in parcicular, che

angled building envelope plane for che residencial/parking scruccure


adjacenr co che exiscing single-family homes in the eastern portion of

che sice which would offer a gradual visual cransicion in form, would

ensure communicy cohesiveness. In addicion, che residential/


hotel/office/parking scruccures would have a secback from che screers

and/or separaced by landscaped slopes.
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Universicy Commun i t y P lan

URBAN DESIGN

ELEMENT

Central Subarea

Objec tive:


Improve the central


community's urban

form and cohesiveness


as new construccion


accivicy concinucs


(cone. )

POLICY LANGUAGE 

Acc ompli shed by:

· Sicing and designing buildings to maximize solac 

access and view corridors. Prevene dark, windy spaces 

becween adjacent high-rise buildings by the use of 

terracing. Plazas and courtyards should be locared on 

che souch side of high-rise scruccures co maximize sun 

access 

· Acciculating building mass with offsets, changes of 

plane, stepped terraces and irregular archiceccural 

edges . The base of buildings should relace co che 

needs of pedescrians and motoriscs; chus, this is the 

place for texture, color, special amenities, archiceccural 

detailing and other visual interest. External macerials 

chac are sympachecic in color and texture to the

exiscing paccerns should be used

PROJECT CONSISTENCY


· Consis tent. Where taller buildings are proposed, solar access would be

maintained for off sice propercies due to the central location of the

struc tures and their locations north of off-site buildings. No view

corridors exist in the project area . The residencial (hocel or office)

scruccures wichin che Towne Cencre Gardens and Nobel Heighcs


discriccs are the only high rise buildings proposed near lower-stature


scruccures; however implemencacion of the angled building envelope


plane would maintain adequate solar access such that dark, windy

conditions would not be created.

· Consis tent. Articulation and texturing is proposed in the design

guidelines of the Master PD P in the building facades along public

roadways such that these would inciude both horizonral and vertical


elemencs and offseccing planes. Windows, cexcuring, landscape and

ocher archicectucal treatmencs would be focused near the street level co

provide interest for motorists and pedestrians.

·
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Universi ty Commun i t y P lan


URBAN DESIGN

ELEMENT

POLICY LANGUAGE 

PROJECT CONSISTENCY


Central Subarea

Objec tive:


Improve the centra!


communicy's urban

form and cohesiveness


as new consrruccion


accivity concinues


(cone.)

Ac complished by:

· Ucilizing building elemencs, colors and macerials chac 

are not disturbing to che eye. The eye is usually 

discucbed by lack of uniey, asymmecrical balance and 

bad proporcion 

· Concealing roofcop equipmenc, vencs and shafts from 

view from adjacenc high-cise buildings. Similarly, crash 

storage, mechanical equipment, utility appurtenances


and service areas should be screened with walls, doors

or landscaping


· Requiring that all structures above 50 feet in heighc 

submic solar access and shadow scudies as pare of che 

permic application process 

Providing areas for employees chat include seating, 

sunny plazas and recreational facilities. 

Avoiding the location of service roads and fire lanes 

parallel to the public screet. 

Consis tent. The project design would integrate natural materials,


such as stone and wood, with man-made materials such as

whitewashed stucco walls and tile in harmonious colors (refer to the

Master PDP guidelines).

Consis tent. Equipment and service areas would be screened in

accordance with the requirements ofthe Land Developmenc Code.

· Consis tent. Several proposed struccures would be grearer chan 50

feet in heighc; however, the proposed projecc would not result in

shadowing oc reduced solar access to any surrounding development.

Future development ac UTC would be separated from office and

commercial developmenr to the north, east and west by wide

coadways and would be locaced norch of immediately adjacent


residencial areas, chus retaining cheir solar exposure. Scudies were,


cherefore, decermined noc co be required.

· Consistenc . Seacing and sunny plazas would be located throughout


the project site . The projecc would include a healch club chac can be

used by employees of che cencer. In addition, che seven-acre open

space area on sire would provide amenicies co employees.

· Consistenc . The pcoposed project would noc affecc service roads or

fire lanes parallel ro public screecs. The projecc would provide


adequace space for emergency vehicles co service che sice.
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Universi ty Commun i t y P lan

URBAN DESIGN

ELEMENT

Central Subarea

Objec tive:


Improve rhe central


community's urban

form and cohesiveness


as new construction


activity continues


(cont.)

POLICY LANGUAGE 

Acc ompli shed by:

· Providing sidewalks on ac least one side of all important 

private streets within che projecc. Ensure chac such 

sidewalks incerconnecc wich ocher pedescrian pachs wichin 

and outside the project


· Avoiding che locacion of parking and srreec encrances 

adjacenr ro che pedescrian necwock screecs . All parking 

should be in unobcrusive locations, in garages, below 

grade, cucked under buildings, carpocts or crellised 

canopies. If surface parking Iocs muse be provided, chey 

should be dispersed chroughouc che sice in multiple 

increments located at different levels . Large, single 

expanses of surface parking should be avoided. Surface 

parking landscaping must conform to the City's


Landscaping Ordinance ar a minimum


· Integrating signage into the sice and building design. 

Signs should be low scale and locaced foe safecy so as noc 

co block mocoriscs' views of oncoming craffic.

Freestanding pole signs are not permitted. The number


and size of signs should conform with che Cicy's design

regulacions. Building fagade signage should be limiced co

che firsc 40 feec in heighc above screec level. Direccional


signage wichin a projecc should be locaced wichin eye level

of pedescrians and mocoriscs


PROJECT CONSISTENCY


· Consis tent. Walkways would be provided throughout the project,


connecting with exiscing sidewalks, pedestrian bridges and

pathways.

· Consis tent. Most o f the project parking would be locared in above-

grade garages, removing large expanses of existing surface parking


from the existing pedestrian network along Towne Centre Drive and

proposed pedestrian network along La Jolla Village Drive and

Genesee Avenue. Portions of all garages would be below grade

and/or tucked under buildings. Landscaping would conform to che

SDMC requirements. Surface lots would remain dispersed

chroughour che sice.

· Consistenc . Signage would be incegraced and would be inscalled in

accordance wich SDMC requiremenrs and Mascer PDP .

·
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University Commun i ty P lan


HOUSING/

RESIDENTIAL 

ELEMENT

Goal: Increase the 

consumer's freedom of 

choice in terms of 

tenure and type of

housing available

Goal: Accommodate 

the City's and the 

community's fair share 

ofthe region's growth 

by designating 

adequate residencial 

land ac appropriate 

densities and locacions 

POLICY LANGUAGE 

· High-rise developmenc should be comparible in scale co 

the surrounding areas, partkulac ly co ochec high-rise 

scruccures 

PROJECT CONSISTENCY


· Consistenc . The proposed projecc would concribuce ro the

community's mulci-family housing scock on site (including required


affordable housing).

· Inc ons is ten t . The potential residential/hotel/office structures


within the University Central, Towne Centre Gardens, Nobel

Heights and La Jolla Terrace district would reach heights of up to

325 co 390 feec and would be tallec and bulkier in scale chan che

single- and mulci-family residenrial areas to the souch, as noced in

Issue 1 in chis seccion. The UTC Residencial and Hocel Design

Guidelines rescrict the building height to assuce compacibilicy and

ease che cransicion from che single- and mulci-family residencial area

co che souch. All ocher proposed buildings would be no more chan

100 feet in heighc, locaced norch of che soucheastern and

southwestern residenrial/hotel/office structures, and compatible with

the caller professional office and residencial developmenc on

surrounding propercies.
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University Commun i t y P lan

COMMERCIAL

ELEMENT

Goal: To develop an 

inregrared system of 

commercial facilities 

that effectively meets 

the needs of 

community residenrs


and visicors as well as 

assuring chac each new 

development docs not 

impede the economic 

vitality of other


existing commercial 

areas 

NOISE ELEMENT

Goal: Minimize and

avoid adverse noise

impacts by planning


for the appropriate


placement and

intensity of land uses

relative to noise

sources


POLICY LANGUAGE 

· Consider project designs and parking layouts that 

maximize the interconnection of commercial deveiopmenrs 

with other commercial or residential centers through non- 

motorized or pedestrian movemenrs 

· Encourage the renewal, and where appropriate, the 

expansion of regional and community commercial centers 

co maincain cheic viabilicy in meecing communicy needs 

· Suggesc dcoughc-colecanc landscaping in all new 

commercial developmenc 

POLICY LANGUAGE


« The developmenc of land uses incompacible wich che 

SANDAG scudy oc subsequenc similar scudies on aircraft 

noise should be prohibited 

PROJECT CONSISTENCY


· Consis tent. The layered design of the project would integrate


residential, parking and retail/commercial areas and provide for

pedestrian and bicycle circulation both within the development and

connecting to the surrounding existing circulation network and

adjacent development.

· Consis tent. The proposed project involves the redevelopment of an

existing regional commercial cenrer co maincain ics economic vicalicy

and meec che needs of che community and the region by offering

expanded retail and entertainment opportunities.

· Consis tent. The project landscaping palette in the Mascer PDP

would use some drought-coleranc planes.

PROJECT CONSISTENCY

· Consiscent. The project site is locaced oucside of che 60 dB concour


for MCAS Miramar and would noc resulc in any use

incompacibiiieies wich noise in che area . Refer co che discussion


under Issue 4.
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Universicy Commun i t y P lan


SAFETY ELEMENT

Goal ; Procecc the

public health and

safety by guiding


future development so

that land use is

compatible with

identified geologic


risks, including seismic


and landslide hazards


Goal: Ensure thac

pcoposed developmenc


does noc cceace or

increase geologic


hazards eicher on- oe

off-sice

Goal: Peomoce public 

safecy by caking inco 

accounc aircraft 

accidenc pocencial in 

che placemenc of

struc tures and

activities


POLICY LANGUAGE 

· When geologic hazards are known or suspected, a geologic 

reconnaissance should be performed prior to project 

approval to identify development constraints


· Mainrain the natural drainage system and minimize the 

use of impervious surfaces. Concenrrarions of runoff 

should be adequately controlled to prevent an increase in 

downstream erosion. Irrigarion syscems should be 

properly designed to avoid over-watering 

· Graded slopes should be revegetaced wich nacive or 

droughc-coleranr species to restore pre-developmenr 

drainage condirions 

· New projeccs in the community should be reviewed by the 

City for compatibility with established Accident Potential 

Zones as delineated in the MCAS Miramar CLUP or

subsequent similar documents


PROJECT CONSISTENCY


· Consis tent. No known or suspected geologic hazards exist on site

as stated in Section 6.3.4 ofthis report.

· Consis tent. As discussed in Section 5.5, Hydrology/Water Quality, of

this report, no changes to existing drainage patterns and impervious


cover are proposed. Peak flows would also remain the same as

under current conditions. Irrigation systems would be designed in

accordance with Land Developmenr Code requiremenrs to avoid

over-watering.

· Consis tent. No natural slopes would be graded by rhe proposed


projecc. Minimal graded fill slopes would be creared on site and

chey would be landscaped co pcevenc erosion.

· Consis tent. The projecc is noc located within established Accident

Potential Zones for MCAS Miramar (see Figure 5.1-4).
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Universicy Communic y P lan

RESOURCE


MANAGEMENT

ELEMENT

Goal: Concribuce co

che maintenance or

improvement of

tegional wacee qualicy


by conceolling siitation


and urban pollutants


in runoff


Goal; Encourage che 

conservacion of water 

in the design and 

construction of 

buildings and in 

landscaping 

POLICY LANGUAGE 

· Developmenc should minimize ecosion and sedimencacion. 

Grading during the rainy season should be avoided 

wherever possible. Erosion should be minimized by 

grading in increments during the rainy season and by 

using Temporary erosion conrrol measures. In areas where


grading is completed, all discurbed slopes should be

stabilized by vegetacion or ocher means prior ro che rainy

season

· Building construction should incorporate equipment or 

devices with low water requirements. Landscaping plans 

should utilize droughc-coleranc planes and efficiene 

wacering syscems. 

PROJECT CONSISTENCY


· Consiscent, As discussed in Seccion 5.5, Hydrology/Water Quality, of

this report, che project would comply with applicable NPDES


permit requirements by installing Best Management Practices


(BMPs) to minimize ecosion and sedimencacion.

· Consiscent. As described in Seccion 5.8, Water Conservation, che

proposed projecc would increase che overall wacer demand of UTC.

Wacer use reduccions would be realized as che sice would connecc co

che Cicy's reclaimed wacer syscem for irrigacion (a major source of

pocable wacer demand on sice). Redevelopmenc of 3^4566,000 sf of

the existing center would also improve efficiencies through the use

of low-flow fixtures and other code requirements. Drought-coleranc


planes would be used in projecc landscaping and water-efficient


fixtures would be utilized throughout the new deveiopment within


UTC.
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Table 5.1-1 (cont.)

Universi ty Commun i t y P lan


RESOURCE


MANAGEMENT 

ELEMENT

Goal: Reduce energy 

consumption by 

requiring energy 

efficiency in building 

design and 

landscaping and by 

planning for a self- 

concained communicy 

and energy efficienc- 

cransporcacion


Goal: Provide for che 

ideneificacion and 

recovery of significanr 

paieoncological 

resources 

POLICY LANGUAGE 

· Developmenc plans should be reviewed for energy 

conserving feacuees. Sice design should maximize 

opporcunicies for accive and passive heacing and cooling by 

means of appeopriace building orientation, solar access and 

landscaping. Commercial and industrial developments 

should incorporate measures to increase energy-efficient 

forms of transporcacion by supplying bicycle racks,


showers, prioricy parking for car pools, bus scops wich

supporc facilicies, and ocher incentives


· Although many aceas with a moderate co high pocential 

for fossil remains coincide with designaced open space, 

resources may be lose by grading accivicies associaced wich 

developmenc. Impacts to paleontological cesources should 

be idencified and micigated, if necessary, through the

environmental review process


PROJECT CONSISTENCY


· Consis tent. Energy conservation measures would be inregrared


into the expanded center as parr of the LEED-ND certification


process. The project would be construcred in accordance with the

City's Communicy Energy Parcnership policy (Cicy Council Policy


900-16). In addicion, che projecc would provide for an expanded


cransic cencer, excension of che LRT and bicycle racks on sice.

· Consis tent. As described in Section 5.6, Paleontological Resources, of

this EIR, there is a potential for impacts to paleontological


resources, which would be mitigaced by the measures specified in

chac seccion.
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5.2 AESTHETICS/VISUAL QUALITY


5.2.1 Existing Conditions


Community Character


The projecr site is locaced in che cencer (or urban node) of che University Communicy of San Diego.

This community is primarily comprised ofa mix of commercial, office and residential land uses. The

Universicy Community is considered a moderately dense urban seccing. Single-family residential areas

are found primarily south of Rose Canyon, with a majority of the multi-family residential

developments found south and west of University Towne Cencer. Commercial buildings surround the

interseccions of La Jolla Village Drive with Towne Center Drive, Genesee Avenue, Regents Road and

Interstate 5 (T5). UCSD occupies a block of land spanning generally from Regents Road to west of I-

5 coward che Pacific Ocean and north of La Jolla Village Drive. Industrial and research buildings are

prevalent north of Miramar Road, east of Judicial Drive and along Towne Center Drive, Eastgate Mail


and Genesee Avenue. High- and moderate-rise office towers and hotels flank the north side of La Jolla


Village Drive along a majority ofthis arrerial becween 1-5 and 1-805. The nearby office and hotel

buildings along Lajolla Village Drive range from 10 co 24 stories call and are characterized by a mix

of architectural styles, with no common style or theme. The visually tallest scructure in the

community is the Wells Fargo Bank building across La Jolla Village Drive from UTC, due to both

topography and the structure height itself. Residential and hotel buildings further west of the project

site exceed 15 stories.

Site Characteristics


The visual character of the sice is that of a regional shopping cenrer with multi-story department

stores connected by specialty recail and restauranc uses and surrounded by paved surface parking lots

containing landscaped medians. Two bi-level parking structures are located on the south side of La

Jolla Village Drive in the vicinity ofthe center . From the perimeter of the center, four deparrmenc

score structures are visibly linked by a series of stores and restaurants. The majority ofthe scruccures

on site are ac grade wich surrounding parking Iocs, with the exception of the northern leg of the

center, near rhe Nordstrom department score, where cwo levels of recail exist. The project site is

flanked by and accessed from four public arrerial roads, La Jolla Village Drive, Genesee Avenue,

Towne Center Drive and Nobel Drive. Pedestrian bridges cross over cwo of rhe roadways, La Jolla

Village Drive and Genesee Avenue, providing elevaced pedescrian conneccions with off-site

developmenc. Along che rights-of-way for these public roadways, the property features landscaped

berms, including center signage, turf, ornamental shrubs and rrees. Four smaller outbuildings

concaining ancillary aucomocive, recail, restaurant and bank uses exist near the perimeter of the

property close to che adjacent roadways. Refer co Figure 2-5 in Section 2.0, Environmental Setting, for

an aerial phocograph of che existing site secting. No native or naturalized vegetation exists on site.
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Existing Landfo rms

The site's topography varies slightly across the 75-acre property with the least variation occurring


within the developed portions of the site . In general, topographic elevations in the northeast are

highest, averaging approximately 380 feec above mean sea level (amsl), and elevations are lowest to

the west at approximately 360 feet amsl. A narrow landscaped open space exiscs soucheast of the

shopping mall, which is lower in elevation than the developed porcion of che site . Elevations in che

open space range from 375 feec amsl nearest the mall to 300 feet amsl near Towne Center Drive . The

entire sire was discurbed during developmenc of che existing shopping center in the late 1970's, and

no naturally occurring topographic features or steep slopes occur on site .

Views


Existing views of the project site from surrounding land uses and public rights-of-way are depicted in

Figures 5.2-2a through 5.2-2c, Existing View of Streetscape From Adjacent Public Roadways; a map of

photograph locations is provided in Figure 5.2-1, Photograph Key Map. Public views into the interior of

the project site are available from La Jolla Village Drive, Genesee Avenue and Towne Center Drive in

the project vicinity. Although Nobel Drive is located on the southern edge of the mall, views from

that road are limited to che outer slopes along the southern edge of the UTC property due to the

elevated position o f the mall relative to che road and mature landscaping on the slope chac incervenes.

The roadways in the project area are not classified as scenic routes in the University Community Plan,


but two (La Jolla Village Drive and Genesee Avenue) are considered "community unifying roads" in

the Urban Design Element, as described in Section 5.1, Land Use, under Applicable Communiry Plans


and Policies. Views along chese cwo roads are depicted in Figures 5.2-3a through 5.2-3c, Existing

Views of Streetscape From Adjacent Public Roadways. In addicion, Towne Center Drive and Nobel Drive

are part of the Urban Node Pedestrian Network described in the Urban Design Element of the

University Community Plan, as summarized in Section 5.1, Land Use, ofthis report. The projecr site is

not visible from any public parks or scenic vistas in the community.

Private views into the incerior of the site from surrounding developments are limited co several single-

family residences locared souch of che cencer (i.e., Visca Lajolla), a townhome complex situated along

Lombard Place (i.e., Torrey Pines Village) south of the center and the adjacent high-rise office towers


and hotels sicuaced on the north side of La Jolla Village Drive. In general, only che residenrial unics

along che norchern edge of rhe adjacenc developmenc are afforded views of the fucure developmenc


areas on che projecc sice. In the case of the Vista La Jolla single-family neighborhood, the homes


adjacent to the UTC property are situated approximately 15 to 20 feet below grade o f the cencer and

views are limiced to che upper deck of the Sears parking srructure and shopping mall rooftop (Figures

5.2-4a and 5.2-4b, Existing Views From Private Residences). Views from the Torrey Pines Village


cownhomes are not obstruc ted by topography and include the surface parking, Macy's department


store and perimeter shops in rhe southwestern corner of rhe center (Figure 5.2-4c, Existing Views From

5.2-2
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View from La Jolla Village Drive/Genesee Avenue Intersection.


View from Genesee Avenue/Nobel Drive Intersection.
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Figure 5.2-2a




View from Genesee Avenue/Esplanade Way Intersection.
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View from La Jolla Village Drive/Executive Way Intersection.
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View along Towne Centre Drive.

View from La Jolla Viftage Drive/Towne Centre Drive Intersection.
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Figure 5.2-2c



View along north side of La Jolla Village Drive.

View along south side of La Jolla Village Drive.
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Figure 5.2-3a



View of project frontage along La Jolla Village Drive.

View of project frontage along Genesee Avenue.
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Figure 5.2-3b




View of project site along Genesee Avenue.


View of project site along Nobel Drive.
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Figure 5.2-3c



View from Vista La Jolla single-family homes toward site.
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Figure 5.2-4a



View from Vista La Jolla single-family homes toward site.
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Figure 5.2-4b




View from Torrey Pines Village toward site.
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Private Residences). Views from townhome complexes farther south of the center, across Nobel Drive,


are limired to the southern edge of rhe property due to combination of topographic grade differences


from rhe center and existing perimeter landscaping which contains mature pine trees chat block

interior views. Views from the nearby high-rise office and hotel towers are the most unobstructed in

the area and generally include the norchern half of che projecc propercy. Long-range views of che

cencer are also available from privace high-rise residential structures to the west in the Cosca Verde

area .

Applic able P lans an d Polic ies


In addition to the various policies described in Table 5.1-1 ofthis report, the Urban Design Element


of che University Community Plan provides some guidance on building heighc transition, bulk and

articulation. The Plan recommends (on pages 113 and 114) the following approaches:


· Transition the scale and height of adjacent buildings. Projects which lie between dissimilar


use types or are adjacent to projects with differing incensicies should be designed co ascend or

descend in scale or height to create a smooth transition.

· Exceptionally large, bulky or tall buildings should not be located immediately adjacent to low-

rise buildings. A gradual transition should be created becween adjacenc projects of different


forms and heights by the use of tercacing or sculpturing techniques.

· Place lower rise buildings near the street and higher rise buildings away from the screec in

large-scale projects.

· Articulate che building mass wich offsets, changes of plan, scepped cerraces and irregular


archiceccural edges . The base of che buildings should relace co che needs of pedescrians and

motorisrs.

5.2.2 Impac t s

Significance Criteria


The City of San Diego's Significance Thresholds (2007a) include significance criteria for height, bulk,

archirectural style, or loss of neighborhood landmarks. Project impacrs are considered significanr if

one or more ofthe following condicions apply:

· The project exceeds rhe allowable height or bulk regulations and the height and bulk of the

existing paccerns of developmenr in rhe vicinicy ofthe project by a substantial margin.
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· The project would have an architectural style or use building materials in stark contrast to

adjacent development where the adjacent development follows a single or common architectural


theme (e.g., Gaslamp Quarter, Old Town).

· The project would resulc in che physical loss, isolation or degradation of a community


identification symbol or landmark (e.g., a stand of rrees, coascal bluff, hiscoric landmark) which is

identified in che General Plan, applicable communiry plan or local coastal program.

· The project is located in a highly visible area (e.g., on a canyon edge, hilltop or adjacent to an

interstate highway) and would strongly contrast with the surrounding developmenr or nacural


topography chrough excessive height, bulk, signage, or architectural projecrions.

· The project would have a cumulative effect by opening up a new area for developmenc or

changing the overall character ofthe area (e.g., rural to utban, single-family to multi-family). As

with views, cumulative neighborhood characrer effeccs are usually considered significanc for a

communiry plan analysis, but not necessarily for individual projects. Project level mitigation


should be idencified ac che communicy plan level. Analysts should also evaluace che pocencial for a

projecc co initiate a cumulative effect by building structures that substantially differ from rhe

character of the vicinity through height, bulk, scale, type of use, etc. , when it is reasonably


foreseeable thar orher such changes in neighborhood character will follow .

The City of San Diego's Significance Thresholds (2007a) regarding visual impact criteria establishes


thresholds for potential impacts to public views from designated open space areas, roads or parks, and

for project impacts to visual landmatks or scenic vistas. In order for a project co resulr in a significanr


impacc, one or more of the following conditions must apply:


· The projecr would subscancially block a view chrough a designaced public view corridor as shown


in an adopced communicy plan, che General Plan, or the local coascal program. Minor view

blockages would not be considered ro meet this condition. In order to determine whether this

condition has been met, consider the level of effort required by the viewer co recain the view.

· 

The project would cause subscancial view blockage o fa public resource (such as che ocean) that is

considered significant by the applicable community plan . Unless the projecr is moderate to large

in scale, the subsequent condition below would typically have to be met for view blockage to be

considered substantial.

The project exceeds the allowed height or bulk regulacions, and chis excess results in a subscancial


view blockage.
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· The projecc would have a cumulacive effecc by opening up a new area for development, which will

ultimately cause "extensive" view blockage. (Cumulative effects are usually considered significanc


for a communicy plan analysis buc noc necessarily for individual projeccs. Projecc level mitigation


should be identified at the community level.) View blockage would be considered "extensive"


when the overall scenic quality of a visual resource is changed; for example, from an essentially


natural view to a largely manufactured appearance.

The City of San Diego's Significance Thresholds (2007a) regarding visual impacc criceria escablishes

chresholds for potential impacts caused by light and glare . In order for a project to result in a

significant impact, one or more ofthe following condicions must apply:

· The projecc would be moderate to large in scale, more than 50 percent of any single elevation o f a

building exterior is built with a material with a light reflectivity greater than 30 percent (see San

Diego Municipal Code [SDMC] Section l42.07330[a}) and the project is adjacent to a major


public roadway or public area.

· The project would shed substantial light onto adjacent, light-sensitive property or land use, or

would emit a substantial amount of ambient light into the nighttime sky. Uses considered


sensicive to nighttime light include, but are nor limited ro, residencial, some commercial and

industrial uses, and natural areas .

Issue 1: Wou ld the proposal resu lt in a pro j ec t bulk, scale, type of materials or style whic h

wou ld be inc ompat ible with su r r o u nding development?

The proposed proiect and all the various Master PDP land use scenarios are collectively discussed


herein; however, the worst-case scenario with regard to bulk and scale would be the All Uses Scenario


since ic proposes recail. residencial, hocel and office uses, as discussed below. Ic should be noced chac

che project applicant has decided to not pursue hotel or office uses' although the analysis remains


herein for information purposes.

The projecr applicant proposes developmenr a Master PDP approval that would generally comply


with the development regulations of che exiscing (CC-1-3) and proposed (CR-1-1) regional


commercial zone, wirh che excepcion chat several of the structures would exceed rhe 60-foor heighr


restricrion specified in rhe City's Land Development Code for that-rhe CR~1-1 zone and a deviarion is

requested in the Master PD P bv the project applicant. The City's Land Development Code does not

address specific building features, such as architecture, building style, building materials and

elevations for the CR-1-1, but provides developmenr design guidelines under the Planned


Development Permit (PDP) regulations in the code to address such elements of the design. A
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description of che proposed design concepc as ic relates to bulk, scale and style and the sutrounding


community is provided below.

The projecr applicanc proposes co expand che exiscing recail uses on sice and develop a new residencial

uses and possibly hocel or office structures on the property, depending on which land use scenario is

constructed. As discussed under Issues 2 and 3 in the Land Use discussion (under Land Development


Code), the retail expansion would include development of three two- to three-level department stotes


linked with up to three levels of specialty retail space and five multi-story parking srructures. The

parking strucrures would range from chree co five levels, a portion of which may be below grade. The

retail, hocel and office uses would be locaced in mulci-scorv scrucrures. For rhe purposes of chis

aeschetics/visual quality analysis, the All Uses land use scenario has the potential to resulr in more

towered structures than the other Master PD P scenarios as discussed furthet below.

The proposed projcctMaster PDP would allow for includes borh buildings and architectural features


chac would be caller chan che 60-foot limit established in the CR- l - l zone and che project applicant is

requesting a deviation from the height restricrion via rhe Master PD P process. The tallest retail

buildings and architectural appurrenances (such as identity towers and signs) would be up to 100 feet

in height and located near rhe center of the shopping center. The Master PD P proposes retail

buildings and parking strucrures wirhin 20 feec of che public right-of-way be limited to 80 feet in

height. Above 80 feet, che height of new retail and parking structures and their signage would be

limited by an imaginary plan rising away from the parapet on the struc ture at a 45-degree angle ro

the maximum height of 100 feet (Figure 5.2-5, Maximum Building Envelope — Retail and Parking


Structures). For rhe proposed proiect (i.e., land use scenario 1). a single high-rise residencial cower

would be builc in che Universicy Central discricc in addition to the retail and parking srructures


described above (see Figure 5.2-6, Proposed Project Massing). Under the All Uses land use scenario,


residential, hotel and office cowers could be constructed in the Universicy Central, Nobel Heights and

La Jolla Terrace discricrs. Therefore, rhere would be che pocencial for Highhigh-rise


residencial/hocel/office cower(s) could be situated to be construcced in the northwestern, northeastern,


sourhwesrern and/or eastern portions o f the site (i.e., the Universicy Cencral, Laj o lla Terrace, Nobel

Heighrs and Towne Centre Gardens districts), depending on ulrimace mix of uses permirted under the

Master PDP. and consist of All multi-level buildings— would be massed away from rhe public street


toward rhe cenrer of the site in accordance with the Master PDP design guidelines., which In terms of

maximum building envelop within each district, the towers would rise up to a maximum elevation of

up to 325 feet above grade in Towne Centre Gardens, 325 feer in rhe Laj o l la Terrace, 365 feet in

University Central and 390 feet in Nobel Heights districts. Figure 5-2-7. Maximum Building Envelope,


provides a maximum building envelop for each of four land use districts on site that could concain


high-rise structures under the Master PDP . The figure does not represent the worst-case scenario of

the projecr in terms of bulk and scale because not all the high-rise rowers shown in the graphic could

be constructed under the Mascer PDP . The structures would bc-masscd up at an angle away from the

project boundaries, as described below.
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Figure 5.2-5
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