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July 26, 2016 

Kurtis Steinert  

Senior Environmental Planner 

City of San Diego Planning Department  

1010 Second Avenue, MS 413 

San Diego, CA 92101 

Subject:  Comments of Draft Program Environmental Impact Report for  

PROJECT NAME: North Park and Golden Hill Community Plan Updates 

PROJECT NO. 380611/SCH No. 2013121076 

Dear City Staff and Decision Makers: 

As former Chair of the University Heights Historical Society (UHHS), former member of the 

Board of the University Heights Community Development Corporation (UHCDC) and member 

of the University Heights Community Association (UHCA), I have provided input in these 

various capacities to the North Park Community Plan Update since the start of the update process 

in 2010. 

I have reviewed the Draft Program Environmental Impact Report for the North Park and Golden 

Hill Community Plan Updates dated May 31, 2016 (“PEIR”) as well as the extensive comments 

on the PEIR submitted to the City by the North Park Historical Society (NPHS), dated July 17, 

2016. 

Based on my review and that of the NPHS, the PEIR is not a sufficient informative document for 

decision makers and the public as required by California Environmental Quality Act (CEQA) 

Guidelines Section 15151, which states in part, "An EIR should be prepared with a sufficient 

degree of analysis to provide decision makers with information which enables them to make a 

decision which intelligently takes account of environmental consequences...The courts have 

looked not for perfection but for adequacy, completeness, and a good faith effort at full 

disclosure." Following are my specific comments on the PEIR. 

COMMENTS ON EXECUTIVE SUMMARY 

Section S.3: Areas of Controversy 

The PEIR states that there are no clear-cut areas of controversy. This is false. The University 

Heights Historical Society, University Heights Community Development Corporation, 

University Heights Community Association, and Principal of Birney Elementary School have 

written multiple letters objecting to the density proposed for the site at 4353 Park Blvd., as well 

as density bonus proposed for the Pedestrian-Oriented Infill Development Enhancement Program 

area. 
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In a letter to Lara Gates dated March 21, 2016, the UHCDC states: 

“However, we have serious concerns about the following areas: (1) 4353 Park Blvd., 

which in the February 2016 Land Use Element, the base density was increased to 

Community Commercial (0-109 du/ac).  This site, located between Meade and El Cajon 

Blvd. is directly across from Birney Elementary School and abuts the southern boundary 

of the historic University Heights neighborhood commercial area along Park Blvd. from 

Adams Avenue to Meade.  This site should act as a buffer zone between the high 

densities proposed on El Cajon Blvd. and the rest of the low to moderate density of the 

historic University Heights commercial area along Park Blvd. and the adjacent residential 

areas. Traffic congestion at the major intersection of El Cajon Blvd. /Park Blvd. /Normal 

St. is a problem; in addition, this is a major transit service area.  Two workshops in May 

2013 and October 2015 were presented by the University Heights Historical Society 

during which over 150 UH residents voted in support of Community Commercial  (0-29 

du/ac) for this site. 

(2) Pedestrian-Oriented Infill Development Bonus Area.  For this residential area 

located between Park Blvd., the 805 freeway, Howard Avenue and Lincoln Avenue, the 

City recommended in the January 2016 Land Use Element a base density of Residential-

Medium (30-44 du/ac) and also introduced a new Density Bonus Plan that will allow up 

to (73 du/ac) to “applicants with development projects of 6 dwelling units or more.”  This 

100-acre neighborhood contains over 200 historic single-family homes and bungalow 

courts with an average age of 90 years, putting these structures at significant risk for 

development by the proposed Density Bonus. Furthermore, this area has an average 

density of approximately 20 units per acre (considered Residential-Medium density by 

the City).  The allowable base density for this area is 44 du/ac, which will more than 

accommodate SANDAG’s projected growth.” 

In a letter to Lara Gates dated April 11, 2016, the UHHS states: 

“The proposed Pedestrian-Oriented Infill Development Enhancement Program will put a 

significant number of historic properties at risk in the large residential area bounded by El 

Cajon Blvd., Lincoln Ave., Park Blvd. and Texas St. This area contains 50 homes more 

than 100 years old and 200+ homes over 75 years old, with an overall average of 90 years 

old.” 

In a letter to Marlon Pangilinan dated December 1, 2015, UHCA states: 

“The southeast comer of Park Blvd and Meade Ave is currently a church with two small 

buildings and a parking lot. There is a wide discrepancy in how the city and our 

community believes this property should be handled. The city proposes it be designated 

Community Commercial with 0-73 du/ac while the majority of residents feel the 

Neighborhood Commercial with a 0-29 du/ac is appropriate.” 
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In an email to Lara Gates dated March 25, 2016, Birney School Principal Amanda Hammond-

Williams states, 

“I have reviewed the proposed North Park Land Use Element dated February 2016 as it 

affects University Heights and have serious concerns about the excessive density 

proposed for the site located at 4353 Park Blvd., currently occupied by the New Vision 

Fellowship Church.  This site is located directly across from Birney Elementary School. 

As Principal, I am very concerned about the potential safety risks to our students by the 

addition of up to 400 to 500 dwelling units directly across the street.  Such excessive 

density not only poses traffic safety risks for school children walking or biking on Meade 

Avenue to cross Park Blvd., but for any school child walking or biking near the school. 

Many of our 600 students live east of Park, within walking distance of the school. 

Crossing Park Blvd. at Meade is the most direct route to the school for those living east 

of Park. Further, such high density will significantly increase westbound traffic along 

Meade to the north-south corridors of Campus, Cleveland, and Maryland for those 

seeking a faster route to the 163 freeway. 

During my time here at Birney, I have experienced several ‘near misses’ and two direct 

traffic hits involving either children or the parents of children on both Meade and 

Campus as well as Mead and Park.  According to the National Center for Safe Routes to 

Schools, “More children are hit by cars near school than at any other location.” I 

therefore strongly encourage you to eliminate the Community Commercial (0-109 du/ac) 

land use designation for this site and restore the Community Commercial (0-29 du/ac) 

land use designation proposed in the January 2016 version of the North Park Land Use 

Element.” 

Furthermore, in its letter to Lara Gates dated March 21, 2016, the UHCDC requested that the 

City: 

 Eliminate the Community Commercial (0-109 du/ac) land use designation for the site 

located at 4353 Park Blvd., and restore the Community Commercial (0-29 du/ac) land use 

designation as proposed in the January 2016 version of the North Park Land Use 

Element. 

 Eliminate the new Density Bonus Plan (allowing up to 73 du/ac) for the residential area 

between Howard and Lincoln and maintain the base land use designation as Residential-

Medium High (30-44 du/ac). 

 Change the land use designation along Georgia Street and Howard Avenue from 

Residential-Very High (55-73 du/ac) to Residential-Medium High (30-44 du/ac). 

 Maintain a 35-foot height limit in all residential areas. 

 

This record of opposition to key aspects of the NPCPU should have been noted in Section S.3. 
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COMMENTS ON CHAPTER 4: HISTORY OF PROJECT CHANGES RELATED TO 

CEQA 

Section 4.3: Changes Based on Comments on the Draft Community Plans  

In Section 4.3 on page 4-2, the PEIR states, "The recommended density changes have been 

supported by the community group, incorporated into the proposed North Park CPU, and 

analyzed in this PEIR." This statement does not reflect a "good-faith effort at full disclosure" 

required by CEQA Guidelines Section 15003(i). Section 4.3 should disclose that multiple 

stakeholder organizations and residents have repeatedly opposed aspects of increased density in 

the CPU.  

Specifically, as commented on Section S.3 above, the University Heights Community 

Development Corporation, University Heights Historical Society, University Heights 

Community Association, and Birney School Principal have written multiple letters objecting to 

the proposed density for the site at 4353 Park Blvd., and opposing the density bonus proposed for 

the Pedestrian-Oriented Infill Development Enhancement Program area. 

COMMENTS ON CHAPTER 6: ENVIRONMENTAL ANALYSIS-NORTH PARK 

Section 6.1: Land Use  

Section 6.1.3 Impact Analysis does not provide a "plan-to-ground" analysis as stated on page 1-5 

of the PEIR. The goals and recommendations of the NPCPU are concluded on page 6.1-5 of the 

PEIR to be "consistent with development design guidelines, other mobility and civic guidelines, 

and programs in accordance with the general goals stated in the General Plan" without any 

supporting documentation or analysis. 

Consistency with the General Plan policies in Section 6.1.3.a City of San Diego General Plan 

should include detailed analysis of issues related to General Plan policies listed in Section 5.1.1.1 

on page 5-4, including that planned density of residential land uses is not completely within 

appropriate locations. As examples, an analysis will reveal the following: 

 The NPCPU is not consistent with the third listed goal for "Community plans that 

maintain or increase planned density of residential land uses in appropriate locations" 

because multiple stakeholders have repeatedly informed the City during the planning 

process that the site at 4353 Park Blvd. is an inappropriate location for density up to 109 

du/ac, and that Pedestrian-Oriented Infill Development Enhancement Program Area is an 

inappropriate location for density bonuses allowing up to 73 du/ac.  

 The NPCPU is not consistent with Project Objective 2 on page 3-3, which states, 

"Maintain or increase the housing supply through the designation of higher residential 

densities focusing along major transit corridors." Neither the site at 4353 Park Blvd., or 
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the Pedestrian-Oriented Infill Development Enhancement Program area is focused along 

a major transit corridor such as University Avenue or El Cajon Boulevard.  

 The NPCPU is also not consistent with Project Objective 4 on page 3-3, which states 

“Preserve the neighborhood character and design relationships between neighborhoods 

within each community through the development of transitions and design policies.” The 

significant density proposed for the site at 4353 Park Blvd. (109 du/ac) provides no 

transition between the significant density proposed for El Cajon Blvd. (109 du/ac) and the 

medium commercial density (29 du/ac) or low-medium residential density just north of 

the site (10-15 du/ac) to Adams Avenue. 

 The NPCPU is not consistent with its own policies, including LU-3.4 listed on Table 6.1-

1 on page 6.1-5, which states “LU-3.4 Focus the highest intensity development 

(residential and non-residential) on both El Cajon Boulevard and University Avenue 

around the transit stops to capitalize on access to transit, boost transit ridership, and 

reduce reliance on driving.”  Neither the site at 4353 Park Blvd., or the Pedestrian-

Oriented Infill Development Enhancement Program area is focused along a major transit 

corridor such as University Avenue or El Cajon Boulevard.  

Section 6.3: Transportation and Circulation  

In Section 6.3 Transportation and Circulation, on page 6.3-21, the PEIR defines the thresholds 

used to evaluate potential impacts related to Transportation and Traffic as based on applicable 

criteria in the CEQA Guidelines Appendix G and the City of San Diego CEQA Significance 

Determination Thresholds (2011). The PEIR evaluated if implementation of a proposed CPU 

would: 

1) Result in an increase in projected traffic, which is substantial in relation to the existing traffic 

load and capacity of the street system including roadway segments, intersections, freeway 

segments, interchanges, or freeway ramps; 

2) Conflict with adopted policies, plans, or programs supporting alternative transportation. 

However, CEQA Guidelines Appendix G Environmental Checklist Form includes another 

question under topic XVI. Transportation/Traffic that would be relevant to evaluate: Would the 

project f) Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or 

pedestrian facilities, or otherwise decrease the performance or safety of such facilities? 

Considering the excessive density proposed for the site located at 4353 Park Blvd., directly 

across from Birney Elementary School, the potential safety risks to elementary school students 

by the addition of up to 400 to 500 dwelling units directly across the street should have been 

addressed in this section of the PEIR. As pointed out by Principal Amanda Hammond-Williams 

in her email to Lara Gates dated March 25, 2016, "Such excessive density not only poses traffic 
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safety risks for school children walking or biking on Meade Avenue to cross Park Blvd., but for 

any school child walking or biking near the school." 

With the significant increases in density proposed for the site at 4353 Park Blvd., the Pedestrian-

Oriented Infill Development Enhancement Program area, the Transit-Oriented Development 

Enhancement Program Area, and other areas throughout North Park, Section 6.3.1.6 Alternative 

Transportation Facilities, starting on page 6.3-17 does not adequately address pedestrian or 

bicycle safety. 

The discussion of Bicycle Facilities on page 6.3-42 does not provide any analysis to support the 

conclusion that “Policies in the proposed plan support coordination with SANDAG on the 

planning and implementation of regional bicycle facilities, support increased bicycle comfort and 

safety, and bike sharing.” In particular, there is no information provide how the NPCPU would 

increase bicycle safety. Likewise, the discussion of Pedestrian Facilities on the same page 

includes no information at all about how the NPCPU will increase pedestrian safety. 

CLOSING 

As thoroughly documented by the North Park Historical Society, the draft PEIR contains 

multiple errors and omissions and does not adequately document significant impacts in order for 

the City Council to make a “decision which intelligently takes account of environmental 

consequences," in accordance with the spirit and the letter of California environmental law. 

In view of the significant impacts not documented in the PEIR, the Pedestrian-Oriented Infill 

Development Enhancement Program should be eliminated from the NPCPU and the zoning 

decreased for the site at 4353 Park Blvd. to Community Commercial (0-29 du/ac).  

Otherwise, the Draft PEIR should be substantially revised to include all of the analyses discussed 

in the NPHS comment letter and in my comment letter and re-circulated for another 45-day 

public review period. 

Sincerely, 

 

 

Kristin Harms 

Distribution: 

North Park Historical Society 

North Park Planning Committee  

Councilmember Todd Gloria  

University Heights Community Association  

University Heights Development Corporation 

University Heights Historical Society  

Chris Ward  

Amanda Hammond-Williams, Birney School 

Lara Gates, City of San Diego 


