NOTICE OF PREPARATION
ENVIRONMENTAL IMPACT REPORT —
DOWNTOWN EL CAJON SPECIFIC PLAN
CITY OF EL CAJON

SUMMARY

The City of El Cajon is the Lead Agency in preparing a Program Environmental Impact
Report (EIR) for the proposed Downtown El Cajon Specific Plan (DECSP), including the
site-specific Rea Avenue Project. The DECSP project area covers approximately 541
acres within the 1,548-acre downtown El Cajon Redevelopment Project Area, bordered
generally by Interstate 8 (I-8) on the west and north, Lexington Avenue on the south, and
Lincoln Avenue on the east. The Rea Avenue Project site occupies an approximate
3-acre area within the DECSP, located on the north side of Rea Avenue, between
Sulzfeld Way and North Magnolia Avenue, extending northward on the east side of
North Magnolia Avenue to East Park Avenue.

The proposed DECSP is intended to guide future public and private development within
the downtown area over the next 30 years. To achieve its objective of creating a better
downtown environment—one that is safe, vibrant, and with a mix of uses—the proposed
DECSP establishes new design guidelines and development standards, identifies a clear
entittement process for projects, and coordinates the provision of infrastructure to
support future development. The Rea Avenue Project would be the first project to
implement the DECSP and proposes new development into the downtown in place of
older, blighted buildings near City Hall. The proposed DECSP and Rea Avenue Project
would require the discretionary actions of a General Plan Amendment and the adoption
of a Specific Plan.

Under the requirements of the California Environmental Quality Act (CEQA) and
its Guidelines, the City of El Cajon is the Lead Agency for environmental review
and must evaluate the potentially significant environmental effects of the
proposed project. The City of El Cajon has determined that an EIR will be
prepared to assess the proposed project’s effects on the environment, to identify
potentially significant impacts, and to identify feasible mitigation measures to
reduce or eliminate potentially significant environmental impacts anticipated with
implementation of the DECSP. Environmental impacts of the proposed DECSP
will be evaluated at a program level, while the proposed Rea Avenue
development will be addressed at a project level in order to examine the specific
effects related to its construction and operation.

This Notice of Preparation (NOP) is being circulated pursuant to California Resources
Code Section 21153(a) and CEQA Guidelines Section 15082. Public agencies and the
public are invited to comment on the proposed scope and content of the environmental
information to be included in the EIR. A 45-day comment period is provided to return
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written comments to the City of EI Cajon. All comments should be directed to the City of
El Cajon at the following address:

Anthony Shute, Senior Planner
City of El Cajon
Planning Division
200 Civic Center Way
El Cajon, CA 92020
Fax: 619 441 1743

ENVIRONMENTAL SETTING

DECSP Area and Rea Avenue Project Site

The DECSP occupies approximately 541 acres within the already urbanized
downtown area of El Cajon. Comprising the core of the downtown, the DECSP
generally encompasses the corridor that includes El Cajon Boulevard, Main
Street, and Magnolia Avenue. A regional reference map and location of the
DECSP and Rea Avenue Project area on topographic and aerial maps are
provided in Figures 1, 2 and 3, respectively.

The DECSP area is generally flat, ranging in elevation of 430 to 460 feet above
mean sea level, with no prominent topographic features. The DECSP area is
currently developed in a mix of civic, commercial, and multi-family residential
uses, with some portions that are undeveloped, vacant, or in single-family
homes. Several properties are in poor condition or underutilized.

The Rea Avenue Project site encompasses 8 properties within the central portion
of the larger DECSP area. The western half of the southern portion of the Rea
Avenue Project site is developed with office buildings and an associated parking
lot. The eastern half of the southern portion of the Rea Avenue Project site is
currently a graded lot.

Surrounding Uses and Circulation System

The DECSP is bordered by major and local roadways, including 1-8, which
parallels the west and north boundary of the DECSP area. Industrial uses occur
to the northwest of the DECSP area; freeway commercial uses occur to the
north, and residential and commercial uses occur to the east and south.
Residential uses become increasingly less dense further from the DECSP core.
The Rea Avenue Project site is bordered by North Magnolia Avenue on the west,
Rea Avenue on the south, and the El Cajon City Hall and future Public Safety
Center on the north and east. The San Diego Trolley Orange and Green lines
traverse the far west portion of the DECSP area, roughly paralleling Marshall
Avenue. The El Cajon Transit Center lies within the DECSP area, at the
approximate location of Marshall and Palm Avenues.



PROJECT DESCRIPTION

The proposed project consists of a new DECSP that would replace two existing
downtown area specific plans with an updated vision for the downtown area. The
two specific plans that would be replaced by the proposed DECSP include the
adopted Downtown El Cajon Specific Plan (SP 182) and Specific Plan 462. The
proposed 541-acre DECSP thus encompasses a larger area of downtown than
the existing SP 182, and includes updated development standards and design
guidelines to “improve the economic health of the City through revitalization of
the downtown.” The DECSP is based on smart growth planning principles,
whereby future city growth would be concentrated in the city center, as opposed
to outlying areas; the populated city center would be linked to viable transit and
other mobility (biking, walking) networks; city residents would be given
opportunities to participate in the local economy, and a sense of community
identity would be created through development of distinct neighborhoods.

The proposed DECSP is divided into five planning districts, each with a distinct
theme and redevelopment strategy. The DECSP districts are shown in Figure 4
and include: Historic Heart of the City District, Transit and Business District,
Lifetime Learning District, Marketplace District, and Community Recreation
District. Six land use designations are proposed to be distributed throughout the
five districts as shown in Figure 5, and include: Pedestrian Retail,
Civic/Institutional, Professional Office, Office Research and Development, High
Density Residential, and Open Space.

Proposed allowable building heights would range from three to five stories in the
pedestrian retail areas, three to seven stories in other commercial areas, up to
ten stories in civic areas, and three to seven stories in designated residential
areas. Building heights abutting existing residential neighborhoods outside the
DECSP area would be limited to three to four stories.

The projected buildout of the proposed DECSP is anticipated to include the
following mix of land uses.



TABLE 1
DECSP DISTRICTS PROJECTED BUILDOUT SUMMARY

Historic Transit & Lifetime Marketplace Community
Land Use Heart Business Learning Recreation | TOTALS
Residential
Units 4,703 3,759 3,100 1,586 8,089 21,237
Hotel Rooms 280 280 280 280 280 1,400
Office Square | 4 700657 2,138,239 2,102,207 1,717,850 762,230 | 8,421,183
Footage
Retail Square
Footage 694,944 580,932 451,852 465,073 399,709 2,592,510
Public
Park/Plaza 7 3 6 3 7 26
Acreage
Private Open
Space/ 11 11 9 6 19 56
Recreational
Space Acreage
Parking Spaces | ;5 g9 13,268 11,974 8,970 14,468 62,281
(off street)
Bicycle Spaces | g7 1,778 1,564 1,074 2,393 8,726
(off street)

The proposed Rea Avenue Project is located within the Historic Heart of the City
District and would be the first project to implement the DECSP. The Rea Avenue
Project proposes to redevelop properties containing older, blighted buildings into
60,000 square feet of ground-floor retail space and 140,000 square feet of office
space.

TOPICS TO BE ANALYZED IN THE EIR

Land Use and Planning.

The EIR will address two main land use issues relative to the DECSP and Rea Avenue
Project: compatibility with existing land uses; and conformance with local and regional
land use plans, policies, and regulations. A land use compatibility analysis will be
included that describes the interface of existing land uses with future land uses proposed
within the five districts of the DECSP. The evaluation of land use impacts will consider
the consistency of the existing land uses with the proposed land uses, and the degree to
which any difference between the two would lead to physical effects.

Specific features of the Rea Avenue Project will be analyzed to determine compatibility
with existing and proposed adjacent land uses. Mitigation measures to reduce potentially
significant land use compatibility impacts will be identified.

Aesthetics/Urban Design.

The EIR will evaluate the proposed DECSP and Rea Avenue Project in terms of
aesthetics and urban design that will define the existing community visual character and
identify key visual resources and views, including prominent skyline and urban features,
and community gateways to the DECSP area. Potential impacts to and from future
development consistent with the proposed DECSP will be addressed in terms of visual



guality and compatibility of the overall proposed design and specific architectural mass
and scale.

Transportation, Circulation and Access.

The EIR will include a summary of the Transportation and Parking Analysis for the
proposed DECSP and Rea Avenue Project that includes assessment of existing, near-
term, and long-term conditions. The analysis will include a program-level traffic and
parking study for the entire DECSP area, and a project-level traffic study for the Rea
Avenue Project, to determine if any local roadway segments and/or intersections would
be negatively affected. Mitigation measures to reduce potentially significant
transportation impacts will be identified for the DECSP and Rea Avenue Project. Access
and circulation will also be addressed. Specifically, recommendations regarding the
location of site-access driveways, number of driveways, potential turn restrictions, and
connectivity with the local circulation system will be included.

Noise.

The EIR will include an evaluation of potential noise impacts that may result from
adoption of the DECSP or Rea Avenue Project, based on a Noise Technical Report.
Existing and future noise conditions within the Rea Avenue Project area and DECSP
area will be included, and if noise standards are found to be exceeded, program-level or
project-level mitigation measures will be identified, respectively.

Air Quality.

The EIR will include a comprehensive discussion of air quality impacts that will be based
on an Air Quality Technical Report that includes a Health Risk Assessment and a Global
Climate Change analysis. Conformance of the DECSP and Rea Avenue Project to
federal and state criteria pollutant standards, potential health risks to future residents’
exposure to toxic air contaminants resulting from area traffic, and impacts of the project
relative to global warming, will be included. Potential impacts from both the construction
and operation phase, including impacts associated with increased traffic and energy use,
as well as associated mitigation measures for both the program- and project-level will be
identified.

Hydrology.

The EIR will describe how implementation of the DECSP and site-specific Rea Avenue
Project will affect storm water runoff patterns and quantity, and will be based on findings
presented in a Drainage Analysis Technical Report. The existing watershed, floodplain,
storm drains, drainage improvements, and detention features that exist or are planned
within the DECSP area will be addressed, and any deficiencies that exist or would occur
as a result of project implementation will be identified and associated mitigation
recommended.

Water Quality.
The EIR will include a water quality discussion that summarizes the results of a Storm
Water Quality Investigation Report. Text will include discussion of applicable storm water

guality regulations, pre-project and post-project sources of storm water pollutants based
on land use categories, identification of any downstream impaired water bodies, and
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identification of Best Management Practices (BMPs) that may be used as project design
features to mitigate potential adverse impacts. Recommended BMPs will be identified for
both the program- and project-level.

Geology and Soils.

The EIR will include an analysis of geology and soils based on a Geology and Soils
Evaluation Technical Report. The EIR will identify potential geologic and seismic
hazards including regional faults and unstable topographic features or soils. Potentially
significant geology or soils impacts resulting from implementation of the proposed
DECSP and Rea Avenue Project will be identified, as will appropriate mitigation.

Cultural and Paleontological Resources.

The EIR will include a discussion of potential impacts to cultural resources based on a
Historic Resources Survey. Both pre-historic and historic cultural resources will be
discussed, including historic architectural resources. Sensitivity for paleontological
resources will be determined based on the sensitivity rating of the underlying geologic
formations. Any potential resource impacts will be identified as well as appropriate
mitigation measures.

Public Services and Utilities.

The EIR will address potential impacts to the provision of water, sewer, police, fire,
libraries, recreational facilities, storm drains, schools, solid waste disposal, gas and
electric, and telephone and cable services. This analysis will focus on impacts to the
service providers and the need for new or expanded facilities resulting from the buildout
of the DECSP, in addition to buildout of the General Plan. Technical studies will be
prepared to address impacts to water and sewer services for both the DECSP and Rea
Avenue Project. In addition, the Helix Water District, in coordination with the ElI Cajon
Public Works Department, will prepare the Water Supply Assessment and Verification of
Sufficient Water Supply reports. The results of these studies will be incorporated into this
section of the EIR.

Population and Housing.

The EIR will analyze the potential of the proposed DECSP and Rea Avenue Project
implementation to adversely affect population and housing, with a focus on determining
any anticipated need to construct new housing elsewhere. An inventory of existing and
projected population and housing data will be evaluated against calculations projected
for the proposed DECSP and Rea Avenue Project. In addition, conformance with the
City’s Housing Element will be evaluated, including evaluation of affordable housing
policies.

Hazardous Materials.

The EIR will include a discussion of potential hazardous materials based upon a
Hazardous Material Technical Study (HTMS) that will document the significance of
potential impacts from existing contamination at properties within the DECSP area and
Rea Avenue Project site. The EIR will incorporate the findings of the HTMS and will
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address safety issues associated with proposed uses and potential for hazardous
materials exposure to the existing and future population.

Cumulative Impacts.

The EIR will include a cumulative impacts assessment that will consider the DECSP
(including the Rea Avenue Project) in concert with other projects and their potential to
generate cumulatively significant environmental impacts. A list of past, present, and
probable future projects in the El Cajon area will be identified and their combined
environmental effects on each issue will be analyzed.

Project Alternatives.

The EIR will consider a range of alternatives, which would feasibly attain most of the
objectives of the proposed project but would avoid or substantially lessen any identified
significant impacts arising from the proposed project. This will include a discussion of
the No Project Alternative and a reduced-intensity or possibly alternative land use
scenario. A comparative assessment of the project and alternatives will be made and an
environmentally superior alternative will be identified.

Other Required Considerations.

In accordance with the State CEQA Guidelines, the EIR will also consider growth
inducement, significant irreversible environmental changes, and effects found not to be
significant.

TOPICS EXCLUDED FROM ANALYSIS IN THE EIR

Agricultural Resources, Biological Resources, and Mineral Resources are topics that
were determined to be less than significant and therefore will be excluded from further
analysis in the EIR.

RESPONSIBLE AND TRUSTEE AGENCIES

According to Sections 15050 and 15367 of the State CEQA Guidelines, the City of El
Cajon is designated as the Lead Agency for the project. Responsible agencies are those
agencies that have discretionary approval authority over one or more actions involved
with the development of a proposed project. Trustee agencies are state agencies having
jurisdiction by law over natural resources affected by a proposed project that are held in
trust of the people of the state of California. The potential responsible and trustee
agencies that have been identified as part of the preparation of this document and the
required permits, approvals, or their associated responsibilities for the proposed project
are identified in Table 3.

TABLE 2
POTENTIAL RESPONSIBLE AND TRUSTEE AGENCIES

Agency Potential Permit/Approval/Responsibility/Trust




State Water Resources Notice of Intent to comply with the terms of the general permit to

Control Board/San Diego discharge stormwater associated with construction activity.
Regional Water Quality
Control Board 401 Water Quality Certification

Air Pollution Control District, | Authority to Construct
County of San Diego

ENVIRONMENTAL PROCEDURES

This NOP for the proposed DECSP and Rea Avenue Project will be submitted to the
State Clearinghouse, which will forward it to potential Responsible Agencies and Trustee
Agencies. Other interested parties that may have permit authority or have specifically
requested notification of the project will also receive a copy of the NOP.

After the 30-day review period for the NOP is complete and all comments are received, a
Draft Environmental Impact Report (DEIR) will be completed in accordance with CEQA
as amended (Public Resources Code, Section 21000 et seq.), and the State Guidelines
for Implementation of CEQA (California Code of Regulations, Section 15000 et seq.).

The DEIR will examine the DECSP (including the Rea Avenue Project) in the context of
the City’s existing General Plan. Detailed analyses will be conducted in order to
ascertain the proposed project’'s effects on the environment and the relative degree of
impact prior to implementation of mitigation measures. Where impacts are determined to
be significant, mitigation measures will be prescribed with the purpose of reducing the
project’s effects on those impacts either completely or to the maximum extent.
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