












FIGURE 4.10-2
Existing Cast Iron Water Lines

Map Source: NA
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FIGURE 4.10-3
Existing 4” and 6” Water Lines

Map Source: NA

M:\JOBS\2968e\graphics\fig4.10-3.ai  11/12/09

Not to Scale



4.0 Environmental Analysis  4.10 Public Services and Utilities 

El Cajon Downtown Specific Plan 
Public Review Draft PEIR, December 13, 2010  Page 4.10-13 

4-inch and 6-inch water lines in the ECDSP area. Some of this piping is also cast iron 
and will be scheduled for replacement, as discussed above. 

To evaluate the adequacy of the existing distribution system, a computer hydraulic 
model was set up. For purposes of the analysis, all 4- and 6-inch existing pipes were 
upsized to the district’s minimum 8-inch requirement. The modeling program and 
specifics of the analysis are detailed in the WA. The results of the analysis indicate that 
there are a few isolated areas of the system that require additional upsizing of the water 
lines; however, the backbone water system (assuming Helix’s upsizing program is 
complete) would be adequate to meet the needs of the proposed ECDSP.  

Figure 4.10-4 identifies the required pipe replacement locations, including those 
locations where recommended pipe replacements within the ECDSP area would be 
greater than the Helix requirement of 8-inch minimums. Water pipe upgrades in these 
locations would be necessary to support implementation of the ECDSP.  Absent these 
improvements, the water distribution system for the proposed ECDSP area would be 
inadequate. Since the ECDSP would require improvements to the water distribution 
system, impacts associated with the construction of these improvements are addressed 
below. 

The completion of these required infrastructure improvements throughout the ECDSP 
area could disturb subsurface resources, create short-term traffic impacts, and emit dust 
and other air pollutants during construction. However, these types of potentially 
significant construction-related environmental effects can be anticipated and avoided or 
reduced to below significance through adherence to mandatory City and state 
regulations.  For example, as part of any water distribution system work in public streets, 
the City Engineer requires that standard air quality construction measures outlined by 
the regional AQMD be adhered to in order to control dust. Potential disturbance of 
subsurface cultural resources would be avoided through adherence to standard DPW 
construction monitoring procedures. Construction-related short-term traffic impacts 
would be dealt with by standard City procedure that requires contractors to submit a 
traffic management plan to the City Engineer.  This plan is subject to the City Engineer’s 
review and approval prior to construction, and shall include, but not be limited to, 
construction phasing and hours of construction activity.  Therefore, impacts associated 
with the construction of water distribution improvements would be less than significant.  
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FIGURE 4.10-4
Recommended Pipe Replacement
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4.10.2.4 Level of Significance Prior to Mitigation 

Implementation of the proposed ECDSP would generate increased water demand that 
would exceed the capacity of several segments of the water distribution system, thereby 
requiring improvements to water distribution facilities beyond the Helix requirement of 8-
inch diameter minimum pipes. Therefore, the existing water distribution system would 
not be adequate to support the proposed ECDSP.  There is the potential for significant 
environmental impacts to occur as a result of constructing the required improvement 
projects, including impacts to traffic, archeological and paleontological resources, and air 
quality. Construction of new water distribution facilities would, however, be subject to 
compliance with City and state regulations which would ensure that construction impacts 
would be reduced to below significance. Environmental analyses conducted pursuant to 
CEQA at the time each new facility is planned for construction would provide further 
assurance that environmental effects would be addressed. Impacts associated with 
constructing upgraded water facilities would therefore be less than significant. 

4.10.2.5 Mitigation 

No mitigation is required. 

4.10.3 Sewer 
A Sewer Analysis (SA) was prepared by Dexter Wilson Engineering, dated March 2010. 
The SA is included in Appendix K and discussed below.  

4.10.3.1 Existing Conditions 

a. Applicable Plans and Policies 

City of El Cajon Sewer System Master Plan Update Report  

The City of El Cajon Sewer System Master Plan Update Report (Master Plan Update) 
was completed in 2008 providing a review of the City’s existing sewer system to identify 
capacity deficiencies. The Master Plan Update identified a few existing sewer lines that 
are deficient under existing peak wet weather flow conditions. Of these lines, only one 
section is within the ECDSP area. This line consists of approximately 2,900 feet of 
12-inch through 18-inch sewer line in an alley south of Main Street, between Claydelle 
Avenue and El Cajon Boulevard.   

It is noted that the future flow projections contained in the Master Plan Update are based 
on land uses and densities that differ from the proposed ECDSP. Overall, the Master 
Plan Update projected sewage flows for the ECDSP area that are approximately double 
the actual flow projections under the proposed plan. 
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b. Existing Facility and Capacity 

The sewer system that provides service to the project area is owned and maintained by 
the City. According to Chapter 7, Implementation Plan - Sewer, of the ECDSP, the sewer 
system currently serves an estimated 13,192 single-family residential accounts, 1,409 
multi-family residential accounts, and 29 mobile home park accounts. The remaining 
1,662 accounts are split between commercial, industrial, and governmental customers.   

Current sewage flows for the City average approximately 8.7 mgd. Of this total, 7.6 mgd 
originates from residential sources and 1.5 mgd comes from non-residential sources. 
Existing sewage flows from the ECDSP area are estimated to be 1.2 mgd. 

While the City averages sewage flows of approximately 8.7 mgd, current agreements 
with the City of San Diego Metro System provide the City with capacity rights to a total of 
10.916 mgd in the Metro System until the year 2050. 

The majority of sewage city-wide is either generated within the study area or flows 
through the study area to the regional interceptors.  There are numerous trunk sewers 
within the study area that range from 8-inch to 15-inch diameter.  The large majority of 
this piping is vitrified clay pipe, with some pipes dating back to the 1940s.  Some of the 
newer piping in the system is constructed of PVC.   

Sewage flows from the study area and contributing offsite areas are conveyed north 
across I-8 in two interceptors.  One interceptor is located in Johnson Avenue and is 
18 inches at the location where it crosses I-8.  This interceptor continues northerly to a 
connection with a 33-inch interceptor in Fletcher Parkway.  The second north-south 
interceptor is a 21-inch line located east of Johnson Avenue.  This line reduces to 
18 inches where it crosses I-8, and then increases back to 21 inches and continues 
northward to the 33-inch interceptor in Fletcher Parkway.  The 33-inch interceptor in 
Fletcher Parkway is the main interceptor for the City of El Cajon. Figure 4.10-5 provides 
a diagram of the existing major sewer facilities within the ECDSP area.  

4.10.3.2 Significance Determination Thresholds 

Based on the 2010 CEQA Guidelines Appendix G, impacts related to wastewater 
facilities would be significant if the proposed project would: 

 Result in a determination by the wastewater treatment provider which serves or 
may serve the project that it has inadequate capacity to serve the project’s 
projected demand in addition to the provider’s existing commitments. 

 Require or result in the construction of wastewater treatment facilities or 
expansion of existing facilities, the construction of which could cause significant 
environmental effects. 



FIGURE 4.10-5
Existing Major Sewer Facilities
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4.10.3.3 Impacts 

The above sewer significance thresholds state that significant sewer impacts would 
result if the projected ECDSP sewer demand would exceed existing or planned sewer 
capacity, and if the construction of new or expanded sewer facilities to serve the ECDSP 
would result in significant environmental effects.  The analysis below begins with an 
estimate of the projected sewer demand of the proposed ECDSP, followed by evaluation 
of this demand relative to sewage treatment and transport capacities. 

a. Sewage Flow Generation 

To convert land use data to estimated sewage flows, sewage generation factors are 
utilized. Table 4.10-5 provides the factors used in the SA. 

TABLE 4.10-5 
SEWAGE GENERATION FACTORS 

Description Average Sewer Flow 
Downtown Residential Units 140 gpd/unit1 
Hotel / Motel 3,500 gpd/ac2 
Retail Commercial 1,000 gpd/ac3 
Office 1,000 gpd/ac3 
Light Industrial 300 gpd/ac 
Public / Health Care 500 gpd/ac 

1 Based on 1,300 sf/unit, 2.0 people per unit, and per capita flow of 70 gpd per 
person 

2 Where hotel rooms are known, a factor of 100 gpd/room was utilized. 
3 Where building square footage was known, a factor of 0.1 gpd/sf was used. 

Based on the land use plan for the proposed ECDSP, Table 4.10-6 provides the 
projected sewer flows by ECDSP District. Because the ECDSP area is proposed for 
redevelopment, the net increase in sewage flow is the projected flow after 
redevelopment minus existing flows. As shown in Table 4.10-6, the projected flow after 
implementation of the proposed ECDSP is 4.2 mgd. This total amount less the existing 
sewage flows of 1.2 mgd is equivalent to projected sewage flow for the ECDSP area of 
approximately 3.0 mgd. 

b. Sewage Treatment Capacity 

As mentioned above, the City currently has capacity rights of 10.916 mgd in the City of 
San Diego Metro System. The additional flow resulting from implementation of the 
proposed ECDSP will therefore require the City to acquire additional treatment capacity.  
Pursuant to Chapter 7 of the ECDSP, the City will need to negotiate with the City of San 
Diego to acquire the right to transport the additional flows. Because the proposed 
ECDSP would generate flow that exceeds the contracted capacity in the Metro System, 
sewage treatment capacity impacts would be significant in accordance with the first 
sewer significance threshold.  



TABLE 4.10-6
PROJECTED SEWAGE FLOWS

District
Description Quantity

Unit Flow 
Factor

Average Sewage 
Flow (gpd)

Transit
Office 2,138,239 sf 0.1 gpd/sf 213,824
Retail 580,932 sf 0.1 gpd/sf 58,093 
Hotel 280 rooms 100 gpd/room 28,000

Residential 3,759 units 140 gpd/unit 526,260
Subtotal Transit 826,177
Historic

Office 1,700,657 sf 0.1 gpd/sf 170,066
Retail 694,944 sf 0.1 gpd/sf 69,494
Hotel 280 rooms 100 gpd/room 28,000

Residential 4,703 units 140 gpd/unit 658,420
Subtotal Historic 925,980
Learning

Office 2,102,207 sf 0.1 gpd/sf 210,221
Retail 451,852 sf 0.1 gpd/sf 45,185
Hotel 280 rooms 100 gpd/room 28,000

Residential 3,100 units 140 gpd/unit 434,000
Subtotal Learning 717,406
Marketplace

Office 1,717,850 sf 0.1 gpd/sf 171,785
Retail 465,073 sf 0.1 gpd/sf 46,507
Hotel 280 rooms 100 gpd/room 28,000

Residential 1,586 units 140 gpd/unit 222,040
Subtotal Marketplace 468,332
Community

Office 762,230 sf 0.1 gpd/sf 76,223
Retail 399,709 sf 0.1 gpd/sf 39,971
Hotel 280 rooms 100 gpd/room 28,000

Residential 8,089 units 140 gpd/unit 1,132,460
Subtotal Community 1,276,654
TOTAL 4,214,549
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c. Sewer Transport Capacity 

The projected growth under the proposed ECDSP will require the construction of capital 
upgrades to the City’s sewer collection and transport system. The SA confirms that three 
segments of sewer line within the ECDSP area, as identified in the Master Plan Update, 
would require replacement in order to support projected flow conditions. These are:  

1. Master Plan Project ID #11: 2,900 feet of 12-inch to 18-inch pipes located in the 
alley between El Cajon Boulevard and Claydelle Avenue, which require upgrade 
to 18-inch to 24-inch pipes);  

2. Master Plan Project ID #9:  5,320 feet of 8-inch to 12-inch pipes located along El 
Cajon Boulevard, Marshall Avenue, Millar Avenue and Main Street, which require 
upgrade to 10-inch to 12-inch pipes; and 

3. Master Plan Project ID #15: 970 feet of 10-inch pipes located along Chambers 
Street between Park Avenue and Madison Avenue, which require upgrade 
15-inch pipes. 

Since the existing facilities are inadequate to support the proposed ECDSP, impacts 
associated with expansion or improvement of these facilities must be considered. In 
accordance with the second sewer significance threshold, the actual construction of 
sewer infrastructure improvements could result in significant environmental impacts 
associated with dust emission, potential disruption of archaeological resources, and 
short-term traffic. However, these types of construction-related environmental effects 
can be anticipated and avoided or reduced to below significance through adherence to 
mandatory City and state regulations.  For example, as part of any sewer work in public 
streets, the City Engineer requires that standard air quality construction measures 
outlined by the regional AQMD be adhered to in order to control dust. Potential 
disturbance of subsurface cultural resources would be avoided through adherence to 
standard DPW construction monitoring procedures. Construction-related short-term 
traffic impacts would be dealt with by standard City procedure that requires contractors 
to submit a traffic management plan to the City Engineer.  This plan is subject to the City 
Engineer’s review and approval prior to construction, and shall include, but not be limited 
to, construction phasing and hours of construction activity.  Therefore, impacts 
associated with the construction of sewer improvements would be less than significant.   

4.10.3.4 Level of Significance Prior to Mitigation 

Due to its projected demand for sewer treatment, implementation of the proposed 
ECDSP would result in the need to acquire additional sewage treatment capacity. 
Therefore, impacts to sewage treatment capacity would be significant. 
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There is also the potential for environmental impacts to occur as a result of constructing 
the required sewer improvement projects, including impacts to traffic, archaeological 
resources, and air quality. Construction of needed sewer infrastructure would, however, 
be subject to compliance with City and state regulations which would ensure that 
construction impacts would be reduced to below significance. Environmental analysis 
conducted pursuant to CEQA at the time new sewer facilities are proposed would 
provide further assurance that potential environmental effects would be addressed. 
Impacts associated with constructing new or expanded sewer facilities would therefore 
be less than significant. 

4.10.3.5 Mitigation Relating to Sewer Capacity 

4.10.3.5-1 The City shall purchase additional treatment capacity to meet projected 
demand as funding and development growth warrants. 

4.10.3.5-2 The City shall limit the issuance of building permits to projects that can be 
adequately served by the (then) existing sewer system, unless additional 
adequate capacity is provided with project construction or as part of parallel 
CIP project. 

4.10.3.5-3 The City shall limit the issuance of building permits that increase sewer 
demand each year to then-contracted treatment capacity rights. 

4.10.3.6 Level of Significance After Mitigation 

Implementation of mitigation measures 4.10.3.5-1 through 4.10.3.5-3 will assure that 
future development will not occur until adequate sewage treatment and sewer transport 
capacity exist to serve the project’s projected demand, thereby assuring that impacts to 
the sewer system would be reduced to a level less than significant.     

4.10.4 Police Protection 
The following discussion is based on the April 17, 2009 letter received in response to a 
request for information related to the proposed ECDSP. The letter is included in 
Appendix L of this PEIR. 
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4.10.4.1 Existing Conditions 

a. Applicable Plans and Policies 

City of El Cajon General Plan 2000 

As stated in the General Plan, Objective 5-9 is to improve public safety for all residents. 
Policy 5.9-1 states that the City will strive to improve public safety through increased 
community policing and crime prevention activities. 

b. Existing Police Department Service 

Police protection for the City’s current residents is provided by the El Cajon Police 
Department. The department comprises 123 officers and 70 civilians. The current Patrol 
Division is staffed with four lieutenants, 10 sergeants, and 50 officers. The City is divided 
into five sectors to which the officers are assigned. In 2008, the annual Call for Service 
(CFS) throughout the City was 49,068. The top 50 CFS locations included three motels, 
15 multi-family complexes, and Parkway Plaza. 

A CFS is prioritized into five categories: life threatening (Priority 1); serious non-routine 
calls with potential for violence, injury, or danger (priority 2); non-emergency calls 
(Priority 3); routine miscellaneous CFS (Priority 4); and calls handled in-house or 
referred to another unit or department (Priority 5). Table 4.10-7 summarizes the number 
and average response time to each priority call for 2008.  

TABLE 4.10-7 
RESPONSE TIMES / EMERGENCY CALLS FOR SERVICE 

 FOURTH QUARTER 2008 OVERALL 2008 
 
 

Type Of Incident 

Average 
Incidents 

Per Month 

 
Average 

Response 

Average 
Incidents 

Per Month 

 
Average 

Response 
Priority 1 Calls 694 00:09:20 693 00:08:58 
Priority 2 Calls 1,131 00:14:54 1,170 00:14:07 
Priority 3 Calls 1,408 00:17:51 1,544 00:19:00 
Priority 1-3 Calls 3,233 00:15:20 3,407 00:15:36 
Priority 4 Calls 650 01:11:16 681 01:08:59 
Overall Operations 
Calls for Service 

3,883 00:24:48 4,088 00:24:35 

Animal Control Calls 68 00:30:38 91 00:30:58 
Traffic Stops 852  1,003  

 

Despite additional factors that must be considered, including demographics and socio-
economic characteristics of an area, population-to-officer staffing ratios constitute a 
measure of adequacy of police department staffing. The City’s current staffing ratio is 1.3 
officers per thousand residents and 0.7 civilian staff per thousand residents.  
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Another measure of police staffing adequacy in based on CFS-to-officer ratios. In 2008, 
the CFS-to-officer ratio for the City was 2.5 officers per thousand CFS.  

As discussed in Section 4.1, Land Use, SANDAG’s RCP identified the ECDSP area as a 
smart growth area, targeted for increased density in housing, employment opportunities, 
and improved transit services.  To accommodate this growth, a Public Safety Center 
(PSC) is under construction adjacent to the existing Civic Center, within the proposed 
Historic Heart of the City District. The PSC was approved to consolidate and update 
centralized services. It is projected for completion in May 2011 and planned to be 
113,085 square feet with three levels of parking. 

The purpose of the new PSC is to improve public safety and emergency response 
throughout the City by replacing the existing inadequate police facilities.  The existing 
facilities include: the Police Administration and Headquarters, located at 100 Fletcher 
Parkway; Community Policing and Traffic Division, formerly located at 165 East Park 
Avenue; and Detective Division and warehouse storage for bulk property, located at 
1035 Pioneer Way.  The PSC would consolidate the police uses at these facilities into 
one centralized building located in the heart of the City, near City Hall. 

4.10.4.2 Significance Determination Thresholds 

Based on the 2010 CEQA Guidelines Appendix G, the proposed ECDSP would result in 
a significant impact to police protection services if it would: 

 Result in substantial adverse physical impacts associated with the provision of 
new or physically altered governmental facilities or the need for new or physically 
altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response 
times or other performance objectives for police protection services. 

4.10.4.3 Impacts 

In conformance with General Plan 2000 policy, the City is striving to improve crime 
prevention through the construction of the PSC, which will allow an increase in the City’s 
police force to coincide with anticipated City population growth, including the proposed 
ECDSP.  No additional facilities would be required to serve the increase in demand for 
police protection associated with the ECDSP.  Therefore, implementation of the 
proposed ECDSP would not result in substantial adverse physical effects associated 
with the provision of new or expanded police protection facilities, as no new facilities 
would be needed. Impacts associated with police protection would be less than 
significant. 
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4.10.4.4 Level of Significance Prior to Mitigation 

Because existing and near-complete (PSC) police facilities and anticipated growth of the 
police force would be sufficient to serve the increased population in the ECDSP area, 
impacts associated with police protection would be less than significant. 

4.10.4.5 Mitigation 

No mitigation is required. 

4.10.5 Fire and Emergency Medical Service 
The following discussion is based on the May 5, 2009 letter received in response to a 
request for information related to the proposed ECDSP. The letter is included in 
Appendix L of the PEIR. 

4.10.5.1 Existing Conditions 

Fire protection for the City is provided by the El Cajon Fire Department, which maintains 
staffing of four fire stations. The total equipment available to the Fire department for both 
fire and emergency medical services (EMS) includes four triple combination pumpers 
(engines), one 100-foot ladder truck and three Advanced Life Support (ALS) 
ambulances. The Department responded to over 10,000 calls for service in the year 
2008. With its current firefighter/resident ratio of 0.7 per 1,000 residents, the Department 
is below the national median of 1.39 firefighters per 1,000 residents. The Department 
relies on outside transporting entities at an average of 1.5 times each day. 

The majority of coverage of the ECDSP area is provided by El Cajon Fire Station #6, 
located at 100 E. Lexington Ave. Fire Station #9, located at 1301 N. Marshall Ave., 
would provide coverage for a small portion of the northwest section of the ECDSP area. 
Table 4.10-8 shows the varying response times of the stations. Response time depends 
on the specific location within the ECDSP area.  

TABLE 4.10-8 
FIRE / EMS EMERGENCY RESPONSE TIMES 

 
 

Station No. 
Number Of 
Firefighters 

 
Equipment 

Distance To 
Project Site 

 
Response Time 

Station 6 9 Engine, Truck, Ambulance, 
Battalion Chief 

Located within 
Project Area 

2–6 minutes 

Station 9 5 Engine and Ambulance Located within 
Project Area 

4–9 minutes 
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Recently, the City’s Fire Department entered into a Joint Powers Agreement with the 
neighboring cities of La Mesa and Lemon Grove. This cooperative agreement provides 
the ability for the three departments to work together to create a single management 
team (i.e. single fire chief), and to allow the departments to coordinate administratively 
and financially.  

The Fire Department provides two basic services: EMS and fire suppression.  

a. EMS 

The Fire Department has a response time goal of providing EMS assistance within six 
minutes or less, 90 percent of the time. Utilizing 2007–2008 data, and identifying a 
firefighter to resident ratio of 0.7 firefighters to each 1,000 residents, actual response 
time for EMS intervention to the ECDSP area is seven minutes and 30 seconds, 
90 percent of the time.  

b. Fire Suppression 

The Fire Department has a response time goal of providing a First Alarm Assignment on 
the scene of a fire related incident within eight minutes or less, 90 percent of the time. 
The current actual response time is 10 minutes, 90 percent of the time.  

4.10.5.2 Significance Determination Thresholds 

Based on the 2010 CEQA Guidelines Appendix G, the proposed project would result in a 
significant impact to fire and emergency medical services if it would: 

 Result in substantial adverse physical impacts associated with the provision of 
new or physically altered governmental facilities or the need for new or physically 
altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response 
times or other performance objectives for fire and emergency medical services. 

4.10.5.3 Impacts 

The proposed ECDSP would result in increased population within the ECDSP area, 
raising the Department’s resident coverage by nearly 50 percent. Based on this 
increased population, an additional 36 firefighters would be needed to maintain the 
current standards. 

Both Stations #6 and #9 have the ability to house two additional emergency apparatuses 
and the required personnel to operate them. Therefore, no additional facilities would be 
required to be built in order to maintain acceptable service ratios or response times. 
Impacts related to fire protection services and EMS would be less than significant. 
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4.10.5.4 Level of Significance Prior to Mitigation

Because anticipated population growth can be accommodated by existing facilities, 
impacts associated with fire protection and EMS would be less than significant. 

4.10.5.5 Mitigation 

No mitigation is required. 

4.10.6 Libraries 

4.10.6.1 Existing Conditions 

Libraries within the City include the Grossmont College Library, Christian Heritage 
College Library, East County Regional Center San Diego County Library (El Cajon 
Branch), and the Fletcher Hills Branch San Diego County Library. The El Cajon Branch, 
which is part of the San Diego County Library (SDCL) system, was opened in 1991 and 
is located within the ECDSP area at 201 E. Douglas Avenue.  The construction of the El 
Cajon Branch was funded largely through Redevelopment Agency tax increment funds 
in a joint effort with the County of San Diego. 

4.10.6.2 Significance Determination Thresholds 

Based on the 2010 CEQA Guidelines Appendix G, the proposed project would result in a 
significant impact to libraries if it would: 

 Result in substantial adverse physical impacts associated with the provision of 
new or physically altered government facilities or need for new or physically 
altered government facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios or other 
performance objectives for library services.  

4.10.6.3 Impacts 

As population increases within the ECDSP area, an increase in the number of persons 
that must be provided with public library services would result. The minimum library 
space service goal for the SDCL system is 0.5 square feet per capita. Pursuant to the 
County General Plan Update Draft EIR, the El Cajon Branch currently falls below the 
minimum space service goal (County of San Diego 2010).  

Implementation of the proposed ECDSP would designate areas of increased residential 
land use densities. The projected population growth within the project area would add to 



4.0 Environmental Analysis  4.10 Public Services and Utilities 

El Cajon Downtown Specific Plan 
Public Review Draft PEIR, December 13, 2010  Page 4.10-27 

the current deficiency in library services and result in the potential need for new or 
expanded library facilities in order to meet adequate service levels.  

As discussed in the County General Plan Draft EIR, the SDCL system has created a 
five-year Strategic Plan that identifies goals and objectives of the SDCL system through 
the year 2012 (County of San Diego 2007). This plan, to be updated every five years, 
identifies financial management and fundraising strategies to enhance existing library 
facilities in upcoming years. Additionally, the Strategic Plan identifies the need to 
develop and implement a facilities plan to guide the construction of future libraries.   

The City General Plan includes Goal 13, which is focused on maintaining the City as a 
regional center for East San Diego County. General Plan Policy 13-1.2 supports this 
goal through the encouragement and assistance in locating regional facilities, such as 
the County main branch library, within the “expanded redevelopment districts”. 
Implementation of the proposed ECDSP would facilitate this goal through the realization 
of the vision held for the Lifetime of Learning District. The strategy for this District is to 
attract new schools and educational and training centers. Funding for additional library 
resources as identified in the SDCL’s Strategic Plan would be provided through tax 
increment funds, development impact fees, and other sources.  These existing 
mechanisms would ensure that regional library services coincide with demand.  The 
environmental effects of constructing new or expanded libraries would be avoided or 
reduced to levels below significance through adherence to mandatory local and state 
regulations on construction activity, including dust control, drainage and stormwater 
controls, monitoring for surface and subsurface biological and cultural resources, and so 
on. Environmental impacts associated with maintaining\achieving SDCL service 
standards would therefore be less than significant.   

4.10.6.4 Level of Significance Prior to Mitigation 

The projected increase in population associated with the proposed ECDSP would result 
in an increase in the number of persons that must be provided with public library 
services. In order to meet and maintain the SDCL system service ratio, the construction 
of expanded or new library facilities would potentially be required, which could have the 
potential to result in significant impacts, including impacts to traffic, archaeological 
resources, and air quality. Construction of needed libraries would, however, be subject 
to mandatory local and state regulations on construction activity, including dust control, 
drainage and stormwater controls, monitoring for surface and subsurface biological and 
cultural resources, and so on. Environmental impacts associated with the possible future 
construction or expansion of library resources would therefore be less than significant. 

4.10.6.5 Mitigation 

No mitigation is required. 
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4.10.7 Parks and Recreation 

4.10.7.1 Existing Conditions 

a. Applicable Plans and Policies 

City of El Cajon General Plan 2000 

The City General Plan has identified Goal 15 for the establishment of a system of parks, 
recreational and cultural facilities sufficient to meet the needs of the anticipated 
population.  Objective 15-2 states that the City is to acquire and develop park and open 
space lands by all reasonable means, with the following associated policies: 

 Policy 15-2.4: The City shall use the specific plan process for the following open 
space purposes: a) to pool private open space into contiguous area. b) to link 
continuous trail systems. c) to create open space areas as a feature of project 
design. 

 Policy 15-2.5:  The City should encourage the private development of open 
space area with recreational uses which are compatible with the surrounding 
area. 

 Policy 15-2.7: Common open space created through specific plan, subdivision or 
cluster-type development, together with parks and schools, shall be linked, where 
possible, to form a network of green open space throughout urban areas. 

b. Existing Parkland 

The City contains 18 public parks and recreational areas. Four are located within the 
ECDSP area: Judson Park; El Cajon Plaza/Civic Center; Prescott Promenade; and 
Ronald Reagan Community Center. 

4.10.7.2 Significance Determination Thresholds 

Based on the 2010 CEQA Guidelines Appendix G, the proposed project would result in a 
significant impact to parks and recreation if it would: 

 Increase the use of existing neighborhood and regional parks or other 
recreational facilities such that substantial physical deterioration of the facility 
would occur or be accelerated. 
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4.10.7.3 Impacts 

Proposed ECDSP Activity Centers 

The ECDSP provides for the development of five unique districts within the ECDSP 
area. See the Project Description for details of each. A common thread through the 
districts is the provision of an area-serving Activity Center. The Activity Centers are 
proposed to contain a central open space surrounded by land uses compatible with the 
district it serves. Table 4.10-9 provides a breakdown, by district, of the proposed Activity 
Center location and use. 

TABLE 4.10-9 
ECDSP ACTIVITY CENTERS 

District Activity Center 
Historic Heart of the City Continuation of existing Civic Center and Prescott Promenade 

surrounded by new multi-story residential buildings.  
Transit and Business District Redevelopment of the El Cajon Transit Center to include a plaza area. 
Lifetime Learning District Planned Activity Center at the intersection of West Main Street and El 

Cajon Boulevard providing a venue for education schools to 
showcase trades through art and flower shows, music events, and 
education fairs. 

Marketplace District Planned open air marketplace near the intersection of Washington 
Avenue, Marshall Avenue and El Cajon Boulevard surrounded by 
restaurants and entertainment venues. 

Community Recreation 
District 

Planned east of Magnolia Avenue fronting on Graves Avenue 
between Wells Avenue and Madison Avenue will provide community 
activities such as a pool, meeting rooms, classrooms and multi-
purpose rooms. 

  

The creation of Activity Centers within each proposed ECDSP District meets the General 
Plan objective of establishing parks, recreational and cultural facilities. The proposed 
ECDSP conforms to General Plan policies 15-2.4 and 15-2.5 by developing open space 
areas as part of the proposed plan which are both compatible with surrounding land 
uses and linked to each other through transit and trails. 

Proposed ECDSP Land Use Designation - Open Space 

Along with the proposal for Activity Centers within each district, the ECDSP also 
provides for the inclusion of both primary and secondary open spaces linked together 
throughout the ECDSP area by pedestrian, bicycle, and mass transit routes. The open 
space designations include large community gathering spaces, smaller pocket parks and 
plaza spaces. Two large planned parks are included in the Community Recreational 
District to meet the needs of active recreation. Figure 4.10-6 provides an illustration of 
the location of planned open space areas. Implementation of the ECDSP will result in 
the addition or expansion of existing park and recreational areas. Specifically, the 



FIGURE 4.10-6
Planned Open Space Areas
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proposed ECDSP includes the establishment of an urban system of parks, plazas, 
paseos, pedestrian promenades, activity centers, and bike boulevards. As required by 
the General Plan, these improvements include improving and expanding existing park 
space to optimize use of the space and facilities. 

Pursuant to the proposed ECDSP text, development within the ECDSP area includes the 
establishment of a connected open space system. Land use policies associated with this 
objective include: 

Policy 9.1:  Develop a system of open spaces that can be programmed with a variety of 
active and / or passive uses and in which the elements are linked physically and visually 
to each other by enhanced pedestrian routes.   

Policy 9.2:  Establish a primary open space in each District that can serve as an Activity 
Center / community gathering place.  

Policy 9.3:  Incorporate pedestrian friendly amenities into open spaces such as 
decorative paving, special lighting, street furniture, and shade trees.  

Policy 9.4: Provide a building height incentive for corner lot developments that 
incorporate semi-public plazas into their project design.  Provide a building height 
incentive to mid-block developments that incorporate paseos to adjoining street / alleys 
into their project design.    

Policy 9.5: Design and locate new open spaces in a manner that promotes safety for 
open space users. 

Development of the proposed ECDSP would not result in the deterioration of existing 
parks or recreational facilities because the proposed plan conforms to the General Plan 
goal of establishing parks and related facilities to meet the needs of the proposed 
population of the ECDSP area. Additionally, the proposed ECDSP land use policies 
ensure that a connected open space system would be developed. Therefore, impacts 
associated with parks and recreation would be less than significant.  

4.10.7.4 Level of Significance Prior to Mitigation 

Implementation of the proposed ECDSP would not result in significant impacts to parks 
and recreation because the ECDSP makes provisions for new and improved facilities 
consistent with the population growth in the plan area.  With the establishment of new 
recreational facilities, there would be no physical deterioration of existing facilities.   

4.10.7.5 Mitigation 

No mitigation is required. 
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4.10.8 Schools 
The following discussion is based on the April 20, 2009 letter received from the Cajon 
Valley Union School District (CVUSD) and the February 17, 2010 letter received from 
the Grossmont Union High School District (GUHSD). These letters were in response to a 
request for information related to the proposed ECDSP. The letters are included in 
Appendix L of this PEIR. 

4.10.8.1 Existing Conditions 

a. Cajon Valley Union School District 

The CVUSD serves the ECDSP area for grades kindergarten through fifth grade (K–5) 
and middle schools (grades 6–8) students. Schools that serve the ECDSP area are: 
Anza Elementary; Chase Elementary; Johnson Elementary; Cajon Valley Middle; and 
Emerald Middle. Table 4.10-10 provides a break down of the current projected 
enrollment and capacity of these schools. Cuyamaca Elementary School is not included 
in these counts. Although previously available for public local enrollment, Cuyamaca 
Elementary was converted to a Charter School, beginning in the 2009–2010 school year. 

TABLE 4.10-10 
CVUSD SCHOOL FACILITIES SERVING THE ECDSP AREA  

 
 
 

School 

Projected 
2009–2010 
Enrollment 

 
 

Capacity 

 
 

Space Available 
Anza Elementary 536 563 27 

Chase Elementary 790 800 10 
Johnson Elementary 696 696 0 
Cajon Valley Middle 801 900 99 

Emerald Middle 845 1,000 155 
TOTAL 4,268 3,959 291 

 

b. Grossmont Union High School District 

The GUHSD serves the ECDSP area’s high school (grades 9–12) students. Specifically, 
the ECDSP area lies within the Grossmont High School and El Cajon Valley High School 
attendance areas. The 2008–2009 enrollment for these two schools totaled 4,768 
students. Table 4.10-11 provides a break down of the enrollment and capacity of these 
schools.  
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TABLE 4.10-11 
GUHSD SCHOOL FACILITIES SERVING THE ECDSP AREA  

 
 
 

School 

 
2008–2009 
Enrollment 

 
 

Capacity 

 
 

Space Available 
Grossmont  2,462 2,657 195 

El Cajon Valley  2,255 2,495 240 
TOTAL 4,768 5,152 384 

 

c. Existing School Funding Mechanisms 

As redevelopment occurs, the City is able to participate in existing programs to assist in 
funding the construction of new schools within the CVUSD and GUHSD, as needed.  

 The City Redevelopment Agency provides pass-through payments to fund 
redevelopment projects. This funding generally allows the flexible advancement 
of monies for specific projects which could include school district improvements. 
For example, $13 million was advanced for the El Cajon Valley Middle School 
Gymnasium Renovation project. 

 The school districts could benefit from tax increment financing which would allow 
the advancement of funds from an anticipated increase in property tax.  

 In 2009, a new Qualified School Construction Bond (QSCB) program became 
part of the American Recovery and Reinvestment Act (ARRA). California’s share 
is an estimated $2.7 billion over the years 2009-2011. QSCB provides federal 
income tax credits in lieu of interest to lenders who purchase bonds from eligible 
school districts. The bond proceeds may be used for new construction and/or 
renovation and repair of school facilities, or the purchase of land on which the 
public school facility will be built. School districts must apply and be accepted for 
program participation. 

 The CVUSD assesses school facility fees as follows: $1.84 per square foot of 
habitable area for all residential construction and $0.29 per square foot for all 
commercial and industrial construction. All fees are calculated per square foot of 
assessable space determined by the local building department for all 
commercial/industrial and residential construction. Fees are due prior to the 
issuance of a building permit.  

4.10.8.2 Significance Determination Thresholds 

Based on the 2010 CEQA Guidelines Appendix G, the proposed project would result in a 
significant impact to schools if it would: 
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Result in substantial adverse physical impacts associated with the provision of 
new or physically altered governmental facilities, need for new or physically 
altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response 
times or other performance objectives for schools. 

4.10.8.3 Impacts 

Buildout of the proposed ECDSP would result in an estimated 17,891 additional dwelling 
units within the ECDSP area. Table 4.10-12 shows the student generation rates applied 
by CVUSD and GUHSD.   As shown in Table 4.10-12, based on these rates, the total 
student population of the ECDSP area at build out would be 3,542 (grades K-5),  2,200 
(grades 6-8), and 2,505 (grades 9-12).  

TABLE 4.10-12 
STUDENT GENERATION BASED ON CVUSD AND GUHSD RATIOS 

 
 
 

Grade 

Student 
Generation 

Rate 

Estimated 
Number of 
Students 

 
Space 

Available 

Estimated 
Students above 

Capacity 
K–5 0.198 3,542 37 3,505 
6–8 0.123 2,200 254 1,946 
9-12 0.140* 2,505 384 2,121 

* GUHSD rate used for new multi-family residential development. 

Using these standard ratios of the CVUSD and GUHSD, implementation of the proposed 
ECDSP would result in a population of students beyond the existing capacity of the 
existing schools. Based on the average student capacity for the existing schools, in 
order to accommodate the proposed ECDSP, an additional five elementary, two middle, 
and one high school would be required.    

Due the high density setting of the proposed ECDSP, it would be more reasonable to 
examine student generation based on an urban model.  The San Diego Unified School 
District (SDUSD) uses lower student generation rates to reflect a more urban setting. As 
shown in Table 4.10-13, using urban ratios a much lower student population would exist 
within the proposed ECDSP area.  

TABLE 4.10-13 
STUDENT GENERATION BASED ON URBAN SCHOOL RATIOS (SDUSD) 

 
 
 

Grade 

Student 
Generation 

Rate 

Estimated 
Number of 
Students 

 
Space 

Available 

Estimated 
Students above 

Capacity 
K–5 0.075 1,342 37 1,305 
6–8 0.030 536 254 282 
9-12 0.035 626 384 242 
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The proposed ECDSP, with its high-density residential setting, is more reflective of 
neighborhoods throughout the SDUSD than the existing CVUSD and GUHSD, and 
would qualify for student generation rates under an urban school category. Under this 
analysis, a more manageable number of students would be generated. While middle and 
high school students could be absorbed into existing schools, there would be 1,305 
elementary school students. To support this population, there are a number of private 
and/or charter elementary schools in the area which could be available to some of the 
student population and, if needed, Cuyamaca Elementary School could be returned to 
the public system from its charter status. Also, based on an urban school designation, 
schools within the ECDSP area could accommodate denser student bodies at one or 
more of the existing school sites. Therefore, the need for additional schools is a worst-
case scenario, one which could be accommodated through existing funding 
mechanisms, as discussed above. Additionally, the GUHSD has a developer fee 
assessment policy which would require payment of in lieu fees to accommodate the 
needs of new students. Monies could also be available through state or local programs 
to fund the construction and expansion of local schools.  

Should new schools be required in or nearby the ECDSP area, it is too speculative at 
this time to analyze potential environmental impacts associated with their construction. 
Additional review under CEQA would be required.  Overall, impacts associated with the 
need for new or altered school facilities would be less than significant. 

4.10.8.4 Level of Significance Prior to Mitigation 

Using urban student generation rates, implementation of the proposed ECDSP would 
create student enrollment beyond the existing, but within reasonable capacity of local 
schools which will be serving the highly urbanized ECDSP. This coupled with the 
required payment of developer impact fees allow impacts associated with schools to be 
considered less than significant. 

4.10.8.5 Mitigation 

No mitigation is required. 

4.10.9 Solid Waste Disposal 
The following discussion provides a summary of the solid waste management 
discussions contained within Chapter 7, Infrastructure Plan, of the ECDSP. 

4.10.9.1 Existing Conditions 

The City has granted an exclusive franchise agreement to Waste Management of San 
Diego to collect, transport, recycle, and dispose of all solid waste generated at 
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residential premises, commercial premises, construction sites, and government facilities 
within the City. The current franchise agreement expires on December 31, 2015, but 
contains provisions to allow the agreement to be extended to coincide with the current 
and future terms of a lease agreement between the City and Waste Management 
regarding the site of the solid waste transfer station. If Waste Management exercises all 
of their available lease options, the current lease will expire on December 31, 2020. 

Current services provided by Waste Management includes the provision of mandatory 
three-cart collection services to all single-family residential property, and roll off bin or 
cart service from all commercial customers. Three-cart collection requires residents to 
sort their solid waste into three categories: non-recyclable solid waste; recyclable 
material; and green waste. Most multi-family residential properties dispose of their waste 
through commercial bin service provided by Waste Management, although some smaller 
multi-family properties use the residential three-cart service. 

During calendar year 2008, the City generated 88,587 tons of solid waste, or 
4.96 pounds per person per day. During the same period, the City produced 7,175 tons 
of recyclable materials (0.40 pounds per person per day) and 10,340 tons of green 
waste (0.59 pounds per person per day). In addition, Waste Management collected 
another 610 tons in industrial and construction debris (0.03 pounds per person per day) 
during 2008. 

There are three solid waste landfills operating locally to the ECDSP area. Allied Waste 
Industries owns and operates landfills at Otay (off of Otay Valley Road in Chula Vista) 
and at Sycamore Canyon (north of SR-52 near Mast Boulevard). The third is Miramar 
Landfill, operated by the City of San Diego on land owned by the U.S Navy. Currently, 
Waste Management disposes of non-recyclable solid waste generated by the City at the 
Otay Landfill. 

In 1993, the City added a Source Reduction and Recycling Element (SREE) to the 
General Plan.  The SREE was added pursuant to the State Legislature’s Integrated 
Waste Management Act of 1989 which mandated that all cities reduce waste disposal in 
landfills from generators within their borders by 50 percent by the year 2000.  The SREE 
established programs to encourage the public and businesses to recycle rather than to 
dispose and to become more conscientious consumers careful to avoid products that 
include a lot of packaging waste.  In addition, the SREE provides for the diversion of 
yard waste from landfills by encouraging backyard composting and the separation of 
yard waste from other solid wastes.   

4.10.9.2 Significance Determination Thresholds 

Based on the 2010 CEQA Guidelines Appendix G, the proposed project would result in a 
significant impact to solid waste disposal if it would: 
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Be served by landfills with insufficient permitted capacity to accommodate the 
project’s solid waste disposal needs. 

4.10.9.3 Impacts 

The ECDSP Design Guidelines include recommendations in conformance with the 
SREE for the provision of recycling bins and recycling service needs.  The Green 
Building Toolkit in the Design Guidelines provide additional recommendations to limit 
waste of resources both in construction and daily operations of buildings. At current 
disposal and recycling rates, solid waste generation under the proposed ECDSP would 
result in additional non-recyclable, recyclable, green, and construction waste equivalent 
to about 5.97 pounds per day. Since new development in the ECDSP area would largely 
consist of office, retail, and multi-family residential, the future collection service would 
primarily be commercial bin service. It is anticipated that Waste Management would be 
capable of handling this additional collection effort from their current location.   

Additionally, the County of San Diego has projected that under its current permitted 
limits the Otay Landfill has sufficient capacity to remain in service until 2027. Therefore, 
impacts would be less than significant. 

4.10.9.4 Level of Significance Prior to Mitigation 

The ECDSP area is served by Waste Management and the Otay Landfill. Waste 
Management is capable of handling the increase waste generation at its current facility. 
Since there is sufficient capacity to accommodate projected population at buildout of the 
ECDSP, impacts associated with solid waste services would be less than significant. 

4.10.9.5 Mitigation 

No mitigation is required. 

4.10.10 Gas and Electric 

4.10.10.1 Existing Conditions 

a. Natural Gas 

Natural gas is a non-renewable, fossil-fuel energy resource, and, like San Diego’s 
electricity supply, nearly 90 percent is imported.  Once extracted from wells and purified, 
the natural gas is distributed to buildings via an extensive network of storage facilities 
and pipelines. 
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Approximately 97 percent of the natural gas consumed in San Diego Gas & Electric’s 
(SDG&E) service territory is transported through seven major interstate and intrastate 
transmission pipelines.  These transmission lines are connected to out-of-state supply 
basins in New Mexico, Texas, the Rocky Mountains, and the Canadian West.  The 
remaining three percent is produced in California and transported through transmission 
lines located along the coast and in the Central Valley.  Ultimately, all of these sources 
travel through pipelines owned by Southern California Gas Company before delivery into 
SDG&E’s natural gas system. 

There are no storage facilities for natural gas in the region.  Gas is used primarily for 
generating electricity and for heating homes and businesses.  There is a growing 
demand for gas in the region (SANDAG 2004).  

b. Electricity 

SDG&E is the owner and operator of electricity transmission, distribution, and natural 
gas distribution infrastructure in San Diego County. SDG&E is regulated by the 
California Public Utilities Commission (CPUC). The CPUC sets the gas and electricity 
rates for SDG&E and is responsible for making sure that California utilities customers 
have safe and reliable utility service at reasonable rates, protecting utilities customers 
from fraud, and promoting the health of California’s economy. 

There are three major power plants in San Diego County: the South Bay Power Plant 
(693 MW), the Encina Power Plant (965 MW), and the San Onofre Nuclear Generating 
Station (2,150 MW). There are also a number of smaller-generating plants in the county 
that are used as backup during times of peak power demand. There is a SDG&E 
substation located within the ECDSP area, north of Main Street.  

Electricity generated within the San Diego region is not dedicated to users in the SDG&E 
service area.  Instead, electricity generated from state-wide power plants is fed into the 
state grid and made available to users statewide.  SDG&E purchases electricity from this 
statewide grid, through various long-term contracts.  More than 90 percent of San 
Diego’s electricity supply is imported from the state electricity grid. 

In 2005, San Diego electricity consumption per capita was 5,996 kilowatt hours (kWh); 
peak demand use per capita was 1,292 watts (SANDAG 2006).  Peak demand is the 
highest amount of electricity demand on the electrical system in any given day.  The 
highest peak demand usually occurs during the long hot summer days in late August 
when air conditioning loads are at their highest. 

4.10.10.2 Significance Determination Thresholds 

Based on the 2010 CEQA Guidelines Appendix G, the proposed project would result in a 
significant impact to energy resources if it would: 
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Result in the available supply of energy to fall below a level considered sufficient to 
meet the City’s needs or cause a need for new and expanded facilities. 

4.10.10.3 Impacts 

Because the proposed action is the adoption of a plan and does not specifically address 
any particular development project, impacts to energy resources can only be addressed 
generally, based on planned growth.  Depending on the types of future uses, impacts 
may need to be addressed in greater detail at the time specific projects are proposed. At 
a minimum, future projects in the ECDSP area would be required to meet the mandatory 
energy standards of the current California Energy Code (Title-24 Building Energy 
Efficiency Standards of the California Public Resources Code).  The ECDSP Design 
Guidelines include recommendations for greater energy savings in its Green Building 
Toolkit.  The ECDSP’s Development Standards (see Section 3.3.3.2) also includes a list 
of future project amenities that warrant increased building height consideration.  One 
such amenity a project can provide in exchange for a potential height bonus is 
incorporation of five or more energy efficient design features identified in the Green 
Building Toolkit. Implementation of the energy policies contained in the proposed 
ECDSP that seek to reduce energy consumption by optimizing traffic flow, directing 
higher density housing within walking distance of transit facilities, promoting use of non-
polluting and renewable alternatives to vehicular travel, and generally reducing vehicle 
trip length through improved community design would also reduce effects based on 
energy demand.  

Although these policies would decrease the overall per capita energy use in the ECDSP 
area, they do not ensure that energy supplies will be available when needed; however, 
impacts associated with energy usage are too speculative at this time to be adequately 
assessed. Future projects would, however, be subject to review for measures that would 
reduce energy consumption.  At this time, impacts associated with energy use would be 
less than significant. 

4.10.10.4 Level of Significance Prior to Mitigation 

Impacts associated with future energy use would be less than significant at this level of 
review. 

4.10.10.5 Mitigation 

No mitigation is required. 
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4.10.11 Telephone and Cable 

4.10.11.1 Existing Conditions 

Telephone and cable facilities/services in the ECDSP area are provided through multiple 
providers. Facilities are located above and below ground within private easements. In 
recent years, the City has initiated programs to promote economic development through 
the development of high tech infrastructure and integrated information systems. The City 
also works with service providers to underground overhead wires, cables, conductors, 
and other overhead structures associated with communication systems in residential 
areas in accordance with proposed development projects.  

4.10.11.2 Significance Determination Thresholds 

Based on the 2010 CEQA Guidelines Appendix G, the proposed project would result in a 
significant impact to telephone and cable services if it would: 

 Require or result in the construction of new telephone and cable facilities or the 
expansion of existing facilities, the construction of which could cause significant 
environmental effects.   

4.10.11.3 Impacts 

Impacts to cable and telephone services would be less than significant, as these are 
available through private utility companies that have the capacity to serve the ECDSP 
area.  

4.10.11.4 Level of Significance Prior to Mitigation 

There would be no significant impacts to cable and telephone services.  

4.10.11.5 Mitigation 

No mitigation is required. 
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4.11 Population and Housing 

This section of the PEIR addresses potential population and housing impacts from 
development consistent with the proposed ECDSP.  Population and housing data was 
obtained from the El Cajon Housing Element, the SANDAG RCP, Series 10 Regional 
Growth Forecast, and State Department of Finance records.  

4.11.1 Existing Conditions 

4.11.1.1 Regulatory Setting 

Regional and local housing authorities cite current and projected lack of housing, 
especially lack of affordable housing, as major concerns in the region as described 
below.   

a. SANDAG’s Regional Housing Supply and Demand  

SANDAG, of which the City is a member, is the agency responsible for preparing 
regional population, housing, and employment projections for jurisdictions within San 
Diego County.  SANDAG’s Series 10 regional growth forecast is the principal planning 
tool for regional land use, transportation, and natural resources planning. SANDAG’s 
regional growth forecasts are derived from population projections based on planned land 
uses allowed in member governments’ land use and development plans (i.e., general 
and community plans). SANDAG’s latest forecast projected that in 2030 there would be 
a regional housing capacity shortage, with 288,700 additional homes needed.  

b. SANDAG’s Regional Comprehensive Plan  

SANDAG’s RCP provides a growth management strategy for the region that aims to 
preserve natural resources and limit urban sprawl.  In accordance with smart growth 
principles, the overall goal of the RCP is to strengthen the integration of local and 
regional land use, transportation, and natural resources planning.  As stated in the 
RCP’s Regional Housing Element, new housing should be located within already 
urbanized communities close to jobs and transit in order “to help conserve open space 
and rural areas, reinvigorate existing neighborhoods, and lessen long commutes” 
(SANDAG 2004a). 

In addition to stating the need for applying smart growth strategies in the location and 
development of new housing, the RCP’s Regional Housing Element also includes the 
goal to provide more housing choices in all price ranges.  The RCP states that homes 
need to be affordable to persons of all income levels and accessible to persons of all 
ages and abilities.   
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c. City of El Cajon’s Housing Element

The City’s 2004–2010 Housing Element, adopted in May 2004, specifically analyzes the 
City’s housing needs and identifies potential sites for the development of additional 
housing. The Housing Element (p. 3–63) concludes that  

…the dominance of multi-family housing reflects the limited amount of 
vacant land in El Cajon available for new housing…and as an older 
community, most of El Cajon’s residential neighborhoods are fully 
developed.  Vacant sites primarily consist of individual scattered lots in 
existing neighborhoods, and development occurs through infill on existing 
parcels. 

Target Housing Areas 

The City’s Housing Element targets two areas for high-density housing:  the Downtown 
Specific Plan Area and the ECTC Area, both of which are within the ECDSP area. 

The Downtown Specific Plan Area (encompassing SP 182, as discussed in Section 4.1, 
Land Use, of this PEIR) is identified as an area suitable for increased residential 
development as a means to add pedestrian traffic and provide an urban village 
atmosphere to higher density use patterns. The City’s Housing Element similarly 
identifies the ECTC Area as a site for infill of higher density housing (City Housing 
Element, p. 3–64).    

General Housing Goals and Objectives 

The City’s 2004–2010 Housing Element contains the following goals and objectives to 
address a number of important housing-related issues: 

 Goal 1: Maintain and enhance the quality of residential neighborhoods in El Cajon. 

 Goal 2: Encourage the adequate provision of housing by location, type of unit, and 
price to meet the existing and future needs of El Cajon residents.   

 Goal 3: Provide increased opportunities for home ownership.  

 Goal 4: Remove governmental constraints on housing development. 

 Goal 5: Promote equal opportunity for all residents to reside in housing of their 
choice.   

 Goal 6: Ensure that homeless individuals and families move from homelessness to 
self-sufficiency, permanent housing, and independent living.   
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Goal 7: Provide for the needed public and community services and facilities to 
serve those of lower and moderate income.  

 Goal 8: Improve public safety for all residents.  

 Goal 9: Provide supportive services for non-homeless persons with special needs.  

 Goal 10: Provide for needed infrastructure improvements in lower and moderate 
income target areas.  

 Goal 11: Provide for the economic development needs of moderate and lower 
income target areas.   

Housing Affordability 

The San Diego metropolitan area, including the City, was the ninth least affordable area 
in the nation in 2003.  As highlighted in the City’s Housing Element, “as affordability 
drops, lower income families are most acutely affected.”  While the lack of affordable 
housing was primarily a problem for low- and very low-income families in 2003, only 21 
percent of the homes sold in the San Diego metropolitan area were affordable to even 
middle-income families. Thus, a primary goal of the City’s Housing Element is to ensure 
the development of sufficient new housing for all income groups and significantly 
increase the number of affordable housing opportunities. 

d. City of El Cajon’s Affordable Housing Regulations 

In 2005, the City adopted the Affordable Housing in the Redevelopment Project Area 
Regulations (Municipal Code, Section 15.82 et. seq.). The ordinance is consistent with 
the goals of the City’s Housing Element and its intent is to increase affordable housing 
opportunities through the development of housing affordable to low- and moderate-
income households within the El Cajon Redevelopment Agency Project Area, as 
required under California Health and Safety Code Section 33413.  The ECDSP area lies 
within the larger downtown El Cajon Redevelopment Project Area and is subject to these 
regulations. 

The ordinance states that  

the El Cajon Redevelopment Agency [shall] ensure that at least 15 
percent of new and Substantially Rehabilitated Dwelling Units developed 
within the Agency’s Project Area by public or private entities or persons 
other than the Agency are affordable to low- and moderate-income 
households, of which 40 percent must be available at a cost affordable to 
very low-income households. In addition, at least 30 percent of all new or 
Substantially Rehabilitated Dwelling Units developed by a redevelopment 
agency shall be affordable to low- or moderate-income households, of 
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which 50 percent must be available at a cost affordable to very low-
income households (Municipal Code, Section 15.82.010). 

4.11.1.2 Existing Population  

SANDAG’s 2008 estimate of the current residential population of the entire City of El 
Cajon is 97,934.  The ECDSP area has an existing population of 8,948 residents, based 
on current occupancy rates of 2.76 persons per household and 3,242 total households.  
The ECDSP area therefore accounts for approximately nine percent of the City’s current 
population.    

4.11.1.3 Existing Housing  

Pursuant to the City’s 2004–2010 Housing Element, multi-family housing accounts for 
more than half of the housing stock in the City.  Single-family housing represents 
43 percent of the housing stock in the City, and the remaining 5.8 percent of city-wide 
housing stock is comprised mostly of mobile homes (City Housing Element, p. 3-44). 

Based on State Department of Finance records and City staff calculations, residential 
land uses are comprised as follows: 60 percent (97 acres) are occupied by multi-family 
housing, 12 percent (19 acres) is occupied by single-family duplexes, and 28 percent (45 
acres) by single-family detached homes.  

4.11.2 Significance Determination Thresholds 
Based on Appendix G of the CEQA Guidelines, impacts related to population and 
housing would be significant if the proposed project would: 

 Displace substantial numbers of existing housing, necessitating the construction 
of replacement housing elsewhere; or 

 Displace substantial numbers of people, necessitating the construction of 
replacement housing elsewhere. 

Appendix G of the CEQA Guidelines also states that impacts to housing and population 
would be significant if the proposed project would induce substantial population growth 
in an area, either directly or indirectly. Growth inducement is discussed in Chapter 6.0 of 
this PEIR. 
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4.11.3 Impacts 

4.11.3.1 Displacement of Homes 

The first significance threshold identified above in Section 4.11.2 states that significant 
housing impacts would result if implementation of the proposed ECDSP would displace 
substantial numbers of existing housing, necessitating the construction of replacement 
housing elsewhere. SANDAG projects that the City’s housing stock will increase by eight 
percent, to 38,155 units, by the year 2030 and will be comprised primarily of multi-family 
homes. Single-family housing is anticipated to continue to account for 43 percent of the 
overall housing stock. Despite this anticipated increase, the region will continue to lack 
affordable housing because construction is not keeping up with housing demands, 
causing the cost of owning and renting homes to be unaffordable to many people. As a 
result, many will seek residences in less expensive outlying areas which leads to long 
commutes, and contributes to traffic congestion and poor air quality.  

Over the next 30 years, the proposed ECDSP would increase the number of available 
homes by approximately 17,891 new dwelling units, for a total of approximately 21,133 
units in the ECDSP area.  This would increase the number of existing housing units in 
the ECDSP area by more than 500 percent at buildout, allowing people to live in 
proximity to jobs and services within the City. This is in keeping with one of the four 
overarching goals of the proposed ECDSP (as identified in Section 3.2), which is to meet 
the City’s future fair share of regional housing goals through intensification of housing 
within the ECDSP area.   

To accomplish this goal, the proposed ECDSP includes the following objective and 
policies applicable to City actions and private development: 

 Objective 5: Increase the amount and quality of housing opportunities downtown. 

Policies:  

5.1: Establish development standards, including increased building height opportunities, 
that will attract both high-end and workforce, high-density, multi-family housing 
developers to invest in the ECDSP area. 

5.2: Continue to operate a first-time home buyers program, as funding permits, to 
facilitate home ownership opportunities within the ECDSP area for low- and 
moderate-income households. 

5.3: Continue to utilize Redevelopment Agency authorities to assemble properties within 
the ECDSP area to facilitate new high-density residential development with an 
affordable (workforce) housing component. 
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Specifically, the proposed ECDSP would provide for the construction of new residential 
development within infill areas and existing underutilized industrial and commercial 
areas. Additionally, existing lower density residential areas would be allowed to 
redevelop with higher density allowances. While existing housing may be removed 
during the development process, this would be temporary as the construction of 
additional housing within the ECDSP area would ensure the continued availability of 
housing within the area, and would not require people to permanently move elsewhere in 
the region.  Therefore, impacts associated with the displacement of housing would be 
less than significant. 

4.11.3.2 Displacement of People 

The second significance threshold identified above in Section 4.11.2 states that 
significant impacts would result if implementation of the proposed ECDSP would 
displace substantial numbers of people, necessitating the construction of replacement 
housing elsewhere. 

The proposed ECDSP would accommodate a substantial increase in population over the 
existing condition. The majority of new development in the ECDSP area is expected to 
replace non-residential and low-density uses with higher intensity, mixed-use 
development that would include additional housing units. While people may be displaced 
during redevelopment, it would be temporary during the redevelopment process as the 
proposed ECDSP would accommodate the projected population. Therefore, 
displacement of people associated with implementation of the proposed ECDSP would  
be less than significant.  

Implementation of the proposed ECDSP would not only accommodate projected 
increases in population and meet regional housing needs, but would do so in a manner 
that meets regional goals for transit and land use integration and smart growth.  As 
identified above in Section 4.11.1.1, SANDAG’s RCP cites the need to strengthen the 
integration of local and regional land use, transportation, and natural resources planning.  
The RCP states that new housing should ideally be located within already developed 
communities close to jobs and transit in order to lessen long commutes and help 
conserve open space and rural areas, as well as to reinvigorate existing neighborhoods.  
The proposed ECDSP is based on such smart growth principles and would provide a 
range of high-density housing choices in locations proximate to existing and expanding 
commercial office and retail employment, educational, recreational and civic uses, and 
public transit facilities.  It would also add enhancements to the existing local street 
system that would benefit pedestrians and bicyclists.  Thus, through implementation of 
the ECDSP, live-work opportunities would be provided that would serve regional and 
City goals to support transit ridership, lessen dependence on the automobile, reduce 
automobile commute lengths, lessen traffic congestion, improve air quality, minimize 
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greenhouse gas emissions, protect the natural environment, improve public safety, and 
benefit public health. 

4.11.4 Level of Significance Prior to Mitigation 
The proposed ECDSP would not displace substantial numbers of existing housing 
necessitating the construction of replacement housing elsewhere. The majority of new 
development in the ECDSP area is expected to replace existing low-intensity residential 
and non-residential uses with higher intensity, mixed-use development that would 
substantially increase the number of housing units. Housing that may be displaced 
would be temporary in nature. Overall, the number of housing units within the ECDSP 
area would increase significantly, thus allowing people to reside within the City. 
Therefore, impacts associated with the displacement of housing would be less than 
significant in accordance with the first significance threshold. 

The proposed ECDSP would not displace substantial numbers of people, necessitating 
the construction of replacement housing elsewhere. Therefore, impacts associated with 
the second significance threshold would be less than significant.  New development in 
the ECDSP area would substantially increase the number of housing units available to 
people who wish to reside in the ECDSP area. Although construction of new housing 
projects may result in the displacement of people, the displacement would not be 
considered a significant impact because it would be temporary and would not 
necessitate the construction of housing elsewhere. Overall, the number of units planned 
in the ECDSP area would accommodate the projected population.   

4.11.5 Mitigation 
Housing and population impacts of the proposed ECDSP would be less than significant 
and therefore no mitigation would be required. 
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4.12 Hazards and Hazardous Materials 

A Hazardous Materials Technical Study (HMTS) was prepared for the proposed ECDSP 
by Ninyo and Moore in October of 2008 and finalized in March 2010. The HMTS was 
prepared through review of existing and historic land use data, regulatory agency 
databases, and existing hazardous sites assessment reports, and a field survey.  The 
purpose of the HMTS was to document the presence of properties within the ECDSP 
area which may be impacted by hazardous materials or wastes. The HMTS is attached 
to this PEIR as Appendix M.   

The following discussion summarizes the findings, conclusions, and recommendations 
presented in the HMTS regarding hazardous conditions for the proposed ECDSP. Other 
hazards analyzed include airport hazards, interference with emergency response plans 
and wildland fire. Note that geologic and seismic hazards are addressed in Section 4.8, 
Geology and Soils, of this PEIR.  

4.12.1 Existing Conditions 

4.12.1.1 Hazardous Materials Handling within the ECDSP Area 

Hazardous materials are generally defined as any material that because of its quantity, 
concentration, or physical or chemical characteristics, poses a significant present or 
future hazard to human health and safety or to the environment, if released into the 
workplace or environment (Health and Safety Code [H&SC], Section 25505(o)).  

Hazardous materials are commonly stored and used by a variety of commercial and 
industrial businesses, including agricultural operations. They are also commonly 
encountered during construction activities and maintenance and landscaping activities.  
The key to determining the presence of hazardous materials within a given area is the 
identification of past and current land uses or businesses that include, or might have 
included, the handling of hazardous materials as an operational component. 

a. Current and Historical Land Uses within the ECDSP Area 

The ECDSP area is currently developed with commercial office, retail, light industrial, 
civic, and residential uses (refer to existing land use discussion in the Environmental 
Setting, Section 2.0 of this PEIR).  Past land use within the ECDSP area also included 
heavier industrial uses, such as a lumber/planing mill and yard, and extensive agriculture 
(primarily row crops and orchards), including tomato and citrus packing houses. 

The types of businesses in the ECDSP area that are or were likely to generate 
hazardous waste or to store hazardous substances, including petroleum products 
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include: gasoline service stations, automobile repair facilities, automobile dealerships 
and other automobile-related facilities, transit operations, former lumber yard operations, 
former agricultural operations, dry cleaning facilities, chemical facilities, plating shops, 
photograph developing facilities, and medical and dental facilities.   

b. Permitted Handlers within the ECDSP Area 

Businesses that handle hazardous materials typically require special handling, use, and 
disposal permits because of the potential to harm human health and the environment.  
These permits are issued and monitored by the County of San Diego (County) 
Department of Environmental Health (DEH) Hazardous Materials Division (HMD).  In 
addition, facilities/businesses that store hazardous materials in underground storage 
tanks (USTs) must also register with the DEH.  The DEH maintains a list of businesses 
within the County of San Diego and the City that have been issued such permits.  (See 
also Section 4.12.1.3, Regulatory Setting, below). 

A Phase I Environmental Site Assessment (ESA) conducted in May 2007 for the Specific 
Plan 182 area (an overlapping but smaller area than the ECDSP area) identified 106 
properties as having DEH permits to handle hazardous materials.  These properties 
include those registered as containing USTs, as well as those permitted to handle or 
dispose of hazardous wastes.  The area studied under this ESA does not include the 
southwest portion of the ECDSP area (the Marketplace, Transit and Business, and 
Lifetime Learning districts), and thus the number of properties within the larger ECDSP 
area having registered USTs and/or DEH permits to handle or dispose of hazardous 
wastes can generally be considered to be more than 106. 

4.12.1.2 Contaminated Sites within the ECDSP Area 

The HMTS prepared for the proposed ECDSP included a search of existing regulatory 
agency databases for listings of properties reporting unauthorized/accidental releases, a 
review of the existing Phase I ESA for the Specific Plan 182, and a field reconnaissance 
of the sites of concern identified in these documents.  Field reconnaissance consisted of 
drive-by observation viewed from vantage points on public rights-of-way, such as 
sidewalks and streets. Building interior inspections and interviews with site 
representatives were not conducted; nor were observations of other sites that may also 
be potentially of concern but were not listed on any database. 

a. Environmental Database Search 

A computerized environmental database search included federal, state, and local 
databases and was performed on September 4, 2008. The databases searched include 
those maintained by the EPA, the California Department of Toxic Substances Control 
(DTSC), the California Integrated Waste Management Board (CIWMB), the California 
State Water Resource Control Board (SWRCB), the RWQCB, the DEH, and other 
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agencies. At the time of the search, 54 properties within the ECDSP area were known to 
be associated with unauthorized releases or  soil or groundwater contamination.  

The locations of the 54 properties associated with unauthorized releases or on-site 
contamination are shown in Figure 4.12-1.  The specific property listings and case status 
summaries are provided in Table 3 of the HMTS (see Appendix M).  As indicated in 
Figure 4.12-1, the identified properties are located along major streets, including El 
Cajon Boulevard, North Johnson Avenue, North Magnolia Avenue, Main Street, and 
Marshall Avenue. 

Some of the releases associated with these 54 properties had a “case-closed” status; 
however, case closure is based on regulatory action levels which change over time.  For 
example, cases in the 1980s and early 1990s were often justified for closure using 
rationale and/or methodology that would not be considered to be the current standard.  
Thus, while a case-closed status generally indicates a lower likelihood that a past 
release continues to be of concern, it is possible that unauthorized releases which have 
been granted closure may have contributed or may continue to contribute to 
deteriorating soil or groundwater quality. Figure 4.12-1 provides identification of those 
sites with the open and closed case status at the time of the environmental database 
search. If multiple cases were initiated for a property and any single one remains open, 
the entire site is identified as having an open status.  

It is also possible that accidental releases associated with these or other properties 
containing businesses with registered USTs or permits to handle or dispose of 
hazardous materials or wastes have not yet been discovered or documented. 

b. Phase I ESA for Specific Plan 182 

The Phase I ESA conducted for the Specific Plan 182 area (URS 2007) encompassed the 
eastern half of the ECDSP area.  The western half (or the Marketplace, Transit and 
Business, and Lifetime Learning districts) was not addressed in that report.  That report 
was thus reviewed for information pertinent to the identification of contaminated 
properties or properties of concern within the eastern portion of the ECDSP area. The 
Phase I ESA categorized properties within its study area as being Priority 1, 2, or 3 with 
respect to potential contamination.  The Phase I ESA identified 21 Priority 1 properties, 
which were described as having unauthorized releases of hazardous materials, and 
approximately 85 Priority 2 properties, which were defined as having potential 
recognized environmental conditions (RECs).  The RECs include past or present site 
occupants of potentially significant environment concern such as a gas station, dry 
cleaners, or automobile related business.  Priority 1 sites were noted as potentially 
requiring additional investigation in association with redevelopment projects, even where 
regulatory cases have been closed.  The remainder of the properties in the Specific Plan 
182 area were categorized Priority 3, which included those with no associated 
unauthorized releases or past site uses of significant concern.   
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c. Older Structures within the ECDSP Area 

In addition to the handling or release of hazardous material by commercial and industrial 
business operations, hazardous materials are commonly found in the building materials 
of structures, including residential structures, built prior to approximately 1978.  Buildings 
constructed prior to 1978 potentially contain hazardous building materials such as 
asbestos-containing materials (ACMs), lead containing surfaces (LCSs) including lead-
based paint (LBP), and other toxic materials such as mercury, polychlorinated biphenyls 
(PCBs) and freon.  The federal government banned ACMs and LBP from housing in 
1978.  A land use inventory and field reconnaissance identified the presence of numerous 
buildings within the ECDSP area built prior to 1978. 

4.12.1.3 Airport and Wildfire Hazards 

a. Airports 

Gillespie Field is a 757-acre airport located less than two miles north of the ECDSP 
area.  The airport is owned by the County of San Diego and administered and operated 
by the Department of Public Works.  Gillespie Field is the largest of the eight County-
owned airports and is located within City limits, except for a small portion which is 
located within the city of Santee.  Gillespie Field has three runways and, in 2005, had 
244,475 aircraft operations, an average of 669 per day.  Of the approximate 732 aircraft 
based at Gillespie Field, the majority (88.8 percent) are single-engine piston planes.  
Multi-engine piston planes account for roughly 8 percent and business jets account for 
nearly 3 percent.  Helicopters (4 percent) and gliders (nearly 2 percent) make up the 
remainder of aircraft operations.   

b. Wildland Fires 

The downtown area of El Cajon is a highly urbanized area, located within a larger urban 
context, both of which contain little to no open fields with brush and grass.  During the 
large wildfires that swept the San Diego region in October 2003 and 2007, the downtown 
area was not threatened.   

4.12.1.4 Regulatory Setting 

Numerous federal, state, and local laws and regulations have been developed to deal 
with different aspects of hazardous materials including handling, treatment, storage, and 
disposal of hazardous substances.  Relevant laws and regulations include the Federal 
Comprehensive Environmental Response, Compensation, and Liability Act of 1980 
(CERCLA), also known as “Superfund,” and the Superfund Amendments and 
Reauthorization Act (SARA) of 1986 (amended CERCLA, SARA Title III).  CERCLA, 
SARA Title III provides a federal framework for setting priorities for cleanup of hazardous 
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substance releases to air, water, and land.  This framework provides for the regulation of 
the cleanup process, cost recovery, response planning, and communication standards.   

Pursuant to the Superfund program, the EPA follows a formal process for assessing 
hazardous waste sites and placing them on a prioritized list, known as the National 
Priorities List (NPL). The Comprehensive Environmental Response, Compensation, and 
Liability Information System (CERCLIS) database can be used to search the location of 
properties that are either proposed for listing or listed on the NPL, as well as properties 
that are in the screening and assessment phase for possible inclusion on the NPL. The 
CERCLIS database has been integrated into the Superfund Site Information database at 
the EPA Web site (EPA 2009c). 

a. Federal Resource Conservation and Recovery Act of 1976 (RCRA) 

This act established the authority of the EPA to develop regulations to track and control 
hazardous substances from their production, through their use, to their disposal.  The 
RCRA Online database is available to access selected letters, memoranda, questions 
and answers, publications, and other outreach materials, written by the EPA‘s Office of 
Solid Waste (OSW) since 1980. These documents cover the management of non-
hazardous, hazardous, and medical waste regulated by the RCRA. Updates occur on a 
monthly basis. The RCRA Online database is part of the Biennial Reporting System and 
can be accessed at the EPA Web site (EPA 2009d). 

b. The Federal Division of Occupational Safety and Health 
Administration (OSHA) and California OSHA (Cal-OSHA)  

OSHA and Cal-OSHA define and enforce worker safety standards and require proper 
handling and disposal of hazardous materials according to OSHA and EPA regulations. 
The OSHA/EPA Occupational Chemical Database compiles information from several 
government agencies and organizations. This database provides reports on physical 
properties, exposure guidelines, National Institute for Occupational Safety and Health 
(NIOSH) pocket guide, and emergency response information, including the Department 
of Transportation (DOT) emergency response guide. The OSHA/EPA Occupational 
Chemical Database can be accessed at the OSHA Web site (U.S. Department of Labor 
2009). 

c. EPA Brownfields Assessment Grant   

The City of El Cajon Redevelopment Agency was awarded a Brownfields Assessment 
Grant by the U.S. EPA in September 2005. Several properties within the ECDSP area 
are listed on Brownfields, and/or institutional control databases maintained by the federal 
or state agencies to track Brownfields grants.  
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d. Uniform Fire Code  

The Uniform Fire Code (UFC) is the primary means for authorizing and enforcing 
procedures and mechanisms to ensure the safe handling and storage of any substance 
that may pose a threat to public health and safety.  The UFC regulates the use, 
handling, and storage requirements for hazardous materials at stationary facilities.  The 
UFC uses a hazard classification system to determine what protective measures are 
required to protect fire and life safety.  These measures may include construction 
standards, separations from property lines, and specialized equipment.  To ensure that 
these safety measures are met, the UFC employs a permit system based on hazard 
classification. 

e. The California Health and Safety Code, UST Regulations 

Chapter 6.7 of the H&SC outlines the requirements for USTs, identifies requirements for 
corrective actions, cleanup funds, liability, and the responsibilities of owners and 
operators of USTs.  

The Leaking Underground Storage Tanks (LUST) Information System is available to 
determine if LUSTs have been reported within or near a specified property. The LUST 
Information System is maintained by the SWRCB. In addition, there are facilities in San 
Diego County that fall under the jurisdiction of the Local Oversight Program for 
unauthorized releases by the County DEH. The LUST Information System has been 
integrated into the GeoTracker database and can be accessed through the SWRCB 
Web site (SWRCB 2009). 

f. California Code of Regulations (CCR), UST Regulations 

These regulations establish technical standards in addition to requirements for corrective 
action, classification, management, cleanup of hazardous waste sites, proper waste 
management treatment, storage or disposal in landfills, surface impoundments, waste 
piles, and land treatment facilities for owners and operators of USTs. Furthermore, all 
owners and operators of USTs containing hazardous substances are required to obtain 
a permit from the County DEH, Hazardous Materials Management Unit (HMMU). 
Secondary containment and leak detection as well as monitoring system requirements 
must be met before permit issuance. 

g. SDAPCD 

The County of San Diego regulates asbestos containing materials as a hazardous air 
pollutant under the State Clean Air Act and Cal-OSHA.  The SDAPCD, through the 
authority of CARB and Cal/EPA, are primarily responsible for enforcing asbestos 
regulations. The Asbestos National Emission Standard for Hazardous Air Pollutants 
(NESHAP) requires the owner or operator of a demolition or renovation project to submit 
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an Asbestos Demolition or Renovation Operational Plan at least 10 working days before 
any asbestos stripping or removal work begins (such as site preparation that would 
break up, dislodge, or similarly disturb ACMs). A Notice of Intention is required for all 
demolitions regardless of whether ACMs are present or not. 

h. County of San Diego UST Program  

The DEH HMD, UST Program administers and enforces federal and state laws and 
regulations and local ordinances for the construction/installation, modification, upgrade, 
and removal of USTs in San Diego County. If contamination is discovered or likely to be 
present, owners or operators of USTs are required by law to report the contamination to 
the DEH HMD and Site Assessment and Mitigation (SAM) Programs and to take 
corrective action.  

4.12.2 Significance Criteria 
Based on Appendix G of the 2010 CEQA Guidelines, impacts related to hazards and 
hazardous materials would be significant if implementation of the proposed ECDSP 
would: 

 Create a significant hazard to the public or the environment through the routine 
transport, use, or disposal of hazardous materials; or 

 Create a significant hazard to the public or the environment through reasonably 
foreseeable upset and accident conditions involving the release of hazardous 
materials into the environment; or 

 Emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an existing or proposed school; or 

 Be located on a site which is included on a list of hazardous materials sites 
compiled pursuant to Government Code Section 65962.5 and, as a result, would 
create a significant hazard to the public or environment; or 

 For a project located within an ALUCP or, where such plan has not been adopted, 
within two miles of a public airport or public use airport, would result in a safety 
hazard for people residing or working in the project area; or 

 For a project within the vicinity of a private airstrip, would the project result in a 
safety hazard for people residing or working in the project area; or 

 Impair implementation of or physically interfere with an adopted emergency 
response plan or emergency evacuation plan; or 
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Expose people or structures to a significant risk of loss, injury or death involving 
wildland fires, including where wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands.  

4.12.3 Impacts 

4.12.3.1 Routine Transport, Use or Disposal of Hazardous 
Materials 

The first threshold identified above in Section 4.12.2 states that impacts would be 
significant if implementation of the proposed ECDSP would create a significant hazard to 
the public or the environment through the routine transport, use, or disposal of 
hazardous materials. The proposed ECDSP does not include specific land uses that are 
anticipated to transport, use, or dispose of hazardous materials or wastes as part of their 
routine business practices. However, some permitted uses would have the potential to 
pose a health risk. Proposed retail, restaurant, office (such as medical or dental 
facilities), and hotel uses may involve the use, storage, and disposal of materials 
considered hazardous if not properly managed. These types of uses would be subject to 
local, state and federal regulations, and would be specifically required to obtain 
appropriate permits to ensure that hazardous materials are handled and stored properly.  

In addition, two types of plans are commonly required of businesses that handle 
hazardous substances in amounts greater than or equal to specified thresholds.  These 
include the Hazardous Materials Business Plans (HMBP) and Risk Management Plans 
(RMP). The purposes of these plans are to minimize hazards to human health and the 
environment from unplanned, accidental releases of hazardous substances into the air, 
soil, or surface water.  These plans must include an emergency response program that 
serves to manage emergencies at the given facility and prepare response personnel for 
a variety of conditions.  HMBPs are submitted to the County DEH HMD, and are 
reviewed and updated as necessary every three years, or in the event of an accidental 
release, change in materials storage location or use, or change in business name, 
address, or ownership. 

RMPs are typically required of larger facilities handling particularly noxious or flammable 
chemicals, such as water treatment and wastewater treatment plants (that handle 
chlorine), ammonia refrigeration facilities, and landfills (that release methane).  RMPs 
must include a hazard assessment program, an accidental release prevention program, 
and an emergency response plan.  

Additionally, in the unlikely event of upset or accidental release, mandated protocols for 
reporting the release, notifying the public, and remediating the event (if determined 
necessary by regulatory agencies) are intended to minimize public risks.  
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Overall, the risks associated with the transport, use or disposal of hazardous materials 
would be managed through the implementation of existing mandatory local, state, and 
federal regulations. Mandatory compliance with these regulations would ensure that 
impacts associated with the routine transport, use, or disposal of hazardous materials 
would be less than significant.  

4.12.3.2 Accidental Release of Hazardous Materials 

The second threshold identified above in Section 4.12.2 states that project impacts 
would be significant if implementation of the ECDSP would create a significant hazard to 
the public or the environment through accidental release of hazardous materials. 
Hazardous materials which occur within the ECDSP area could pose significant risk to 
public health and safety if they occur in concentrations that exceed state and/or federal 
standards. Exposure to hazardous materials can occur through contact with 
contaminated soil or groundwater, skin contact, or the inhalation of vapors or dust. The 
54 properties within the ECDSP area identified during the database search, along with 
hazardous materials handling facilities identified above in Section 4.12.1.1, could be 
sites of potential hazardous concern with respect to accidental hazardous releases.  
Additional properties, undocumented at this time, could also contain on-site 
contaminants both in the form of building materials and below ground. 

Future redevelopment or construction activities at individual properties within the ECDSP 
area, in accordance with the ECDSP land use designations, may pose hazards to the 
public or the environment by disturbance of existing contaminated soils or groundwater, 
or hazardous building materials. Specifically, during construction, workers may come 
into contact with hazardous materials during demolition of buildings or excavation 
activities. Because many of the buildings within the ECDSP area were built prior to 1978, 
demolition of buildings may expose workers to ACMs and LCS. Inhalation of lead and 
asbestos containing dust may cause acute or chronic toxicity. Exposure to persons other 
than construction workers would be minimized by the exclusion of non-authorized 
personnel in construction areas determined to contain potentially hazardous materials. 

Grading and excavation activities could disturb soils and cause contaminants below 
ground to become airborne. Additionally, excavation below the groundwater table or 
dewatering could also bring construction workers in contact with contaminants through 
skin contact, ingestion, or inhalation. Likewise, excavation of land could expose workers 
to chemicals stored in or leaking from USTs.   

Construction related activities associated with the implementation of the proposed 
ECDSP may pose hazards to the public or the environment by disturbance of hazardous 
building materials, or contaminated soils or groundwater. Therefore, impacts associated 
with the accidental release of hazardous materials would be considered significant.  
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4.12.3.3 Hazardous Emissions within 0.25 Mile of a School 

The third significance threshold identified above in Section 4.12.2 states that if 
implementation of the ECDSP were to result in hazardous emissions or the handling of 
hazardous or acutely hazardous materials within one-quarter mile of an existing or 
proposed school, then impacts would be significant. 

Within 0.25 mile of the ECDSP area are the Literacy Academy charter school located 
within the ECDSP area at the northeast corner of North Johnson Avenue and West Main 
Street; the Cajon Valley Community Day School, located on Roanoke Road, north of E. 
Main Street outside the eastern edge of the ECDSP area; Cajon Valley Middle School, 
located on East Park Avenue, just northeast of the ECDSP area; Johnson Elementary 
School, located close to the northwest corner of the ECDSP area, north of East Madison 
Avenue; and Cuyamaca Elementary School, located approximately 0.25 mile east of the 
southern ECDSP area boundary on South Johnson Avenue. Grossmont High School is 
located on a very large site, addressed as 1100 Murray Drive, the closest portion of 
which is approximately 0.23 mile from the west ECDSP boundary.  

The proposed ECDSP does not currently include any mapped new school locations. It 
does include a facilities plan stating that all needed infrastructure and public services will 
be provided as needed. Therefore, it is possible that, as population within the ECDSP 
area increases, additional schools may be needed to respond to the population. 

There are 54 sites within the ECDSP area identified as potentially hazardous properties 
(see Section 4.12.1.2), as well as numerous other facilities that routinely handle 
hazardous materials (see Section 4.12.1.1). The 54 identified sites, along with the 
hazardous materials handling facilities, within the ECDSP area could be considered 
potentially hazardous properties to schools due to accidental release and/or hazardous 
emissions. There could be additional properties with currently unknown contaminants or 
which have been removed from the lists, but continue to pose a hazardous threat. Due 
to the number of schools that are within 0.25 mile of the ECDSP area, as well as the 
uncertainty of where future schools may be sited, impacts associated with hazardous 
emissions, whether accidental or due to the nature of a business, are considered 
significant.  

4.12.3.4 Hazardous Materials Sites Pursuant to Government 
Code Section 65962.5  

The fourth threshold identified above in Section 4.12.2 indicates that impacts would be 
significant if the ECDSP area encompasses any site which is included on a list of 
hazardous materials sites compiled pursuant to Government Code Section 65962.5 and, 
as a result, would create a significant hazard to the public or environment. 
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There are no sites within the ECDSP area included on lists of hazardous materials sites 
compiled pursuant to Government Code Section 65962.5. Therefore, impacts associated 
with such sites are less than significant. 

4.12.3.5 Airport Hazards 

The fifth and sixth thresholds identified in Section 4.8.2 state that airport hazards would 
be significant if the project area is located within two miles of a public airport and ALUCP 
area, or in the vicinity of a private airstrip, and project implementation would result in a 
safety hazard for people residing or working in the project area. 

The nearest airport to the ECDSP area is Gillespie Field, which is located approximately 
one mile to the northwest.  Gillespie Field is a public airport that has an adopted ALUCP.  
There are no private airstrips near the ECDSP area. As discussed in Section 4.1, Land 
Use, of this PEIR, the proposed ECDSP area is located within both Review Areas of the 
Gillespie Field ALUCP AIA (see Figure 4.1-3). The newly adopted ALUCP for Gillespie 
Field reflects a comprehensive update of the ALUCP based on forecasted airport 
activity.  The ALUCP addresses four types of compatibility factors including noise, 
safety, airspace protection, and overflight. Airport safety is discussed below.  Other 
aspects of the Gillespie Field ALUCP pertaining to land use compatibility, including 
noise, airspace protection and overflight notification, are addressed in this PEIR’s Land 
Use Section 4.1. 

a. Airport Safety 

The ALUCP designates six safety zones stretching out in all directions from the center of 
the airport (Figure 4.12-2).  The safety zones are intended to represent risk of accidents 
associated with runway activity.  Each safety zone is provided with a set of criteria 
applicable to permitted land use actions based upon risk from airport activities, with 
Zone 1 being the most at risk and Zone 6 being the least. The most stringent land use 
controls are applied to the zones with the greatest potential risks. 

As shown in Figure 4.12-2, a small portion of the northwest corner of the farthest north 
portion of the ECDSP area is located within Zone 6, the least restrictive zone. This area, 
generally north of Madison Avenue and south of I-8, is currently developed with single- 
and multi-family housing. Comprising the northwest corner of the Community Recreation 
District, it is designated in the proposed ECDSP for higher density RH-1 and RH-2 
housing, including a small neighborhood park. Immediately to the east of this housing 
area, a small area of ECDSP-designated commercial (CO-2) use also lies within safety 
Zone 6.     

The Safety Compatibility Policies and Criteria for Gillespie Field (Chapter 3.4 and Table 
III-2 of the ALUCP) generally state that in Zone 6, new residential and commercial 
development is considered compatible, without additional constraints.  Only the specific 
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uses of a major indoor or outdoor public assembly facility, a storage facility handling bulk 
quantities of hazardous materials, power plants, and emergency communications 
facilities, would be considered conditionally compatible and required to meet additional 
criteria for development.  While none of these uses are included in the proposed 
ECDSP, to assure safety compliance with the Gillespie Field ALUCP, airport safety 
impacts would be considered to be potentially significant until all land uses actions 
proposed in the ECDSP are subject to land use compatibility review. 

4.12.3.6 Emergency Response Plan  

The seventh threshold identified above in Section 4.12.2 states that impacts would be 
significant if implementation of the ECDSP would impair implementation of or physically 
interfere with an adopted emergency response plan or emergency evacuation plan. 

There are no land uses or infrastructure proposed within the ECDSP area that would 
interfere with or impair implementation of an adopted emergency response plan. 
Therefore, no significant impacts to emergency response would result. 

4.12.3.7 Wildland Fire Hazards  

The eighth threshold identified in Section 4.12.2 states that impacts would be significant 
if implementation of the ECDSP were to expose people or structures to a significant risk 
of loss, injury, or death involving wildland fires, including where wildlands are adjacent to 
urbanized areas or where residences are intermixed with wildlands. 

The proposed ECDSP is in an already urbanized area, located within a larger urban 
context, both of which contain little to no open fields with brush and grass or open space 
corridors adjacent or contiguous to wildland areas. Due to the absence of proximate 
wildlands, hazards from wildland fires are not anticipated, and wildland fire impacts 
associated with implementation of the proposed ECDSP would be less than significant. 

4.12.4 Level of Significance of Prior to Mitigation 
The ECDSP area contains numerous businesses that handle hazardous materials and 
54 properties identified at the time of the environmental database search as being of 
potential environmental concern, the individual development of which could result in 
risks to public health and safety. Therefore, relative to the second significance threshold, 
potential impacts associated with the accidental release of hazardous materials from 
businesses and properties within the ECDSP area would be significant.  Specifically, 
the ECDSP area has the potential for impacts due to the potential existence of 
hazardous building materials on sites within the ECDSP area and contaminated soils 
and/or groundwater underlying the area. 
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In addition, risks of impacts associated with hazardous emissions from businesses or 
properties within 0.25 mile of a school would be potentially significant in accordance 
with the third significance threshold.  

Airport safety hazards associated with the nearby Gillespie Field airport would also be 
potentially significant for designated uses within a small northerly portion of the 
ECDSP area, in accordance with the fifth and sixth significance thresholds. 

Potential impacts associated with routine handling (first threshold), Government Code 
Section 65962.5 (fourth threshold), and with interference of emergency response plans 
(seventh threshold) or risk of wildland fires (eighth threshold) would be less than 
significant. 

4.12.5 Mitigation Measures 

4.12.5.1 Mitigation Relating to the Accidental Release of 
Hazardous Materials  

 4.12.5.1-1: Prior to issuance of permits associated with the renovation or demolition 
of any structures within the ECDSP area built prior to 1978, surveys shall 
be conducted for the presence of hazardous building materials such as 
ACMs, LCSs, and other materials falling under the Universal Waste Rule 
requirements, except as exempt from such survey by the State Health 
and Safety Code [Section 19827.5] as amended from time to time. The 
surveys shall be conducted by California Department of Public Health 
Certified Lead Inspector/Assessors and California Division of 
Occupational Safety and Health Certified Asbestos Consultants in 
accordance with applicable local, state, and federal guidelines and 
regulations. Evidence of completion of the facility survey shall consist of a 
signed, stamped statement from the person certified to complete the 
facility survey indicating that the survey has been completed and whether 
hazardous building materials are present or absent.  If present, the letter 
shall describe the procedures that will be taken to remediate the hazard. 
The letter shall be to the satisfaction of the County DEH HMD. 

4.12.5.1-2a: Prior to issuance of building/demolition permits, property-specific due 
diligence processes shall be conducted by qualified environmental 
professionals, including the preparation of a Phase I ESA in accordance 
with the standard of care at that time (currently the American Society for 
Testing and Materials Standard Practice E1527-05) and applicable 
regulations (currently the EPA 40 Code of Federal Regulations §312 titled 
“Standards and Practices for All Appropriate Inquiries”).   



4.0 Environmental Analysis  4.12 Hazards and Hazardous Materials 

El Cajon Downtown Specific Plan 
Public Review Draft PEIR, December 13, 2010  Page 4.12-18 

4.12.5.1-2b. For properties with suspected or documented soil and/or groundwater 
contamination or other potential environmental concerns, further 
evaluation, such as Phase II ESAs and/or remediation activities, shall be 
conducted prior to issuance of grading permits by appropriately certified 
and/or registered professionals in accordance with a work plan that is 
approved by the regulatory agency having oversight of the activities. The 
results of previous assessment activities for a property, including previous 
Phase II ESAs, and/or UST removal sampling data, if any, shall be 
reevaluated, as part of the new evaluation, by certified and/or registered 
professionals.   

4.12.5.1-3: Prior to issuance of grading permits for any subsequent individual 
development project located on properties with documented or suspected 
impacts to soil and/or groundwater, a Soil and Groundwater Management 
Plan shall be prepared by a qualified environmental consultant to be 
implemented during soil/groundwater disturbance activities by the 
contractor under the oversight of an environmental professional on behalf 
of the property owner/developer. The Plan shall be prepared to the 
satisfaction of the City, County of San Diego DEH and HMD.  

 The Plan shall address monitoring of excavated soil, community and 
worker health and safety, and soil and groundwater handling, stockpiling, 
characterization, on-site reuse, export, and disposal protocols. 
Appropriate references to the potential to encounter contaminated soils 
and/or groundwater should be included in construction specifications so 
that the contractor can consider various factors (e.g., groundwater 
pumping rates, soil disposal) in their work. 

 The Plan may also be required to include any or all of the following: 

 Identification and implementation of worker and community health and 
safety measures to be carried out by the contractor, under the 
oversight of a qualified environmental professional, 

 Chemical characterization (e.g., analytical testing) by a qualified 
environmental professional prior to reuse, export, or disposal of soil 
generated during construction activities,  

 Assessment by a qualified environmental professional if discolored 
soil or other potential environmental issues are encountered in the 
project area during construction/redevelopment activities. If 
contamination is discovered, regulatory agencies may require 
additional environmental investigation and/or mitigation to be 



4.0 Environmental Analysis  4.12 Hazards and Hazardous Materials 

El Cajon Downtown Specific Plan 
Public Review Draft PEIR, December 13, 2010  Page 4.12-19 

conducted by the property owner, particularly if there is the potential 
to affect public health, safety, and/or the environment. 

 If dewatering activities are planned for construction or other proposed 
improvements, they may be subject to increased disposal costs or 
other environmental surcharges (e.g., permitting) as a result of the 
presence of contaminated groundwater. A discharge permit will likely 
be required for de-watering, and water may need to be characterized 
by a qualified environmental consultant and/or treated prior to 
discharge. The RWQCB and/or agency providing oversight of 
wastewater discharge shall be contacted by a qualified environmental 
consultant in conjunction with the contractor and/or property owner for 
guidance on the requirements for discharge of dewatering effluent, 
prior to initiation of construction activities.  

4.12.5.2 Mitigation Relating to Hazardous Emissions within 
0.25 Mile of a School  

4.12.5.2-1: Mitigation Measures 4.12.5.1-1 through 4.12.5.1-3 shall apply. 

4.12.5.3 Mitigation Relating to Airport Safety Hazards 

4.12.5.3-1: All land use actions proposed within the ECDSP shall be subject to the 
Safety Compatibility Criteria set forth in Table III-2 or equivalent of the 
adopted Gillespie Field ALUCP in existence at the time of project 
submittal. 

4.12.6 Level of Significance After Mitigation 
Implementation of the mitigation measures outlined above would reduce hazardous 
materials impacts associated with accidental releases and proximity to schools, and 
airport hazards impacts, to levels that are less than significant. 
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4.13 Global Climate Change 

The following section addresses effects of the proposed project with regard to global 
climate change.  The results and conclusions of a global climate change technical report 
completed for the proposed ECDSP by RECON Environmental in November 2010 are 
summarized below. The report is included in its entirety as Appendix N of this PEIR.  

4.13.1 Existing Conditions 
The earth’s climate is in a state of constant flux with periodic warming and cooling 
cycles. Extreme periods of cooling are termed “ice ages,” which may then be followed by 
extended periods of warmth. For most of the earth’s geologic history, these periods of 
warming and cooling have been the result of many complicated, interacting natural 
factors that include volcanic eruptions which spew gases and particles (dust) into the 
atmosphere, the amount of water, vegetation, and ice covering the earth’s surface, 
subtle changes in the earth’s orbit, and the amount of energy released by the sun (sun 
cycles). However, since the beginning of the Industrial Revolution around 1750, the 
average temperature of the earth has been increasing at a rate that is faster than can be 
explained by natural climate cycles alone. 

With the Industrial Revolution came an increase in the combustion of carbon-based fuels 
such as wood, coal, oil, and “biofuels.” Industrial processes have also created emissions 
of substances that are not found in nature. This in turn has led to a marked increase in 
the emissions of gases that have been shown to influence the world’s climate. These 
gases, termed “greenhouse gases” (GHG), influence the amount of heat that is trapped 
in the earth’s atmosphere. Because recently observed increased concentrations of GHG 
in the atmosphere are related to increased emissions resulting from human activity, the 
current cycle of “global warming” is generally believed to be largely due to human 
activity. At the City level, the two main sources of GHG emissions derive from the human 
activities of automobile use and energy consumption. Of late, the issue of global 
warming has arguably become the most important and widely debated environmental 
issue in the United States and the world. 

4.13.1.1 Regulatory Framework 

a. International 

The Coordinating Committee on the Ozone Layer was established by the United Nations 
Environment Program (UNEP) in 1977, and UNEP's Governing Council adopted the 
World Plan of Action on the Ozone Layer. Continuing efforts led to the signing in 1985 of 
the Vienna Convention on the Protection of the Ozone Layer. This resulted in the 
creation of the Montreal Protocol on Substances That Deplete the Ozone Layer 
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(Montreal Protocol), an international treaty designed to protect the stratospheric ozone 
layer by phasing out production of ozone depleting substances. The treaty was adopted 
on September 16, 1987 and went into force on January 1, 1989. 

Similar to the events that led to the Montreal Protocol, to address growing concern about 
global climate change, 191 countries including the United States joined an international 
treaty known as the United Nations Framework Convention on Climate Change 
(UNFCCC). The UNFCCC recognizes that the global climate is a shared resource that 
can be affected by industrial and other emissions of GHG, and set an overall framework 
for intergovernmental efforts to tackle the challenges posed by global climate change. 
Under this treaty, governments gather and share information on GHG emissions, 
national policies and best practices; launch national strategies for addressing GHG 
emissions and adapting to expected impacts, including the provision of financial and 
technological support to developing countries; and cooperate in preparing for adaptation 
to the impacts of climate change. The UNFCCC entered into force on March 21, 1994. 
However, this treaty generally lacked powerful, legally binding measures.  

The Kyoto Protocol (Protocol) was adopted in December 1997. The Kyoto Protocol 
shares the UNFCCC’s objective, principles, and institutions, as it significantly 
strengthens the UNFCCC by committing industrialized countries to individual, legally 
binding targets to limit or reduce their GHG emissions. Only parties to the UNFCCC that 
have also become parties to the Protocol are bound by the Protocol’s commitments. 
More than 161 countries, constituting 55 percent of global emissions, are under the 
protocol. Although former U.S Vice President Al Gore symbolically signed the Protocol in 
1998, the Protocol has not been formally adopted by the U.S Senate.  

b. Federal 

The U.S. developed the Climate Change Action Plan (CCAP) in 1993, which consists of 
initiatives that involve all economic sectors and aims at reducing all significant GHG. The 
CCAP, backed by federal funding, cultivates cooperative partnerships between the 
government and the private sector to establish flexible and cost-effective ways to reduce 
GHG emissions within each sector. The CCAP encourages investments in new 
technologies, but also relies on previous actions and programs focused on saving 
energy, reducing transportation emissions, improving forestry management, and 
reducing waste. 

In 2002, the U.S. set a goal to reduce its GHG Emissions Intensity (the ratio of GHG 
emissions to economic output) by 18 percent by 2012 through various reduction 
programs, including those identified in the CCAP. New programs included the Energy 
Star program, which labels energy efficient appliances and products, and the Green 
Power Partnership, which promotes replacing electricity consumption with green (i.e., 
renewable) energy sources. 
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With regard to the transportation sector, the national Corporate Average Fuel Economy 
(CAFE) standards determine the fuel efficiency of certain vehicle classes in the U.S. 
After no changes since 1990, in 2007 the CAFE standards were increased for new light-
duty vehicles to 35 miles per gallon (mpg) by 2020.  In May 2009, President Obama 
announced plans to increase these CAFE standards to 35.5 mpg by 2016. With 
improved gas mileage, fewer gallons of transportation fuel would be combusted to travel 
the same distance, thereby reducing nationwide GHG emissions associated with vehicle 
travel.   

On June 26, 2009, the U.S. House of Representatives passed the American Clean 
Energy and Security Act.  The Act establishes a cap-and-trade plan for GHG. It requires 
a 17 percent emissions reduction from 2005 levels by 2020 and includes a renewable 
electricity standard that will require electricity providers to produce 20 percent of its 
electricity from renewable sources by 2020. 

c. State 

The State of California has a number of policies and regulations that are either directly or 
indirectly related to GHG emissions. Only those most relevant to land use development 
projects are included in this discussion. 

Executive Order (EO) S-3-05, signed by Governor Schwarzenegger on June 1, 2005, 
established the following GHG emission reduction targets for the state of California:  

 By 2010, reduce GHG emissions to 2000 levels; 

 By 2020 reduce GHG emissions to 1990 levels;  

 By 2050 reduce GHG emissions to 80 percent below 1990 levels.  

In response to EO S-3-05, the California legislature passed Assembly Bill 32 (AB 32), 
the “California Global Warming Solutions Act of 2006,” which was signed by the 
governor on September 27, 2006. It required the CARB to adopt rules and regulations 
that would reduce statewide GHG emissions to 1990 levels by 2020.  

In order to assess the scope of the reductions needed to return to 1990 emissions 
levels, CARB first estimated 2020 business-as-usual (BAU) GHG emissions.  These are 
the GHG emissions that would be expected to occur in the absence of any state GHG 
reduction measures. After estimating that statewide 2020 BAU GHG emissions would be 
596 metric tons, CARB then developed a Scoping Plan that identified measures to 
reduce BAU emissions by approximately 174 metric tons (an approximate 30 percent 
reduction) by 2020.  In accordance with the Scoping Plan, major reductions in GHG 
emissions are to accrue from measures affecting energy use and transportation 
(particularly on-road vehicles). 

With regard to energy use, the California Code of Regulations, Title 24, Part 6 is the 
California Energy Efficiency Standards for Residential and Nonresidential Buildings (also 
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known as the California Energy Code). This code, originally enacted in 1978 establishes 
energy efficiency standards for residential and non-residential buildings in order to 
reduce California’s energy consumption. The Code is updated periodically to incorporate 
and consider new energy efficiency technologies and methodologies as they become 
available. The most recent amendments to the Code are dated 2008, hence “2008 Title 
24,” but became effective January 1, 2010. The 2008 Title 24 standards require energy 
savings of 15-35 percent above the former 2005 Title 24. With 2008 Title 24, all buildings 
are mandated to achieve a minimum 15 percent reduction in their combined space 
heating, cooling and water heating energy compared to the 2005 Title 24 standards 
(State of California 2010). Incentives in the form of rebates and tax breaks are provided 
on a sliding scale for buildings achieving energy efficiency above this minimum 
15 percent reduction. By reducing California’s energy consumptions, emissions of GHG 
may also be reduced. 

Part 11 of the California Code of Regulations, Title 24, is the California Green Building 
Standards Code, referred to as CALGreen.  This code was added to Title 24 in 2009 as 
a voluntary requirement. The 2010 version of CALGreen will take effect January 2011 
and will institute mandatory minimum environmental performance standards for all 
buildings.   CALGreen will require that every new building reduce water consumption by 
20 percent, divert 50 percent of construction waste from landfills and install low pollutant-
emitting materials. It will also require separate water meters for nonresidential buildings' 
indoor and outdoor water use, with a requirement for moisture-sensing irrigation systems 
for larger landscape projects and mandatory inspections of energy systems (e.g., heat 
furnace, air conditioner and mechanical equipment) for nonresidential buildings over 
10,000 square feet to ensure that all are working at their maximum capacity and 
according to their design efficiencies. CALGreen additionally provides incentives for 
green building design which exceed these mandatory minimums through adherence to 
Tier I and Tier II optional standards. Projects that conform to these Tier standards would 
further reduce their energy demand and resulting GHG emissions associated with 
electricity generation. The CARB estimates that the mandatory provisions will reduce 
GHG emissions (CO2 equivalent) by 3 million metric tons equivalent in 2020. 

 With regard to public utilities/electricity generation, the CARB Scoping Plan identifies 
two key GHG reduction measures: the Renewables Portfolio Standard (RPS) which 
promotes diversification of the state’s electricity supply and requires a 33 percent 
renewable energy mix statewide by 2020; and the Million Solar Roofs Program (MSRP) 
which requires publicly owned utilities to adopt, implement, and finance solar incentive 
programs to lower the cost of solar systems. Combined, CARB estimates that full 
achievement of the RPS and MSRP would decrease statewide GHG emissions by 13 
percent by 2020. 

In relation to the transportation sector, AB 1493 (also referred to as Pavley or the 
California Light-Duty Vehicle Greenhouse Gas Standards) was enacted on July 22, 2002. 
It required the CARB to develop and adopt regulations to lower GHG emissions from 
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passenger vehicles and light duty trucks to the maximum extent technologically feasible, 
beginning with the 2009 model year. CARB adopted regulations in 2004, but due to 
litigation and delays from the U.S. EPA was not granted authority to proceed until June 
2009.  With this action, it is expected that the new regulations (Pavley I and II) will 
reduce GHG emissions from California passenger vehicles by about 18 percent 
statewide.  These reductions are to come from improved vehicle technologies such as 
small engines with superchargers, continuously variable transmissions, and hybrid 
electric drives. 

Another key vehicle emission reduction measure identified in the CARB Scoping Plan is 
the Low Carbon Fuel Standard (LCFS). Signed as EO S-01-07 by Governor 
Schwarzenegger on January 18, 2007, it directs that a statewide goal be established to 
reduce the carbon intensity of California’s transportation fuels by at least 10 percent by 
2020. CARB approved the LCFS as a discrete early action item.  EO S-01-07 also 
instructs the CalEPA to coordinate activities between the University of California, the 
California Energy Commission, and other state agencies to develop and propose a draft 
compliance schedule to meet the 2020 target. 

Also identified in the CARB Scoping Plan to address vehicle emissions is the Regional 
Transportation-Related GHG Targets measure. This measure identifies policies to 
reduce transportation emissions through changes in future land use patterns and 
community design, as well as through improvements in public transportation, all of which 
are intended to reduce VMT. By reducing VMT, vehicle GHG emissions would be 
reduced.  Improved planning and the resulting development are seen as essential for 
meeting the AB 32/EO S-3-05 2050 emissions target (CARB 2008). This measure is 
linked to SB 375 which directs that regional emissions targets be established for 
passenger vehicles by Metropolitan Planning Organizations (MPOs) in their Regional 
Transportation Plans (RTPs) as a Sustainable Communities Strategy (SCS) to promote 
smart growth development. 

4.13.1.2 Existing GHG Emissions 

There are numerous GHGs, both naturally occurring and artificial. Table 4.13-1 
summarizes some of the most common GHGs.  
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TABLE 4.13-1 
GHGs, GLOBAL WARMING POTENTIALS (GWPs), AND ATMOSPHERIC 

LIFETIMES (YEARS) USED IN THE INVENTORY 

Gas Atmospheric Lifetime 100-year GWPa 20-year GWP 500-year GWP 
Carbon Dioxide (CO2) 50-200 1 1 1 
Methane (CH4)b 12±3 21 56 6.5 
Nitrous oxide (N20) 120 310 280 170 
HFC-23 264 11,700 9,100 9,800 
HFC-125 32.6 2,800 4,600 920 
HFC-134a 14.6 1,300 3,400 420 
HFC-143a 48.3 3,800 5,000 1,400 
HFC-152a 1.5 140 460 42 
HFC-227ea 36.5 2,900 4,300 950 
HFC-236fa 209 6,300 5,100 4,700 
HFC-4310mee 17.1 1,300 3,000 400 
CF4 50,000 6,500 4,400 10,000 
C2F6 10,000 9,200 6,200 14,000 
C4F10 2,600 7,000 4,800 10,100 
C6F14 3,200 7,400 5,000 10,700 
SF6 3,200 23,900 16,300 34,900 

a GWPs used here are calculated over 100-year time horizon. 
b The methane GWP includes the direct effects and those indirect effects due to the production of tropospheric ozone and 

stratospheric water vapor. The indirect effect due to the production of CO2 is not included. 

Of the gases listed in Table 4.13-1, carbon dioxide, methane, and nitrous oxide are 
solely produced by both natural and anthropogenic (human) sources. The remaining 
gases, hydrofluorocarbons (HFCs), perfluorocarbons (PFCs), and sulfur hexafluoride 
(SF6) are the result of human processes. 

The potential of a gas to trap heat and warm the atmosphere is measured by its “global 
warming potential” or GWP. Specifically, GWP is defined as the cumulative radiative 
forcing—both direct and indirect effects—integrated over a period of time from the 
emission of a unit mass of gas relative to some reference gas (U.S. EPA 2002). 

Each year, the EPA prepares an inventory of GHG emissions and sinks report. The 
report provides information on GHG emissions and sink sources and is used to develop 
policies and track progress. Inventories are submitted to the United Nations. The most 
recent report, Inventory of U.S. Greenhouse Gas Emissions and Sinks: 1990–2007, was 
completed in April 2009 (U.S. EPA 2009b). The EPA also provides guidance for states to 
develop GHG inventories. CARB is responsible for developing the California 
Greenhouse Gas Inventory. The Inventory of California Greenhouse Gas Emissions and 
Sinks: 1990 to 2004 completed in December 2006, including subsequent revisions to the 
in-state electricity production estimates, is the most recent report for California (State of 
California 2006b, 2007c). The inventory summarizes GHG emissions in California, 
supports AB 32, and serves as a basis for forecasting GHG emissions necessary for 
developing Scoping Plan recommendations.  
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Tables 4.13-2 and 4.13-3 summarize the national GHG emissions in 1990, 1995, 2000, 
and 2005 through 2007, and State GHG emissions from 1990 through 2004, 
respectively. 

TABLE 4.13-2 
NET NATIONAL GHG EMISSIONS (Tg CO2 EQUIVALENT) 

 
 

Year 

 
 

CO2 

 
 

CH4 

 
 

N2O 

HFCs, 
PFCs, 

and SF6
a 

 
Totalb 

 
National 

Populationc 

Total (Mg 
CO2 Eq) per 

Capita 
1990 4,235.3 616.6 315.0 90.5 5,257.3 249,464,396 21.1 
1995 4,556.9 615.8 334.1 105.5 5,612.3 262,803,276 21.4 
2000 5,237.7 591.1 329.2 132.8 6,290.7 282,194,308 22.3 
2005 4,968.1 561.7 315.9 140.2 5,985.9 295,895,897 20.2 
2006 4,964.4 582.0 312.1 142.1 6,000.6 298,754,819 20.1 
2007 5,040.8 585.3 311.9 149.5 6,087.5 301,621,157 20.2 

a Hydrofluorocarbons, perfluorocarbons, and sulfur hexafluoride 
b Totals may vary from the sum of the sources due to independent rounding 
c U.S. Census Bureau 2009 
Tg = terragrams = one million metric tons; Mg = megagrams = one metric ton 

 
TABLE 4.13-3 

NET CALIFORNIA GHG EMISSIONS (Tg CO2 EQUIVALENT) 

 
Year 

 
CO2 

 
CH4 

 
N2O 

HFCs, PFCs, 
and SF6

1 
 

Total2 
California 

Population3 
Total (Mg CO2 
Eq) per Capita 

1990 301.6 26.0 32.7 7.1 367.4 29,950,111 12.3 
1991 293.4 24.9 30.4 7.4 356.1 30,414,114 11.7 
1992 299.9 23.8 30.5 7.9 362.2 30,875,920 11.7 
1993 295.3 25.4 31.5 8.4 360.5 31,147,208 11.6 
1994 313.9 25.4 30.0 8.9 378.2 31,317,179 12.1 
1995 297.7 26.2 31.9 9.3 365.1 31,493,525 11.6 
1996 302.3 25.5 30.8 11.4 370.0 31,780,829 11.6 
1997 312.3 24.2 28.8 12.6 378.0 32,217,708 11.7 
1998 330.3 25.3 29.2 8.9 393.7 32,682,794 12.0 
1999 333.3 26.3 29.4 9.9 398.9 33,145,121 12.0 
2000 352.6 26.4 31.4 10.5 420.9 34,004,051 12.4 
2001 357.8 26.7 30.8 11.2 426.5 34,525,902 12.4 
2002 351.0 27.1 34.5 12.0 424.6 34,963,856 12.1 
2003 328.4 27.5 33.9 12.9 402.7 35,376,833 11.4 
2004 342.9 27.9 33.3 14.2 418.3 35,721,991 11.7 

1 Hydrofluorocarbons, perfluorocarbons, and sulfur hexafluoride 
2 Totals may vary from the sum of the sources due to independent rounding 
3 US Census Bureau 2009 
Tg = terragrams = one million metric tons; Mg = megagrams = one metric ton 

Net GHG emissions are gross emissions minus GHG sinks.  As seen in Tables 4.13-2 
and 4.13-3, in 2000 California emitted approximately 421 million metric tons of GHGs, 
compared to approximately 6,291 million metric tons of GHG emissions for the nation as 
a whole, or about 6.7 percent of the nation’s emissions. Tables 4.13-2 and 4.13-3 also 
illustrate that although California emits a substantial portion of the nation’s GHGs, 
California’s per capita emissions are roughly half the national average. 
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CARB has developed a year 2020 “business-as-usual” forecast, which represents the 
GHG emissions that would be expected to occur without any of the recommended 
measures in the Scoping Plan. The 2020 “business-as-usual” emissions estimate was 
derived by projecting emissions from a past baseline year using growth factors specific 
to each of the different economic sectors. It is estimated that California year 2020 
“business-as-usual” emissions will be 596 million metric tons carbon dioxide equivalent 
(MTCO2E). The recommended reduction measures would reduce these emissions by 
169 million MTCO2E, resulting in statewide emissions of 427 million MTCO2E (State of 
California 2009c). 

More details relating to the calculation of GHGs are found in the Global Climate Change 
Analysis report attached to this PEIR as Appendix N.  

4.13.1.3 Implications of Climate Change 

The increase in the earth’s temperature is expected to have wide ranging effects on the 
environment. Although global climate change is anticipated to affect all areas of the 
globe, there are numerous implications of direct importance to California. Statewide 
average temperatures are anticipated to increase by between 3 and 10.5° F by 2100. 
Some climate models indicate that this warming may be greater in the summer than in 
the winter. This could result in widespread adverse impacts to ecosystem health, 
agricultural production, water use and supply, and energy demand. Increased 
temperatures could reduce the Sierra Nevada snowpack and put additional strain on the 
region’s water supply. In addition, increased temperatures could result in lower inversion 
levels leading to a decrease in air quality.  It is important to note that even if GHG 
emissions were to be eliminated or dramatically reduced, it is projected that the effect of 
those emissions would continue to affect global climate for centuries. 

4.13.2 Significance Determination Thresholds 
In accordance with CEQA Section 15064.4, the GHG significance thresholds used in this 
analysis are based on Appendix G of the 2010 CEQA Guidelines in consideration of 
thresholds of significance adopted by other public agencies and the recommendations of 
experts. Thus, implementation of the proposed ECDSP would be considered to have 
significant climate change impacts if it would: 

 Due to the consequences of global climate change, expose people or property to 
substantial risk and adverse impacts; or  

 Result in a considerable contribution of GHGs, leading to global climate change 
and\or the impedance of achieving the implementation of AB 32, the California 
Global Warming Solutions Act. 
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The California Air Pollution Control Officer’s Association (CAPCOA) prepared a white 
paper that provides a common platform of information and tools to support local 
governments’ consideration of evaluating and addressing GHG emissions under CEQA 
(CAPCOA 2008). Based on one of the methodologies described in this resource, this 
analysis includes a quantified emissions estimate and impact assessment. Per the two 
thresholds, the following impact analysis is organized into two subsets: (1) impacts of 
climate change on the project; and (2) the potential for the project to result in a 
considerable contribution to cumulative GHGs.  

In accordance with AB 32 goals, GHG impacts were considered less-than-significant if 
implementation of the proposed ECDSP would result in a 15 percent reduction in GHG 
emissions below existing (2009) levels. This 15 percent threshold is based on the CARB 
Scoping Plan, which calls for a 15 percent reduction from existing emissions consistent 
with the direction provided by the State as it adopted AB 32, and with the CARB and AB 
32 goals to achieve a near 30 percent reduction in business as usual emissions by 2020. 
GHG emissions calculations were made for both transportation and the building 
operational sources of energy consumption, water use, and solid waste generation.   

4.13.3 Impacts 

4.13.3.1 Consequences of Global Climate Change 

The first GHG significance threshold identified above in Section 4.13.2 states that 
significant climate change impacts would result if the ECDSP were to expose substantial 
numbers of people to adverse risk associated with global climate change.  As discussed 
above in Section 4.13.1.3, Implications of Climate Change, statewide average 
temperatures are anticipated to increase by between 3 and 10.5 °F by the year 2100. 
This could result in widespread adverse impacts to ecosystem health, agricultural 
production, water use and supply, and energy demand. Increased temperatures could 
reduce the Sierra Nevada snowpack and put additional strain on the region’s water 
supply. In addition, increased temperatures would be conducive to the formation of air 
pollutants resulting in poor air quality.  

Future residents within the ECDSP area could be exposed to increased risk of 
dehydration, heat stroke, heat exhaustion, heart attack, stroke, and respiratory disease. 
However, these risks would be no different from those experienced by the region as a 
whole. Increased temperatures would result in more frequent use of air conditioning that 
would increase energy costs to residents and could put a strain on the area’s energy 
supplies. Because the ECDSP area is located well inland, no impacts related to sea 
level rise are anticipated.  

Currently, there are no uniform standards for evaluating the significance of potential 
impacts to a project resulting from global climate change. However, the trend in climate 
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change analysis is now on the development of climate adaptation strategies and plans 
as means to adapt to climate change effects. As noted earlier, increased temperatures 
could put a strain on the region’s water and energy supplies and could result in 
increased health risks to the future residents, including inhabitants of the ECDSP area.  
Thus, climate adaptation strategies typically focus on building types and land use 
patterns that minimize water and energy demand to the greatest extent practicable. 
Through its development standards that promote energy efficiency and its Green 
Building Toolkit that provides guidance on achieving better water and energy 
performance, the proposed ECDSP offers some means to adapt to the consequences of 
global climate change.  However, due to the additional development envisioned by the 
ECDSP, its implementation would potentially exacerbate the situation of declining water 
and energy supply and expose people and property to the adverse consequences of 
global climate change. Thus, in accordance with the first significance threshold, the 
consequences of global climate change would be a significant impact. 

4.13.3.2 Generation of GHGs leading to Global Climate Change 

As stated in the second significance threshold in Section 4.13.2, if the ECDSP were to 
result in a considerable contribution of GHGs that would impede implementation of 
AB 32, it would result in a cumulatively significant climate change impact.  Specifically, if 
the ECDSP were to result in a less than 15 percent reduction in GHG emissions below 
existing (2009) GHG emission levels, it would result in a cumulatively significant climate 
change impact. This 15 percent emissions reduction threshold is based on the CARB 
Scoping Plan, which calls for a 15 percent reduction in existing emissions consistent with 
the AB 32 2020 goal to achieve a near 30 percent reduction in business as usual 
emissions. 

Therefore, an assessment was made to estimate the total GHG emissions resulting from 
existing uses within the ECDSP area and then to compare it with an estimate of 
emissions that would result from buildout of the proposed ECDSP. Existing and buildout 
GHG emissions fall into two major categories:  those associated with transportation and 
those associated with operational electricity use, natural gas consumption, water use, 
and solid waste disposal.  For comparative analysis, emissions of these five primary 
sources were calculated for (a) the existing (2009) land uses, and (b) buildout (year 
2030) of the proposed ECDSP. A summary of the modeled land uses for both of these 
scenarios is shown in Table 4.13-4. 
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TABLE 4.13-4 
EXISTING AND FUTURE MODELED LAND USES 

 
 
Land Use 

 
Existing (Year 2009) 

 Buildout of ECDSP 
(Year 2030) 

Single Family (units) 377   
Multi-Family (units) 2,865  21,133 
Hotel (rooms) NA  1,400 
Retail (square feet) 1,776,046*  2,419,067 
Office (square feet) 4,204,694*  8,432,764 
Park (acres) 5.8  82 
* Calculated based on acreage (square footage data not available).  The Floor Area Ratio (FAR) is the ratio of the total 
floor area of buildings on a lot to the size of the land on the lot. This analysis assumes a FAR of 0.6/acre and is consistent 
with typical development guidelines. 
NA = Data not available. 

 

The three primary GHGs that would be emitted by each scenario are CO2, CH4, and 
N2O. The 100-year GWP potential for CO2, CH4, and N2O are 1, 21, and 310, 
respectively. The GHG emission factors for these three primary GHGs are listed below 
in Table 4.13-5. 

TABLE 4.13-5 
GHG EMISSION FACTORS 

 

Gas 

Vehicle Emission 
Factors 

(pounds/gallon)1 

Electricity Generation 
Emission Factors 
(pounds/MWh)2,3 

Natural Gas Combustion 
Emission Factors 
(pound/million ft3)4 

Carbon Dioxide 19.564 1,340 120,000 
Methane 0.00055 0.0111 2.3 
Nitrous Oxide 0.0002 0.0192 2.2 

1SOURCE: BAAQMD 2006. 
2SOURCE: U.S. DOE 2002. 
3Emissions associated with water use are calculated from the embodied energy in a gallon of water 
multiplied by the same emissions factors for electricity generation.  Waste emissions were similarly 
calculated using the U.S. EPA WasteReduction model (WARM) emission factors specific to each waste type 
(e.g., glass, metal, plastic). 
4SOURCE: U.S. EPA 1998. 
 

Table 4.13-6 provides a summary of the GHG emissions calculated for the existing 
(2009) land uses and buildout of the proposed ECDSP.  As shown, the proposed 
ECDSP would result in a significant increase (i.e., greater than 15 percent) in GHG 
emissions over existing conditions. This is largely due to the substantial increase in the 
number of housing units allowed in the ECDSP compared to existing conditions, despite 
the GHG reduction features incorporated into the ECDSP (see subsection c).  
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TABLE 4.13-6 
SUMMARY OF EXISTING AND FUTURE GHG EMISSIONS  

(metric tons of CO2 Eq) 
 

 
Emission Source 

 
Existing (Year 2009) 

 Buildout of ECDSP 
(Year 2030) 

Vehicle 110,509  148,438 
Electricity 65,271  159,423 
Natural Gas 16,090  59,147 
Water 1,816  7,347 
Solid Waste 7,710  17,322 
TOTAL 201,396  391,677 
 

Details of the GHG calculations and consequences of each scenario are described in the 
following paragraphs.  

a. GHG Emissions 2009 

Transportation 

Total VMTs were estimated by multiplying the existing ADT of 106,072 by the average 
trip length for San Diego County of 5.8 miles (SANDAG 2009). It was thus calculated 
that the existing land uses generate 615,218 total VMT daily. Using the California 
Department of Transportation (Caltrans) current (year 2009) estimated average fuel 
economy of 18.1 miles per gallon (mpg) (Caltrans 2009), vehicle emissions associated 
with the existing land uses were calculated to generate 110,509 MTCO2E per year. 

Electricity 

Due to the nature of the electrical grid, it is not possible to say with certainty where 
energy consumed will be generated. Therefore, GHG emissions resulting from electricity 
generation were estimated using national average emission factors developed by the 
U.S. Department of Energy (U.S. DOE 2002) and existing electricity consumption rates. 
The average electricity consumption rates for residential and commercial uses were 
obtained from consumption data published by the U.S. Energy Information 
Administration (EIA). In California in 2007, the average electricity consumption for a 
residential consumer was 580 kilowatt hours (kWh) per month per consumer (U.S. EIA 
2007). The average annual consumption rate for commercial uses was 14.1 kWh per 
square foot per year (U.S. EIA 2006). By multiplying these average consumption rates 
by the number of residential units and retail and office square footage shown in Table 
4.13-4 and emission factors shown in Table 4.13-5, it was calculated that the existing 
land uses consume 106,892,754 kWh per year. This results in the emission of 65,271 
MTCO2E per year. 
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Natural Gas 

GHG emissions resulting from natural gas combustion were estimated using the 
emission factors developed by the U.S. EPA and average natural gas consumption 
rates. The existing average natural gas consumption rate for a residential single-family 
consumer was 62,384.4 cubic feet per year, the natural gas consumption rate for a 
residential multi-family consumer was 37,547,64 cubic feet per year, the natural gas 
consumption rate for a commercial-retail consumer was 34.8 cubic feet per square foot 
per year, and the natural gas consumption rate for a commercial-office consumer was 24 
cubic feet per year (Rimpo and Associates 2007). By multiplying these average 
consumption rates by the number of residential units and commercial square footage 
shown in Table 4.13-4 and emission factors shown in Table 4.13-5, it was calculated that 
the existing land uses consume 293,811,964 cubic feet per year. This results in the 
emission of 16,090 MTCO2E per year.  

Water 

Water use and energy are closely linked. The provision of potable water to residents 
consumes large amounts of energy associated with five stages: source and conveyance, 
treatment, distribution, end use, and wastewater treatment. This inventory estimated that 
delivered water for the ECDSP area would have an embodied energy of 2,779 kWh/acre 
foot or 0.0085 kWh/gallon (Torcellini et al. 2003). The current total demand for water 
amounts to 1,073.99 af/y which is equivalent to 958,798 gallons per day (Helix Water 
District 2009). The embodied energy demand associated with this water use was 
converted to GHG emissions with the same electrical grid coefficients as the other 
purchased electricity. This results in 1,816 MTCO2E per year.  

Solid Waste 

The disposal of solid waste produces GHG emissions from anaerobic decomposition in 
landfills, incineration, transportation of waste, and disposal. In 2008, the City generated 
106,711.70 tons of solid waste (City of El Cajon 2010). Data obtained from the California 
Department of Resources Recycling and Recovery (CalRecycle) indicate that average 
daily per-unit waste disposal rates range from 3.6 to 8.6 pounds per residential unit and 
from 0.0025 to 0.046 pounds per square foot of commercial space (CalRecycle 2009). 
Using the higher, more conservative values, existing solid waste generation within the 
ECDSP area was calculated to be 55,296.63 tons per year. This value was then 
multiplied by emissions factors used in the EPA Waste Reduction Model (WARM) for the 
different material classes (glass, metal, plastic, etc) and two different waste streams (to 
landfill or to recycling) (U.S. EPA 2010). For the landfill estimates, landfill gas recovery 
for energy was assumed, and for both the landfill and recycling estimates, a truck haul 
distance of 20 miles and frequency of once per week. Local recycling and disposal (to 
landfill) percentages (of total waste generated) were also obtained from CalRecycle and 
reflect current waste disposal practice in accordance with the statutory 50 percent 
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diversion mandate.  The modeled results estimate that solid waste disposal associated 
with existing land uses generates 7,710 MTCO2E of GHGs per year. 

b. Buildout of ECDSP (Year 2030) 

Transportation 

Total VMTs for the proposed ECDSP were calculated by multiplying the total trip 
generation of 209,913 ADT (or 103,841 ADT in addition to existing ADT) calculated in 
the traffic report by the average trip length of 5.8 miles for San Diego County (SANDAG 
2009).  Thus, 1,217,495 total daily VMT for buildout of the ECDSP was estimated. This 
value was divided by the projected average fuel economy of 18.8 mpg (Caltrans 2009) to 
determine the total annual vehicle fuel consumption associated with buildout of the 
ECDSP of 23,637,543 gallons. In addition, the following actions would reduce future 
GHG emissions from vehicle travel and were taken into account when calculating future 
(year 2030) vehicle emissions: 

 In April 2009, CARB adopted a Low Carbon Fuel Standard that will reduce GHG 
emissions from transportation fuels by ten percent by 2020 (State of California 
2009). AB 118, the Alternative and Renewable Fuel and Vehicle Technology 
Program, will support this regulation by financing development and deployment of 
low-carbon fuels such as plug-in hybrid, battery electric, fuel-cell and fuels refined 
from organic waste (CEC 2009).  

 AB 1493 directed CARB to adopt regulations that would decrease GHG emissions 
from new passenger vehicles through technical improvements, beginning with the 
2009 model year. These regulations are expected to reduce emissions 30 percent 
in new passenger vehicles by 2016, and are estimated to result in an 18 percent 
GHG emissions reduction across the passenger fleet (California Clean 
Cars Campaign 2006). 

With these assumed reductions, vehicle emissions associated with buildout of the 
proposed ECDSP would generate 148,438 MTCO2E per year. 

As described below under the heading ECDSP GHG Reduction Measures, the proposed 
ECDSP comprises a compact, vertical, smart growth land use pattern that would serve 
to reduce per capita vehicle trips and trip lengths compared to a suburban land use 
pattern.  The advantage of this pattern from a VMT perspective was captured in the 
ECDSP TIA calculation of total ADT, and is thus reflected in these VMT and GHG 
calculations. 

It has been shown that compact development, such as that which is represented in the 
proposed ECDSP, can reduce VMT and therefore fuel consumption and greenhouse gas 
emissions when such development makes up a significant portion of new development. 
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The proposed ECDSP would provide an opportunity for more than 17,000 housing units 
within the downtown area, offering people throughout the region various housing types.  

Preliminary estimates of the ECDSP trip lengths indicate that trip lengths would be on 
the order of 6.2 miles.  This is longer than the regional 5.8-mile average, but shorter than 
the current citywide average trip length.  Thus, residents who might otherwise live 
outside the ECDSP but who choose to move to the ECDSP could reduce their per capita 
trip length.  Although average VMT on a regional basis would not be measurably 
affected with the implementation of the ECDSP, commuters who might otherwise have 
to look beyond San Diego County for workforce housing will have more options in the El 
Cajon area where public transit facilities are in close proximity to the redevelopment 
area. This would translate to a reduction in VMT for that segment of the population that 
might otherwise choose housing in adjacent counties such as Riverside and Imperial, 
and for in-county residents whose current daily trip lengths are greater than that 
projected for the ECDSP (6.2 miles). While this would decrease GHG emissions 
associated with vehicle use by these persons, and perhaps from the City as a whole, 
from a regional perspective, given the relatively small size of the ECDSP relative to the 
entire county, the regional average trip length (and resulting VMT) would not be 
measurably affected, nor would regional vehicle GHG emissions.  

Electricity 

GHG emissions resulting from electricity generation associated with buildout of the 
proposed ECDSP were estimated using the average emission factors in Table 4.13-5 
and average electricity consumption rates. Electricity emissions estimates for the 
proposed ECDSP also took into account the statewide RPS regulation on public energy 
utilities to reduce GHG emissions from electricity: 

 Implementation of the RPS, which requires utilities to purchase 20 percent of their 
electricity from renewable sources, would reduce GHG emissions by 2020 by 13 
percent overall. 

With these assumptions, it was calculated that buildout of the proposed ECDSP would 
generate 159,423 MTCO2E per year from electricity use. 

As described below under the heading ECDSP GHG Reduction Measures, the proposed 
ECDSP includes incentives for builders to increase their energy efficiency beyond what 
is required by the current energy code. These incentives are included in the ECDSP 
development standards as development bonuses, and in the ECDSP Design Guidelines’ 
Green Building Toolkit as optional design standards.  Furthermore, the statewide 
CALGreen green building code, which becomes effective January 2011 (see Section 
4.13.1.1.c), includes mandatory energy efficiency standards (the same as the energy 
code) and water conservation standards (20 percent more efficient than the current 
plumbing code), as well as optional, incentivized Tier I and Tier II standards, that would 
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further reduce energy consumption and associated GHG emissions.  Given the variable 
and voluntary nature of these increased efficiency standards, the energy savings and 
resulting GHG emissions reductions from them cannot be readily quantified and were 
not accounted for in these electricity GHG estimates for the proposed ECDSP.  It is 
likely, however, that given the incentives in the ECDSP and CALGreen, total electricity 
GHG emissions would be somewhat less than the volume calculated here.   

Natural Gas 

GHG emissions resulting from natural gas combustion were estimated using electricity 
emission factors developed by the U.S. EPA and existing natural gas consumption rates. 
Buildout of the proposed ECDSP was thus estimated to consume 793.49 million cubic 
feet of natural gas per year, resulting in the emission of 59,147 MTCO2E per year.  

As described in the paragraph above regarding electricity emissions, it is likely that 
future buildings within the ECDSP area would consume less-than-average rates of 
natural gas, given incentives in the ECDSP and CALGreen to increase energy efficiency. 
However, the energy savings and resulting GHG emissions reductions from these 
incentivized programs cannot be readily quantified and were not accounted for in this 
estimate of GHG emissions from natural gas combustion associated with buildout of the 
ECDSP.  

Water 

Emissions due to water use were calculated using the same methodology as described 
in the discussion of existing water use above. The total demand for water with buildout of 
the proposed ECDSP would amount to 4,343.98 af/y as projected in the ECDSP WSA, 
which is equivalent to 3,878,061 gallons per day (Helix Water District 2009). Helix’s 
calculation of the ECDSP water demand took into account various water conservation 
techniques as required in the state plumbing code and in other programs, including the 
outdoor xeriscape landscaping guidelines. The embodied energy demand associated 
with the projected ECDSP water use was converted to GHG emissions with the same 
electrical grid coefficients as the other purchased electricity. Water use associated with 
buildout of the proposed ECDSP would result in the emission of 7,347 MTCO2E per 
year. 

As described below under the heading ECDSP GHG Reduction Measures, the proposed 
ECDSP includes a Green Building Toolkit that contains optional design standards that 
may serve to reduce water use even further than mandated by the plumbing code or 
Helix conservation programs.  Furthermore, the statewide CALGreen green building 
code, which becomes effective January 2011 (see Section 4.13.1.1.c), includes a 
mandatory water conservation minimum standard to achieve 20 percent greater water 
conservation than the current plumbing code, and optional Tier I and Tier II standards for 
even greater water conservation. These potential reductions in water use GHGs cannot 
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be readily quantified at the program level however, and were thus not accounted for in 
the water use GHG estimates for the proposed ECDSP.  

Solid Waste 

The disposal of solid waste produces GHG emissions from anaerobic decomposition in 
landfills, incineration, transportation of waste, and disposal. Buildout of the proposed 
ECDSP would generate 124,269.36 tons of solid waste based on the countywide 
average waste generation rates obtained from CalRecycle as discussed above under 
existing emissions. Multiplying this value by emission factors in the EPA’s WARM 
yielded an estimate of solid waste associated with buildout of the proposed ECDSP of 
17,322 MTCO2E per year. 

As described below under the heading ECDSP GHG Reduction Measures, the proposed 
ECDSP includes a Green Building Toolkit that contains optional design standards that 
may serve to reduce materials use and waste disposal.  Furthermore, the statewide 
CALGreen green building code, which becomes effective January 2011 (see Section 
4.13.1.1.c), includes optional Tier I and Tier II standards for waste reduction that would, 
if complied with, achieve greater waste reduction than is mandated under existing waste 
disposal regulations.  These potential reductions in waste generation and associated 
reductions in GHG emissions cannot be readily quantified at the program level however, 
and were not accounted for in these GHG estimates for the proposed ECDSP.  

ECDSP GHG Reduction Measures 

The proposed ECDSP would incorporate the following measures that would help reduce 
per capita and overall GHG emissions in the two categories of transportation and 
operation. 

Transportation Measures 

The proposed ECDSP would: 

 Provide additional streets and alleys, realign a couple of streets, and provide wider 
sidewalks, street trees, and street furniture to increase pedestrian friendliness; 

 Provide Class II bike lanes throughout the ECDSP area;   

 Provide a new shuttle bus connecting each of the primary Activity Centers;  

 Reduce headway time between existing bus service during peak hours;  

 Improve services and amenities at and surrounding the Transit Center and planned 
transit hubs within the ECDSP area;  
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Provide an interrelated compatible mix of residential and commercial uses that may 
promote job creation, a viable jobs/housing balance, and reduced dependence on 
the automobile; 

 Promote development of urban villages and a better jobs/housing balance by 
promoting a mix of supporting land uses surrounding the Transit Center and the 
Civic Center; 

 Enhance connectivity for all modes of travel through planned redesign of the street 
and alley grid system that includes the removal and minimization of difficult street 
crossings and dead-end streets, and improvement of sidewalks and streetscapes; 

 Increase opportunities for walking and cycling, thereby promoting community 
health through the planned addition of designated Enhanced Pedestrian Corridors, 
new bikeways and bike storage requirements, landscaped boulevards, greenbelts, 
parks, and Activity Centers to the street/alley network; 

 Direct pedestrian travel away from traffic and increase pedestrian safety through 
designation of Enhanced Pedestrian Corridors and provision of greenbelts, plazas, 
and civic or recreation facilities; 

 Locate planned Activity Centers, open spaces, public amenities, and parking 
structures in consideration of connectivity for future residents and visitors; 

 Promote transit ridership and conform to General Plan/RCP criteria for smart 
growth areas and provide residents easy access to areas outside of the City 
through intensification of land use near a transit station. 

These measures are based on smart growth principles and regional goals to better 
integrate mixed land uses with different modes of transportation.  Given that the ECDSP 
locates dense housing proximate to employment, recreation, education, civic areas and 
public transit facilities, and provides enhanced pedestrian and cycling opportunities, 
future residents and visitors to the downtown may enjoy more amenable walking and 
cycling conditions, reduced dependence on private automobiles, and shortened trip 
lengths when they do drive. 

Operational Measures 

To potentially reduce operational emissions associated with building occupancy, the 
proposed ECDSP would: 

 Provide a compact development footprint through increased allowable density and 
building heights, reduced surface/street parking requirements, and reduced 
building setbacks that maximize land utilization and energy and other infrastructure 
efficiency; 
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Provide recommendations for passive design and other energy efficient green 
building methods, as well as appropriate use of renewable energy systems and 
energy-efficient appliances in its Design Guidelines’ Building Green Toolkit; 

 Provide design recommendations in its Design Guidelines’ Building Green Toolkit 
for window placement, clerestory windows, ceiling fans, and cool roofs, to provide 
ventilation and cooling that uses natural renewable resources; 

 Consider height bonuses in exchange for future projects that incorporate five or 
more energy efficiency measures defined in the Building Green Toolkit of the 
ECDSP Design Guidelines; 

 Provide other site planning and architectural design recommendations in its Design 
Guidelines’ Building Green Toolkit that, if incorporated into future projects, would 
reduce water consumption (and the energy use/GHG emissions associated with), 
such as rainwater gardens, water-efficient appliances, irrigation water sensors, 
individual water metering, and water recharge through permeable surfaces;  

 Recommend use of environmentally-friendly landscaping throughout the ECDSP 
residential common areas and public open spaces/plazas, to minimize potable 
water consumption;  

 Implement an extensive tree planting program that may reduce or sequester 
carbon emissions. 

To the extent that these measures are incorporated into future redevelopment within 
the ECDSP, there would be reductions in emissions of GHG.  This reduction, however, 
cannot be quantified at the program level as project specific measures are unknown at 
this time.  

4.13.4 Level of Significance Prior to Mitigation 
The first GHG significance threshold identified above in Section 4.13.2 states that 
significant climate change impacts would result if the ECDSP were to expose substantial 
numbers of people to adverse risk associated with global climate change. There are no 
uniform standards for evaluating the significance of potential impacts to a project 
resulting from global climate change. However, the consequence of increased 
temperatures could put a strain on the region’s water and energy supplies and could 
result in increased health risks to the future residents, including inhabitants of the 
ECDSP area. Due to the additional development envisioned by the ECDSP, its 
implementation would potentially exacerbate the situation of declining water and energy 
supply and expose people to the adverse consequences of global climate change. 
Impacts associated with the first significance threshold are thus potentially significant.  
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As stated in the second GHG significance threshold, if the ECDSP were to result in a 
considerable contribution of GHGs that would impede implementation of AB 32 (i.e., 
generate less than a 15 percent reduction in GHG emissions below existing GHG 
emission levels), it would result in a cumulatively significant climate change impact. The 
proposed ECDSP would result in a significant increase in GHG emissions over existing 
conditions (see Table 4.13-6) because it would increase GHG emissions by over 
15 percent. This is due to the large increase in the number of housing units proposed 
under the ECDSP. While the proposed ECDSP seeks to reduce vehicle trips and trip 
lengths and minimize energy and water consumption, the resulting reduction in 
transportation and operational emissions cannot be quantified at this time.  Given the 
State’s mandated goal of reducing statewide GHG emissions to 1990 levels, the 
incremental increase of GHG emissions resulting from the proposed ECDSP would be 
considered cumulatively significant. 

4.13.5 Mitigation Measures 

4.13.5.1 Mitigation Relating to GHG Emissions and 
Consequences 

4.13.5.1-1 The City of El Cajon shall adopt a Climate Action Plan within two years of 
adoption of the proposed ECDSP. The Plan shall demonstrate how the City 
proposes to achieve reductions of GHG emissions, consistent with State law. 
The Climate Action Plan shall be developed in coordination with SANDAG 
and SDAPCD and shall, in conformance with CARB guidelines for CAPs, be 
adopted in a public process following environmental review and contain the 
following elements: 

 Quantification of GHG emissions within a defined area that includes the 
project site; 

 A GHG target level identifying where GHG emissions are not 
cumulatively considerable; 

 Specification of binding and enforceable measures to achieve the target 
GHG emissions level; and 

 A process to monitor progress and make amendments if necessary.  

4.13.6 Level of Significance After Mitigation 
Development of a Climate Action Plan would assist the City in reducing global climate 
change impacts.  However, until such time as this plan is adopted and implemented, a 
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reduction in GHG emissions below the thresholds of significance cannot be assured, 
therefore impacts would remain significant and unmitigated. 
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5.0 Significant Unavoidable 
Environmental Effects/Irreversible 
Changes 

CEQA Guidelines Section 15126.2 (b) and (c) require that the significant, unavoidable 
impacts of the proposed project, as well as any significant irreversible environmental 
changes that would result from project implementation, be addressed in the EIR. 

5.1 Significant Environmental Effects Which 
Cannot Be Avoided if the Project Is 
Implemented 

In accordance with CEQA Guidelines Section 15126.2 (b), any significant unavoidable 
impacts of a proposed project, including those impacts that can be mitigated but not 
reduced to below a level of significance despite the applicant’s willingness to implement 
all feasible mitigation measures, must be identified in the EIR.  The proposed ECDSP 
would result in impacts associated with traffic, noise, air quality, and global climate 
change which are significant and unavoidable. All other significant impacts identified in 
Chapter 4.0, Environmental Analysis, of this PEIR, can be reduced to below a level of 
significance with the mitigation measures identified.   

5.2 Irreversible Environmental Changes Which 
Would Result if the Project Is Implemented 

In accordance with CEQA Guidelines Section 15126.2 (c),  

Uses of nonrenewable resources during the initial and continued phases 
of the project may be irreversible since a large commitment of such 
resources makes removal or nonuse thereafter unlikely. Primary impacts 
and, particularly, secondary impacts (such as highway improvements 
which provide access to a previously inaccessible area) generally commit 
future generations to similar uses. Also irreversible damage can result 
from environmental accidents associated with the project. Irretrievable 
commitments of resources should be evaluated to assure that such 
current consumption is justified. 
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Nonrenewable resources generally include biological habitat, agricultural land, mineral 
deposits, water bodies, and some energy sources.  As evaluated in Section 8.0 of this 
PEIR, implementation of the proposed ECDSP would not result in significant irreversible 
impacts to agricultural, biological, or mineral resources.  Implementation of the proposed 
ECDSP would, however, require the irreversible consumption of natural resources and 
energy.  Natural resource consumption would include lumber and other forest products, 
sand and gravel, asphalt, steel, copper, other metals, and water.  Building materials, 
while perhaps recyclable in part at some long-term future date, would for practical 
purposes be considered permanently consumed. Energy derived from non-renewable 
sources, such as fossil and nuclear fuels, would be consumed during construction and 
operational lighting, heating, cooling, and transportation uses.  
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6.0 Growth Inducement 
CEQA Guidelines Section 15126(d), requires that an EIR discuss whether or not a project 
may be growth inducing.  The question to be asked is whether or not a “project would foster 
economic or population growth, or the construction of additional housing, either directly or 
indirectly, in the surrounding environment” (emphasis added).  This includes a discussion of 
whether the project would remove obstacles to population growth.  CEQA Guidelines 
Section 15126.2(d) further states that “it must not be assumed that growth in any area is 
necessarily beneficial, detrimental, or of little significance to the environment.” This section 
of the PEIR discusses growth inducement as it relates to 1) increases in population density, 
2) economic growth, 3) construction of additional housing units, and 4) removal of obstacles 
to population growth.   

6.1 Growth Inducement due to Population 
Growth 

The City has experienced, and is projected to continue to experience, significant rates of 
growth and development throughout the next 25 years. Pursuant to SANDAG projections, 
the City’s population is expected to increase by more than 15 percent by the year 2030. 

The ECDSP was developed in response not only to the City’s projected population and 
housing needs, but to current demographic trends and to regional and state environmental 
planning goals. Current demographic trends show a larger percentage of population 
choosing to live near downtown areas as opposed to outlying suburbs.  State and regional 
planning goals include goals to reduce GHG emissions and our environmental footprint in 
general, by accommodating population in existing urban areas in proximity to public transit 
and employment. 

While growth in the City’s past was generally accommodated in undeveloped land located in 
the fringes of the City, the proposed ECDSP aims to accommodate long-range population by 
redirecting growth toward the urbanized central downtown area of the City. The proposed 
ECDSP provides for the expansion of residential uses into existing vacant and underutilized 
commercial and industrially designated lands, as well as intensifying lower density residential 
areas, within the ECDSP area. Zoning provisions, development regulations, and design 
guidelines incorporated in the proposed ECDSP would ensure that future development 
within the ECDSP area is facilitated in a comprehensive and coordinated manner. Build-out 
of the proposed ECDSP, over the next 25 years, is anticipated to result in a total population 
of 58,614 residents. 

One goal of the proposed ECDSP is to meet projected population growth and housing needs 
in accordance with smart growth principles.  Through the placement of higher density 
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residential development in areas in and around transit and commercial corridors, the 
proposed ECDSP would result in the creation of a mixed use urban environment that 
supports transit and pedestrian activity, while minimizing impacts on surrounding stable 
residential neighborhoods. Overall, the proposed ECDSP would not result in a significant 
growth impact associated with population growth because it facilitates a plan to 
accommodate the City’s projected growth. Other potential environmental impacts associated 
with population growth in the ECDSP area (e.g., transportation/traffic, air quality, noise, 
public services/utilities) are addressed in the relevant sections of this PEIR. 

6.2 Growth Inducement due to Economic 
Growth 

The proposed ECDSP would provide new residential opportunities within the City’s 
downtown area.  As people choose to live in the ECDSP area rather than elsewhere in the 
San Diego region, even greater potential for growth may evolve.  The increased population 
of the area could further foster economic growth by increasing demand for local retail, and 
stimulating employment opportunities. The economic growth of the ECDSP area would not 
be considered growth inducing because it is tied to the expected population growth in an 
area identified to accommodate such growth. Therefore, the proposed ECDSP would not 
result in a significant growth impact associated with economic growth.  

6.3 Growth Inducement due to Construction of 
Additional Housing 

There are currently 3,242 existing dwelling units in the ECDSP area. Buildout of the 
proposed ECDSP could result in an additional 17,891 dwelling units, for a total of 21,133 
units in the ECDSP area. Using a population generation rate of 2.76 people per unit from the 
State Department of Finance records, the increased number of units could house an 
additional population of 49,379. Although, the proposed ECDSP would result in additional 
housing beyond existing conditions, the plan would accommodate an already projected 
increase in population (see above Section 6.1). Table 6-1 summarizes the increase in 
population and housing units over the existing condition. 

TABLE 6-1 
POPULATION AND HOUSING UNITS 

 Existing in the 
ECDSP area 

Increase under 
Proposed ECDSP 

Buildout total in the 
ECDSP area 

Housing   3,242 du 17,891du 21,133du 
Population   8,948 49,379 58,327 
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By adding new residents, the amount of consumers in the ECDSP area would increase 
resulting in the need for additional commercial services. As stated above, the proposed 
ECDSP is aimed at accommodating population growth projections for the City, in an area 
where commercial growth is already anticipated. Due to the fact that the proposed ECDSP 
includes planned commercial growth in the area, the plan would not be growth inducing with 
respect to the construction of additional housing.  

6.4 Growth Inducement due to Removal of 
Obstacles to Population Growth  

The proposed ECDSP recognizes that infrastructure capacities would have to be increased 
to accommodate projected growth. The ECDSP includes public infrastructure improvements 
coupled with a phasing and financing plan that would time the increases in infrastructure 
capacity to coincide with future development. As discussed in Section 4.10, Public Services 
and Utilities , provision of utilities would require specific project-level information and would 
be reviewed on an individual project basis.  

6.5 Conclusion 

While the proposed ECDSP would result in the development of increased residential 
capacity within the ECDSP area, it would not foster unplanned population or economic 
growths, the construction of additional housing beyond that contemplated, or remove 
obstacles to additional population growth. Therefore, the proposed ECDSP would not be 
considered growth inducing. 
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7.0 Cumulative Impacts 
Section 15130(a) of the CEQA Guidelines requires a discussion of cumulative impacts of 
a project “when the project’s incremental effect is cumulatively considerable.” 
Cumulatively considerable, as defined in Section 15065(c), “means that the incremental 
effects of an individual project are considerable when viewed in connection with the 
effects of past projects, the effects of other current projects, and the effects of probable 
future projects.”  

The evaluation of cumulative impacts is to be based on either (A) “a list of past, present, 
and probable future projects producing related or cumulative impacts, including, if 
necessary, those impacts outside the control of the agency,” or (B) “a summary of 
projections contained in an adopted plan or related planning document, or in a prior 
environmental document which has been adopted or certified, which described or 
evaluated regional or area wide conditions contributing to the cumulative impact.” This 
analysis relies on regional planning documents, in accordance with Section 
15130(b)(1)(B), to serve as a basis for the analysis of the cumulative effects of the 
proposed ECDSP. 

In addition, Section 15130(e) states that an EIR “should not further analyze a cumulative 
impact if it was adequately addressed in a prior EIR for a community plan, zoning action, 
or general plan, and the project is consistent with that plan.”  

The existing City of El Cajon General Plan 2000 was adopted by the City Council on 
January 8, 1991, and amended February 10, 1998. While the plan includes important 
goals and objectives relative to the growth of the City, its horizon date does not allow a 
comprehensive view of the future. Therefore, this chapter relies on the SANDAG RCP as 
the foundation for the cumulative analysis for the proposed ECDSP. The cumulative 
impacts assessment in this section primarily relies on the cumulative impact 
determinations in the RCP PEIR as adopted in June 2004.  

On July 23, 2004, the SANDAG Board of Directors adopted the RCP to serve as the 
long-term planning framework for the San Diego region. The document addresses the 
region’s housing, economic, transportation, environmental and overall quality-of-life 
needs. The goal of the RCP is to ensure a high quality of life for current and future 
generations and to work toward a society that has resolved its housing shortage, 
transportation problems, and energy issues, and provides healthy, desirable 
environments for people and nature. It provides a broad context in which local and 
regional decisions can be made that move the region toward a sustainable future with 
more choices and opportunities for all residents of the region. The RCP integrates local 
land use and transportation decisions and focuses attention on future growth.  
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Development pursuant to the RCP would occur in accordance with the identified 
framework for growth and development intensities. This framework aims to reduce the 
number of housing units and residents that are expected to be "exported" from the 
region by 2030.  To achieve this, the RCP identifies certain areas in the region as Smart 
Growth Opportunity Areas (SGOAs). Designation of these SGOAs is intended to provide 
guidance to local governments, property owners, and service providers as to where 
smart growth development should occur from a regional perspective, and focuses 
attention on these areas as local jurisdictions update their general plans and 
redevelopment plans. The land uses and the associated potential development 
designated in the proposed ECDSP correlates to regional growth estimates made by the 
RCP.  

For most subject areas, the RCP provides the regional basis for the cumulative analysis. 
The cumulative discussion evaluates the proposed ECDSP for conformance to the RCP 
and identifies those areas where it may differ from the plan. For more localized impact 
areas, the region discussed is the City. 

7.1 Land Use, Planning, and Zoning 

The cumulative assessment of land use impacts relies on the RCP and the analysis of 
impacts in the certified RCP PEIR. SANDAG forecasts significant population growth, 
estimating the addition of more than one million people to the region over the next 30 
years. If homes continue to be built at a slower pace than housing demand, interregional 
commuting will increase. Under current land use plans, SANDAG estimates that 
approximately 93,000 households will be exported to areas outside San Diego County, 
resulting in strains on transportation and infrastructure systems, impeded economic 
growth, and degrading environmental and overall quality of life. The RCP provides a 
comprehensive framework for jurisdictions to update local plans to encourage local 
communities to focus future growth as redevelopment and infill in urbanized 
communities.  

The RCP’s study area includes the greater Southern California/Northern Baja area, 
which contains a substantial amount of undisturbed, undeveloped lands. The RCP 
accounts for the fact that the conversion of these lands to urban uses would represent a 
significant cumulative land use impact. Certification of the RCP PEIR included the 
adoption of mitigation measures requiring local jurisdictions to adopt plans and/or amend 
existing plans to eliminate inconsistencies with the RCP and encourage growth using 
smart growth policies.   

The proposed ECDSP is consistent with the goals and objectives of the RCP and serves 
as an implementing document to realize SANDAG’s vision for the City, which includes 
the designation of the ECDSP area as a SGOA. Through zoning regulations and 
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development guidelines, the proposed ECDSP would focus future City growth in the city 
center, as opposed to outlying areas. The proposed ECDSP would thereby result in 
increased density and intensity of land uses within the downtown area, leaving existing 
land use plans to govern the outlying, lower density areas of the City. Therefore, the 
proposed ECDSP would not contribute to conversion of lands or redirection of population 
to areas outside the City. Cumulative land use impacts would be less than significant. 

7.2 Aesthetics and Urban Design 

Generally, the cumulative study area associated with aesthetics impacts is the 
geographic area from which a proposed project is likely to be seen, based on 
topography and land use patterns. The cumulative assessment of aesthetic impacts 
relies on the RCP and the analysis of impacts in its certified PEIR. The cumulative study 
area included in the RCP was the entire greater Southern California/Northern Baja 
region. This area consists of significant landscape features and landforms. The RCP 
PEIR concludes that the gradual development of this region would result in cumulatively 
significant aesthetic impacts. The RCP PEIR includes the adoption of mitigation 
measures that provide strategies for future individual development projects to apply in an 
attempt to reduce significant visual impacts from future projects.  

The proposed ECDSP is located entirely within an urbanized area. The proposed 
ECDSP would not result in changes of landform or from open space to developed areas.  
Therefore, build out of the proposed ECDSP would not contribute to significant visual 
impacts.  

Development of the proposed ECDSP districts would occur in previously developed 
locations; however, the aesthetic effects of the proposed ECDSP are focused on the 
bulk and mass represented by the designated land uses.  Future growth has the 
potential to cumulatively impact the visual environment through fundamental changes in 
land use.  The potential for an adverse effect is contingent upon the design and location 
of future buildings. Changes in visual character and quality resulting from individual 
development projects within the ECDSP area could contribute incrementally to 
cumulative impacts with regards to aesthetics. 

The proposed ECDSP contains regulations and design standards which outline 
allowable and recommended parameters for development within the ECDSP area.  The 
design guidelines contain standards such as building heights and massing, protection of 
public view corridors, and circulation linkages that lead to the establishment of a mixed-
use, high-quality, pedestrian-scaled environment.  These design controls placed on 
subsequent individual development projects would ensure that development occurs in 
accordance with the proposed ECDSP goals and design objectives. Therefore, the 
aesthetic impacts would be less than significant. 
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7.3 Transportation, Circulation, and Access 

The RCP concludes that, along with future development, the amount of average daily 
miles traveled at LOS E or F is expected to increase. However, implementation of the 
RCP would ultimately result in the improvement of regional roadway systems. The RCP 
acknowledges that interim significant cumulative impacts could result; however, the 
adoption of mitigation measures requiring future individual development projects to 
address local impacts within a more detailed environmental review, and adopt project 
level mitigation measures to assist in the reduction of local impacts, would reduce these 
impacts to less than significant in the long term. 

The long-term traffic analysis prepared for the proposed ECDSP identifies four 
intersections, 13 roadway segments, and five freeway segments (I-8 and SR-67) that are 
expected to operate below acceptable levels of service as a result of the proposed 
project. As required in the RCP, the traffic analysis includes mitigation measures to 
reduce significant direct project traffic impacts to less than significant, with the exception 
of the four segments on I-8 and one segment on SR-67. Therefore, buildout of the 
proposed ECDSP would add to regional traffic issues on these freeways.  Since impacts 
to I-8 and SR-67 occur within Caltrans’ jurisdiction and although in the planning stages, 
there is no assurance that the widening of these segments will occur in the future, 
impacts to these two freeways remain cumulatively significant and unmitigated.  
Localized impacts at intersections and street segments would be less than significant 
because implementation of the mitigation measures would reduce cumulative traffic 
impacts to less than significant.  

7.4 Noise 

The cumulative assessment of impacts associated with noise impacts relies on the RCP 
and the analysis of impacts in its certified PEIR. The RCP PEIR concludes that while 
short-term construction-related noise impacts are avoided through compliance with local 
ordinances, increased traffic would result in cumulatively significant noise impacts within 
the greater Southern California/ Northern Baja region.  

The proposed ECDSP would result in significant noise impacts to both existing and new 
residential uses resulting from increased traffic and the placement of new commercial 
development proximate to residential receptors such that interior noise levels could 
exceed allowable levels established by Title 24 of the California Code of Regulations.  
Ambient noise levels would also be permanently increased in select areas of the ECDSP 
due to cumulative traffic associated with ECDSP buildout, significantly affecting several 
existing sensitive receptors. The incorporation of noise-specific conditions of project 
approval in the ECDSP would ensure that noise impacts to new development would be 
adequately attenuated. The adoption of the proposed mitigation measure identified in 
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Section 4.4 would reduce significant noise impacts at existing development to a level 
that is less than significant except for several existing residences and a school that 
would be exposed to significantly increased noise levels that would remain unmitigated 
at the plan level.  The proposed project would not contribute to regional noise issues 
because implementation of the proposed ECSP would not create noise impacts outside 
of the ECDSP area.    

7.5 Air Quality 

The cumulative assessment of air quality impacts relies on the current RAQS for the 
SDAB. The RAQS are based on growth projections which differ from the current 
SANDAG growth projections, upon which the proposed ECDSP is based. Therefore, the 
proposed ECDSP is incompatible with the existing RAQS and would result in adding to 
the existing non-attainment levels, resulting in a cumulatively significant air quality 
impact.  The only mitigation for the project’s contribution to cumulative impacts would be 
a revision of the RAQS.  This effort is the responsibility of SANDAG and the SDAPCD 
and is outside the jurisdiction of the City. Therefore, the proposed ECDSP’s contribution 
to cumulatively significant air quality impacts would remain significant. 

As discussed in Section 4.5, the SDAB is currently designated as a non-attainment area 
with respect to state and federal standards for particulates PM10 and PM2.5. Future 
development associated with the proposed ECDSP would generate increased air 
pollution emissions associated with construction activities, transportation, and stationary 
sources. Construction activities, in particular, could result in short-term emissions of 
PM10 and PM2.5. In addition, the increased volume of traffic generated by infill and 
redevelopment activities within the ECDSP area, and the operational emissions form 
these new uses, would increase localized concentrations of particulates and contribute 
to a net increase in cumulative emissions of criteria air pollutants. The proposed 
intensification of residential land uses near I-8 would also increase the exposure of 
persons to significant health risk. Therefore, the project’s cumulative contribution to 
regional air quality and exposure of sensitive receptors to air pollutants would be 
significant. 

7.6 Hydrology  

The cumulative assessment of impacts associated with hydrological impacts relies on 
the RCP and the analysis of impacts in the certified RCP PEIR. Implementation of the 
RCP is anticipated to intensify density resulting in cumulative hydrological impacts. 
Development of the RCP would result in construction activities resulting in additional 
impervious surfaces, increasing the amount potential polluted run-off to reach storm 
drains and natural drainages. Pursuant to the RCP PEIR, future development would be 
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required to comply with existing regulations, including the development of BMPs related 
to both construction and post construction activities. Additionally, the RCP PEIR 
recognizes that existing drainage facilities may require improvements on and off-site to 
accommodate the needs of new development within the study area.  

Due to the urbanized nature of the ECDSP area, implementation of the proposed 
ECDSP would not substantially increase the amount of impervious surfaces within the 
ECDSP area. However, future development could reduce storm water storage capacity, 
resulting in potential flooding impacts. When considered with other development projects 
within the region, especially in light of the deficient storm water system capacity of the 
ECDSP area, the proposed ECDSP could cumulatively impact hydrologic resources. As 
discussed in Section 4.6, mitigation is included requiring future individual projects within 
the ECDSP area to conform to interim drainage control measures until a Citywide 
Drainage Master Plan is implemented.  This would ensure that development in the 
ECDSP would not further impact storm water conveyance systems and drainage 
channel capacities at the project-level.  Implementation of these measures would reduce 
cumulative hydrology impacts to less than significant.  

7.7 Water Quality 

The cumulative assessment of impacts associated with water quality resources relies on 
the RCP and the analysis of impacts in its certified PEIR. From a cumulative 
perspective, implementation of the RCP, when considered with future development in 
the greater Southern California/Northern Baja area, is not anticipated to violate waste 
discharge requirements. Likewise, implementation of the proposed ECDSP would not 
violate of water quality standards or waste discharge requirements. 

Any potential impacts of the proposed ECDSP would be reduced to below a level of 
significance on a project level through project design measures, including BMPs. 
However, because the generation of contaminants could not be completely eliminated, 
the proposed ECDSP could incrementally contribute to cumulative water quality impacts.  

These cumulative impacts would be considered less than significant based on the 
following considerations: 

1. All identified project-level water quality impacts would be reduced to below a 
level of significance through site- and project-specific design features and 
conformance with existing regulatory requirements; and  

2. All individual development projects within the watershed are subject to water 
quality standards identified in the NPDES Permit.  
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Therefore, cumulative water quality impacts associated with implementation of the 
proposed ECDSP would be less than significant. 

7.8 Geology and Soils 

As identified in the RCP PEIR, much of the greater Southern California/ Northern Baja 
area is susceptible to impacts from seismic activity. Although seismic activity can cause 
damage to sub-standard construction, new designs can significantly reduce potential 
damage. Using earthquake-resistant designs for new structures minimizes the impact to 
public safety from seismic events.   

Geologic hazards associated with future development within the ECDSP area are 
related to landslides, liquefaction, and earthquakes. The increase in population that 
would occur with buildout of the proposed ECDSP would combine with other population 
growth in the county that would expose more people to similar geologic risks.  

As discussed in Section 4.8, project-specific soil and geotechnical investigations are 
required for all future development projects within the ECDSP area.  Additionally, all 
projects throughout the Southern California region are required to meet certain safety 
design features which reduce potential geological impacts to a level below significance.  
Therefore, implementation of the proposed ECDSP and associated future development’s 
contribution to a cumulatively significant impact related to geology and soils would be 
less than significant.  

7.9 Cultural and Paleontological Resources 

The cumulative assessment of cultural and paleontological impacts relies on the RCP 
and the analysis of impacts in the certified RCP PEIR. As identified in the RCP PEIR, the 
loss of historic or prehistoric resources from implementation of the RCP will result in a 
significant cumulative impact to cultural resources. Specifically, unidentified cultural 
resources along the I-8 corridor to the city of La Mesa could include buildings and buried 
prehistoric and historic deposits. 

Development pursuant to the ECDSP would not have a significant impact to historic 
resources nor to the historic setting of the City. The City’s two designated historic 
structures  would not be affected by project implementation and any development 
adjacent to these structures (or any future designated historic structures) would be 
required to adhere to the ECDSP development standards, design guidelines, and project 
approval procedures. The project approval procedures include the condition that any 
proposed development (including new construction or substantial modification or 
addition to an existing structure) located within 100 feet of a designated historic resource 
demonstrate that it visually complements the historic resource and is compatible with the 
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historic setting by addressing such features as building mass, materials, colors, and 
architectural features. Therefore, implementation of the proposed ECDSP would provide 
a positive opportunity to preserve historic resources and would not contribute 
significantly to cumulative loss of historic resources. 

In addition, similar conditions in the ECDSP regarding archaeological and 
paleontological resources require monitoring of projects that propose to disturb native 
soils by a depth more than three feet by a qualified archaeologist/paleontologist during 
grading and excavation.  Any archaeological or paleontological resources found would 
be identified, documented, and/or preserved, as recommended by the 
archaeologist/paleontologist.. Therefore, cumulative impacts associated with cultural and 
paleontological resources would be less than significant.   

7.10 Public Utilities and Services  

Cumulative impacts associated with water supply are examined on a regional basis in 
the context of the water supplier, Helix Water District.  Other utilities and services are 
examined on a Citywide basis.   

7.10.1 Water Supply/Systems 
The proposed ECDSP would require water service from the Helix Water District and 
would contribute incrementally to the demand for water services in the region.  As 
discussed in Section 4.10.1, development pursuant to the ECDSP will not be approved 
without assurance from Helix Water District that adequate supply exists to serve the 
project.  Helix has identified a water recharge project that would be available to provide 
additional water in the near future. The recharge project is a joint project with the 
neighboring Padre Dam Municipal Water District and would be funded by grants from the 
U.S. Bureau of Reclamation, U.S. EPA, Proposition 50, and the San Diego County 
Water Authority.  Environmental review of the recharge project is in the preliminary 
stage; however, impacts associated with its construction and operation would be 
addressed in an EIR, along with any needed mitigation measures.  Therefore, 
cumulative impacts associated with water supply would be less than significant.  

7.10.2 Sewer Systems 
As discussed in section 4.10.3, implementation of the proposed ECDSP would increase 
sewage flows within the ECDSP area.  When added to other past, existing, and future 
planned development, the development within the ECDSP area could contribute to 
existing cumulative impacts to sewer systems serving the region. 
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The proposed ECDSP, as well as future development within the City sewer system, 
would be required to improve deficient sewer lines. Additionally, the City will be required 
to purchase capacity rights from the City of San Diego Metro System to accommodate 
projected growth. Therefore, implementation of these citywide mitigation measures 
would reduce cumulative impacts to less than significant. 

7.10.3 Police Protection, Fire and Emergency Medical 
Services 

The overall population growth within the ECDSP area would substantially increase 
demands on law enforcement, fire protection, and emergency medical services.  The 
cumulative impact would be potentially significant.  Anticipated population growth within 
the ECDSP area will be accommodated by the recently approved PSC, newly renovated 
fire stations, and existing EMS assistance.   With these levels of service and personnel 
available for fire service, law enforcement, and emergency, the cumulative impacts 
would be reduced to less than significant.  

7.10.4 Libraries 
Development of the proposed ECDSP would create a demand for library services to 
serve its residents and contribute to the regional, cumulative demand for new or 
expanded library services. As discussed in Section 4.10.6, while various regional 
libraries, including the El Cajon Branch that serves the ECDSP area, currently fall below 
the minimum SDCL service goal, funding for additional library resources as identified in 
the SDCL’s Strategic Plan would be provided through tax increment funds, development 
impact fees, and other sources.  These existing mechanisms would ensure that regional 
library services coincide with demand.  The environmental effects of constructing new or 
expanded libraries would be avoided or reduced to levels below significance through 
adherence to mandatory local and state regulations on construction activity, including 
dust control, drainage and stormwater controls, monitoring for surface and subsurface 
biological and cultural resources, and so on.  Therefore, cumulative impacts associated 
with libraries would be less than significant. 

7.10.5 Schools 
Implementation of the proposed ECDSP would result in an increase of approximately 
2,500 students within the CVUSD and GUHSD. As discussed in Section 4.10.7, the 
resources needed to provide primary and secondary education to the students residing 
within the ECDSP area would not add to the regional cumulative demand for additional 
schools because the forecasted student population can be absorbed into existing 
schools and/or accommodated through developer fees. Therefore, the proposed ECDSP 
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would not contribute to the cumulative need for additional schools and cumulative 
impacts would be less than significant.  

7.10.6 Solid Waste Disposal 
Implementation of the proposed ECDSP, in conjunction with past, present, and other 
future projects, would increase the amount of solid waste generated within the City. The 
City has a contract with Waste Management of San Diego to collect, transport, and 
recycle all solid waste. In turn, Waste Management disposes non-recyclable waste at the 
Otay Landfill, which has adequate capacity through 2030.  Therefore, cumulative solid 
waste impacts would be less than significant. 

7.10.7 Energy Systems 
Implementation of the proposed ECDSP would contribute to the citywide cumulative 
increase in demand for both electricity and natural gas. The regional electricity and 
natural gas provider is a public utility that is mandated by state regulations to both 
decrease reliance on fossil fuels and to decrease reliance on energy imported from 
outside the region.  For example, by 2020, all regional public energy utilities are required 
to provide 33 percent of their energy supply from renewable energy sources located in 
the region.  For private development projects, energy demand is regulated by the 
Title 24 Building Energy Efficiency Standards.  These standards have grown increasingly 
energy-efficient over time, as they are updated every few years.  Green building 
techniques also serve to reduce a building’s energy demand and such regulations 
established in the California Green Building Standards Code (effective January 2011) 
may further reduce future building energy use. The incorporation of increased energy-
efficient design and other green building techniques into ECDSP projects are 
encouraged in the proposed ECDSP development standards and Green Building Toolkit. 
Thus, through adherence to energy policies contained within state regulations and the 
proposed ECDSP, cumulative energy impacts would be reduced to less than significant.  

7.10.8 Communication Systems 
Implementation of the proposed ECDSP, along with past, present, and future projects, 
could result in a cumulative increase in telephone and cable facilities and services. 
However, these services are provided by private utility companies that have the capacity 
to respond to the demands of the region. Therefore, cumulative impacts would be less 
than significant. 
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7.10.9 Parks and Recreation 
Cumulatively, the proposed ECDSP and other citywide projects would place substantial 
demands on neighborhood, community, and regional parks.  However, the proposed 
ECDSP land use map includes a number of new parks and public spaces, and the 
ECDSP text identifies land use policies focused on the development of activity centers 
within each proposed ECDSP District. Each District activity center will include open 
space, community gathering spaces, pocket parks, and/or plaza spaces.  
Implementation of the proposed ECDSP would thus provide adequate park and 
recreational space to serve anticipated population growth not only within the ECDSP 
area, but would serve the citywide population as well. Therefore, the proposed ECDSP’s 
contribution to cumulative impacts to parks would be less than significant. 

7.11 Population and Housing 

The RCP PEIR concluded that regional population growth and the demand for housing 
would result in a significant cumulative impact.  In order to accommodate the anticipated 
growth, the RCP identified portions of the ECDSP area as a SGOA where population 
and associated housing and employment opportunities would be focused. Over the next 
30 years, the proposed ECDSP would result in a net increase of approximately 17,891 
homes within the ECDSP area, thereby substantially increasing the housing stock within 
the City. Although the proposed ECDSP would contribute to an increase in the City’s 
population and housing, it would be localized and is not expected to induce development 
of other areas. Therefore, the proposed ECDSP would not incrementally add to 
cumulative impacts associated with growth in the region, and cumulative impacts to 
population or housing would be less than significant. 

7.12 Hazards and Hazardous Materials 

As discussed in Section 4.12, the proposed ECDSP does not propose specific land uses 
that are anticipated to transport, use, dispose, or release hazardous materials. However, 
during the reconnaissance survey, several properties of environmental concern were 
identified that use, store, and transport hazardous materials. Implementation of the 
proposed ECDSP has the potential to place people adjacent to these sites, and, 
therefore, has the potential to expose people to hazards.   

Similar land uses throughout the City would also likely contain numerous hazardous 
materials. Therefore, the proposed ECDSP could result in a cumulative contribution to 
the regional inventory of hazardous sites.  Future projects within the ECDSP area would 
be required to implement mitigation measures 4.12.5.1-1 through 4.12.5.1-3 if they 
would result in the potential for significant impacts. Therefore, implementation of the 
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mitigation measures would reduce cumulative impacts related to hazards and hazardous 
materials to less than significant. 

7.13 Global Climate Change 

Increased temperatures associated with cumulative global climate change could put a 
strain on the region’s water and energy supplies and could result in increased health 
risks to the region’s residents, including future inhabitants of the ECDSP area. The 
additional development envisioned by the ECDSP would potentially exacerbate this 
regional situation through the emission of greenhouse gases from vehicular traffic and 
building energy use. Global climate change impacts from the ECDSP and other projects 
regionwide could be considered less-than-significant if project implementation would not 
interfere with the achievement of statewide goals to reduce 2020 emissions to 1990 
levels, an approximate 15 percent reduction in 2010 emissions levels and a nearly 30 
percent reduction in 2020 business-as-usual emissions. 

Statewide regulations on automobile engine and fuel manufacturers would reduce 
vehicle emissions significantly by 2020. Changes in driving patterns would also decrease 
emissions. Most vehicles currently on the roadway are less polluting when they are 
operated at speeds designed for maximum efficiency, usually for long uninterrupted 
trips. Thousands of weekday commuters in the San Diego region are not realizing 
maximum efficiency because they travel between urban and suburban areas on 
freeways during peak-hour periods where LOS F is a regular occurrence. Similarly, 
those who choose to avoid long lines of slow-moving traffic on the freeway resort to 
surface streets, yet still face stop-and-go movement due to traffic signals and peak-hour 
congestion as well. 

It has been shown that compact development, such as that which is represented in the 
proposed ECDSP, can reduce driving/VMT, and therefore fuel consumption/combustion, 
(i.e., greenhouse gas emissions) when such development makes up a significant portion 
of new development. The smart growth design of the proposed ECDSP would further 
per-capita vehicle emissions reductions for the City as a whole, but would not be 
sufficient to affect or reduce region-wide vehicle emissions. The ECDSP would provide 
an opportunity for more than 17,000 housing units within the ECDSP area for people 
throughout the region. Although average VMT on a regional basis would not be 
measurably affected with implementation of the ECDSP, commuters who might 
otherwise have to look beyond San Diego County for work force housing would have 
more options in the El Cajon area where public transit facilities are in close proximity. 
This would translate to a reduction in VMT for that segment of the population that might 
otherwise choose housing in adjacent counties such as Riverside and Imperial, and for 
in-county residents whose current daily trip lengths are greater than that projected for 
the ECDSP (6.2 miles). 
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Statewide regulations on public energy utilities and policies incorporated into the 
proposed ECDSP would reduce GHG emissions from energy use; however, the amount 
of the energy emission reductions cannot be accurately quantified at this time given the 
voluntary (but incentivized) nature of the ECDSP policies and variability of future 
projects’ design. Using standard generalized emissions calculations, buildout of the 
proposed ECDSP is estimated to generate a significant increase (more than 15 percent) 
in GHG emissions over existing conditions, due to the ECDSP’s substantial increase in 
allowable housing units and commercial square footage that would be associated with 
increased traffic and energy use. Given the State’s mandated goal of reducing statewide 
GHG emissions, the incremental increase of GHG emissions resulting from the 
proposed ECDSP would be considered cumulatively significant. 

7.14 Conclusion 

When implementation of the proposed ECDSP is considered with the future buildout of 
the RCP cumulative study area, there would be significant cumulative impacts 
associated with traffic (I-8 and SR-76 freeway segments), air quality, and global climate 
change.   
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8.0 Effects Found Not to be Significant 
Pursuant to CEQA Guidelines Section 15128, this section briefly describes the 
environmental issue areas that were determined during preliminary project review not to 
be significant and were therefore not discussed in detail in the PEIR. 

8.1 Agricultural Resources 

The ECDSP area had historically supported agricultural operations.  Orchards and row 
crops occupied the downtown area until the mid-1950s, when agriculture operations 
disappeared and urban development took over. The ECDSP area does not currently 
contain any undeveloped parcels with prime agricultural soils or farmlands, as 
designated by the California Department of Conservation.  The ECDSP area is also not 
subject to, nor near, a Williamson Act contract parcel.  Development associated with 
implementation of the ECDSP would therefore have no effect on agricultural resources.  

8.2 Biological Resources 

The ECDSP area is not located within a high sensitivity area for natural resources.  
Given the highly developed nature of the ECDSP, and the developed surrounding land 
uses, the proposed ECDSP is not anticipated to have an adverse effect on candidate, 
sensitive, or special status species. No riparian habitat or federally protected wetlands 
such as marsh, vernal pools, or coastal area, exist within the ECDSP area. For these 
reasons, implementation of the proposed ECDSP would have no impact on biological 
resources.   

8.3 Mineral Resources 

The mineral resource zone designations for the ECDSP area are MRZ-2 (Resource 
Present) and MRZ-3 (Resource Potentially Present), as identified in the Geology and 
Soils Evaluation for the ECDSP (Appendix N). However, due to the ECDSP area’s 
heavily urbanized environment, as well as observations during the site evaluation, no 
significant economic mineral resources are being extracted within the limits of the 
ECDSP study area. Therefore, the potential for loss of mineral resources due to further 
development in accordance with the proposed ECDSP would not be significant 
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9.0 Project Alternatives 
In order to fully evaluate the environmental effects of proposed projects, CEQA 
mandates that alternatives to the proposed project be analyzed.  Section 15126.6 of the 
State CEQA Guidelines requires the discussion of “a range of reasonable alternatives to 
the project, or to the location of the project, which would feasibly attain most of the basic 
objectives of the project but would avoid or substantially lessen any of the significant 
effects of the project” and the evaluation of the comparative merits of the alternatives. 
The alternatives discussion is intended to “focus on alternatives to the project or its 
location which are capable of avoiding or substantially lessening any significant effects 
of the project,” even if these alternatives would impede to some degree the attainment of 
the project objectives.   

As discussed in Chapters 4.0, Environmental Analysis, and 7.0, Cumulative Impacts, the 
proposed ECDSP was evaluated for significant, direct, and/or cumulative environmental 
impacts related to land use, aesthetics and urban design, traffic, noise, air quality, 
hydrology, water quality, geology and soils, cultural and paleontological resources, 
public services and utilities, population and housing,  hazards, and global climate 
change. After analysis of the ECDSP, significant impacts were identified for land use 
(ALUCP incompatibility), traffic (freeways, streets, intersections and parking), noise 
(traffic noise and ambient noise increase), air quality (state plan incompatibility, 
cumulative net increase in air pollutants, and health risk), hydrology (storm water 
ponding and 100-year flood), geology (seismic-related liquefaction/landslides), public 
utilities (water supply and sewer transport system), hazards (accidental release, school 
proximity, and airport safety) and global climate change (consequences of, and GHG 
emissions).  Mitigation measures have been identified that would reduce all direct and 
cumulative impacts to below a level of significance, with the exception of traffic impacts 
to freeway segments, noise impacts to existing residences, air quality impacts 
associated with state plan incompatibility, cumulative net increase in criteria air 
pollutants and increased health risk, and impacts to global climate change due to 
increased GHG emissions.  In developing the alternatives to be addressed in this 
chapter, consideration was given regarding their ability to meet the basic objectives of 
the project and eliminate or substantially reduce the identified significant environmental 
impacts.  As identified in Chapter 3, the proposed ECDSP contains four overarching 
goals, with nine measurable objectives to meet these goals. 
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The four overarching goals of the proposed ECDSP are as follows: 

1. Increase the City’s economic health through revitalization of the downtown. 

2. Meet the City’s future fair share regional housing goals through intensification of 
housing within the ECDSP area. 

3. Make the City the best possible place to live, work, shop, play, learn, and conduct 
business. 

4. Contribute to the environmental health of City residents through the application of 
land use plans and development standards that promote healthy living and 
sustainable development. 

The nine objectives of the proposed ECDSP include: 

1. Re-establish a traditional urban downtown street grid. 

2. Create a downtown that is vertical and compact. 

3. Enhance the built environment through superior design standards. 

4. Facilitate a mixture of uses in each district. 

5. Increase the amount and quality of housing opportunities downtown. 

6. Establish an urban land use pattern and circulation system that supports walking, 
biking, and transit use. 

7. Establish a pedestrian friendly environment. 

8. Promote economic and social vitality. 

9. Establish a connected open space system. 

The EIR addresses the following project alternatives: No Project–No Build Alternative; 
No Project–No Change in Existing Plans Alternative; Reduced Project Area Alternative; 
and Reduced Building Height/Reduced Density Alternative. A summary of the buildout 
potential of each alternative is shown in Table 9-1. Each major issue area included in the 
impact analysis of this EIR has been evaluated in each of the alternatives analyses 
along with a comparative analysis with the proposed project.  These analyses are 
presented in Sections 9.1 through 9.4.  Section 9.5 provides a summary of the 
comparative assessment. 
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TABLE 9-1 
COMPARISON OF DEVELOPMENT FOR THE PROPOSED PROJECT AND ALTERNATIVES 

 

 
Proposed 

Project 

No Project–
No Build 

Alternative 

No Project–
No Change 
in Existing 

Plans 
Alternative 

Reduced 
Project Area 
Alternative 

Reduced 
Building Height/ 

Reduced 
Density 

Alternative 
Residential Units 21,133 3,242 3,478 19,547 15,320 
Population 58,327 8,948 9,599 53,950 42,283 
Hotel Rooms 1,400 NA 450 1,120 1,400 
Office (SF) 8,432,764 NA 1,410,7742 6,677,959 8,432,764 
Retail (SF) 2,419,067 NA 2,215,500 1,953,994 2,419,067 
Non–residential (Acres) 1 N/A 380 N/A N/A N/A  

1 Includes all existing non-residential land uses types 
2 Includes existing civic buildings and Public Safety Center. 
 

As required under Section 15126.6(e)(2) of the CEQA Guidelines, the EIR must identify 
the environmentally superior alternative. Pursuant to the CEQA Guidelines, if the No 
Project Alternative is determined to be the most environmentally superior project, then 
another alternative among the alternatives evaluated must be identified as the 
environmentally superior project.  Section 9.6 identifies the Environmentally Superior 
Alternative. 

9.1 No Project–No Build Alternative 

CEQA Guidelines Section 15126.6(e)(3)(B) states that the No Project–No Build 
Alternative “means ‘no build’ wherein the existing environmental setting is maintained.” 
With the No Project–No Build Alternative, the proposed ECDSP would not be adopted 
and no further building would occur within the ECDSP area. Thus, this alternative 
reflects the existing environmental conditions. As shown in Table 9-1, existing land use 
in the ECDSP area include 3,242 dwelling units and an estimated population of 8,948; 
and about 380 acres of non-residential uses. The purpose of describing and analyzing 
this alternative is to provide a baseline against which the impacts of the proposed 
ECDSP can be measured. 

9.1.1 Land Use, Planning and Zoning 
The No Project–No Build Alternative represents the existing land use conditions as 
regulated by the General Plan and two existing specific plans which encompass the 
ECDSP area. As detailed in Section 4.1, existing land use patterns within the ECDSP 
area are primarily considered suburban, with parcels that comprise low-rise buildings, 
parking, or lawns.  Other limited portions of the ECDSP area comprise more urbanized 
commercial corridors. Overall, there is a limited sense of connectivity and community 
throughout the existing ECDSP area.  
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Without implementation of the proposed ECDSP, existing development patterns would 
remain.  This includes a street network that contains deterrents to connectivity, a lack of 
distinctive design styles or identifiable neighborhoods, and segregation of different land 
uses.  Therefore, under this alternative impacts associated with a lack of community 
connectivity would be greater than the proposed project. 

However, because no additional development would occur under this alternative, there 
would be no land use actions that would trigger potential incompatibility issues with the 
new Gillespie Field ALUCP or require discretionary review by the ALUC for compatibility. 
Therefore, impacts related to land use and planning resulting from the No Project–No 
Build Alternative would be less than significant and less than the proposed ECDSP. 

9.1.2 Aesthetics and Urban Design 
The existing visual character of the ECDSP area comprises an assortment of low-
buildings, residential neighborhoods, commercial strands, and blighted areas. The No 
Project–No Build Alternative would not change the existing aesthetic make up or urban 
design of the ECDSP area. The proposed ECDSP would bring a sense of visual integrity 
to the ECDSP area through its District-based approach, with each District providing a 
sense of oneness within a bigger tapestry of urban design.  

Because the proposed ECDSP would unify the visual environment and provide 
mechanisms for visual continuity within each proposed District, aesthetic impacts 
resulting from the No Project–No Build Alternative would be greater than the proposed 
ECDSP; but would not comprise a significant impact per CEQA significance thresholds.  

9.1.3 Transportation, Circulation, and Access 
Under the No Project-No Build Alternative there is an estimated total  106,072 ADT on 
project area roads. All project area intersections operate at  LOS C or better and all 
project area street segments operate at a LOS of D or better, except for two street 
segments (Marshall Avenue between the ECTC entrance and Main Street, which 
operates at LOS E; and Johnson Avenue between El Cajon Boulevard and Main Street 
which also operates at LOS E). Four freeway segments (I-8 from Chase Avenue/El 
Cajon Boulevard to Main Street; I-8 from Main Street to Johnson Avenue; I-8 from 
Johnson Avenue to Magnolia Avenue; and SR-67 from I-8 to Bradley Avenue) operate at 
unacceptable levels of service (E or F). The No Project–No Build Alternative would not 
add any additional trips to existing roadways, and these conditions would remain in the 
near-term.   

Projections for the long–term (year 2030) show that for the No Project–No Build 
Alternative all project area intersections would continue to operate at a LOS D or better.  
Eight street segments and all five studied freeway segments would operate at 
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unacceptable levels of service, thus comprising significant traffic impacts according to 
the traffic significance thresholds.  By comparison, the proposed ECDSP would result in 
a total ADT of 209,913 (or net total of 103,841 over existing ADT), resulting in significant 
traffic impacts at four intersections, 13 street segments, and all five studied freeway 
segments including all four segments of I-8 and the single segment of SR-67 included in 
the project area. The No Project–No Build alternative would result in 103,841 fewer daily 
trips than the proposed project. While overall traffic impacts associated with this 
alternative would be less that the proposed ECDSP, traffic impacts to freeway segments 
within the project area would continue to be significant and unmitigated. 

Parking impacts under the proposed ECDSP would be potentially significant. Under the 
No Project–No Build Alternative, parking demand within the area would remain the 
same. Since there are existing underutilized parking spaces available, impacts 
associated with parking would be less than significant and less than the proposed 
ECDSP. 

Buildout of the proposed ECDSP would result in improved pedestrian, bike, mass transit, 
and street and alley planning. Users of these non-motorized mobility systems would 
benefit from proposed ECDSP improvements.  Under the No Project–No Build 
Alternative, these improvements would not occur.  Thus, while the No Project–No Build 
Alternative would not add traffic impacts, other non-motorized forms of mobility would 
not benefit.  

9.1.4 Noise 
Under the No Project–No Build Alternative, retention of the existing conditions would 
avoid the short-term construction-related noise impacts associated with construction of 
the proposed project. The significant impacts to existing residences identified for the 
proposed ECDSP as a result of increased traffic and new commercial development 
would also not occur under this alternative.  

Because land uses would remain unchanged under this alternative, no significant 
increases in traffic or ambient noise would occur as compared to the proposed ECDSP. 
However, as shown in Table 4.4-3 and Figure 4.4-1 in Section 4.4 Noise, existing 
measured exterior ground-floor noise levels exceed 65 dB(A) Ldn at residences adjacent 
to I-8, Magnolia Avenue, Madison Avenue, Avocado Road, Marshall Avenue, Main 
Street, and Chase Avenue. Thus, existing interior noise levels in homes adjacent to 
these roadways may currently exceed Title 24 California Code of Regulations interior 
noise standards for 45 dB(A) Ldn, thus comprising a potentially significant impact. While 
existing noise levels under the No Project–No Build Alternative potentially exceed 
interior noise limits, impacts would be less than the proposed ECDSP since there would 
be no increase in traffic and associated noise, and there would be no new sensitive 
receptors exposed to this noise. 
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9.1.5 Air Quality 
Maintenance of the existing uses within the ECDSP area would eliminate short-term 
emissions associated with grading and construction activities. It would also eliminate 
incompatibility with the existing state air quality plan.  Long-term operational emissions 
would also be less under this alternative, as there would be no new residential or 
additional commercial uses generating additional traffic or stationary source emissions. 
Therefore, the significant impacts identified for the proposed ECDSP associated with 
contributing to net increases in criteria air pollutants and increased exposure to health 
risks from I-8 would not occur under this alternative. Unlike the proposed ECDSP, the 
No Project–No Build Alternative would not result in significant unmitigated air quality 
impacts.  

9.1.6 Hydrology  
Currently, storm water runoff exceeds the capacity of the drainage basins and storm 
water conveyance system, resulting in ponding or storage of excess runoff within streets 
or low-lying areas. Under the No Project–No Build Alternative, the ECDSP area would 
retain its current drainage patterns, storm drain system and drainage channels, resulting 
in the same level of storage of storm water.  

As discussed in Chapter 4.6, it is the storage (or ponding) of storm water that allows the 
City’s current storm water system to work. This is due to the inability of downstream 
channels to handle flows beyond those slowed by the storage. Absent new construction 
activities the current state of the system will continue to operate. The proposed ECDSP 
will allow development that would remove storage or otherwise change the current 
status of the storm drain system resulting in significant impacts. Although the proposed 
project includes mitigation measures to reduce these impacts to less than significant, the 
No Project-No Build Alternative would not result in impacts at all. Therefore, the No 
project-No Build Alternatives impacts associated with hydrology would be considered 
less than the proposed project. 

9.1.7 Water Quality 
The receiving waters for the ECDSP area, the San Diego River, the Pacific Ocean 
shoreline, and Forester Creek, are identified on the state’s current list of impaired 
waters. These waters have degraded water quality due to human activity. Runoff in the 
ECDSP area is likely contaminated with pollutants typical of urban development. There 
are currently few structural measures or BMPs in place in the ECDSP area that prevent 
transport of these pollutants to receiving waters. 

In accordance with recent storm water quality regulations, new or redevelopment 
projects undertaken through the proposed ECDSP would incorporate LID practices, as 
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well as source and structural BMPs, which would lessen or altogether avoid water quality 
impacts. Under the No Project–No Build Alternative, water quality conditions in the 
ECDSP area would not receive the benefits of the latest water quality improvements.  
Therefore, impacts under this alternative would be greater than the proposed ECDSP. 

9.1.8 Geology and Soils 
Under the No Project–No Build Alternative, existing structures would be subject to 
geologic conditions in the project area which include: ground shaking or seismic-related 
ground failure and liquefaction associated with seismic activity at nearby faults. While 
the proposed ECDSP includes mitigation measures to reduce geologic hazard impacts 
resulting from new construction or redevelopment activities to a level that is less than 
significant, the No Project–No Build Alternative would not trigger any impacts associated 
with liquefaction, landslides, unstable soils and expansive soils. Therefore, geological 
impacts associated with the No Project-No Build Alternative would be less than 
significant and less than the proposed ECDSP.  

9.1.9 Cultural and Paleontological Resources 
There are two designated historic buildings within the ECDSP area. These buildings 
would not be affected by implementation of the proposed ECDSP. Likewise, the No 
Project-No Build Alternative would not impact these two historic structures. Therefore, 
impacts to historic resources under this alternative would not be significant (similar to the 
proposed ECDSP).  

Regarding potential sensitive archaeological and paleontological resources which may 
underlie the area, while the proposed ECDSP includes conditions of project approval to 
ensure the recovery of any archaeological and paleontological resources should they be 
disturbed through grading activity, the No Project–No Build Alternative has no potential 
of uncovering such resources. Because any existing undiscovered resources would 
remain buried, archaeological and paleontological impacts would not be significant and 
would be considered less than the proposed project. 

9.1.10 Public Services and Utilities 
Under the No Project–No Build Alternative all services and utilities within the ECDSP 
area would operate as they do today and impacts to public services and utilities would 
not be significant. The No Project–No Build Alternative would not increase the ECDSP 
area population or land use intensity and, therefore, would not result in an increase in 
demands for water, sewer, law enforcement, fire protection, libraries, schools, parks, 
solid waste disposal, gas and electric, or telephone and cable.  
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The proposed ECDSP would also not result in any significant impacts associated with 
these services despite increased demand because existing or proposed plans for 
expanded services would accommodate the needs of the proposed ECSDP. However, 
due to the increased density and intensity of uses associated with the proposed ECDSP, 
impacts to services and utilities would be considered less under this alternative than the 
proposed project. 

9.1.11 Population and Housing 
The ECDSP area has an existing housing stock of 3,242 dwelling units and an existing 
population of 8,948 residents, based on current occupancy rates of 2.76 persons per 
household. The No Project–No Build Alternative would not result in any additional 
housing units being built and would not displace existing housing or people, 
necessitating the construction of replacement housing elsewhere.  Thus it would not 
comprise a significant impact according to CEQA significance thresholds. 

The proposed ECDSP would accommodate 17,891 additional dwelling units and would 
involve the temporary displacement of residents while properties are being redeveloped; 
but construction of replacement housing elsewhere would not be necessitated. The 
proposed project would therefore likewise not result in significant displacement impacts. 
Therefore, population and housing impacts associated with this alternative would be 
similar to the proposed project.   

This alternative would not, however, create the mixed-use centers where residential 
uses would be integrated with employment and commercial uses as proposed in the 
ECDSP.  In addition, the No Project–No Build Alternative would not contribute to the 
attainment of regionwide goals of increasing the stock of housing and affordable units.  
Therefore, although impacts may be similar, the benefits attributed to the increased 
population and housing stock of the proposed ECDSP would not be associated with the 
No Project–No Build Alternative.  

9.1.12 Hazards and Hazardous Materials 
The ECDSP area contains numerous businesses that handle hazardous materials and 
54 properties of identified potential environmental concern, the individual development of 
which could result in significant impacts. Under the No Project-No Build Alternative, no 
development would occur beyond what already exists. Therefore, there would be no 
potential for the release of hazardous materials. Likewise, this alternative would not 
result in any impacts associated with airport safety issues.  

While the ECDSP area has the potential for impacts resulting from the release of 
hazardous materials due to construction activities on sites with contaminated soils 
and/or groundwater underlying the area, these impacts are reduced to less than 
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significant through implementation of mitigation measures. However, because no 
release would occur under the No Project–No Build Alternative, hazardous material 
impacts associated with this alternative would be considered less than significant and 
less than the proposed project.   

9.1.13 Global Climate Change 
Operational emissions of GHGs in the ECDSP area would be less under the No Project–
No Build Alternative, as there would be no new residential or additional commercial uses 
generating traffic or consuming electricity and water (major causes of GHG emissions).  
On a local basis, the No Project-No Build Alternative would not add GHG emissions to 
the region in excess of the existing baseline condition.  Thus, GHG emissions 
contribution to global warming would be less under this alternative compared to the 
proposed ECDSP (see further discussion in Section 4.13.3.2).   

9.2 No Project–No Change in Existing Plans 
Alternative  

CEQA Guidelines 15126.6(e)(3)(A) states that when the proposed project is the revision 
of an existing land use or regulatory plan, policy or ongoing operation, the "no project" 
alternative will be the continuation of the existing plan, policy, or operation into the 
future.  

The No Project–No Change in Existing Plans Alternative considers the situation where 
subsequent development projects within the ECDSP area are initiated under the two 
existing specific plans (SP 182 and SP 462), General Plan and zoning. As shown on 
Table 9-1, buildout of this alternative would result in a maximum of 3,478 residential 
dwelling units and an estimated population of 9,599. Land uses would include 1,410,774 
square feet of office space and 2,215,500 square feet of retail space.  In addition, 
existing plans would allow development of 450 hotel rooms. Given that the area is 
already largely built out to plans and zoning allowances, these numbers differ 
moderately from the No Project-No Build Alternative. 

9.2.1 Land Use, Planning and Zoning 
The No Project–No Change in Existing Plans Alternative represents future buildout of 
the ECDSP area in accordance with the General Plan and two existing specific plans. 
SP 182 covers the central and eastern portion of the ECDSP area, encouraging 
implementation of a pedestrian-oriented urban land use pattern and allowing 
development with a mixture of uses and reduced parking requirements.  Requirements 
for height, massing and architectural design are included in the Interim Design 
Guidelines.  SP 462 covers the southwestern portion of the ECDSP area and is intended 
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to foster the establishment or expansion of automobile sales and/or service uses along 
this portion of El Cajon Boulevard and the mixed industrial/commercial area along 
Johnson into a very strong sales and service area.   

As compared to the No Project–No Change in Existing Plans Alternative which relies on 
the policies contained in the existing General Plan, the proposed ECDSP would provide 
additional policies and design considerations to promote a greater sense of 
cohesiveness to the ECDSP area by focusing on a compact, high-density, transit-
focused, mixed-use area. The goals and policies of the proposed ECDSP build upon 
those of the existing SP 182  and SP 462 by providing a land use plan, development 
standards, design guidelines, and mobility and infrastructure improvements to realize a 
compact, high-quality, high density mixed-use, transit-focused redevelopment of the 
downtown area. Therefore, impacts associated with lack of connectivity would be greater 
under this alternative than the proposed project, but would still be less than significant 
according to the land use significance thresholds.  

Like the proposed project, development pursuant to this alternative would require review 
of potential conflicts with the new Gillespie Field ALUCP, especially relating to airspace 
protection and overflight.  Impacts associated with land use plan compatibility would thus 
also be significant; similar to the proposed project. 

9.2.2 Aesthetics and Urban Design 
Under the No Project–No Change in Existing Plans Alternative, visual quality would be 
controlled by goals and policies in the General Plan; SP 182 and the Interim Design 
Guidelines; the height, bulk and scale requirements of the Municipal Code (zoning) and 
the aesthetics provisions of City Council Policy B-14.  As such, significant visual impacts 
would not be expected to occur.  However, the proposed ECDSP provides enhanced 
development standards and design guidelines to further visual compatibility of new 
development.  The ECDSP would unify the visual environment and provide mechanisms 
for visual continuity within each proposed District.  Absent these enhanced standards, 
adverse aesthetic impacts of the No Project–No Change in Existing Plans Alternative 
would likely be greater than the proposed ECDSP.  

9.2.3 Transportation, Circulation, and Access 
The No Project–No Change in Existing Plans Alternative would result in a net total of 
49,898 additional ADT on project area roadways. This is 53,943 fewer additional trips 
than the proposed project would add to existing ADT. Therefore, the No Project–No 
Change in Existing Plans Alternative would result in less traffic and parking impacts than 
the proposed ECDSP; but would, pursuant to the CEQA traffic significance thresholds, 
result in significant impacts at several roadway and freeway segments. 
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While trip generation under the No Project–No Change in Existing Plans Alternative 
would be less than the proposed ECDSP, and so too the extent of roadway segments 
significantly affected, improvements to pedestrian, bike, mass transit, and streets and 
alleys would not occur.  Users of these non-motorized mobility systems would not benefit 
from the proposed ECDSP improvements.  

9.2.4 Noise 
Under the No Project–No Change in Existing Plans Alternative, future development 
would proceed in accordance with the General Plan and applicable specific plans. Short-
term construction noise would occur with any new development activity, but like the 
proposed project, regulations on equipment and hours of operations would ensure that 
construction noise impacts would be less than significant. Operational noise due to traffic 
would not likely increase to above significance thresholds under this alternative. 
Exposure of sensitive receptors to increased traffic noise and permanent ambient noise 
increases impacts would likely be less than significant and  less than the proposed 
project because traffic volumes would not increase to the level proposed by the ECDSP. 
Overall, noise impacts would be less than those of the proposed ECDSP.  

9.2.5 Air Quality 
The current RAQS are based on the existing land use plans for downtown which 
comprise the No Project-No Change in Existing Plans Alternative, whereas the proposed 
ECDSP increases land use intensity and density above that contained in the existing 
plans and related RAQS. Therefore, impacts associated with air quality plan 
implementation would not be significant under this alternative and would be less than the 
proposed ECDSP.  The proposed land uses under the proposed ECDSP would conflict 
with the existing RAQS until the RAQS are updated to reflect the ECDSP land use plan. 

Like the proposed ECDSP, buildout under this alternative would contribute to cumulative 
net increases in criteria air pollutants, and emissions of toxic particulates from adjacent 
freeways would pose significant health risks to sensitive receptors within approximately 
300 feet. These would be significant air quality impacts.  However, because the overall 
increase in allowable residential, commercial, and retail uses would be substantially less 
for this alternative than the proposed project, its contribution of pollutants would be 
substantially less, and there would be potentially fewer sensitive receptors being located 
proximate to I-8. Therefore, increased air pollutant emissions and the I-8 health risk 
impacts associated with this alternative would be less than the proposed project.  
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9.2.6 Hydrology  
As discussed in Section 4.6.3, the existing storm drain system does not have the 
capacity to handle run-off flows resulting in ponding (excess runoff) and flooding issues 
throughout the City. This storage of storm water run-off actually allows the system to 
work because the reduced flow from the storage prevents flooding of downstream 
channels. The City is currently preparing a Citywide Drainage Master Plan to address 
storm water run-off, drainage, and hydrologic management.  Prior to its implementation, 
the No Project–No Build Alternative would allow construction activities throughout the 
plan area which would alter the existing deficient, storm drain system. This would result 
in significant hydrologic impacts.  

The proposed ECDSP would also result in significant hydrologic impacts; however, 
Interim Design Measures to be implemented as mitigation prior to approval of the 
Citywide Master Drainage Plan, are intended to solve the ponding/storm drain issues on 
a project-by-project basis. These ECDSP measures would assure that potentially 
significant impacts to the existing storm drain system are reduced to less than 
significant. Because the No Project-No Change in Existing Plans would allow hydrology 
impacts without the benefit of the Interim Design Measures, hydrological impacts would 
be greater under this alternative than under the proposed ECDSP.  

9.2.7 Water Quality 
The existing pollutants in the storm water runoff from the ECDSP area, which could 
affect water quality, are largely attributed to nonpoint sources from urban uses and 
human activity. Currently, there are very few structural measures or BMPs in place in the 
ECDSP area to prevent transport of these pollutants to receiving waters: San Diego 
River, the Pacific Ocean shoreline, and Forester Creek.  

In accordance with recent changes in storm water quality regulations, new construction 
or redevelopment proposed within the City is required to incorporate LID practices, as 
well as source and structural BMPs, which would likely lessen or altogether avoid water 
quality impacts. As under the proposed ECDSP, new construction pursuant the No 
Project–No Change in Existing Plans Alternative would be required to meet these storm 
water quality standards and thus receive the benefits of the latest water quality 
improvements. Therefore, water quality impacts under this alternative would be less than 
significant and would be similar to the proposed ECDSP. 

9.2.8 Geology and Soils 
The geologic formations and soils which underlie the project area are subject to 
liquefaction and landslides during seismic activity at nearby faults. Because damage can 
occur to structures, new development is required to conform to regulations engineering 
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designs to maintain structures which can withstand certain seismic events. Like future 
development pursuant to the proposed ECDSP, redevelopment under this alternative 
would be regulated by these standards. Therefore, impacts associated with geological 
risks would be similar to the proposed ECDSP.  

9.2.9 Cultural and Paleontological Resources 
There are two designated historic buildings within the project area. Like the proposed 
ECDSP, these buildings would continue to be preserved under the No Project-No 
Change in Existing Plans Alternative.  Impacts to historic cultural resources would 
therefore be less than significant.  

While the current SP 182 has no height limit downtown along East Main Street, the 
proposed ECDSP has a height limit of five stories and promotes stepping back buildings 
above three stories in this area. Through these specific design guidelines, the proposed 
ECDSP would reduce potential effects to the historic setting of Main Street due to 
extreme height contrast, while this alternative would not. Therefore, effects associated 
with changes in the historic setting, would potentially be greater under this alternative. 

Construction pursuant to the No Project–No Change in Existing Plans Alternative would 
have the potential to uncover sensitive subsurface archaeological and paleontological 
resources similar to the proposed project. However, since the proposed ECDSP 
identifies a grading threshold upon which to consider these resources, and requires 
monitoring during construction to ensure the recovery of any such resources, impacts to 
the archaeological and paleontological resources would potentially be greater under this 
alternative given the absence of such requirements.  

9.2.10 Public Services and Utilities 
Buildout pursuant to the No Project–No Change in Existing Plans Alternative would 
result in construction of 3,478 residential units. Total population of the area would be 
approximately 9,599. This is 17,655 residential units less than the proposed ECDSP and 
a reduction in total estimated population of 49,015. This would translate to less of a 
demand on services and utilities compared to the proposed ECDSP. As such, overall 
impacts would be less. 

9.2.11 Population and Housing 
As shown in Table 9-1, the total population under the No Project–No Change in Existing 
Plans Alternative would be 9,599. Development under this alternative would result in a 
total of 3,478 residential units, as compared to the 21,133 residential units included in 
the proposed plan. Like the proposed project, this alternative would not result in the 
permanent displacement of homes or necessitate the construction of homes elsewhere. 
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Therefore, population and housing impacts associated with this alternative would not be 
significant and would be similar to the proposed ECDSP. 

Since overall population and housing statistics would be less, buildout under this 
alternative may not provide housing for all income groups, including affordable housing 
opportunities as identified in the City’s Housing Element. Additionally, this alternative 
would not promote smart growth principles as envisioned by the RCP, including mixed-
use village centers, where residential uses would be integrated with employment and 
commercial uses, and transit opportunities, as in the proposed ECDSP.  

9.2.12 Hazards and Hazardous Materials 
As discussed in Section 4.12.4, the ECDSP area contains contaminated soil and 
groundwater, hazardous building materials, and businesses which handle, store, or use 
hazardous materials that could pose a potential environmental concern. Development 
pursuant to both this alternative and the proposed ECDSP would be subject to 
regulations which require adherence to protocols and regulations which prevent the 
release of hazardous materials and require proper treatment and disposal. Therefore, 
under this alternative, impacts associated with hazardous materials would be potentially 
significant and similar to the proposed ECDSP. 

Airport safety compatibility policies require certain types of facilities proposed in the 
northwest portion of the ECDSP area near Gillespie Field to meet additional criteria prior 
to approval. These facilities can include storage facilities handling bulk quantities of 
hazardous materials, power plants, and emergency communications facilities. Similar to 
the proposed project, all land uses which fit the criteria would be subject to land use 
compatibility review.  

9.2.13 Global Climate Change 
The No Project–No Change in Existing Plans Alternative would involve development of 
residential and commercial land uses at a reduced scale compared to the proposed 
ECDSP. Under this alternative, the total population within the ECDSP area would be 
83 percent less than the proposed project, and its ADT would be approximately 
52 percent less than the proposed ECDSP. Given these reductions in population and 
ADT, GHG emissions from this alternative’s energy and vehicle use would be less than 
the proposed project. Therefore, this alternative’s contribution to global climate change 
would be less than those identified for the proposed ECDSP, but GHG emissions 
generated with this alternative would still likely be significant and exceed statewide 
reduction targets.   
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9.3 Reduced Project Area Alternative  

The Reduced Project Area Alternative would create four Districts: Transit and Business 
District, Lifetime of Learning District, Historic Heart of the City District, and Community 
Recreation District. The alternative would eliminate the Marketplace District. Under this 
alternative, land uses include 19,547 dwelling units and an estimated population of 
53,950; 1,120 hotel rooms; 6,677,959 square feet of office space; and 1,953,994 square 
feet of retail space. The overall development potential for each land use would be less 
than that of the proposed project; however, within the four districts, proposed 
development would be the same as that described in the ECDSP. This alternative would 
reduce density and intensity of uses located at the perimeter of the plan area and less 
critical to the overall continuity and connectivity of the plan.   

9.3.1 Land Use, Planning and Zoning 
The Reduced Project Area Alternative promotes mixed uses in proximity to transit with 
an emphasis on alternative modes of transportation in the Transit and Business District, 
Lifetime of Learning District, Historic Heart of the City District, and Community 
Recreation District. Similar to the proposed ECDSP, this alternative would provide 
cohesiveness, albeit in a reduced area, through compact, high-density, and transit-
focused development.  

Potentially significant impacts associated with airspace protection and overflight in 
conjunction with Gillespie Field Airport would be the same as the proposed ECDSP and 
would thus be significant until, in accordance with state law, the ALUC reviews this 
alternative plan for consistency and determines its compatibility.  

9.3.2 Aesthetics and Urban Design 
While the existing aesthetics makeup or urban design of the area designated as the 
Marketplace District would continue to be regulated by the General Plan and existing 
specific plan, development of the remaining Districts under the Reduced Project Area 
Alternative would be consistent with that of the proposed ECDSP. Like the proposed 
ECDSP, implementation of the Reduced Plan Area Alternative would improve the visual 
environment of its four districts by providing visual continuity and enhanced view 
corridors. Therefore, aesthetic impacts resulting from the Reduced Plan Area Alternative 
would be similar to the proposed ECDSP.   Visual impacts would not be significantly 
adverse. 
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9.3.3 Transportation, Circulation, and Access 
The Reduced Project Area Alternative would result in less residential units and less 
overall development than the proposed ECDSP. This alternative would generate a total 
of 183,842 ADT or 77,770 net new ADT in addition to the existing ADT of 106,072. The 
Reduced Project Area Alternative would thus generate approximately 26,071 ADT less 
than the proposed ECDSP. Therefore, this alternative would result in less traffic impacts 
related to trip generation and intersection delay than the proposed ECDSP. Based on a 
qualitative review of this reduction of ADT, implementation of this alternative may 
eliminate intersection and roadway impacts at the following locations: 

 El Cajon Boulevard segment from the I-8 West Bound Ramps to Chase Avenue 

 Marshall Avenue segment from El Cajon Boulevard to south of Palm Avenue 

 Marshall Avenue/Main Street intersection 

 Johnson Avenue/Madison Avenue intersection 

 Chase Avenue/El Cajon Boulevard/I-8 East Bound Off Ramp intersection 

However, like the proposed ECDSP, this alternative would result in impacts to all of the 
five studied segments of I-8 and SR-67 which could not be mitigated to below 
significance and would remain significant and unmitigated. Notwithstanding these 
remaining significant impacts, overall traffic impacts resulting from this alternative would 
be less than the proposed ECDSP. 

Under the Reduced Plan Area Alternative the mobility systems within the project area 
would benefit from proposed improvements for pedestrians, bikes, mass transit, and 
streets and alley planning similar to the proposed project, albeit, for a reduced portion of 
the City. 

The overall number of parking spaces provided by this alternative would be less than 
those provided under the proposed ECDSP; however, this is due primarily to the 
Reduced Project Area Alternative’s exclusion of the area designated as the Marketplace 
District. The same number of parking spaces would be provided in the four other 
districts. Impacts to parking would be similar under this alternative.  

9.3.4 Noise 
Notwithstanding the reduced number of ADTs which would be generated by this 
alternative, ambient interior noise level increases at several existing residences and one 
school would be significant due to increased roadway traffic similar to the proposed 
project. In addition, interior noise levels at existing residential and other sensitive 
receptors could be significant and exceed Title 24 standards where new development or 
redevelopment allowed by this alternative occurs adjacent.  Conditions of project 
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approval in this alternative (similar to the proposed ECDSP) would assure that interior 
noise levels in new development would not exceed Title 24 noise standards.  For some 
existing structures, however, these noise impacts would remain significant, similar to the 
proposed project.    

9.3.5 Air Quality 
Like the proposed ECDSP, the Reduced Project Area Alternative proposes land uses 
within its four districts which are not consistent with the population projections in regional 
plans. Therefore, this alternative would conflict with the adopted RAQS, resulting in 
significant air quality plan consistency impacts similar to that of the proposed ECDSP.  

This alternative’s overall increase in allowable residential, commercial, and retail uses 
would be less than the proposed project, but would still contribute to significant 
cumulative net increases in criteria air pollutants. In addition, this alternative would allow 
intensified residential development proximate to I-8, a source of significant health risk; 
similar to the proposed project.  However, because this alternative would result in 
potentially fewer sensitive receptors being located proximate to I-8 compared to the 
proposed project, the health risk impacts associated with this alternative would be less 
than the proposed project.  

9.3.6 Hydrology  
Like the proposed project, the Reduced Project Area Alternative would be required to 
adhere to Interim Drainage Design Measures to reduce significant impacts associated 
with the City’s deficient storm water system to below significance until approval and 
implementation of the Citywide Drainage Master Plan. Therefore, overall hydrological 
impacts under this alternative would be significant and similar to those under the 
proposed project.  

9.3.7 Water Quality 
As previously discussed, runoff in the ECDSP area is likely contaminated with pollutants 
typical of urban development and human activity. With no structural measures or BMPs 
in place in the ECDSP area, these pollutants flow to receiving waters. However, like the 
proposed project, implementation of the Reduced Project Area Alternative would 
improve these conditions because new development would be subject to increased 
regulations including the requirement for LID practices and BMPs. Therefore, water 
quality impacts would be less than significant under this alternative and would be similar 
to the proposed project. 
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9.3.8 Geology and Soils 
Impacts to geology and soils identified within the ECDSP area include liquefaction and 
landslide potential associated with seismic activity. The landslide potential is limited to 
the area designated as the Marketplace District, which is not included in this alternative’s 
land use plan. Therefore, geological impacts associated with this alternative would be 
less than the proposed project because implementation of this alternative would not 
increase intensity of use in that portion of the City most susceptible to geological 
hazards. 

9.3.9 Cultural and Paleontological Resources 
The Reduced Project Area Alternative would continue to preserve the two designated 
historic structures in the ECDSP area, and like the proposed ECDSP would include 
conditions of project approval to ensure that new development adjacent to designated 
historic structures would not adversely affect their historic setting. Therefore, impacts 
associated with historic resources would be less than significant under this alternative 
and would be similar to the proposed project. 

The proposed ECDSP also requires archaeological and paleontological monitoring 
during construction to ensure the recovery of potentially significant archeological or 
paleontological resources. This condition would also apply to the Reduced Project Area 
Alternative, albeit for a smaller area. Therefore, impacts associated with 
archeological/paleontological impacts under this alternative would be similar to the 
proposed project and would be less than significant.   

9.3.10 Public Services and Utilities 
This alternative would result in a slightly lower population than the proposed project: 
53,950 persons under the Reduced Project Area Alternative compared to 58,327 
persons under the proposed project. While adequate services exist to serve the 
proposed project (with the exception of water supply), this alternative would result in a 
decreased demand on services and utilities including less demand for limited available 
water supply. Therefore, this alternative’s impacts associated with public services and 
utilities would be significant, but slightly less than the proposed project.  Similar to the 
proposed project, all public services and utilities impacts would be reduced to below 
significant levels through mitigation measures outlined in Section 4.10.    

9.3.11 Population and Housing 
With only four districts in the ECDSP area, the Reduced Project Area Alternative would 
provide 19,547 residential units, compared to the 21,133 residential units that the 
proposed project would provide. The provision of these residential units would possibly 
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involve the temporary displacement of residents while their units are being redeveloped. 
This alternative would thus not result in the permanent displacement of homes or 
necessitate the construction of replacement homes elsewhere. This impact is similar 
under both this alternative and the proposed project and would be less than significant.  

While impacts are similar, this alternative would result in the construction of fewer homes 
than the proposed project, which could mean it may not meet the City’s housing needs, 
including the affordable housing goals of the City’s Housing Element.  

9.3.12 Hazards and Hazardous Materials 
The same significant impacts from hazardous emissions and accidental releases 
identified for the proposed project would apply to the four districts proposed in the 
Reduced Project Area Alternative. The presence of contaminated soil and groundwater 
as well as existing uses which involve the use, storage, or transport of hazardous 
materials would require mitigation to ensure adherence to protocols and regulations to 
prevent the accidental release of hazardous materials, to provide proper storage, 
treatment and disposal, and to ensure the safety of nearby schools. Therefore, impacts 
associated with accidental hazardous releases and school proximity would be 
considered significant but mitigable and similar to the proposed project. 

This alternative would also, similar to the proposed project, require conformance with 
airport safety compatibility policies to ensure airport hazards are reduced to below a 
level of significance. Impacts associated with airport hazards would thus also be 
considered significant but mitigable, similar to the proposed project.  

9.3.13 Global Climate Change 
Like the proposed project, this alternative would promote a compact, mixed-use 
development pattern with a focus on connectivity and enhanced transit. Because the 
Reduced Project Area Alternative excludes the area designated as the Marketplace 
District, the overall development plan includes fewer residential units and less 
commercial square footage compared to the proposed project, as well as less ADT. The 
reduced development under this alternative would therefore decrease the overall 
operational emissions of GHGs associated with building energy use and vehicle use as 
compared to the proposed project.  However, while this alternative’s contribution to 
global climate change would be slightly less than the quantity identified for the proposed 
ECDSP, its GHG emissions would still be significant and exceed statewide reduction 
targets. 
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9.4 Reduced Building Height/Reduced Density 
Alternative 

The Reduced Building Height/Reduced Density Alternative would entail reducing the 
maximum height requirement in the residential category within the Community 
Recreation District west of Magnolia Avenue from eight to three stories and changing the 
designation from RH-2 to RH-1.  This alternative would reduce the projected number of 
residential units by 5,813, from 21,133 to 15,320, which would reduce the estimated 
population to 42,283 (compared to 58,327 under the proposed project).  All other 
aspects of this alternative plan would remain the same as the proposed ECDSP.  Thus, 
similar to the proposed project, land uses under this alternative would include 1,400 
hotel rooms; 8,432,764 square feet of office space; and 2,419,067 square feet of retail 
space. 

With limitations on building heights, allowable units within the ECDSP area would be 
reduced by 5,813 units compared to the proposed project, and by 4,227 units compared 
to the Reduced Project Area Alternative. Although the Reduced Building 
Height/Reduced Density Alternative represents an overall reduction in the intensity of 
development compared to the proposed project and the Reduced Project Area 
Alternative, it would represent an increase in development compared to the two No 
Project alternatives.  

9.4.1 Land Use, Planning and Zoning 
The land use and zoning designations for this alternative would be the same as the 
proposed project (see Figure 3-3). Therefore, the Reduced Building Height/Reduced 
Density Alternative utilizes the same neighborhood unit or district concept of the 
proposed project and promotes a pattern of compact, mixed-use, enhanced connectivity 
for multiple modes of transportation, and intensification of land uses near a transit station 
characteristic of smart growth techniques. These characteristics would increase 
community cohesion in a similar way as the proposed project.  Thus, land use impacts 
associated with community connectivity would be less than significant under this 
alternative, and would be similar to the proposed project. 

This alternative would, like the proposed project, incur potentially significant ALUCP 
conflicts with regard to airspace protection and overflight, pending ALUC determination 
that the plan is consistent with its new ALUCP for Gillespie Field. Like the proposed 
project, to ensure in the interim that new development under this alternative would not 
pose airspace or overflight concerns, projects would be required to be reviewed for 
airspace protection and overflight compatibility as outlined in the mitigation measures in 
Section 4.1.5. Therefore, impacts associated with airport land use plan compatibility 
would be significant but mitigable and would be similar to the proposed project. 
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9.4.2 Aesthetics and Urban Design 
The building heights proposed in the ECDSP are designed to minimize impacts or, in 
some cases, to enhance existing views. Similar to the proposed project, this alternative 
would not adversely impact the visual character of the ECDSP area, and would add 
parks, unified land use patterns, and other features to enhance the urban environment. 
Aesthetics impacts under this alternative would therefore be less than significant. By 
restricting height limits, the Reduced Building Height/Reduced Density Alternative would 
ensure that view corridors and scenic vistas are maintained and to a greater degree than 
in the proposed project. Therefore, aesthetics impacts associated with this alternative 
could be considered to be less than the proposed project. 

9.4.3 Transportation, Circulation, and Access 
Implementation of the Reduced Building Height/Reduced Density Alternative would 
generate a total of 174,455 ADT (or 68,383 net new ADT in addition to the existing ADT 
of 106,072). This alternative would thus generate 35,458 ADTs less than the proposed 
project, and 9,387 ADTs less than the Reduced Project Area Alternative. To assess the 
comparative impacts of the Reduced Building Height/Reduced Density Alternative to the 
proposed project, LLG prepared a memorandum which is included at the end of 
Appendix B.  This assessment included review of each calculated significant impact and 
corresponding mitigation measure completed to estimate:  (a) which impacts would likely 
be eliminated with implementation of the Reduced Building Height/Reduced Density 
Alternative ; and (b) which mitigation measures could be reduced in scale (even though 
the significant impact would still occur) due to the reduced trip generation and therefore, 
reduced intensity of the impact.  

The following three potential impacts identified for the proposed project would be 
eliminated with the Reduced Building Height/Reduced Density Alternative:  

1. Johnson Avenue/Madison Avenue intersection  

2. Magnolia Avenue segment between West Park Avenue and Wells Avenue  

3. Madison Avenue segment between Magnolia Avenue and Ballantyne Street  

In addition, while impacts at the following locations would still be significant, the required 
mitigation measures could be reduced under this alternative as follows: 

1.  Magnolia Avenue/Madison Avenue intersection:  

a.  Southbound:   Provide one  left-turn  lane, two through lanes and a  shared 
through/right-turn lane (compared to dual left-turn lanes, two through lanes and 
a shared through/right-turn lane for the proposed project). 
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b.   Northbound:   Provide  one  left-turn   lane,   two   through   lanes   and   a   
shared through/right-turn lane (compared to dual left-turn lanes, two through 
lanes and a shared through/right-turn lane for the proposed project). 

2.  Magnolia Avenue segment between Madison Avenue and the I-8 Ramps:  

a. Southbound: Provide one left-turn lane, two through lanes and a shared 
through/right-turn lane at  the Magnolia Avenue/Madison Avenue intersection, 
(compared to dual left-turn lanes, two through lanes and a shared 
through/right-turn lane for the proposed project). 

b.   Northbound:   Provide  one  left-turn   lane,   two   through   lanes   and   a   
shared through/right-turn lane at  the Magnolia Avenue/Madison Avenue   
intersection (compared to dual left-turn lanes, two through lanes and a shared 
through/right-turn lane for the proposed project). 

3.   Madison Avenue between Chambers Street and Magnolia Avenue: 

a.   Southbound:   Provide one  left-turn   lane,   two   through   lanes   and   a   
shared through/right-turn lane at the Magnolia Avenue/Madison Avenue 
intersection (compared to dual left-turn lanes, two through lanes and a shared 
through/right-turn lane for the proposed project). 

b.   Northbound:   Provide  one  left-turn   lane,   two   through   lanes   and   a   
shared through/right-turn lane at  the Magnolia Avenue/Madison Avenue 
intersection (compared to dual left-turn lanes, two through lanes and a shared 
through/right-turn lane for the proposed project). 

Impacts to the state freeways would remain significant and unmitigable under the 
Reduced Building Height/Reduced Density Alternative, similar to the proposed project. 
However, the reduction in the number of ADTs generated by this alternative would result 
in less overall impact than the proposed project and would allow for mitigation which can 
be more easily achieved. 

With regard to alternative transportation, like the proposed project, this alternative 
includes improved pedestrian, bike, mass transit, and street and alley planning which 
would provide a benefit to users of these non-motorized mobility systems.   

9.4.4 Noise 
The Reduced Building Height/Reduced Density Alternative would result in similar 
potentially significant noise impacts associated with interior noise levels in new 
development as the proposed project. Therefore, project approval conditions would be 
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included in this alternative (similar to the proposed ECDSP) that would ensure that 
interior noise levels in new development would not exceed Title 24 noise standards. 

Like the proposed project, this alternative would increase mixed-use in the ECDSP area 
and bring a variety of commercial, recreational, and other activities in close proximity to 
existing residential uses and other sensitive receptors. Notwithstanding the reduced 
number of ADTs that would be generated by this alternative, ambient noise level 
increases at several existing residences and one school would be significant due to 
increased roadway traffic. This impact would also occur under the proposed project. In 
addition, interior noise levels at existing residential and other sensitive receptors could 
be significant and exceed Title 24 standards where new development or redevelopment 
allowed by this alternative occurs adjacent to existing residences.  For these existing 
structures, noise impacts would remain significant and unmitigated by the plan, similar to 
the proposed project.    

9.4.5 Air Quality 
The Reduced Building Height/Reduced Density Alternative proposes land uses in the 
ECDSP area which are not consistent with the population projections in regional plans. 
Therefore, like the proposed project, development implemented under this alternative 
would conflict with the adopted RAQS, resulting in significant air quality plan consistency 
impacts.  

The reduced building heights and residential density allowed by this alternative would 
reduce development intensity compared to the proposed project, but would still result in 
significant health risk impacts due to locating sensitive land uses proximate to I-8.  Its 
implementation would also result in a significant contribution (albeit less than the 
proposed project) to cumulative emissions of toxic particulates.  However, because 
these emissions would be less than that of the proposed project, toxic air quality impacts 
associated with the Reduced Building Height/Reduced Density Alternative would 
generally be considered less than the proposed project.  

9.4.6 Hydrology  
Similar to the proposed project, the Reduced Building Height/Reduced Density 
Alternative would affect the hydrologic function of drainage and storm water systems.  
As previously discussed, the existing storm water conveyance system currently cannot 
handle the excess runoff, resulting in ponding within the ECDSP area. Adoption and 
implementation of the Citywide Drainage Master Plan would ultimately relieve the 
deficiencies of the system. Like the proposed project, the Reduced Building 
Height/Reduced Density Alternative would require adherence to interim drainage design 
measures identified as mitigation measures in this PEIR to correct deficiencies in the 
short term, as new uses and development are proposed. Therefore, hydrological impacts 
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under the Reduced Height/Reduced Density Alternative would be similar to those under 
the proposed project and would be significant but mitigable.  

9.4.7 Water Quality 
New development under the Reduced Height/Reduced Density Alternative would be 
held to regulatory standards relating to water quality, including the requirement for LID 
practices and BMPs. Application of these standards throughout the plan area would 
result in less than significant water quality impacts and would potentially result in an 
improvement of existing water quality conditions. These water quality effects associated 
with the Reduced Building Height/Reduced Density Alternative would be similar to the 
proposed project.   

9.4.8 Geology and Soils 
Although development under this alternative would be less intense that that of the 
proposed project, the underlying geologic conditions within the ECDSP area are the 
same. Building heights would be reduced but the same structural and engineering 
requirements for future development, as included in the proposed project, would also be 
required for this alternative. Therefore, impacts associated with seismic activity would be 
significant but mitigable and similar to those identified with the proposed project.  

9.4.9 Cultural and Paleontological Resources 
Like the proposed project, the Reduced Building Height/Reduced Density Alternative 
would continue to preserve the two designated historic structures within the ECDSP 
area. Also like the proposed ECDSP, this alternative would include conditions of project 
approval to ensure that new development adjacent to designated historic structures 
(including future designated historic resources) would not adversely affect their historic 
setting. Therefore impacts associated with historic resources would be less than 
significant under this alternative and would be similar to the proposed project. 

Additionally, this alternative, like the proposed ECDSP, would require archaeological and 
paleontological monitoring during construction to ensure the recovery of potentially 
significant archeological or paleontological resources.  Therefore, impacts associated 
with archaeological and paleontological resources would be the same under this 
alternative as the proposed project and would be less than significant.   

9.4.10 Public Services and Utilities 
The Reduced Building Height/Reduced Density Alternative would result in a slightly 
lower population than the proposed project: 42,283 persons under the Reduced Building 
Height/Reduced Density Alternative compared to 58,327 persons under the proposed 
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project.. The demand on services and utilities under this alternative would therefore be 
less than the proposed project. While adequate services exist to serve the proposed 
project (with the exception of water supply), this alternative would result in a decreased 
demand on services and utilities, including less demand for available water supply. 
Therefore, this alternative’s impacts associated with public services and utilities would 
be significant, but slightly less than the proposed project.  Similar to the proposed 
project, all public services and utilities impacts can be reduced to below significant levels 
through mitigation measures outlined in Section 4.10.    

9.4.11 Population and Housing 
The Reduced Building Height/Reduced Density Alternative would provide 15,320 
residential dwelling units and accommodate a total population of 42,283 (see Table 9-1).  
Although demolition of existing units on properties to be redeveloped would temporarily 
displace residents, construction of additional housing within the EXDSP area would 
ensure the continued availability of housing within the area.  This alternative would thus 
not result in the permanent displacement of homes or necessitate the construction of 
new homes elsewhere. Therefore, population and housing impacts associated with this 
alternative would be similar to the proposed project and would be less than significant. 

While the impacts would be similar, the limitations on building heights and density under 
this alternative would result in the construction of 5,813 fewer housing units compared to 
the proposed project. Therefore, this alternative would not meet the housing needs and 
affordable housing goals expressed in the project objectives as well as in regional 
housing needs assessments to the same extent as the proposed project.   

9.4.12 Hazards and Hazardous Materials 
The limits on development in the Reduced Building Height/Reduced Density Alternative 
would not reduce the level of impacts related to hazardous materials and airport hazards 
that have been identified for the proposed project. The ECDSP area contains 
businesses that handle hazardous materials and properties of potential environmental 
concern.  Several of these locations are within one-quarter mile of a school.  As 
identified in the mitigation measures in Section 4.12 of this PEIR, all of these businesses 
are subject to procedures and regulations to reduce impacts associated with the 
accidental release of hazardous materials. Therefore, impacts associated with accidental 
hazardous materials releases and school proximity would be considered significant but 
mitigable, and similar to those identified for the proposed ECDSP. 

Also similar to the proposed project, this alternative would require mitigation to ensure 
conformance with airport safety compatibility policies and to reduce airport hazards 
impacts to below a level of significance. Impacts associated with airport hazards would 
thus also be considered significant but mitigable, similar to the proposed project.  
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9.4.13 Global Climate Change 
By reducing building heights and density, the Reduced Building Height/Reduced Density 
Alternative would result in a lower number of residential units and an associated 
reduction in ADTs. Therefore, this alternative would result in less emissions of GHGs as 
compared to the proposed project due to less energy consumption and vehicle fuel 
consumption (and combustion). While this alternative’s contribution to global climate 
change would be less than the quantity identified for the proposed ECDSP, its GHG 
emissions contribution would still be considered cumulatively significant and exceed 
statewide reduction targets. 

9.5 Conclusion 

A summary comparison of the proposed project to the alternatives considered is shown 
in Table 9-2.  

9.5.1 No Project-No Build Alternative 
The No Project-No Build Alternative would continue to reflect the existing conditions of 
the ECDSP area. Because no further development would occur, impacts associated with 
land use/planning, traffic, noise, air quality, hydrology, geology, cultural and 
paleontological resources, public services and utilities, hazards, and global climate 
change would all be less than the proposed project. Since this alternative would not 
improve the visual quality of the existing area, impacts associated with aesthetics and 
urban design would be greater with this alternative than the proposed project.   Likewise, 
the hydrology and water quality benefits that would occur with the proposed project 
would not be realized under this alternative.  

This alternative would not attain any of the objectives of the proposed project. 
Specifically, this alternative would not create an urban grid street system, create a 
vertical and compact downtown area, increase the amount and quality of housing 
opportunities, establish non-motorized circulation system through a pedestrian friendly 
environment, and it would not promote economic and social vitality within the City’s 
downtown.  

9.5.2 No Project-No Change in Existing Plans 
Alternative 

The No Project-No Change in Existing Plans Alternative would follow the land use plan, 
development standards and design guidelines established in the General Plan and two 
existing specific plans. Development under this alternative would result in buildout of 
substantially less office and residential uses, while retail space buildout would be 
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Environmental Issue Proposed Project 

No Project–
No Build 

Alternative 

No Project–
No Change 
in Existing 

Plans 
Alternative 

Reduced 
Project 
Area 

Alternative 

Reduced 
Building 
Height/ 

Reduced 
Density 

Alternative 
Land Use, Planning and 
Zoning 

 Impacts related to airspace protection and overflight 
notification as identified in the 2010 Gillespie Field ALUCP 
would be reduced to less than significant with mitigation.  

 All other thresholds are less than significant.  Community 
connectivity and cohesiveness would be improved. 

Less Similar Similar Similar 

Aesthetics/ Urban Design  Less than significant.  It is the intent of the ECDSP to 
improve the aesthetics and urban design of the project 
area. 

Greater Greater Similar Similar 

Transportation, Circulation 
and Access 

 Significant impacts to intersections, street segments and 
parking capacity would be reduced to below a level of 
significant with mitigation.  

 Impacts to I-8 and SR-67 within Caltrans’ jurisdiction 
would remain significant and unmitigated.  

 All other thresholds are less than significant.  Planned 
streetscape and other improvements would enhance 
pedestrian and bicycle mobility and potentially increase 
transit ridership. 

Less Less Less Less 

Noise  Impacts to new development from exposure noise (i.e., 
noise in excess of standards due to exposure to project 
traffic noise or noise from other new development) would 
be reduced to below a level of significance through project 
approval conditions in the ECDSP.  

 Implementation of a mitigation measure would reduce 
noise impacts to existing residences from nearby new 
development and from permanent ambient noise 
increases, but not to a level less than significant.  For 
some existing residences and Johnson Elementary 
school, noise impacts would remain significant and 
unmitigated.  

 All other thresholds are less than significant. 

Less Less Similar Similar 
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Environmental Issue Proposed Project 

No Project–
No Build 

Alternative 

No Project–
No Change 
in Existing 

Plans 
Alternative 

Reduced 
Project 
Area 

Alternative 

Reduced 
Building 
Height/ 

Reduced 
Density 

Alternative 
Air Quality  Impacts to air quality plan implementation would remain 

significant and unmitigated until the RAQS is revised.  
 Impacts from a cumulative net increase in criteria 

pollutants remain significant and unmitigated.  
 Impacts to sensitive receptors being exposed to 

substantial concentrations of particulates within 300 feet 
of I-8 remain significant and unmitigated.  

 All other thresholds are less than significant. 

Less Less Similar Similar 

Hydrology  Hydrology impacts related to insufficient storm water 
capacity and downstream flooding would be reduced to a 
level less than significant with mitigation. 

Less Greater Similar Similar 

Water Quality  Less than significant.  Water quality may improve given 
stricter LID and BMP requirements on new development.  

Greater Similar Similar Similar 

Geology and Soils  Impacts related to liquefaction and landslides would be 
reduced to a level less than significant with mitigation.  

 All other thresholds are less than significant. 

Less Greater Less Similar 

Cultural and Paleontological 
Resources 

 Impacts to historic architectural resources, and 
archaeological and paleontological resources, would be 
avoided or reduced to less than significant through project 
design review and conditions of project approval 
requirements in the ECDSP.  

Less Greater Similar Similar 

Public Services and Utilities      
Water Supply  Impacts would be reduced to less than significant with 

mitigation. 
Less 

 
Less 

 
Less 

 
Less 

 
Water Distribution Facilities  Less than significant.  Construction of any new water 

distribution facilities would be subject to compliance with 
City and state regulations which would ensure that 
construction impacts would be reduced to below 
significance.  

Less 
 
 
 
 
 

Less 
 
 
 
 
 

Less 
 
 
 
 
 

Less 
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Environmental Issue Proposed Project 

No Project–
No Build 

Alternative 

No Project–
No Change 
in Existing 

Plans 
Alternative 

Reduced 
Project 
Area 

Alternative 

Reduced 
Building 
Height/ 

Reduced 
Density 

Alternative 
Sewer  Impacts related to sewage treatment capacity would be 

reduced to less than significant with mitigation. 
 Construction of needed sewer infrastructure would be 

subject to compliance with City and state regulations 
which would ensure that construction impacts would be 
reduced to below significance. 

Less 
 
 
 
 
 

Less 
 
 
 
 
 

Less 
 
 
 
 
 

Less 
 
 
 
 
 

Police Protection  Less than significant. Less Less Less Less 
Fire Protection and 
Emergency Medical Service 

 Less than significant. 
Less Less Less Less 

Libraries  Less than significant. Less Less Less Less 
Parks and Recreation  Less than significant. Less Less Less Less 
Schools  Less than significant. Less Less Less Less 
Solid Waste Disposal  Less than significant.  Less Less Less Less 
Gas and Electric  Less than significant. Less Less Less Less 
Telephone and Cable  Less than significant. Less Less Less Less 

Population and Housing  Less than significant.  Similar Similar Similar Similar 
Hazards and Hazardous 
Materials 

 Impacts associated with an accidental release, hazardous 
emissions near schools, and airport safety would be 
reduced to a level that is less than significant with 
mitigation.  

 All other thresholds are less than significant. 

Less Similar Similar Similar 

Global Climate Change  Impacts would remain significant and unmitigated. Less Less Less Less 
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approximately the same as allowed under the proposed project. Because development 
potential would be less under this alternative, impacts to traffic, noise, air quality, public 
services and utilities, and global climate change would all be less than the proposed 
project. Land use impacts related to compatibility with the Gillespie Field ALUCP would 
be similar to the proposed project, and the construction of new uses would be subject to 
review for compatibility with the Gillespie Field ALUCP policies regarding airspace 
protection and overflight. Additionally, because future development under this alternative 
would be subject to new regulations as would the proposed project, impacts associated 
with water quality and hazards would be avoidable and similar to the proposed project.  

Land use impacts under this alternative related to community connectivity would be 
greater under this alternative compared to the proposed project, as street and pedestrian 
connectivity and neighborhood identity and cohesiveness would not be enhanced to the 
degree that it would under the proposed project.  In addition, this alternative would not 
improve the visual quality of the existing area to the same degree as the proposed 
project and would thus result in greater impacts associated with aesthetics and urban 
design. Greater impacts would also result to hydrology, geology, and historic resources 
under this alternative compared to the proposed project given design review 
requirements that are included in the proposed ECDSP but not in the existing plans.   

This alternative would fail to meet most objectives of the proposed ECDSP. While 
development under the existing specific plans would promote a pedestrian friendly urban 
land use pattern and some mixed uses, it would not implement superior design 
standards, increase residential housing or promote economic and social vitality to the 
same degree. Additionally, because park lands would not be developed the objective of 
establishing a connected open space system would not occur.  

9.5.3 Reduced Project Area Alternative 
The Reduced Project Area Alternative would result in a reduced area of redevelopment, 
based on the creation of four instead of five new planning Districts. The area designated 
as the Marketplace District would not be included in the planning area. Development 
under this alternative would result in less buildout of office, retail and residential uses. 
Because development potential would be less under this alternative, impacts to traffic, 
air quality, ambient noise, geology, public services and utilities, and global climate 
change would all be less than the proposed project, but would not be totally eliminated. 
These impacts would be significant. 

Impacts associated with land use, aesthetics and urban design, noise, hydrology, and 
population and housing would be similar to the proposed project. Additionally, because 
future development under this alternative would be subject to new regulations as would 
development under the proposed project, impacts to water quality and hazards would be 
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similar to the proposed project. There would be no impacts resulting from 
implementation of this alternative considered greater than the proposed project.  

The Reduced Project Area Alternative would not satisfy the most primary goal of the 
proposed ECDSP related to the revitalization of the economic health of the downtown 
area to the same degree as the proposed project, given its elimination of the 
Marketplace District. While the Reduced Project Area Alternative would provide 
cohesiveness through a compact, high density, and transit-focused plan in partial 
satisfaction of the project’s four overarching goals, this alternative would provide less 
housing and economic opportunities than the proposed plan and meet these objectives 
to a much lesser degree. 

9.5.4 Reduced Building Height/Reduced Density 
Alternative 

The Reduced Building Height/Reduced Density Alternative would result in a reduction in 
the maximum height requirement in the Residential Category within the Community 
Recreation District, from eight to three stories. It also entails a change in land use 
designation from RH-2 to RH-1. Overall, this would reduce the allowable number of 
residential units by 5,813 with all other land uses remaining the same as the proposed 
project.  Because development potential would be less under this alternative, impacts to 
noise, traffic, air quality, public services and utilities, and global climate change would all 
be less than the proposed project, but would not be totally eliminated. Because future 
development would be subject to the same new regulations as would the proposed 
project, impacts to water quality and hazards would be similar as the proposed project. 
This alternative would also have similar impacts to land use, aesthetics and urban 
design, hydrology, and cultural and paleontological resources. There would be no 
impacts resulting from implementation of this alternative that would be considered 
greater than the proposed project.  

The Reduced Building Height/Reduced Density Alternative would meet most of the 
project objectives; however, this alternative would not provide as great an opportunity of 
increasing regional housing goals due to the decreased number of housing opportunities 
within the planning area. In addition, the decreased number of residents would reduce 
the number of potential patrons to downtown businesses that could walk or bike to these 
shops, thereby meeting objectives for improved economic vitality to a lesser degree.    

9.6 Environmentally Superior Alternative  

Although the No Project-No Build Alternative and the No Project-No Change in Existing 
Plans Alternative would result in reduced environmental impacts compared to the 
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Proposed Project, Section 15126.6(e)(2) of the State CEQA Guidelines requires 
identification of an alternative other than the No Project Alternative as the 
environmentally superior alternative.  As such, the Reduced Building Height/Reduced 
Density Alternative would be considered the environmentally superior alternative due to 
its potential for reducing impacts while meeting most of the objectives of the proposed 
project.  
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