














October 8, 2010 

Mr. Robert Lapidus 
Hillel of San Diego 
5717 Lindo Paseo 
San Diego, CA 92115 

Subject: Scope of Work for an Environmental Impact Report for the Hillel Student Center of San 
Diego La Jolla, CA Project (Project No. 212995) 

Dear Mr. Lapidus: 

Pursuant to Section 15060( d) of the California Environmental Quality Act (CEQA), the Environmental 
Analysis Section (EAS) of the City of San Diego Development Services Department has determined 
that the proposed project may have significant effects on the environment, and the preparation of an 
Environmental Impact Report (EIR) is required. Staff has determined that a project EIR is the 
appropriate environmental document for the Hillel of San Diego project. 

The purpose of this letter is to identify the specific issues to be addressed in the The EIR shall be 
prepared in accordance with the attached "City of San Diego Technical Report and Environmental 
Impact Guidelines" (Updated December 2005). A Notice of Preparation will be distributed to the 
Responsible Agencies and others who may have an interest in the project as required by CEQA 
Section 21083.9(a)(2) for projects that may have statewide, regional, or area-wide environmental 
impacts. A scoping meeting has been scheduled for Wednesday, October 27,2010. Changes or 
additions to scope of work may be required as a result of in to 
Scoping Meeting and Notice of Preparation. In addition, the project may be adjusted overtime by the 
applicant and these changes would be disclosed in the EIR. 

Each section and issue area of the EIR should provide a descriptive analysis of the project followed by 
a comprehensive evaluation. The should also include sufficient graphics and tables to provide a 
complete description of all major project features. 
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The project that will be the subject of the EIR is briefly described as follows: 

Project Description/Setting: The Applicant is requesting a SITE DEVELOPMENT PERMIT At~D 
PUBLIC RIGHT-OF-WAY VACATI01~ for the phased construction of two one-story buildings and 
one two-story building around a central outdoor courtyard space, a surface parking lot, and a 
landscaped area. The project proposes to be accomplished in two phases as Hillel is currently 
occupying an existing on-site single family house. Phase I would consist of the continued operation of 
religious administrative offices in the existing single family residence located at 8976 Cliffridge 
Avenue on an approximately 0.2-acre parcel (Assessor's Parcel No. [APN] 344-131-0100). Phase II 
would consist of the construction of new structures and the parking lot on the approximately O.8-acre 
adjacent vacant lot (APN 344-120-4300) and the public right-of-way. The purpose of the public right­
of-way vacation is to increase the lot size and make use of unutilized land. The proposed project 
would have an overall building square footage of approximately 6,600 square feet. Upon completion 
of the new structure, Hillel will vacate the house and return it to its original use. The project has been 
designed to meet the standards required to obtain a Leadership in Energy and Environmental Design 
(LEED) Silver rating. 

The project site is bounded to the north by La Jolla Village Drive, to the east by La Jolla Scenic Way 
and to the south by La Jolla Scenic Drive. The project site is within a Single Family Zone of the La 
Jolla Shores Planned District, Coastal Height Limit Overlay Zone, Campus Parking Impact Overlay 
Zone, and the La Jolla ComrrLunity Planning Area. Legal Description: Lot 67 of La Jolla Highlands 
Unit No.3, in the City of San Diego, County of San Diego, Parcel Map ~.Jo. 3528 and Portion of Lot 
1299, Miscellaneous Map 36, Pueblo Lands, in the City of San Diego, County of San Diego. 

EIR FORMAT/CONTENT 

The EIR serves to inform governmental agencies and the public of a project's environmental impacts. 
An EIR also proposes mitigation measures and alternatives that may reduce or avoid significant 
environmental impacts. The EIR must be written in an objective, clear, and concise manner. Use 
graphics to replace extensive word descriptions and to assist in clarification. Conclusions must be 
supported with qualitative information, to the extent practicable. 

Prior to the distribution of the draft EIR, Conclusions, which are attached at the front of the draft 
will also need to be prepared. Conclusions cannot be prepared until an approved draft has 
submitted and accepted by the City. EIR shall include a title page that includes the Project 
Tracking System (PTS) number (212995) and the date of publication. The entire EIR must be left 
justified and shall include a table of contents and an executive summary of all of the following issues 
areas. 
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A. INTRODUCTION 

Introduce the project with a brief discussion on the intended use and purpose of the EIR. 
Describe and/or incorporate by reference any previously certified environmental documents 
that address the project site. Briefly describe areas where the proposed project is in 
compliance or non-compliance with assumptions and mitigation contained in these previously 
certified documents. 

B. ENVIRONMENTAL SETTING 

The EIR shall describe the precise location of the project and present it on a detailed 
topographic map and regional map. Provide a local and regional description of the 
environmental setting of the project, as well as the zoning and land use designations of the site 
and its contiguous properties, area topography, drainage characteristics and vegetation. 
Include any applicable jurisdictional boundaries, land use plans and overlay zones that affect 
the project site, such as the City of San Diego General Plan. This section shall also discuss the 
provision of emergency services. Provide a recent aerial photograph of the site and 
surrounding uses, and clearly identify the project location. 

C. PROTECT DESCRIPTION 

Per CEQA Section 15124, the EIR shall include a detailed discussion of the goals and objectives 
of the project and a project description. The description of the project shall include an 
overview of all major project features and phasing, including land use, grading quantities and 
locations, retaining walls (number of retaining walls and their individual heights and lengths), 
landscaping, drainage design, improvement plans, including any off-site components, 
vehicular access points, and parking areas associated with the project. The project description 
shall provide a discussion of all applicable discretionary actions required for the project (e.g. 
Site Development Permit), as well as a discussion of all permits and approvals required by 
federal, state, and other regulatory agencies. 

D. HISTORY OF PROTECT CHANGES 

This section of the EIR shall outline the history of the project and any physical changes that 
have been made to the project in response to environmental concerns raised during the City's 
review of the project. 
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E. ENVIRONMENTAL ANALYSIS 

The potential for significant environmental impacts must be thoroughly analyzed and 
mitigation measures identified that would avoid or substantially lessen any such significant 
impacts. The EIR must represent the independent analysis of the City of San Diego as Lead 
Agency; therefore, all impact analysis must be based on the City's current "Guidelines for the 
Determination of Significance." 

Below are key environmental issue areas that have been identified for this project, within 
which the issue statements must be addressed individually. Discussion of each issue statement 
shall include an explanation of the existing project site conditions, impact analysis, 
significance determination, and appropriate mitigation. The impact analysis shall address 
potential direct and indirect impacts that could be created through implementation of the 
proposed project. 

LAND USE 

Issue 1: Would the proposal require a deviation or variance, and the deviation or 
variance would in tum result in a physical impact on the environment? 

Issue 2: Would the proposal result in a conflict ¥lith the environmental goals, objectives, 
or recommendations of a General and/or Community Plan? 

Issue 3: Would the proposal result in land uses that are not compatible with existing or 
planned surrounding land uses? 

The ErR shall evaluate the project's compatibility with existing and planned land uses in the 
vicinity, including adjacent slopes, residential and commercial uses. The project has requested 
a vacation from the right-of- way in order to vacate a portion of La Jolla Scenic Drive North. 
The ErR shall analyze the project's consistency with the City of San Diego General Plan (2008), 
the La Jolla Community Plan, and applicable zoning ordinance (i.e., La Jolla Planned District). 

TRANSPORT A TION/CIRCULATION/P ARKING 

Issue 1: Would the Proposal result in an increase in projected traffic, which is substantial 
in relation to the existing traffic load and capacity of the street system? 

Issue 2: Would the Proposal result in an increased demand for offsite parking? 
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Issue 3: Would the Proposal proj ect result in an increase in traffic hazards to motor 
vehicles, bicycles or pedestrians? 

The analysis in this section of the EIR shall identify potential impacts to the traffic and 
circulation system. A traffic study, consistent with the City's Traffic Impact Study Manual and 
approved by City staff, will be prepared and included as an appendix to the EIR. A summary 
of the approved traffic study shall be included in the body of the EIR. It shall address the 
project traffic volumes and the effects this traffic has on the existing and future surrounding 
circulation system. The analysis shall focus on segment and intersection conditions for near 
term and future conditions, with or without the project. Quantified volumes will be provided 
for existing, existing plus cumulative projects, existing plus cumulative projects plus project 
and horizon year without and with project traffic conditions. In addition, potential 
construction traffic impacts should also be analyzed. The traffic section shall discuss the 
potential for parking supply effects onsite and any potential effects on the offsite parking 
supply. The traffic section shall also discuss proposed methods for avoiding potential hazards 
to motor vehicles, pedestrians and bicycles. 

BIOLOGICAL RESOURCES 

Issue 1: 

Issue 2: 

Would the Proposal result in a substantial adverse impact, either directly or 
through habitat modifications, on any species identified as candidate, 
sensitive, or special status species in the MSCP or other local or regional 
plans, policies or regulations, or by the California Department of Fish and 
Game (CDGF) or u.s. Fish and Wildlife Service (USFWS)? 

Would the proposal result in a substantial adverse impact on any Tier I 
Habitats, Tier II Habitats, Tier IlIA Habitats, or Tier IIIB Habitats as 
identified in the Biology Guidelines of the Land Development Manual or 
other sensitive natural community as identified in local or regional plans, 
policies, regulations, or by the CDFG or USFWS? 

Vegetation and sensitive wildlife directly or indirectly affected by the proposed project shall 
be fully discussed in this section of the EIR. A biological resources report for the site will be 
prepared in accordance with the City of San Diego's Biological Review References (July 2002) and 
will be included as an appendix to the EIR. The report must identify any MSCP covered and 
narrow endemic flora and fauna that exist or have a potential to exist in the area of the project 
site, and any impacts to sensitive flora and fauna, as well as discuss proposed mitigation 
measures for any impacts. 
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GEOLOGIC CONDITIONS 

Issue 1: 

Issue 2: 

Issue 3: 

Would the Proposal expose people or structures to geologic hazards such as 
earthquakes, landslides, mudslides, ground failure, or similar hazards? 

Would the Proposal result in a substantial increase in wind or water erosion 
of soils, either on- or off-site? 

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

The project site is located in a seismically active region of California where the potential for 
geologic hazards, such as earthquakes and ground failures exists. Therefore, a geologic 
technical report will be prepared and included as an appendix. According to the City of San 
Diego Seismic Safety Study (1995 edition), the project site is located within Geologic Hazard 
Zone 52, which is characterized by level mesas with a low risk potential. Information from 
the report shall be summarized in the body of the EIR, including a description of the geologic 
and subsurface conditions in the project area and the general setting in terms of existing 
topography; geology (surface and subsurface), tectonics and soil types. Based on inforrnation 
provided in the technical report, the EIR shall assess possible impacts to the project from 
geologic hazards and unfavorable soil conditions. The constraints discussion should include 
issues such as the potential for liquefaction, slope instability, and rock fall hazards. Any need 
for blasting should also be identified, if such measures are anticipated. Any secondary 
impacts due to soils/geology mitigation (e.g., excavation of unsuitable soils) should also be 
addressed. The EIR shall discuss the type and amount of grading that would be required for 
this project, and any potential impacts that may result from grading activities, including 
impacts related to removing soils from the site for off-site storage, use, and/or disposal. 
Finally, the EIR shall provide mitigation, as appropriate, that would reduce the potential for 
future adverse impacts resulting from on-site soils and geologic hazards. 

ENERGY 

Issue 1: Would the construction and operation of the proposed proj ect result in the use of 
excessive amounts of electrical power? 

Issue 2: Would the Proposal result in the use of excessive amount of fuel or other forms 
of energy (including gas, oil, etc.)? 
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CEQA required that potentially significant energy implications of a project be considered in an 
EIR to the extent relevant and applicable to the project. Particular emphasis on avoiding or 
reducing inefficient, wasteful, and unnecessary consumption of energy should be included in 
this section. Address the estimated energy use for the project and assess whether the project 
would generate a demand for energy (electricity and/or natural gas) that would exceed the 
planned capacity of energy suppliers. A description of any energy and/or water saving 
project features should also be included in this section (cross reference with the Greenhouse 
Gas Emissions and Land Use [Conservation Element] sections as appropriate). Describe any 
proposed measures included as part of the project or required as mitigation measures directed 
at conserving energy and reducing energy consumption. Ensure that this section addresses all 
issues described within Appendix F of the CEQA Guidelines. 

GREENHOUSE GASES (GHGS) 

Issue 1: Would the Proposal generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the environment? 

Issue 2: Would the Proposal conflict with any applicable plan, policy or regulation of an 
agency adopted for the purpose of reducing the emissions of greenhouse gases? 

Within the cumulative analysis, the EIR shall analyze the project's contribution to emissions of 
greenhouse gasses associated with vehicle trips, the typical energy and water use, and other 
factors associated with the proposed project. The City of San Diego currently does not yet 
have adopted greenhouse gases (GHG) Thresholds of Significance for CEQA. Therefore, the 
City of San Diego is utilizing the California Air Pollution Control Officers Association 
(CAPCOA) report "CEQA & Climate Change" dated January 2008 as an interim threshold to 
determine whether a GHG analysis would be required. The CAPCOA report references the 
900 metric ton guideline as a conservative threshold for requiring further analysis and 
mitigation. Therefore, the proposed project will be analyzed to determine whether it exceeds 
the 900 metric ton screening threshold. Based on the this screening threshold, the proposed 
construction may be required to complete a Emission analysis in order to 
what, if any cumulative impacts would result through project implementation. An analysis of 
existing versus proposed emissions shall be completed. A technical report shall be been 

as an to EIR summarize 
of the report, including identification of the net GHG emissions identified. In addition, the 
project may also be required to implement project features to reduce emission by 28.3 
percent (consistent with the 2020 "Business-As-Usual" model from the California Air 
Resources Board [CARBD. 
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HISTORICAL RESOURCES 

Issue 1: Would the Proposal result in an alteration, including the adverse physical or 
aesthetic effects and/or the destruction of a prehistoric or historic building 
(including architecturally significant building), structure, or object or site? 

Issue 2: Would the Proposal result in any impact to existing religious or sacred uses 
within the potential impact area? 

Issue 3: Would the Proposal result in the disturbance of any human remains, including 
those interred outside of formal cemeteries? 

The project site is within proximity of recorded archaeological sites. An archaeological record 
search shall be conducted for the project area (area of potential effect) to access any recently 
recorded sites that may be adversely impacted by the development proposal. The results of 
the survey and the subsurface testing program shall be presented in a report that will be 
included as an appendix to the EIR. The report shall be prepared in accordance with the City of 
San Diego's Land Development Code Historical Resources Guidelines (amended April 30, 2001) and 
shall be summarized within the EIR. This report should assess the project's potential for 
impacting prehistoric and/or historic resources through grading activities, especially in 
previously undisturbed soil, and discussed in the EIR. If appropriate, the EIR should identify 
requirements for archaeological monitoring during grading operations and specify mitigation 
for any discoveries. For significant cultural resources identified during the survey phase 
and/or during any archaeological monitoring, a Research Design and Data Recovery Program 
would be required. 

Issue 1: 

Issue 2: 

Would the proposed proj ect result in a significant increase in the existing 
ambient noise levels that would expose sensitive receptors to noise levels 
which exceed the City's adopted Noise Ordinance? 

Would the proposed project result in the exposure of people to current or 
future transportation noise levels, which exceed standards established in the 
Transportation Element of the General Plan? 

A noise technical study will be prepared and included as an appendix to the EIR. The analysis 
in this section of the EIR shall identify the potential for operational noise impacts. The 
analysis must also calculate the traffic noise levels on adjacent roadways in the buildout 
condition and identify mitigation measures, as appropriate. Discuss the project's potential 
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impacts to existing ambient noise levels within the project area, and state whether 
implementation would expose people to noise levels that exceed the City's adopted noise 
ordinance. Any temporary construction noise which exceeds the 75dB(A) Leq at a sensitive 
receptor would be considered significant. Therefore, the acoustical report needs to provide 
analysis on temporary construction noise due to the nature of the project and make 
recommendations on mitigation measures to be implemented if required. 

PALEONTOLOGICAL RESOURCES 

Issue 1: Would the Proposal require over 1,000 cubic yards of excavation in a high 
resource potential formation that would result in the loss of significant 
paleontological resources? 

According to the Geology of the San Diego lVIetropolitan Area, California (Kennedy 1975), 
published by the California Division of Mines and Geology, the project site is underlain by the 
Scripps and Ardath Shale formations which have been assigned a high paleontological 
resource potential. This formation is known to contain well-preserved, rare, and significant 
paleontological fossil materials that could provide important information about the 
evolutionary history of our area. There is a potential for future grading operations to impact 
previously undisturbed portions of these formations and impact unknown fossil deposits. 
Therefore, paleontological monitoring would be required during grading activities to into 
undisturbed formations by a qualified paleontologist to ensure resource preservation. The 
EIR shall discuss the planning area's geologic composition as it relates to fossiliferous 
potential and include paleontological monitoring as a mitigation measure, if determined to be 
required. 

HYDROLOGY 

Issue 1: Would the Proposal result in a substantial increase in impervious surfaces and 
associated increased runoff? 

Issue 2: Would the Proposal result in a substantial alteration to on- and off-site drainage 
patterns due to changes in runoff flow rates or volumes? 

A hydrology/drainage study consistent with the City's Storm Water Standards (adopted 
March 2008) will be prepared to address the proposed project's potential for impacting the 
hydrologic conditions within the project area and downstream and recommend drainage 
design techniques to reduce runoff volumes and velocities, if appropriate. The report shall 
include examples of potential best management practices (BMPs ) and outline programs that 
can be used during and post-construction and discuss the project's compliance with the City's 
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Storm Water Standards. The findings in the report and required mitigation measures shall be 
reflected within this section of the EIR and the report will be included as an appendix to the 
EIR. 

WATER QUALITY 

Issue 1: Would the Proposal result in an increase in pollutant discharge, including 
downstream sedimentation, to receiving waters during or following 
construction, including discharge to an already impaired water body? 

A water quality technical report consistent with the City's Storm Water Standards (adopted 
March 2008) will be prepared and included as an appendix to the EIR. Increases in 
impervious surfaces could potentially result in significant erosion and subsequent 
sedimentation downstream. \Vater quality is affected by sedimentation caused by erosion, by 
runoff carrying contaminants, and by direct discharge of pollutants (point-source pollution). 
As land is developed, the impervious surfaces send an increased volume of runoff containing 
oils, heavy metals, pesticides, fertilizers, and other contaminants (non-point source pollution) 
into adjacent watersheds. Therefore, the EIR shall discuss how the proposed project could 
affect water quality within the project area and downstream. 

F. SIGNIFICANT ENVIRONMEl\.JTAL EFFECTS 'AJHICH CANNOT BE 1L1,.VOIDED IF THE 
PROPOSED PROTECT IS IMPLEMENTED 

This section shall describe the significant unavoidable impacts of the projects, including those 
significant impacts that can be mitigated but not reduced to below a level of significance. 

G. SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES 

In conformance with CEQA Section 15126.2(b) and (c), the EIR shall discuss the significant 
environmental effects which cannot be avoided if the proposed project is implemented; and 
the significant irreversible changes that would result from the implementation of the proposed 
project. Address the use of nonrenewable resources during the construction and life of the 
project. 

H. GROWTH INDUCEMENT 

The EIR shall address the potential for growth inducement through implementation of the 
proposed project. The EIR shall discuss the ways in which the proposed project could foster 
economic or population growth, or construction of additional housing either directly or 
indirectly. Accelerated growth could further strain existing community facilities or encourage 



Page 11 of 13 
My. Robert Lapidus 
October 8, 2010 

activities that could significantly affect the environment. This section need not conclude that 
growth-inducing impacts, if any, are significant unless the project would induce substantial 
growth or concentration of population. 

I. CUMULATIVE IMPACTS 

When the proposed project is considered with other past, present, and reasonably foreseeable 
projects in the project area, implementation could result in significant environmental changes, 
which are individually limited but cumulatively considerable. Therefore, in accordance with 
Section 15130 of the CEQA Guidelines, potential cumulative impacts shall be discussed in a 
separate section of the EIR. 

J. EFFECTS FOUND NOT TO BE SIGNIFICANT 

The City of San Diego as Lead Agency has determined that the following issue areas are not 
potentially significant with the proposed project and do not require analysis in this EIR: 
Agricultural Resources, Air Quality/Odor, Mineral Resources, Public Services and Facilities, 
Population and Housing, Health and Safety, Public Utilities, Visual Quality/Neighborhood 
Character. However, if these or other potentially significant issue areas arise during the 
detailed environmental investigation of the project, consultation with EAS staff is required to 
determine if these or other issue areas need to be addressed vvithin the EIR. Additionally, as 
supplementary information is submitted, the EIR may need to be expanded to include 
additional areas. 

K. ALTERNATIVES 

The EIR shall place major attention on reasonable alternatives which avoid or reduce the 
project's significant environmental impacts. These alternatives shall be identified and 
discussed in detail, and shall address all significant impacts. The alternatives analysis shall be 
conducted in sufficient graphic and narrative detail to clearly assess the relative level of 
impacts and feasibility. Preceding the detailed alternatives analysis shall be a section entitled 
II Alternatives Considered but Rejected." This section shall include a discussion of preliminary 
alternatives that were considered but not analyzed in detail. The reason for rejection shall be 
explained. 

At a minimum, the following alternatives shall be considered: 

No Project Alternative: The No Project Alternative should discuss the existing conditions of 
the site at the time of the Notice of Preparation is published, as well as what would be 
reasonably expected to occur in the foreseeable future if the project were not approved, based 
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on current plans and consistent with available infrastructure and community services. 
Development in accordance with the Community Plan would consider development in 
accordance with the existing land use designation and zoning. How would development be 
permitted to proceed based on the policies of La Jolla Community Plan? What is the potential 
for impacts based on development under the existing regulations and currently planned 
infrastructure improvements that would occur regardless of project approval? 

Also, this alternative should compare the environmental effects of the project site remaining in 
its existing state (or in what would reasonably be expected to occur on-site) against 
environmental effects that would occur if the project were approved. Should the No Project 
Alternative prove to be the environmentally preferred alternative, then according to CEQA, 
another environmentally preferred alternative must be identified for the project. 

Alternate Location Alternative: The Alternate Location Alternative should consider and 
identify other locations that could feasibly support the project but would avoid or 
substantially lessen significant impacts associated with the project at the proposed location. 
Only locations that would avoid or substantially lessen any of the significant effects of the 
proposed project while achieving the primary project objectives need be considered in the EIR. 

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

L. MITIGA TION, MONITORING, AND REPORTING PROGRAM (MMRP) 

For each of the issue areas discussed above, mitigation measures should be clearly identified, 
discussed, and their effectiveness assessed in each issue section of the EIR. A Mitigation, 
Monitoring and Reporting Program (MMRP) for each mitigation measure must be included. 
At a minimum, the program should identify: 1) the city department or other entity responsible 
for the monitoring; 2) the monitoring and reporting schedule; and 3) the completion 
requirements. The separate MMRP should also be contained (verbatim) as a separate chapter 
within the EIR. 

M. OTHER 

The EIR shall include the references, individuals and agencies consulted, and certification 
page. The appendices section shall include the Scoping Meeting Notice and Notice of 
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Preparation, and any responses and comments received (including verbal transcript). Include 
all accepted technical studies. 

Until the screencheck ErR is submitted, which addresses all of the above issues, the environmental 
processing time line will be held in abeyance. Contact Elizabeth Shearer-Nguyen, Associate Planner at 
(619) 446-5369 if you have any questions regarding the CEQA analysis or John Fisher, Project 
Manager at (619) 446-5231 for general questions pertaining to the project. 

Sincerely, 

Cecilia Gallardo, AICP 
Assistant Deputy Director 
Development Services Department 

Enclosures: City of San Diego Technical Report and Environmental Impact Report Guidelines 

cc: Elizabeth Shearer-Nguyen, EAS 
EAS Seniors 
EAS Project File 
JoP.n Fisher, DSD 


