
 

June 2021 | Focused Final Environmental Impact Report 
State Clearinghouse No. 2020029070 

DEL MAR HEIGHTS 
SCHOOL REBUILD PROJECT 

Del Mar Union School District 
 
 

Prepared for: 

Del Mar Union School District 
Contact: Chris Delehanty, Executive Director 

Capital Programs & Technology 
11232 El Camino Real 

San Diego, California 92130 
858.523.6040 

 
Prepared by: 

PlaceWorks 
Contact: Dwayne Mears, Principal 

3 MacArthur Place, Suite 1100 
Santa Ana, California 92707 

714.966.9220 
info@placeworks.com 
www.placeworks.com 

 
 



 
  



D E L  M A R  H E I G H T S  S C H O O L  R E B U I L D  P R O J E C T  F O C U S E D  F I N A L  E I R  
D E L  M A R  U N I O N  S C H O O L  D I S T R I C T  

Table of Contents 

June 2021 Page i 

Section Page 
 
1. INTRODUCTION ........................................................................................................................... 1-1 

1.1 INTRODUCTION ............................................................................................................................................. 1-2 
1.2 FORMAT OF THE FOCUSED FINAL EIR .............................................................................................. 1-2 
1.3 CEQA REQUIREMENTS REGARDING COMMENTS AND RESPONSES ................................. 1-3 

2. RESPONSE TO COMMENTS ...................................................................................................... 2-1 
3. REVISIONS TO THE FOCUSED DRAFT EIR ............................................................................. 3-1 

3.1 INTRODUCTION ............................................................................................................................................. 3-1 
3.2 FOCUSED DRAFT EIR REVISIONS IN RESPONSE TO WRITTEN COMMENTS .................. 3-1 

 
 
 
 

  



 

June 2021 Page 1-1 

This page intentionally left blank.  



D E L  M A R  H E I G H T S  S C H O O L  R E B U I L D  P R O J E C T  F O C U S E D  F I N A L  E I R  
D E L  M A R  U N I O N  S C H O O L  D I S T R I C T  

1. Introduction 

Page 1-2 PlaceWorks 

1. Introduction 
1.1 INTRODUCTION 
This Focused Final Environmental Impact Report (Focused Final EIR) has been prepared in accordance with 
the California Environmental Quality Act (CEQA) as amended (Public Resources Code §§ 21000 et seq.) and 
CEQA Guidelines (California Code of  Regulations §§ 15000 et seq.). 

According to the CEQA Guidelines, Section 15132, the Final EIR shall consist of: 

(a) The Draft Environmental Impact Report (Draft EIR) or a revision of  the Draft; 

(b) Comments and recommendations received on the Draft EIR either verbatim or in summary; 

(c) A list of  persons, organizations, and public agencies comments on the Draft EIR; 

(d) The responses of  the Lead Agency to significant environmental points raised in the review 
and consultation process; and 

(e) Any other information added by the Lead Agency. 

This document contains responses to comments received on the Focused Draft EIR for the Del Mar Heights 
Rebuild Project during the public review period, which began April 28, 2021, and closed June 11, 2021. This 
document has been prepared in accordance with CEQA and the CEQA Guidelines and represents the 
independent judgement of  the Lead Agency. This document and the circulated Focused Draft EIR comprise 
the Focused Final EIR, in accordance with CEQA Guidelines, Section 15132. 

1.2 FORMAT OF THE FOCUSED FINAL EIR 
This document is organized as follows:  

Section 1, Introduction. This section describes CEQA requirements and content of  this Focused Final EIR.  

Section 2, Response to Comments. This section provides a list of  agencies and interested persons 
commenting on the Focused Draft EIR; copies of  comment letters received during the public review period, 
and individual responses to written comments. Individual comments for each letter have been numbered, and 
the letter is followed by responses with references to the corresponding comment number.  

Section 3. Revisions to the Focused Draft EIR. This section contains revisions to the Focused Draft EIR 
text and figures as a result of  the comments received by agencies and interested persons as described in Section 
2, and/or errors and omissions discovered after release of  the Focused Draft EIR for public review.  

The responses to comments contain material and revisions that will be added to the text of  the Focused Final 
EIR. Del Mar Union School District staff  has reviewed this material and determined that none of  this material 
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constitutes the type of  significant new information that requires recirculation of  the Focused Draft EIR for 
further public comment under CEQA Guidelines Section 15088.5. None of  this new material indicates that 
the project will result in a significant new environmental impact not previously disclosed in the Focused Draft 
EIR. Additionally, none of  this material indicates that there would be a substantial increase in the severity of  a 
previously identified environmental impact that will not be mitigated, or that there would be any of  the other 
circumstances requiring recirculation described in Section 15088.5. 

1.3 CEQA REQUIREMENTS REGARDING COMMENTS AND RESPONSES 
CEQA Guidelines Section 15204 (a) outlines parameters for submitting comments, and reminds persons and 
public agencies that the focus of  review and comment of  Draft EIRs should be “on the sufficiency of  the 
document in identifying and analyzing possible impacts on the environment and ways in which significant 
effects of  the project might be avoided or mitigated. Comments are most helpful when they suggest additional 
specific alternatives or mitigation measures that would provide better ways to avoid or mitigate the significant 
environmental effects. At the same time, reviewers should be aware that the adequacy of  an EIR is determined 
in terms of  what is reasonably feasible. …CEQA does not require a lead agency to conduct every test or 
perform all research, study, and experimentation recommended or demanded by commenters. When 
responding to comments, lead agencies need only respond to significant environmental issues and do not need 
to provide all information requested by reviewers, as long as a good faith effort at full disclosure is made in the 
EIR.”  

CEQA Guidelines Section 15204 (c) further advises, “Reviewers should explain the basis for their comments, 
and should submit data or references offering facts, reasonable assumptions based on facts, or expert opinion 
supported by facts in support of  the comments. Pursuant to Section 15064, an effect shall not be considered 
significant in the absence of  substantial evidence.” Section 15204 (d) also states, “Each responsible agency and 
trustee agency shall focus its comments on environmental information germane to that agency’s statutory 
responsibility.” Section 15204 (e) states, “This section shall not be used to restrict the ability of  reviewers to 
comment on the general adequacy of  a document or of  the lead agency to reject comments not focused as 
recommended by this section.” 

In accordance with CEQA, Public Resources Code Section 21092.5, copies of  the written responses to public 
agencies will be forwarded to those agencies at least 10 days prior to certifying the environmental impact report.  
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2. Response to Comments 
Section 15088 of  the CEQA Guidelines requires the Lead Agency (Del Mar Union School District) to evaluate 
comments on environmental issues received from public agencies and interested parties who reviewed the 
Focused Draft EIR and prepare written responses. 

This section provides all written responses received on the Focused Draft EIR and the District’s responses to 
each comment.  

Comment letters and specific comments are given letters and numbers for reference purposes. Where sections 
of  the Focused Draft EIR are excerpted in this document, the sections are shown indented. Changes to the 
Focused Draft EIR text are shown in underlined text for additions and strikeout for deletions. 

The following is a list of  agencies and persons that submitted comments on the Focused Draft EIR during the 
public review period. 

 
Number 

Reference Commenting Person/Agency Date of Comment Page No. 
A Lena Liu April 29, 2021 2-3 
B Mary Grehian Yoo April 29, 2021 2-7  
C Sandip Patel April 29, 2021 2-11 
D Sheila Krishna April 29, 2021 2-15 
E Dan Massara May 4, 2021 2-19 
F Mike Milligan May 4, 2021 2-23 
G Linuo Yang May 5, 2021 2-27 
H Wenhsin Lee May 6, 2021 2-31 
I Marina May 10, 2021 2-35 
J Alison Catilus May 11, 2021 2-39 
K John Reynolds May 11, 2021 2-43 
L Kerstin Pfann May 11, 2021 2-47 
M Nicki Waldal May 11, 2021 2-51 
N Teresa Solis May 11, 2021 2-55 
O Amanda Barman May 12, 2021 2-59 
P Cristin Strain May 13, 2021 2-63 
Q Gina Vargus May 14, 2021 2-67 
R Greg Jabin May 14 – June 4, 2021 2-71 
S Paige Rollins May 23, 2021 2-91 
T Sean Rollins May 23, 2021 2-95 
U Courtney Masick May 25, 2021 2-99 
V Sandip Patel June 2, 2021 2-103 
W Lena Liu June 5, 2021 2-107 
X Mike Milligan June 3, 2021 2-111 
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Number 
Reference Commenting Person/Agency Date of Comment Page No. 

Y Susie Hopper June 8, 2021 2-115 
Z Lauri Carpenter June 8, 2021 2-119 

AA Ian Phillip June 8, 2021 2-123 
BB Robert McGraw June 8, 2021 2-127 
CC Teresa Polivka June 8, 2021 2-131 
DD Kimberly Jackson June 8, 2021 2-135 
EE Heidi Merkel-Eckstein June 9, 2021 2-139 
FF Hugh Terrell June 10, 2021 2-143 
GG Karen Pankopf June 10, 2021 2-147 
HH Enid Sherman June 10, 2021 2-151 
II Scott Tinley June 10, 2021 2-155 
JJ Harry Yip June 10, 2021 2-159 
KK Kathleen Minarik June 10, 2021 2-165 
LL Ann Terrell June 10, 2021 2-169 
MM City of San Diego, Seth Litchney, Program Manager, Planning Department June 11, 2021 2-173 
NN Shana Khoury June 11, 2021 2-185 
OO Joyce and Mike Kushner June 11, 2021 2-189 
PP Lilia Favelukis June 11, 2021 2-193 
QQ Christine Springer June 11, 2021 2-197 
RR Michelle McGraw June 11, 2021 2-201 
SS Vicki Mirandon June 11, 2021 2-205 
TT Kimberly Hiland Belding June 11, 2021 2-211 
UU Sandy Kantel June 11, 2021 2-227 

LATE SUBMITTALS1 

1 
State of California, Department of Parks and Recreation, Darren Smith, 
Senior Environmental Scientist  June 11, 2021; 4:04 PM 2-231 

2 Rosanna Alvarado-Martin June 11, 2021; 4:10 PM 2-235 
3 Raveendran Venugopal June 11, 2021; 4:26 PM 2-517 
4 Amy Hellenkamp June 11, 2021; 4:44 PM 2-521 
5 Shawnie Mirandon June 11, 2021; 4:44 PM 2-525 
6 Irene Young June 11, 2021; 4:48 PM 2-529 
7 Ursula Krane June 11, 2021; 4:48 PM 2-533 
8 Kelley Huggett June 11, 2021; 4:49 PM 2-537 
9 Laura DeMarco June 11,2021; 4:58 PM 2-571 
10 Wes Huggett June 11,2021; 4:59 PM 2-575 
11 Alex Kwoka June 11, 2021; 7:08 PM 2-579 
12 Tricia Dixon June 11, 2021; 10:01 PM 2-585 

1 The comment period ended on June 11, 2021 at 4:00 PM. However, the District accepted any late comments through June 14, 2021.  
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A. Response to Comments from Lena Liu, dated April 29, 2021. 

A-1 The commenter supports the project and states that the EIR more than adequately 
addresses and mitigates environmental impacts, including impacts to biological resources, 
which were found to be less than significant. The commenter also states that the rebuild 
plan would improve the surrounding habitat and address and resolve drainage and erosion 
issues.  

The commenter is correct in that impacts to biological resources were found to be less 
than significant and did not require the implementation of  mitigation measures. 
Additionally, Figure 5.1-1, Biological Resources, of  the Focused Draft EIR, shows the 
locations of  the drainage improvements; Figure 5.1-4, Photos of  Slope Restoration Sites, shows 
the eroded conditions of  the two existing stormwater outfalls. The comment does not 
describe any inadequacies in the CEQA analysis or conclusion in the Focused Draft EIR, 
therefore no changes to the Focused Draft EIR are necessary.  

A-2 The commenter states that the EIR concluded that mitigation measures would be required 
to reduce temporary construction noise impacts.  

The commenter is correct in that temporary construction noise impacts would be reduced 
to a level of  less than significant with the implementation of  Mitigation Measure N-1, 
which would include the implementation of  construction noise practices, and Mitigation 
Measure N-2, which would use a static roller instead of  a vibratory roller for construction 
activities within 25 feet of  nearby residential structures. The comment does not describe 
any inadequacies in the CEQA analysis or conclusion in the Focused Draft EIR, therefore 
no changes to the Focused Draft EIR are necessary. 

A-3 The commenter states that the potential traffic impacts of  the new stairs and ramp that 
were originally proposed were removed as project components.  

The commenter is correct in that the potential traffic impacts that may have arisen from 
the proposed new stairs and ADA ramp were resolved by the Board’s removal of  these 
components from the project at its meeting on January 19, 2021. The comment does not 
describe any inadequacies in the CEQA analysis or conclusion in the Focused Draft EIR, 
therefore no changes to the Focused Draft EIR are necessary. 
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B. Response to Comments Mary Grehian Yoo, dated April 29, 2021. 

B-1 The commenter supports the project and states that the EIR more than adequately 
addresses and mitigates environmental impacts, including impacts to biological resources, 
which were found to be less than significant. The commenter also states that the rebuild 
plan would improve the surrounding habitat and address and resolve drainage and erosion 
issues.  

See response to Comment A-1. 

B-2 The commenter states that the EIR concluded that mitigation measures would be required 
to reduce temporary construction noise impacts.  

See response to Comment A-2. 

B-3 The commenter states that the potential traffic impacts of  the new stairs and ramp that 
were originally proposed were removed as project components.  

See response to Comment A-3. 
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LETTER C– Sandip Patel (2 pages) 
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C. Response to Comments from Sandip Patel, dated April 29, 2021. 

C-1 The commenter supports the project and states that the EIR more than adequately 
addresses and mitigates environmental impacts, including impacts to biological resources, 
which were found to be less than significant. The commenter also states that the rebuild 
plan would improve the surrounding habitat and address and resolve drainage and erosion 
issues.  

See response to Comment A-1. 

C-2 The commenter states that the EIR concluded that mitigation measures would be required 
to reduce temporary construction noise impacts.  

See response to Comment A-2. 

C-3 The commenter states that the potential traffic impacts of  the new stairs and ramp that 
were originally proposed were removed as project components.  

See response to Comment A-3. 
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LETTER D – Sheila Krishna (1 page) 
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D. Response to Comments from Sheila Krishna, dated April 29, 2021. 

D-1 The commenter supports the project and states that the EIR more than adequately 
addresses and mitigates environmental impacts, including impacts to biological resources, 
which were found to be less than significant. The commenter also states that the rebuild 
plan would improve the surrounding habitat and address and resolve drainage and erosion 
issues.  

See response to Comment A-1. 

D-2 The commenter states that the EIR concluded that mitigation measures would be required 
to reduce temporary construction noise impacts.  

See response to Comment A-2. 

D-3 The commenter states that the potential traffic impacts of  the new stairs and ramp that 
were originally proposed were removed as project components.  

See response to Comment A-3. 
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LETTER E – Dan Massara (1 page) 
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E. Response to Comments from Dan Massara, dated May 4, 2021. 

E-1 The commenter supports the findings of  the Focused Draft EIR and the current project 
plans, and states that it is time to get the project started. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER F – Mike Milligan (1 page) 
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F. Response to Comments from Mike Milligan, dated May 4, 2021. 

F-1 The commenter supports the project and states it is time to rebuild the school. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER G – Linuo Yang (2 pages) 
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G. Response to Comments from Linuo Yang, dated May 5, 2021. 

G-1 The commenter supports the findings of  the Focused Draft EIR, and states that the 
rebuild of  the school is long overdue.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER H – Wenhsin Lee (1 page) 
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H. Response to Comments from Wenhsin Lee, dated May 6, 2021. 

H-1 The commenter supports the project and states that the EIR indicates the proposed 
project would result in improved safety, parking, and traffic flow.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER I – Marina (1 page) 
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I. Response to Comments Mary Grehian Yoo, dated April 29, 2021. 

I-1 The commenter supports the project and states that the EIR addresses all the issues that 
were brought up by the Save the Field group. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER J – Alison Catilus (2 pages) 
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J. Response to Comments from Alison Catilus, dated May 11, 2021. 

J-1 The commenter supports the findings of  the EIR, and states that the proposed 
modernization is much needed.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER K – John Reynolds (2 pages) 
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K. Response to Comments from John Reynolds, dated May 11, 2021. 

K-1 The commenter supports the project, and states that the EIR found not impacts to 
vegetation and that noise impacts would be appropriately mitigated.   

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER L – Kerstin Pfann (1 page) 
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L. Response to Comments from Kerstin Pfann, dated May 11, 2021. 

L-1 The commenter supports the findings of  the Focused Draft EIR and the current project 
plans, and states that the rebuild should start as soon as possible. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER M – Nicki Waldal (1 page) 
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M. Response to Comments from Nicki Waldal, dated May 11, 2021. 

M-1 The commenter supports the project and the findings of  the EIR, and states that the 
rebuild should start as soon as possible. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER N – Teresa Solis (2 pages) 
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N. Response to Comments from Teresa Solis, dated May 11, 2021. 

N-1 The commenter supports the findings of  the Focused Draft EIR and the current plans 
for the rebuild, and states that the rebuild of  the school is long overdue.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER O – Amanda Barman (1 page) 
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O. Response to Comments from Amanda Barman, dated May 12, 2021. 

O-1 The commenter supports the findings of  the Focused Draft EIR and states that the school 
should be rebuilt. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER P – Cristin Strain (2 pages) 
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P. Response to Comments Cristin Strain, dated May 13, 2021. 

P-1 The commenter supports the project and the findings of  the EIR, and states that the 
rebuild should start as soon as possible. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER Q – Gina Vargus (1 page) 
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Q. Response to Comments from Gina Vargus, dated May 14, 2021. 

Q-1 The commenter supports the findings of  the Focused Draft EIR, and states that it is time 
to move forward with the rebuild.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER R – Greg Jabin (16 pages) 
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R. Response to Comments from Greg Jabin, dated May 14, 2021 through June 4, 2021. 

R-1, R-2 This comment notes that a gate near the Kindergarten playground allowed access to the 
Torrey Pines Reserve Extension back in the 1990s and that the gate was permanently 
locked for security reasons. It also notes that in recent times, a gate at the southern end 
of  the campus has allowed access to the Reserve during non-school hours. The 
commenter questions whether neighbors will have access to the Reserve through the 
campus. The commenter requests that a gate be provided adjacent to the community park. 

 While the ADA ramp and stairs have been removed from the proposed project, the project 
includes a maintenance gate at the southern edge. The District plans to maintain public 
access to the open portions of  the campus subject to District access policies.  

R-3 The commenter asks why a fence is necessary if  access to the community park will be 
allowed during all hours and if  the fence is necessary, who will be responsible for ensuring 
that access gates are unlocked during non-school hours. 

  Similar to the current site, the project does not include a community park, but rather an 
outdoor learning area that will be available to the community during non-school hours. 
The fence is necessary to ensure student safety. Community access via the gate will be per 
District policy. It is the District’s intent to maintain access to the open portions of  the 
campus. 

R-4 The commenter asks if  the Canyon Rim Nature Path is located outside the 8-ft fence or 
accessible from inside the fenced campus.  

 The referenced path is inside the fence and part of  the campus. Accessibility to the path 
will be when the campus is open during non-school hours. 

R-5 The commenter asks if  there will be a gate allowing access to the Torrey Pines Reserve 
Extension. 

 As explained in Response R-1/R-2 above, there will be a gate in the chain link fence at 
the southern end of  the campus. Community access through the campus and through this 
gate to the Reserve will occur during non-school hours subject to District access policies. 

R-6 The commenter asks why the renderings on the District’s website do not show the 8-ft 
High Black Ornamental Steel Fence. The commenter states that no fencing plan was ever 
shown on the District website or in the MND. 

 The District considered many design and function options during the planning process. 
The artist rendering referenced in this comment does not reflect the final plan. It is 
incorrect that the fencing plan was not revealed until the Focused DEIR. Figure 4, Fencing 
Plan, in the Responses to Comments document, which is part of  the MND, shows the 8-
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foot black ornamental steel fence, which is also shown in the Focused DEIR (see Figure 
3-8, Fencing Plan).  

R-7 The commenter asks if  the 17,000 sq ft green space shown at the northwest quadrant is 
the DMUSD Community Park or just an extension of  the campus. 

 The proposed project does not include a community park as explained in Response R-
1/R-2 above. 

R-8 The commenter indicates interest in providing a gate that allows access to the Torrey Pines 
Reserve Extension and offers to provide volunteers to clear overgrown brush. 

 The gate located near the Kindergarten play area was permanently closed years ago. The 
District is committed to minimizing impacts on the Reserve and plans to limit access to 
the gate planned on the southern edge of  the campus. 

R-9 This comment references a slide from the District’s November 20, 2019 presentation that 
shows an area identified as “DMUSD Community Park.” 

 As explained above, the plans attached to this comment are preliminary plans for a 
community park, which are not part of  the current project. 

R-10 The commenter asks if  the fence shown in the photos provided is the type of  fence 
proposed. 

 The fence along the open space area referenced in this comment will be an 8-foot black 
ornamental fence. 

R-11 This comment states that there were no renderings of  the Community Park showing 
fencing or gates on the District website, nor any in the MND published in February 2020. 

 The renderings showed preliminary plans. Final plans as evaluated in the CEQA 
documents include the fencing plan as shown in Responses to Comments document 
(which is part of  the MND), Figure 4, Fencing Plan, and DFEIR, Figure 3-8, Fencing 
Plan. 

R-12 The commenter states that there has been no prior discussion with the community 
concerning the fence and lack of  access to the Community Park. 

 The final plan approved by the District does not include a Community Park. The 
MND/Responses to Comments provided an objective review of  changes to open space 
and recreational amenities available to the public. The District plans to maintain access to 
the open portions of  the campus subject to District access policies. 

R-13 The commenter urges the Board to remove the fence and keep community access open. 
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 This is the commenter’s opinion concerning the fence. All comments will be considered 
by the Board of  Trustees. 

R-14 The commenter notes that the aerial rendering of  the school does not show a fence 
blocking access to the Community Park. 

 Many preliminary plans were considered during the design process. This is a preliminary 
plan and does not represent approved project.  

R-15 The commenter states that the Fencing Plan was first shown in the Response to 
Comments document and not the Initial Study/MND. 

 The commenter is correct. Comments were received asking for additional details 
concerning fencing and these details were included in the MND/Response to Comments 
document.  

R-16 The commenter states that they were promised a DMUSD Community Park in the 
November 20, 2019 Board presentation. 

 The community park was one design option considered during the public planning 
process. The plan was not included in the final project.   

R-17 The commenter states that the 8-foot fence blocking the entrance to the campus will be 
similar to the one shown in the comment’s photo. 

 The district plans to build an 8-foot black ornamental fence. 
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LETTER S – Paige Rollins (1 page) 
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S. Response to Comments from Paige Rollins, dated May 23, 2021. 

S-1 The commenter supports the findings of  the Focused Draft EIR and the current plans 
for the rebuild and is eager for the school to be rebuilt.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER T – Sean Rollins (1 page) 
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T. Response to Comments from Sean Rollins, dated May 23, 2021. 

T-1 The commenter supports the findings of  the Focused Draft EIR. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER U – Courtney Masick (1 page) 
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U. Response to Comments Courtney Masick, dated May 25, 2021. 

U-1 The commenter supports the project and the findings of  the EIR and hopes that the 
process can start by summer. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER V – Sandip Patel (2 pages) 
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V. Response to Comments from Sandip Patel, dated June 2, 2021. 

V-1 The commenter supports the project and states that the EIR more than adequately 
addresses and mitigates environmental impacts, including impacts to biological resources, 
which were found to be less than significant. The commenter also states that the rebuild 
plan would improve the surrounding habitat and address and resolve drainage and erosion 
issues.  

See response to Comment A-1. 

V-2 The commenter states that the EIR concluded that mitigation measures would be required 
to reduce temporary construction noise impacts.  

See response to Comment A-2. 

V-3 The commenter states that the potential traffic impacts of  the new stairs and ramp that 
were originally proposed were removed as project components.  

See response to Comment A-3. 
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LETTER W – Lena Liu (2 pages) 
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W. Response to Comments Lena Liu, dated June 5, 2021. 

W-1 The commenter supports the project and states that the EIR more than adequately 
addresses and mitigates environmental impacts, including impacts to biological resources, 
which were found to be less than significant. The commenter also states that the rebuild 
plan would improve the surrounding habitat and address and resolve drainage and erosion 
issues.  

See response to Comment A-1. 

W-2 The commenter states that the EIR concluded that mitigation measures would be required 
to reduce temporary construction noise impacts.  

See response to Comment A-2. 

W-3 The commenter states that the potential traffic impacts of  the new stairs and ramp that 
were originally proposed were removed as project components.  

See response to Comment A-3. 
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LETTER X – Mike Milligan (1 page) 
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X. Response to Comments Mike Milligan, dated June 3, 2021. 

X-1 The commenter supports the project and states that the EIR more than adequately 
addresses and mitigates environmental impacts, including impacts to biological resources, 
which were found to be less than significant. The commenter also states that the rebuild 
plan would improve the surrounding habitat and address and resolve drainage and erosion 
issues.  

See response to Comment A-1. 

X-2 The commenter states that the EIR concluded that mitigation measures would be required 
to reduce temporary construction noise impacts.  

See response to Comment A-2. 

X-3 The commenter states that the potential traffic impacts of  the new stairs and ramp that 
were originally proposed were removed as project components.  

See response to Comment A-3. 
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LETTER Y – Susie Hopper (2 pages) 

 



D E L  M A R  H E I G H T S  S C H O O L  R E B U I L D  P R O J E C T  F O C U S E D  F I N A L  E I R  
D E L  M A R  U N I O N  S C H O O L  D I S T R I C T  

2. Response to Comments 

Page 2-116 PlaceWorks 

 



D E L  M A R  H E I G H T S  S C H O O L  R E B U I L D  P R O J E C T  F O C U S E D  F I N A L  E I R  
D E L  M A R  U N I O N  S C H O O L  D I S T R I C T  

2. Response to Comments 

June 2021 Page 2-117 

Y. Response to Comments from Susie Hopper, dated June 8, 2021. 

Y-1 The commenter supports the project, and states that the remodel is important to the Del 
Mar Heights neighborhood, families, and students.   

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER Z – Lauri Carpenter (1 page) 
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Z. Response to Comments from Lauri Carpenter, dated June 8, 2021. 

Z-1 The commenter supports the findings of  the Focused Draft EIR. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER AA – Ian Phillip (2 pages) 
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AA. Response to Comments from Ian Phillip, dated June 8, 2021. 

AA-1 The commenter supports the project and the findings of  the EIR. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER BB – Robert McGraw (1 page) 
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BB.   Response to Comments from Robert McGraw, dated June 8, 2021. 

BB-1 The commenter supports the project and states that the EIR more than adequately 
addresses and mitigates environmental impacts, including impacts to biological resources, 
which were found to be less than significant. The commenter also states that the rebuild 
plan would improve the surrounding habitat and address and resolve drainage and erosion 
issues.  

See response to Comment A-1. 

BB-2 The commenter states that the EIR concluded that mitigation measures would be required 
to reduce temporary construction noise impacts, and states that noise impacts are not an 
environmental coastal zone issue but an issue with every construction project throughout 
the City. The commenter states that the mitigation measures go above and beyond 
mitigation measures that would be placed through the City.  

See response to Comment A-2. 

BB-3 The commenter states that the potential traffic impacts of  the new stairs and ramp that 
were originally proposed were removed as project components.  

See response to Comment A-3. 
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LETTER CC – Teresa Polivka (2 pages) 
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CC. Response to Comments from Teresa Polivka, dated June 8, 2021. 

CC-1 The commenter supports the findings of  the Focused Draft EIR and states that the school 
should be rebuilt. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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DD. Response to Comments Kimberly Jackson, dated June 8, 2021. 

DD-1 The commenter supports the project and the findings of  the EIR. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER EE – Heidi Merkel-Eckstein (2 pages) 
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EE. Response to Comments from Heidi Merkel-Eckstein, dated June 9, 2021. 

EE-1 The commenter supports the proposed project.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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FF. Response to Comments from Hugh Terrell, dated June 10, 2021. 

FF-1 The commenter supports the proposed project.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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GG. Response to Comments from Karen Pankopf, dated June 10, 2021. 

GG-1 The commenter is opposed to the Rebuild Design and is in support of  the Modernization 
Alternative without the portables. The commenter states that the overall decline in District 
enrollment, combined with over 600 empty seats in the District (over 1,300 empty seats 
after the school reopens), indicates the portables’ excess capacity is no longer necessary.  

The commenter’s comments concerning the need for the project will be considered by 
the Board. The comment does not address the environmental conclusions reached in the 
DFEIR and no further response is necessary. 

GG-2 The commenter states that with the Del Mar Heights enrollment reduced to 306 and with 
the enrollment on the westside declining, Modernization without portables provides many 
benefits. The commenter states that Modernization is better for the environment as stated 
in the Focused DEIR, and that the Modernization enables the District to achieve all of  
its listed educational goals.  

According to the California Department of  Education 2019-2020 enrollment data for the 
Del Mat Heights School, there were 458 students enrolled in the school.1 As indicated in 
Table 3-5, Del Mar Heights School: Proposed Plan Capacity Based on District Policy, the proposed 
capacity at the school would be 537. The Modernization Alternative is environmentally 
superior for construction noise and neutral for biological resources. However, as 
substantiated in the EIR, construction noise impacts would be temporary and would be 
mitigated to a less than significant level. The layout of  the existing campus and 
characteristics of  the existing buildings do not support the educational programs 
proposed by the Board of  Trustees. The Modernization Alternative would upgrade 
various systems, but it is not possible to satisfy the design parameters through a 
modernization program. The Modernization Alternative would not address issues 
identified in the Facilities Master Plan and Community Design Symposium. 

GG-3 The commenter states that Modernization without portables improves defensible space 
between the students and Torrey Pines Reserve.  

While removing the portables under the Modernization Alternative would increase 
defensible space, the proposed fire access lane proposed for the rebuild of  the school 
would not be constructed under the Modernization Alternative. The proposed widened 
fire access lane would eliminate the current fire lane obstruction and ensure better access 
to all portions of  the school. 

 
1 California Department of Education, 2019-2020 Del Mar Heights Elementary School Enrollment: 
https://dq.cde.ca.gov/dataquest/dqcensus/EnrGrdLevels.aspx?cds=37680566038111&agglevel=school&year=2019-20 
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GG-4 The commenter states that Modernization without portables increases the recreational 
blacktop space and preserves the recreational green space, and that Modernization would 
allow the current kindergarten buildings to remain for the kindergarten students.  

While the proposed plan reduces green space to gain educational space and reduce traffic 
hazards, the proposed plan continues to provide significant outdoor play areas and open 
community-accessible space. The Modernization Alternative would not provide the 
amphitheater and certain other proposed enhancements, but it would retain and resurface 
the existing facilities.  

GG-5 The commenter states that the Modernization would improve overall evacuation by not 
trapping cars from the exit and would improve school evacuation by keeping the south 
gate.  

The proposed project would reduce circulation and congestion issues within the project 
site and the neighborhood by increasing onsite parking and lengthening the passenger 
loading and vehicle queuing zone. By doing so, evacuation from within the campus and in 
the neighborhood would be improved. The stairs and ADA ramp at the southern edge of  
the campus are not necessary to achieve the project’s improvement in evacuation. 

GG-6 The commenter states that Modernization takes advantage of  existing footings and studs, 
and that saving on material costs would make it possible to use Bond MM funds for other 
schools in the District.  

The commenter’s comments concerning the transfer of  Bond MM funds to other schools 
will be considered by the Board. The comment does not address the environmental 
conclusions reached in the DFEIR and no further response is necessary. 

GG-7 The commenter states that Modernization takes less time and students would be able to 
return to school sooner instead of  continuing to be bused across the District.   

The commenter’s comments concerning the ability to return students to school sooner 
than the proposed project will be considered by the Board. The comment does not address 
the environmental conclusions reached in the DFEIR and no further response is 
necessary. 
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HH. Response to Comments from Enid Sherman, dated June 10, 2021. 

HH-1 The commenter opposes the rebuild design and supports the Modernization Alternative 
without the portables. 

See Response to Comment GG-1. 

HH-2 The commenter states that enrollment at Del Mar Heights School has been reduced to 
306 students. 

See Response to Comment GG-2. 

HH-3 The commenter states that Modernization without portables would improve defensible 
space.  

See Response to Comment GG-3. 

HH-4 The commenter states that the Modernization Alternative would improve evacuation of  
the school by not trapping cars from the exit and keeping the south gate. 

See Response to Comment GG-4. 
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II. Response to Comments Scott Tinley, dated June 10, 2021. 

II-1 The commenter states that with the rising cost of  construction, a smaller school with a 
better retention of  open space and less under-roof  structures save a substantial amount 
of  money from the original over-built design. 

The commenter’s comments concerning construction of  a smaller school to retain open 
space and reduce costs will be considered by the Board. The comment does not address 
the environmental conclusions reached in the DFEIR and no further response is 
necessary. 

II-2 The commenter states that a Modernization of  the school, as opposed to a complete 
rebuild would save millions in costs, reduce construction time, address the need for more 
open-air education, and maintain a large field. 

As substantiated in Chapter 7 of  the EIR, the Modernization Alternative would not meet 
all project objectives. The Modernization Alternative would upgrade various systems, but 
it is not possible to satisfy the design parameters through a modernization program. The 
Modernization Alternative would not address issues identified in the Facilities Master Plan 
(FMP) and Community Design Symposium.  

II-3 The commenter states that that the Modernization Alternative is a thoughtful solution to 
the issues that were brought up and shows that the District has listened to the community’s 
concerns. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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JJ. Response to Comments from Harry Yip, dated June 10, 2021. 

JJ-1 The commenter is opposed to the Rebuild Design and is in support of  the Modernization 
Alternative without the portables. The commenter states that the overall decline in District 
enrollment, combined with over 600 empty seats in the District (over 1,300 empty seats 
after the school reopens), indicates the portables’ excess capacity is no longer necessary.  

The commenter’s comments concerning declining enrollment and the need for the school 
will be considered by the Board. The comment does not address the environmental 
conclusions reached in the DFEIR and no further response is necessary. 

JJ-2 The commenter states that with the Del Mar Heights enrollment reduced to 306 and with 
the enrollment on the westside declining, Modernization without portables provides many 
benefits. The commenter states that Modernization is better for the environment as stated 
in the Focused DEIR and Modernization enables the District to achieve all of  its listed 
educational goals. 

See response to Comment GG-2. 

JJ-3 The commenter states that Modernization without portables reduces the number of  
students, which eliminates the need of  for the long car queue and extra parking.  

Under existing conditions, there are congestion and circulation issues in the 
neighborhood. Therefore, increasing the number of  onsite parking spaces and vehicle 
queuing is needed to ensure circulation and congestion impacts to the neighborhood 
north of  the project site are reduced. 

JJ-4 The commenter states that Modernization without portables improves the defensible 
space between the students and Torrey Pines Reserve.  

See response to Comment GG-3. 

JJ-5 The commenter states that Modernization without portables increases the recreational 
blacktop space and preserves the recreational green space, and that Modernization would 
allow the current kindergarten buildings to remain for the kindergarten students. 

See response to Comment GG-4. 

JJ-6 The commenter states that the Modernization would improve overall evacuation by not 
trapping cars from the exit and would improve school evacuation by keeping the south 
gate. 

See response to Comment GG-5. 
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JJ-7 The commenter states that Modernization takes advantage of  existing footings and studs, 
and that saving on material costs would make it possible to use Bond MM funds for other 
schools in the District. 

See response to Comment GG-6. 

JJ-8 The commenter states that Modernization takes less time and students would be able to 
return to school sooner instead of  continuing to be bused across the District. 

See response to Comment GG-7. 
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KK. Response to Comments Kathleen Minarik, dated June 10, 2021. 

KK-1 The commenter supports the findings of  the EIR and the proposed project.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LL. Response to Comments Ann Terrell, dated June 10, 2021. 

LL-1 The commenter supports the findings of  the EIR and the proposed project.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary.  
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MM. Response to Comments City of San Diego, Seth Litchney, Program Manager, Planning 
Department, dated June 11, 2021. 

MM-1 The commenter states that the City of  San Diego Planning Department received the 
Notice of  Availability for the Focused Draft EIR and has reviewed and provided 
comments on the Focused Draft EIR as a Responsible Agency.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 

MM-2  The commenter acknowledges that the City of  San Diego is the Responsible Agency.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary 

MM-3 The commenter states that as the Responsible Agency, the goal of  the City’s comments is 
to aid the District in understanding the City’s requirements and regulations in order to 
incorporate the analysis needed for the City to rely on for anticipated actions. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 

MM-4 The commenter states that Section 3.4 of  the Focused EIR should include foreseeable 
ministerial actions as identified by the City of  San Diego’s Planning Department’s review 
comments.  

Ministerial actions are anticipated to include encroachment permits related to work on 
Boquita Drive and Mira Montana Drive.  

MM-5 The commenter states that a more robust explanation of  the following City of  San Diego 
regulatory framework should be listed under the Regulatory Setting in Chapter 5.1, 
Biological Resources, of  the Focused EIR: San Diego Municipal Code Land Development 
Code, Environmentally Sensitive Lands, Brush Management, and the City of  San Diego’s 
Biology Guidelines (2018). The commenter also states that the City’s MSCP/MHPA and 
CEQA Significant Determination Thresholds (2020) should be included.   

The Focused Draft EIR focused on impacts pertaining to issues related to the lawsuit and 
Chapter 5.1, Biological Resources, only included regulatory framework pertaining to the 
impacts identified in the lawsuit. However, additional regulatory information has been 
added to the Regulatory Setting. See Section 3, Revisions to the Focused Draft EIR. 

MM-6 The commenter requests edits to be made to PPP B-2 of  Section 5.1.3, Plans, Programs, 
and Policies. 

See Section 3, Revisions to the Focused Draft EIR, which includes the revised language to 
Section 5.1.3. 
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MM-7 The commenter requests edits to be made to Section 5.1.1.2, Existing Conditions under Brush 
Management, of  the EIR.  

See Section 3, Revisions to the Focused Draft EIR, which includes the revised language to 
Section 5.1.1.2. 

MM-8 The commenter requests edits to be made to Figure 5.1-1, Biological Resources, to include 
Brush Management Zone 1 on the southern portion of  the site.  

See Section 3, Revisions to the Focused Draft EIR, which includes the revised graphic. 

MM-9 The commenter asks that a discussion of  the City of  San Diego’s General Plan Noise 
Element and MSCP be included in the regulatory under Section 5.2, Noise.  

A discussion of  the City of  San Diego General Plan Noise Element has been added to 
Section 5.2.1.1, Regulatory Background. In terms of  noise impacts to biological resources, 
no special animal species were observed during the biological surveys, as discussed in 
Section 5.1, Biological Resources. None are expected within or adjacent to the project 
footprint given its disturbed, developed, and landscaped condition. Additionally, the 
adjacent southern maritime chaparral habitat is not considered to be suitable for the 
Federal listed threatened, and State Species of  Special Concern coastal California 
gnatcatcher, a species sensitive to excessive noise such as that which can occur during 
construction. The adjacent habitat is not considered suitable for this species as it is 
chaparral, and the gnatcatcher’s habitat is Diegan coastal sage scrub which does not occur 
on or adjacent to the project site. See Section 3, Revisions to the Focused Draft EIR, which 
includes the discussion on the City of  San Diego General Plan Noise Element.  

MM-10 The comment states that the project site is adjacent to MHPA and a discussion of  the 
construction noise contours in the open space area should be included as it relates to the 
City of  San Diego’s Significant Determination Thresholds (2020) noise threshold for 
sensitive wildlife and the implementation of  the MSCP Land Use Adjacency Guidelines 
as needed.  

As discussed above, no special animal species were observed during the biological surveys, 
as discussed in Section 5.1, Biological Resources. None are expected within or adjacent to the 
project footprint given its disturbed, developed, and landscaped condition. Additionally, 
the adjacent southern maritime chaparral habitat is not considered to be suitable for the 
Federal listed threatened, and State Species of  Special Concern coastal California 
gnatcatcher, a species sensitive to excessive noise such as that which can occur during 
construction. The adjacent habitat is not considered suitable for this species as it is 
chaparral, and the gnatcatcher’s habitat is Diegan coastal sage scrub which does not occur 
on or adjacent to the project site. 
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MM-11 The commenter states that the project description of  the EIR should describe any 
possible real estate or other discretionary actions, such as but not limited to a Coastal 
Development Permit that the City may be required to take as a Responsible Agency so 
ensure reliance on the analysis in the Final Focused EIR for any subsequent discretionary 
and/or ministerial actions by the City.  

Section 3.4 of  the DFEIR identifies the City’s discretionary actions related to the project. 
Ministerial actions are anticipated to include encroachment permits related to work on 
Boquita Drive and Mira Montana Drive.  

MM-12 The commenter states that any work within the City’s Public Right-of-Way (ROW) will 
require ministerial review and approval in accordance with all applicable chapters of  the 
San Diego Municipal Code including supplement development regulations contained in 
the Land Development Code.  

The District recognizes that any work within the City’s Public Right-of-Way will require 
an encroachment permit. 

MM-13 The commenter states that the Development Services Department website includes 
guidance for requirements on ministerial submittal requirements. 

 See response to Comment MM-12. 

MM-14 The commenter states that because the Initial Study/MND is included in the record 
analysis as Appendix 1-1 to the Focused Draft EIR, comments on the Initial Study/MND 
have been provided to assure the City can rely on the document for discretionary actions. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 

MM-15 The commenter requests edits to be made to Mitigation Measure CUL-1.  

See Section 3, Revisions to the Focused Draft EIR, which includes the revisions to Mitigation 
Measure CUL-1. 

MM-16 The commenter requests edits to be made to Mitigation Measure GEO-1. 

See Section 3, Revisions to the Focused Draft EIR, which includes the revisions to Mitigation 
Measure GEO-1. 

MM-17 The commenter states that the response to the City’s comment letter on the NOP, as listed 
in Table 2-1, NOP Comment Summary, states that Chapter 5.1, Biological Resources, of  the EIR 
has been updated to mention that the project site is in the Los Penasquitos Water 
Management Area. 
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See Section 3, Revisions to the Focused Draft EIR, which includes a discussion on the Los 
Penasquitos Watershed Management Area. 

MM-18 The commenter states that the EIR needs to be revised in Table 2-1, NOP Comment 
Summary, of  the Focused Draft EIR, and elsewhere to include the correct name of  the 
“Los Penasquitos Watershed Management Area.”  

The corrected reference to the “Los Penasquitos Watershed Management Area” is 
provided in Section 3, Revisions to Focused Draft EIR, below. 

MM-19 The commenter states that the Response to Comments also acknowledges the crucial role 
of  a Stormwater Pollution Prevention Plan in addressing potential water quality impacts 
to reduce downstream erosion, and states that this information should help inform 
detailed design and implementation of  planned drainage improvements, and slope 
stabilization and restoration efforts.  

 The District agrees with the statement concerning the importance of  the Stormwater 
Pollution Prevention Plan in addressing potential water quality impacts to reduce 
downstream erosion. The District is committed to managing stormwater runoff  to avoid 
damage to the adjoining sensitive habitat by repairing the two damaged stormwater 
outfalls. The outfalls will be improved with concrete energy dissipaters and rip rap to avoid 
future erosion by reducing flow velocities of  stormwater, per the City’s requirements and 
jute-netting or straw blankets would be used on the reconstructed slopes to add stability. 
Surface runoff  from the project site, that has been treated by bioswales in compliance 
with State permit regulations, will flow into these outfall drainages to avoid untreated 
stormwater from draining into the MHPA; the stormwater system design would not result 
in a net increase of  flows. The outfalls would include new piping that would replace the 
existing stormwater pipes which have deteriorated and are contributing to the existing 
erosion. The proposed improvements would be irrigated by above-grade brown UV 
resistant PVC pipe and rotors that would provide the water needed for these native plant 
species to properly establish; the temporary irrigation would be disconnected from the 
school’s irrigation when the native plant species have been established.   

Under the City’s Coastal Development Permit, the District is committed to maintaining 
stormwater outfalls to ensure they continue to function as designed. The revegetation 
program includes a biweekly maintenance schedule to remove invasive plant species 
identified by the California Invasive Plant Council. The revegetation would avoid future 
erosion and contribute to the biological diversity and value in the area. Invasive non-native 
plant species would not be introduced into area. 

MM-20 The commenter thanks the District for providing the City with the opportunity to 
comment on the NOA. 
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The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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NN. Response to Comments from Shana Khoury, dated June 11, 2021. 

NN-1 The commenter is opposed to the Rebuild Design and is in support of  the Modernization 
Alternative without the portables. The commenter states that the overall decline in District 
enrollment, combined with over 600 empty seats in the District (over 1,300 empty seats 
after the school reopens), indicates the portables’ excess capacity is no longer necessary. 

See response to Comment GG-1. 

NN-2 The commenter states that with the Del Mar Heights enrollment reduced to 306 and with 
the enrollment on the westside declining, Modernization without portables provides many 
benefits. The commenter states that Modernization is better for the environment as stated 
in the Focused DEIR, and Modernization enables the District to achieve all of  its listed 
educational goals. 

See response to Comment GG-2. 

NN-3 The commenter states that Modernization without portables reduces the number of  
students, which eliminates the need of  for the long car queue and extra parking.  

See response to Comment JJ-3. 

NN-4 The commenter states that Modernization without portables improves defensible space 
between the students and Torrey Pines Reserve.  

See response to Comment GG-3. 

NN-5 The commenter states that the Modernization would improve overall evacuation by not 
trapping cars from the exit and reduces the number of  cars going into so that they do not 
compete with the neighborhood to evacuate students and residents. 

See response to Comment GG-5. 

NN-6 The commenter states that Modernization takes advantage of  existing footings and studs, 
and that saving on material costs would make it possible to use Bond MM funds for other 
schools in the District. 

See response to Comment GG-6. 

NN-7 The commenter states that Modernization takes less time and students would be able to 
return to school sooner instead of  continuing to be bused across the District.   

See response to Comment GG-7. 
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OO. Response to Comments Joyce and Mike Kushner, dated June 11, 2021. 

OO-1 The commenters are opposed to the Rebuild Design and is in support of  the 
Modernization Alternative without the portables. The commenters state that the overall 
decline in District enrollment, combined with over 600 empty seats in the District (over 
1,300 empty seats after the school reopens), indicates the portables’ excess capacity is no 
longer necessary. 

See response to Comment GG-1. 

OO-2 The commenters state that with the Del Mar Heights enrollment reduced to 306 and with 
the enrollment on the westside declining, Modernization without portables provides many 
benefits. The commenters state that Modernization is better for the environment as stated 
in the Focused DEIR, and Modernization enables the District to achieve all of  its listed 
educational goals. 

See response to Comment GG-2. 

OO-3 The commenters state that Modernization without portables reduces the number of  
students, which eliminates the need of  for the long car queue and extra parking.  

See response to Comment JJ-3. 

OO-4 The commenters state that Modernization without portables improves defensible space 
between the students and Torrey Pines Reserve.  

See response to Comment GG-3. 

OO-5 The commenters state that Modernization without portables increases the recreational 
blacktop space and preserves the recreational green space, and that Modernization would 
allow the current kindergarten buildings to remain for the kindergarten students. 

See response to Comment GG-4. 

OO-6 The commenters state that the Modernization would improve overall evacuation by not 
trapping cars from the exit and would improve school evacuation by keeping the south 
gate.  

 See response to Comment GG-5. 

OO-7 The commenters state that Modernization takes advantage of  existing footings and studs, 
and that saving on material costs would make it possible to use Bond MM funds for other 
schools in the District. 

See response to Comment GG-6. 



D E L  M A R  H E I G H T S  S C H O O L  R E B U I L D  P R O J E C T  F O C U S E D  F I N A L  E I R  
D E L  M A R  U N I O N  S C H O O L  D I S T R I C T  

2. Response to Comments 

Page 2-192 PlaceWorks 

OO-8 The commenters state that Modernization takes less time and students would be able to 
return to school sooner instead of  continuing to be bused across the District.   

See response to Comment GG-7. 
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PP. Response to Comments Lilia Favelukis, dated June 11, 2021. 

PP-1 The commenter opposes the proposed project and supports the Modernization 
Alternative without portables. 

See response to Comment GG-1. 
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QQ. Response to Comments Christine Springer, dated June 11, 2021. 

QQ-1 The commenter states that with the rising cost of  construction, a smaller school with a 
better retention of  open space and less under-roof  structures save a substantial amount 
of  money from the original over-built design. 

See response to Comment II-1. 

QQ-2 The commenter states that a Modernization of  the school, as opposed to a complete 
rebuild would save millions in costs, reduce construction time, address the need for more 
open-air education, and maintain a large field. 

See response to Comment II-2.  

QQ-3 The commenter states that that the Modernization Alternative is a thoughtful solution to 
the issues that were brought up and shows that the District has listened to the community’s 
concerns. 

See response to Comment II-3. 
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RR. Response to Comments Michelle McGraw, dated June 11, 2021. 

RR-1 The commenter supports the project and states that the EIR more than adequately 
addresses and mitigates environmental impacts, including impacts to biological resources, 
which were found to be less than significant. The commenter also states that the rebuild 
plan would improve the surrounding habitat and address and resolve drainage and erosion 
issues.  

See response to Comment A-1. 

RR-2 The commenter states that the EIR concluded that mitigation measures would be required 
to reduce temporary construction noise impacts, and states that noise impacts are not an 
environmental coastal zone issue but an issue with every construction project throughout 
the City. The commenter states that the mitigation measures go above and beyond 
mitigation measures that would be placed through the City.  

See response to Comment A-2. 

RR-3 The commenter states that the potential traffic impacts of  the new stairs and ramp that 
were originally proposed were removed as project components.  

See response to Comment A-3. 
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SS. Response to Comments Vicki Mirandon, dated June 11, 2021. 

SS-1 The commenter is opposed to the Rebuild Design and is in support of  the Modernization 
Alternative without the portables. The commenter states that the overall decline in District 
enrollment, combined with over 600 empty seats in the District (over 1,300 empty seats 
after the school reopens), indicates the portables’ excess capacity is no longer necessary.  

The commenter’s comments concerning declining enrollment and the need for the school 
will be considered by the Board. The comment does not address the environmental 
conclusions reached in the DFEIR and no further response is necessary. 

SS-2 The commenter states that with the Del Mar Heights enrollment reduced to 306 and with 
the enrollment on the westside declining, Modernization without portables provides many 
benefits. The commenter states that Modernization is better for the environment as stated 
in the Focused DEIR and Modernization enables the District to achieve all of  its listed 
educational goals. 

See response to Comment GG-2. 

SS-3 The commenter states that Modernization without portables reduces the number of  
students, which eliminates the need of  for the long car queue and extra parking.  

See response to Comment JJ-3. 

SS-4 The commenter states that Modernization without portables improves the defensible 
space between the students and Torrey Pines Reserve.  

See response to Comment GG-3. 

SS-5 The commenter states that Modernization without portables increases the recreational 
blacktop space and preserves the recreational green space, and that Modernization would 
allow the current kindergarten buildings to remain for the kindergarten students. 

See response to Comment GG-4. 

SS-6 The commenter states that the Modernization would improve overall evacuation by not 
trapping cars from the exit and would improve school evacuation by keeping the south 
gate. 

See response to Comment GG-5. 

SS-7 The commenter states that Modernization takes advantage of  existing footings and studs, 
and that saving on material costs would make it possible to use Bond MM funds for other 
schools in the District. 

See response to Comment GG-6. 



D E L  M A R  H E I G H T S  S C H O O L  R E B U I L D  P R O J E C T  F O C U S E D  F I N A L  E I R  
D E L  M A R  U N I O N  S C H O O L  D I S T R I C T  

2. Response to Comments 

Page 2-210 PlaceWorks 

SS-8 The commenter states that Modernization takes less time and students would be able to 
return to school sooner instead of  continuing to be bused across the District. 

See response to Comment GG-7. 
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TT. Response to Comments Kimberly Hiland Belding, dated June 11, 2021. 

TT-1 The commenter objects to the use of  a Focused EIR and demands that a full EIR be 
drafted to consider the environmental impacts the project may create.  

The District adopted a Mitigated Negative Declaration and approved the project. The 
approvals were challenged, and the court ruled that three issues needed further 
assessment. At its meeting on February 24, 2021, the Board vacated the findings on the 
biological resources and construction noise, vacated the approval of  the project, and 
directed staff  to reevaluate the biological and construction noise impacts and recirculate 
this analysis in a Focused Environmental Impact Report.  

TT-2 The commenter states that the Campus Modernization Alternative, without the portables, 
combined with a reduced student, teacher, and staff  population, achieves the District’s 
project objectives without being detrimental to the public health, safety, and welfare. The 
commenter states that the proposed project is detrimental to public health, safety, and 
welfare. The commenter states that reducing the size of  the site’s population achieves the 
District’s goals. 

See response to Comment GG-2. 

TT-3 The commenter states that the court did not order the removal of  the Mira Montana ramp 
and stairs but indicated that the issue must be explored in further detail. The commenter 
states that the removal of  the ramp and stairs has a significant impact on SB 187, 
Comprehensive School Safety Plan, Section G, Procedures for Safe Ingress and Egress. 
The commenter states that the judge’s ruling is based upon the Emergency Plan 
continuing to exist as it does today. 

The traffic issue raised in the legal challenge became moot upon the Board’s removal of  
the stairs and ADA ramp. The project includes expansion of  the on-site student pick-up 
and drop-off  area and expanded on-site parking to enhance the safety of  vehicle loading 
operations and reduce congestion in the neighborhood. The project does not change the 
existing entry points and the features will enhance campus safety related to ingress and 
egress. The stairs and ADA ramps are not included in the Comprehensive School Safety 
Plan. 

TT-4 The commenter states that the writ of  mandate refers to an emergency plan that relies on 
access to Mira Montana as a means to escort students off  campus. Removing the stairs 
and ADA ramp presents a challenge to disabled students and able-bodied students trying 
to access Mira Montana. The commenter states that removing access to Mira Montana 
Drive cul-de-sac negatively impacts fire egress compared to today’s existing fire egress and 
that this requires additional study. 

Refer to Response TT-3.  
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TT-5 The commenter states that Figure 3-5, Site Plan Comparison, illustrates the rebuild design 
places buildings closer to the Reserve on the south. The commenter states that the Minute 
Order contains misinformation as the proposed design is more dangerous than today’s 
design, and that this supports the Modernization Alternative; removing the portables 
makes the Modernization even safer. 

The District’s plan contains a number of  features that enhance campus safety and security. 
These include increasing the number of  fire hydrants on-site; increasing the width of  the 
fire access lane from 10 feet to 20 feet and eliminating the bottleneck; new buildings will 
meet current building codes; buildings will be sprinklered; and buildings will be 
constructed of  non-combustible materials. Selection of  the Modernization Alternative is 
unnecessary to reduce any significant impact and this alternative would not achieve project 
objectives. 

TT-6 The commenter states that the judge’s order stated that there are currently no fire hydrants 
on campus however there is one in the courtyard, and states that moving the buildings on 
the south side move closer to the canyon edge, not further away, and states that the ruling 
was based on faulty information. 

The District acknowledges that there is currently one fire hydrant on the campus. The 
proposed project includes four fire hydrants and it fixes a number of  other campus 
deficiencies, including widening the fire lane that currents blocks emergency access to 
portions of  the campus.  

TT-7 The commenter states that reducing the campus size to the original buildings mitigates 
the limitation of  the drop-off/pick-up zones, as well as insufficient onsite parking.  

A reduction in student capacity would reduce the number of  vehicles accessing the 
campus. However, as noted in Section 7.4.2, Campus Modernization Alternative, this 
alternative would not fully achieve the project’s objectives, as approved by the Board of  
Trustees. 

TT-8 The commenter states that a longer on-site queue does not remove the fundamental 
problem of  too many people in a small space. 

Section 2.1.6, Transportation/Emergency Access, in the MND/IS Response to 
Comments addressed this issue. Figure 10, Existing Access and Circulation, shows the existing 
vehicle queue extending 500 feet into the neighborhood, which creates unsafe conditions 
for vehicles, pedestrians and bicyclists. Figure 11, Queuing in with Project Conditions, shows 
that that the queue will be brought onto the campus and out of  the neighborhood, which 
will improve safety and encourage students to walk and bike to school. 
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TT-9 The commenter states that most of  the hazardous circulation conditions can be addressed 
by reducing the campus size to the original buildings and installing signs to restrict parking 
during school hours.  

The proposed increase in the student drop-off/pick-up area and the expanded parking lot 
would move the vehicle queue from the adjoining neighborhood onto the campus. The 
dangerous conditions that are identified in this comment would be reduced. The project 
as proposed would improve upon existing conditions and reducing the capacity of  the 
school is unnecessary to address this issue. 

TT-10 The commenter states that onsite queuing does nothing to mitigate parents leaving their 
cars in the travel lane to pick up their children and making illegal U-turns. 

Refer to Response TT-8. 

TT-11 The commenter states that the removal of  the ADA ramp and stairs would not address 
the congestion on Boquita Drive which causes a large number of  parents to direct their 
children to walk to the canyon via Mira Montana Drive.  

 The existing congestion on Boquita Drive causes a number of  safety hazards for students 
and the adjoining residents. The project’s improvement in congestion would result from 
the expansion of  the drop-off/pick-up zone and expanded and reconfigured parking lot. 
Refer to Response TT-8. 

TT-12 The commenter states reducing the campus size to the original building mitigates the long 
traffic queue and installing signs to restrict parking during school hours mitigates the 
parked cars.  

Refer to Response TT-9. 

TT-13 The commenter states that the average enrollment, as shown in Table 4-1, does not take 
into account the District-wide declining enrollment or mention that Del Mar Heights 
School is partially supported by overcapacity displacement at other schools, and does not 
mention the opening of  another school, Pacific Sky School, expected in 2022. 

Refer to Responses GG-1 and GG-2. 

TT-14 The commenter states that with the opening of  Pacific Sky School, the overall District 
capacity increases to 5,040 seats and the overcapacity displacement would disappear. The 
commenter states that the average daily attendance projection is budgeted to support 
3,750 students, a difference of  1,340 unused seats.  

Refer to Responses GG-1 and GG-2. 
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TT-15 The commenter states that even prior to Pacific Sky School opening, the District has 689 
unused seats, so maintaining a large school at Del Mar Heights School site does not make 
sense. The commenter states that the actual enrollment numbers also support a reduction 
in population, as the Del Mar Heights School’s initial spring enrollment was 306 students. 

Refer to Responses GG-1 and GG-2. 

TT-16 The commenter asks if  the District will address Wildfires, as it was not addressed in 
previous documents. The commenter asks how the changes to the site address the 
emergency response plan and evacuation plan during drop-off  and pick-up times when 
the onsite queue is expected to be full, as well as during a normal day with the student 
population at full capacity.  

Wildfire issues were addressed in Section 3.20 of  the MND/IS and in Section 2.1.7 of  
the MND/Responses to Comments document. The Court ruled that this issue was 
adequately addressed and did not require further review.  Also, refer to Response TT-9. 

TT-17 The commenter states that their comments on the IS/MND were completely excluded.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER UU – Sandy Kantel (2 pages) 
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UU. Response to Comments Sandy Kantel, dated June 11, 2021. 

UU-1 The commenter supports a rebuild or modernization on the existing footprint of  the Del 
Mar Heights School as it will serve the purpose of  getting students back on campus and 
create a safe environment for them and for the surrounding neighbors in a disaster or 
firestorm. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 

UU-2 The commenter states that the project site is in an Extremely High Fire Hazard Zone, and 
that when a fire starts, there are only minutes to evacuate. The commenter states that 
adding more students and cars to the campus would rob them of  their chance to escape 
down a one way exit.  

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 

UU-3 The commenter states that the school enrollment declined to 306 students and that there 
is no need to build to a capacity double the size.  

See response to Comment GG-2. 

UU-4 The commenter states that a full EIR should be drafted to identify all of  the 
environmental impacts the proposed project would create.  

See response to Comment TT-1. 
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LETTER 1 – State of California, Department of Parks and Recreation, Darren Smith, Senior Environmental 
Scientist (2 pages) 
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1. Response to Comments State of California, Department of Parks and Recreation, Darren 
Smith, Senior Environmental Scientist, dated June 11, 2021. 

1-1 The commenter has concerns that the proposed project needs to be better addressed or 
redesigned because the TPSNR is environmentally sensitive and regionally important.  

This comment summarizes the project area’s sensitivity given the adjoining Multiple 
Habitat Preserve Area (MHPA) and that it is protected by the Multiple Species 
Conservation Plan MSCP). Responses to detailed comments are provided below. 

1-2 The commenter states that the soils, rare plants, wildlife habitats, and trails at TPSNR are 
highly susceptible to damage from concentrated stormwater runoff, and states that site 
drainage should be managed onsite with minimal concentrations of  flow or volume 
reaching the outfall pipes. The commenter is concerned that if  improperly implemented 
the outfall drainage revegetation efforts could result in unanticipated significant impacts. 
The commenter states that long-term potential impacts to surrounding habitats near the 
outfall pipes were not addressed in the Focused DEIR. The commenter asks for written 
commitment from the District to inspect and maintain these structures regularly. 

The District is committed to managing stormwater runoff  to avoid damage to the 
adjoining sensitive habitat by repairing the two damaged stormwater outfalls. The outfalls 
will be improved with concrete energy dissipaters and rip rap to avoid future erosion by 
reducing flow velocities of  stormwater, per the City’s requirements and jute-netting or 
straw blankets would be used on the reconstructed slopes to add stability. Surface runoff  
from the project site, that has been treated by bioswales in compliance with State permit 
regulations, will flow into these outfall drainages to avoid untreated stormwater from 
draining into the MHPA; the stormwater system design would not result in a net increase 
of  flows. The outfalls would include new piping that would replace the existing 
stormwater pipes which have deteriorated and are contributing to the existing erosion. 
The proposed improvements would be irrigated by above-grade brown UV resistant PVC 
pipe and rotors that would provide the water needed for these native plant species to 
properly establish; the temporary irrigation would be disconnected from the school’s 
irrigation when the native plant species have been established.   

Under the City’s Coastal Development Permit, the District is committed to maintaining 
stormwater outfalls to ensure they continue to function as designed. The revegetation 
program includes a biweekly maintenance schedule to remove invasive plant species 
identified by the California Invasive Plant Council. The revegetation would avoid future 
erosion and contribute to the biological diversity and value in the area. Invasive non-native 
plant species would not be introduced into area. 

1-3 The commenter states that State Parks does not fully support the use of  hydroseeding to 
revegetate the repaired outfall drainages and strongly discourages the use of  some of  the 
plants proposed for revegetation as they either do not occur at TPSNR or are cultivars 
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with the potential to crossbreed with native species at TPSNR. The commenter would like 
to work with the District to review the revegetation plant palette for container plants and 
the hydroseed mix.  

Hydroseeding will be removed from the outfall areas. The District agrees with the 
suggested plant species alternatives and will work with the City of  San Diego to replace 
the current species with those recommended in this comment: Salvia apiana, Encelia 
californica, and Rhus integrifolia. 
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LETTER 2 – Rosanna Alvarado-Martin (278 pages) 
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2.  Response to Comments Rosanna Alvarado-Martin, dated June 11, 2021. 

2-1 The commenter objects to the use of  a Focused EIR and states that a full EIR should be 
drafted to consider all the environmental impacts of  the proposed project. The 
commenter states that there has never been an environmental review under CEQA that 
approved the existing site, and therefore, the District cannot use the current site structures 
as a legal basis to compare the rebuild.   

The campus predates the passage of  CEQA and so there would be no environmental 
review completed when it was planned. CEQA uses the concept of  “baseline”, which is 
the current condition of  the site and the start of  the CEQA process. So, a comparison of  
the project against the current site conditions is required under CEQA. 

2-2 The commenter supports the Modernization option without portables and states that the 
enrollment for the schools as declined. The commenter states that the Modernization 
Alternative would eliminate many environmental concerns, more parking would not be 
needed, and additional defensible space would be added if  the portables are removed. The 
commenter states that a smaller school equates to less traffic, parking, and pollution. 

See response to Comment JJ-2 through Comment JJ-4.   

2-3 The commenter states that the MND indicates that there are no fire hydrants onsite, but 
the commenter says there is one fire hydrant on campus and two fire hydrants on Mira 
Montana Drive. The commenter states that the proposed rebuild would be more 
dangerous with the recent removal of  the ADA ramp, this evacuation point at Mira 
Montana Drive is currently part of  the Del Mar Heights Comprehensive School Safety 
Plan. The commenter states that the proposed project lacks a timed Evacuation Study. 

There is one fire hydrant located on-site. The proposed project would provide four fire 
hydrants to provide multiple fire defense locations around the campus. The proposed 
project would introduce fully sprinkled buildings to the campus while the existing campus 
are non-sprinkled buildings. The proposed project would increase the width of  the fire 
lane to 20 feet from 10 feet and eliminate a bottleneck that limits access to the campus. 
The statement concerning the ADA ramp being included in the current Comprehensive 
School Safety Plan is incorrect. The access points to Mira Montana Drive remain and 
would not change as a result of  the project.  

2-4 The commenter states that the current building design moved buildings closer to the 
Reserve and that the plan lacks the 100-foot defensible space. The commenter states that 
the City Fire Department does not pre-approve plans. 

The District fully recognizes that the site is in a Very High Fire Hazard Severity Zone 
(VHFHSZ; CAL FIRE) and the proposed site plan has been designed very carefully with 
these concerns in mind. The existing fire access lane is inadequate as the width of  the lane 



D E L  M A R  H E I G H T S  S C H O O L  R E B U I L D  P R O J E C T  F O C U S E D  F I N A L  E I R  
D E L  M A R  U N I O N  S C H O O L  D I S T R I C T  

2. Response to Comments 

Page 2-514 PlaceWorks 

is only 10 feet between the edge of  the slope and the building. The minimum width is 20 

feet per the 2019 California Fire Code. The proposed fire lane is 20 feet in width 
throughout its length and it eliminates the existing restricted access point. The fire lane 
includes hammerhead turnarounds and the hose length distances are in compliance with 
the 2019 California Fire Code. Further, the plan has been reviewed by the City of  San 
Diego Fire Marshall. 

The existing campus has four portable classroom buildings that are approximately 5 to 10 
feet from the canyon edge and existing Kindergarten, Administration and Classroom 
Building D are approximately 20 feet from the canyon edge.  

The proposed buildings will all meet current building standards. The new buildings are 
noncombustible construction with the building envelope (walls, roofs, eaves, and soffits) 
designed to be ignition-resistant construction and glass will be tempered, per 2019 
California Building Code, Chapter 7A, Materials and Construction Methods for Exterior 
Wildfire Exposure. The existing portables are of  combustible construction. 

The proposed project provides another fire safety improvement. The proposed project 
includes three new and one replaced fire hydrants to provide multiple fire defense 
locations around the campus. The proposed project would introduce fully sprinkled 
buildings to the campus. The existing campus are non-sprinkled buildings. 

The slopes on the west and south sides (buffer area between the developed school campus 
and the Reserve) ranges from 2 feet to over 200 feet wide. This buffer area is currently 
maintained by the school district, in compliance with San Diego Fire-Rescue Department’s 
city-wide Brush Management and Weed Abatement regulations. Additionally, door to door 
brush inspections, by uniformed Code Compliance Officer with the Fire-Rescue 
Department’s Brush Management, are conducted for properties on canyon rim areas 
(located within the Wildland Urban Interface). This practice would not change with the 
proposed project. No additional brush management area would be required for the 
project. While the plan does not provide the full 100-foot defensible space along the entire 
perimeter of  the site, the Government Code 51182 provides for exemption or variances. 
In this case, the District desires to be good stewards of  the environment and avoid all 
intrusions into the Reserve. The numerous safety features justify the current design. The 
City of  San Diego Fire Marshall has reviewed the plan. 

2-5 The commenter states that the MND failed to address the Reserve’s sensitive animal and 
plant species, and the need to prevent light, noise, stormwater runoff  impacts. The 
commenter states that the construction and additional permanent impervious surfaces 
would negatively impact the environment and cause heat islands and runoff  problems to 
the Reserve.  

 Chapter 5.1, Biological Resources, of  the Focused Draft EIR addresses these comments. 
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2-6 The commenter states that the MND studied the impact of  temporarily housing the Del 
Mar Heights School students at Del Mar Hills Academy and Ocean Air but it did not study 
traffic impacts on streets surrounding Del Mar Heights School. 

 The geographical limits of  the study area for the traffic analysis were determined by using 
the criteria outlined in the City of  San Diego “Traffic Impact Study Manual.” The “Study 
Area” section of  that document states that street segments would warrant inclusion in the 
traffic study if  the proposed project would result in an increase in the volume/capacity 
(V/C) ratio of  0.10 or greater for roadway segments operating at level of  service (LOS) 
A, 0.06 or greater for roadway segments operating at LOS B, 0.04 or greater for roadway 
segments operating at LOS C, or 0.02 or greater for roadways operating at LOS D, E, or 
F (based on daily traffic volumes). According to the Carmel Valley Community Plan, the 
capacity of  Del Mar Heights Road is 40,000 vehicles per day (vpd) west of  Interstate 5 
(four-lane major arterial) and 60,000 vpd east of  Interstate 5 (six-lane primary arterial). 
The capacity of  Carmel Mountain Road is 40,000 vpd in the vicinity of  Ocean Air School 
(four-lane major arterial) and 60,000 vpd between Interstate 5 and El Camino Real (six-
lane primary arterial). Based on the estimated increases in daily traffic volumes that would 
be generated by the school project (280 vpd at Ocean Air School and 800 vpd at Del Mar 
Hills Academy) and the assumed geographical distribution of  school-generated traffic, the 
anticipated percentage increase in the V/C ratios would be 0.008 on Del Mar Heights 
Road west of  Mango Drive and 0.006 on Del Mar Heights Road east of  Mango Drive. 
The anticipated percentage increase in the V/C ratios would be 0.0046 on Carmel 
Mountain Road west of  Canter Heights Drive and 0.0025 on Carmel Mountain Road east 
of  Canter Heights Drive. As these increases in V/C ratios are well below the threshold 
levels for determining if  a traffic study is warranted, a detailed impact analysis was not 
required and was not conducted for any intersections on the segments of  Del Mar Heights 
Road east and west of  Mango Drive or on Carmel Mountain Road east and west of  Canter 
Heights Drive. Even if  100 percent of  the additional traffic at Ocean Air Academy were 
to be assigned to Carmel Mountain Road west of  Canter Heights Drive, the increase in 
the V/C ratio would be 0.007, which is well below the allowable increase in the V/C ratio. 
Based on these criteria, the traffic study was appropriately focused on the intersections 
most-directly affected by the project, which included the signalized intersections closest 
to each school site. 

2-7 The commenter states that the proposed project would block public views of  the ocean 
and scenic vistas from the sidewalk on Mira Montana Drive. 

 Comments about views from Mira Montana Drive were addressed in the Response to 
Comments document from IS/MND, where visual simulations were provided from 
various viewpoints within the project site’s surroundings. As demonstrated in the 
Response to Comments and the visual simulations, impacts to views were not considered 
to be significant.  
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2-8 The commenter states that the field has a bioswale in the middle and that the District 
stated the rebuild would have no negative impact to the community. The commenter asks, 
if  there was no negative impact, why the District spent $993,048 to replace the Del Mar 
Heights baseball field to accommodate Little League Junior/Senior Baseball at Torrey 
Hills School, as elementary school age students do not play Junior/Senior Baseball. 

 The commenter is correct that the project would not have a significant impact on green 
space/recreation as determined in the MND/IS. The Board of  Education is within its 
authority to fund needed public facilities. 

2-9 The commenter states that the proposed project does not comply with the Torrey Pines 
Community Plan, and states that the District failed to notify the Torrey Pines Community 
Planning Board. The commenter states that the project site is in the Coastal Zone and 
that the District and MND failed to acknowledge this. 

 The District acknowledges that the project site is in the Coastal Zone. The project is 
consistent with the Torrey Pines Community Plan. Refer to Table 16, Project Consistency with 
Torrey Pines Community Plan Key Policies in the MND/IS/Response to Comments. 

2-10 The commenter states that the street names in Appendix B of  the MND listed the wrong 
street names and states that the MND did not address the City’s Climate Action Plan. The 
commenter states more parking and idling would not be in compliance with the City’s 
Climate Action Plan. 

 The commenter is correct in stating that the street names listed on page 11 of  Appendix 
B to the Initial Study were incorrect, and these revisions were made in the MND’s 
Response to Comments Section 3, Errata. As identified on page 27 of  Initial Study 
Appendix B, Air Quality and Greenhouse Gas Emissions Analysis, the measures listed in 
the City’s Climate Action Plan (CAP) only apply to development projects under the City’s 
authority. Because the project is under the jurisdiction of  the Del Mar Union School 
District, the City’s CAP is not directly applicable. 

2-11 The commenter states that the limited analysis of  the construction and operational noise 
concerns for the community is flawed and a baseline assessment was not conducted. 

 This comment is incorrect. Noise measurements where taken along Mira Montana and at 
the Boquita Drive entrance. Refer to Figure 5.2-2, Approximate Noise Monitoring Locations in 
the Focused DEIR. 
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3. Response to Comments Raveendran Venugopal, dated June 11, 2021. 

3-1 The commenter is opposed to the Rebuild Design and is in support of  the Modernization 
Alternative without the portables. The commenter states that the overall decline in District 
enrollment, combined with over 600 empty seats in the District (over 1,300 empty seats 
after the school reopens), indicates the portables’ excess capacity is no longer necessary.  

See response to Comment JJ-1. 

3-2 The commenter states that with the Del Mar Heights enrollment reduced to 306 and with 
the enrollment on the westside declining, Modernization without portables provides many 
benefits. The commenter states that Modernization is better for the environment as stated 
in the Focused DEIR and Modernization enables the District to achieve all of  its listed 
educational goals. 

See response to Comment GG-2. 

3-3 The commenter states that Modernization without portables reduces the number of  
students, which eliminates the need of  for the long car queue and extra parking.  

Under existing conditions, there are congestion and circulation issues in the 
neighborhood. Therefore, increasing the number of  onsite parking spaces and vehicle 
queuing is needed to ensure circulation and congestion impacts to the neighborhood 
north of  the project site are reduced. 

3-4 The commenter states that Modernization without portables improves the defensible 
space between the students and Torrey Pines Reserve.  

See response to Comment GG-3. 

3-5 The commenter states that Modernization without portables increases the recreational 
blacktop space and preserves the recreational green space, and that Modernization would 
allow the current kindergarten buildings to remain for the kindergarten students. 

See response to Comment GG-4. 

3-6 The commenter states that the Modernization would improve overall evacuation by not 
trapping cars from the exit and would improve school evacuation by keeping the south 
gate. 

See response to Comment GG-5. 

3-7 The commenter states that Modernization takes advantage of  existing footings and studs, 
and that saving on material costs would make it possible to use Bond MM funds for other 
schools in the District. 
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See response to Comment GG-6. 

3-8 The commenter states that Modernization takes less time and students would be able to 
return to school sooner instead of  continuing to be bused across the District. 

See response to Comment GG-7. 
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LETTER 4 – Amy Hellenkamp (1 page) 
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4. Response to Comments Amy Hellenkamp, dated June 11, 2021. 

4-1 The commenter states that the removal of  the southern entry is an unacceptable response 
to the Court’s order for further traffic studies, and it shows that the District wanted to 
avoid a traffic study because the District is aware that the study would show that the Del 
Mar Heights School will never be safe for a school of  over 500 students. 

Section 2.1.6, Transportation/Emergency Access, in the MND/IS Response to 
Comments addressed this issue. Figure 10, Existing Access and Circulation, shows the existing 
vehicle queue extending 500 feet into the neighborhood, which creates unsafe conditions 
for vehicles, pedestrians and bicyclists. Figure 11, Queuing in with Project Conditions, 
shows that that the queue will be brought onto the campus and out of  the neighborhood, 
which will improve safety and encourage students to walk and bike to school.  

4-2 The commenter states that the elimination of  this entry raises concerns for the safety of  
the students and the community’s access to the playfields. The commenter states that in 
the event of  an emergency, the lack of  a back exit from the school puts children at risk 
and increases the traffic burden on Boquita Drive. 

The existing gate located along the southern edge will be replaced at the same location.  

4-3 The commenter states that they strongly support the Modernization option as the current 
and projected enrollment of  Del Mar Heights is around 300 students. The commenter 
states that community members should not be subjected to increased construction noise 
and traffic, and children should not lose athletic fields for classrooms that will forever sit 
empty. The commenter states that the permanent structures at the school housed 306 
students and that a modernization could easily be done to provide a school for 300 
students while preserving the fields. 

See response to Comment GG-2. 

4-4 The commenter states that Modernization would cause less runoff  and other impacts to 
the Reserve.  

As with the proposed project, the Modernization Alternative would repair the stormwater 
outfalls and revegetate the slopes. Impacts to the Reserve under the Modernization 
Alternative would be the same as the proposed project. However, it should be noted that 
the Modernization Alternative does not achieve the project objectives to the same extent 
as the proposed project.  

4-5 The commenter states that studies conducted during the COVID-19 pandemic showed 
that communities where residents had more access to green spaces had lower death rates 
than communities with less green space.  
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 The MND/IS and Responses to Comments document reviewed in depth the project’s 
impacts on green space and recreation. The Court ruled that these issues were adequately 
addressed. Refer to those documents for more information.  

4-6 The commenter states that there is no reason to build a school for over 500 students when 
it only needs one for about 300 students and asks that District modernize the school 
instead.  

See response to Comment 4-3. 
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5. Response to Comments Shawnie Mirandon, dated June 11, 2021. 

5-1 The commenter is opposed to the Rebuild Design and is in support of  the Modernization 
Alternative without the portables. The commenter states that the overall decline in District 
enrollment, combined with over 600 empty seats in the District (over 1,300 empty seats 
after the school reopens), indicates the portables’ excess capacity is no longer necessary.  

See response to Comment JJ-1. 

5-2 The commenter states that with the Del Mar Heights enrollment reduced to 306 and with 
the enrollment on the westside declining, Modernization without portables provides many 
benefits. The commenter states that Modernization is better for the environment as stated 
in the Focused DEIR and Modernization enables the District to achieve all of  its listed 
educational goals. 

See response to Comment GG-2. 

5-3 The commenter states that Modernization without portables reduces the number of  
students, which eliminates the need of  for the long car queue and extra parking.  

Under existing conditions, there are congestion and circulation issues in the 
neighborhood. Therefore, increasing the number of  onsite parking spaces and vehicle 
queuing is needed to ensure circulation and congestion impacts to the neighborhood 
north of  the project site are reduced. 

5-4 The commenter states that Modernization without portables improves the defensible 
space between the students and Torrey Pines Reserve.  

See response to Comment GG-3. 

5-5 The commenter states that Modernization without portables increases the recreational 
blacktop space and preserves the recreational green space, and that Modernization would 
allow the current kindergarten buildings to remain for the kindergarten students. 

See response to Comment GG-4. 

5-6 The commenter states that the Modernization would improve overall evacuation by not 
trapping cars from the exit and would improve school evacuation by keeping the south 
gate. 

See response to Comment GG-5. 

5-7 The commenter states that Modernization takes advantage of  existing footings and studs, 
and that saving on material costs would make it possible to use Bond MM funds for other 
schools in the District. 



D E L  M A R  H E I G H T S  S C H O O L  R E B U I L D  P R O J E C T  F O C U S E D  F I N A L  E I R  
D E L  M A R  U N I O N  S C H O O L  D I S T R I C T  

2. Response to Comments 

Page 2-528 PlaceWorks 

See response to Comment GG-6. 

5-8 The commenter states that Modernization takes less time and students would be able to 
return to school sooner instead of  continuing to be bused across the District. 

See response to Comment GG-7. 
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6. Response to Comments Irene Young, dated June 11, 2021. 

6-1 The commenter states that with the rising cost of  construction, a smaller school with a 
better retention of  open space and less under-roof  structures save a substantial amount 
of  money from the original over-built design. 

The commenter’s comments concerning construction of  a smaller school to retain open 
space and reduce costs will be considered by the Board. The comment does not address 
the environmental conclusions reached in the DFEIR and no further response is 
necessary. 

6-2 The commenter states that a Modernization of  the school, as opposed to a complete 
rebuild would save millions in costs, reduce construction time, address the need for more 
open-air education, and maintain a large field. 

As substantiated in Chapter 7 of  the EIR, the Modernization Alternative would not meet 
all project objectives. The Modernization Alternative would upgrade various systems, but 
it is not possible to satisfy the design parameters through a modernization program. The 
Modernization Alternative would not address issues identified in the Facilities Master Plan 
(FMP) and Community Design Symposium.  

6-3 The commenter states that that the Modernization Alternative is a thoughtful solution to 
the issues that were brought up and shows that the District has listened to the community’s 
concerns. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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7. Response to Comments Ursula Krane, dated June 11, 2021. 

7-1 The commenter is opposed to the proposed project and states that the Modernization 
Alternative is better for the environment and is needed since enrollment is down. 

See response to Comment GG-2. 

7-2 The commenter states that it should be a goal to preserve the fields for sport and play. 

The MND/IS and Responses to Comments document reviewed in depth the project’s 
impacts on green space and recreation. The Court ruled that these issues were adequately 
addressed. Refer to those documents for more information. 
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8. Response to Comments Kelley Huggett, dated June 11, 2021. 

8-1 The commenter opposes the proposed project and supports the Modernization 
Alternative without portables. The commenter states that the District should reevaluate 
the best way to achieve the overall goals for the school since enrollment has been reduced 
to 306 students and is projected to decline further. 

See response to Comment GG-1 and Comment GG-2. 

8-2 The commenter states that the Del Mar Heights School Accountability Report Card gives 
the campus an exemplary rating, and states that a “grand” modernization can achieve all 
goals, return students to campus sooner, and save on construction costs.  

See response to Comment GG-2, Comment GG-6, and Comment GG-7. 

8-3 The commenter states that the recent Del Mar Hills Modernization meeting highlights 
that all education goals can be achieved with a grand modernization plan.  

After considerable review of  the condition of  the Del Mar Heights campus and the issues 
identified in the Facilities Master Plan (FMP) and the Community Design Symposium, the 
District determined it is not possible to satisfy the District’s educational goals through a 
modernization program. The District determined that the project as currently proposed 
is preferable to the Modernization Alternative.  

8-4 The commenter states that removing the south ADA gate eliminates the only southern 
pedestrian evacuation route and makes the campus potentially unsafe.  

See response to Comment R-1. The maintenance gate would be used for evacuation, if  
needed.  

8-5 The commenter states that removing the southern gate does not eliminate the need to 
study traffic and evacuation. The commenter states that the District should attempt to 
reduce the number of  cars entering the community as opposed to encouraging additional 
driving by expanding parking. The comment asks that the District evaluate the best way 
to resolve traffic.  

The Focused DEIR only addresses the impacts that the court ruled required further 
assessment. Traffic, circulation, and evacuation impacts were addressed in original 
IS/MND. Note that reducing congestion in the neighborhood will reduce the hazards that 
currently discourage the number of  students walking and biking to school, which adds to 
the number of  parents driving students to school. 

8-6 The commenter states the Modernization Alternative would be able to meet the first two 
objectives due to the decreased enrollment. 
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The layout of  the existing campus and characteristics of  the existing buildings do not 
support the educational programs proposed by the Board of  Trustees. The Campus 
Modernization Alternative would upgrade various systems, but it is not possible to satisfy 
the design parameters through a modernization program. The existing campus is beyond 
its useful life, and this alternative would not address issues identified in the FMP and 
Community Design Symposium, and therefore would not achieve the District’s project 
objective. The Campus Modernization Alternative would not expand the existing parking 
lot or extend the campus drop-off  zone, and the traffic congestion within the adjoining 
neighborhood would continue. The cars parked on the adjacent roads and the drop-offs 
that occur there create a hazard for students walking or biking to school. This hazardous 
condition would remain under the Campus Modernization Alternative, and this project 
objective would not be achieved. 

8-7 The commenter states that the proposed project does not offer expert testimony on 
whether the proposed project would meet objective 3. The commenter states that every 
traffic expert that has evaluated the new parking and queue states it is less safe because it 
encourages more driving, it moves cars to the southern end which would create a 
bottleneck making evacuation difficult, and parents would likely drop off  students on 
Cordero to avoid the long bottleneck queue which creates significant student risk.  

The proposed project would not increase the number of  cars as student capacity will 
decrease based on the reduction of  one classroom. The traffic analysis completed by 
traffic engineering at the IBI Group determined that congestion would be reduced by the 
expansion of  the drop-of/pick-up zone and the expansion of  parking spaces onsite. 
Vehicle queuing would be shorter due to the parking lot being designed to accommodate 
parking to assist with kindergarten drop-off/pick-up operations rotating counterclockwise 
which ensures safe and efficient onsite circulation. Vehicles exiting the campus are directed 
to go through the northern parking lot which would eliminate potential conflict between 
inbound and outbound traffic. 

Figure 10, Existing Access and Circulation, shows that the existing vehicle queue extends 500 
feet into the neighborhood, which creates hazardous conditions. These hazardous 
conditions currently discourage students from walking and biking to school, which adds 
to the number of  parents driving students to school. Figure 11, Queuing With Project 
Conditions, shows that the queue would be brought onto the campus and off  neighborhood 
streets.  

8-8 The commenter states objective 4 is not met because it ignores all of  the Torrey Pines 
Community recreational goals, defies every objective in the San Diego Mayor’s green 
space/park priority plan, and a reduction in open space does not equate to updated 
recreational space.  

See response to Comment 11-2. 
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8-9 The commenter states that Section 4.3.2, Access and Parking, of  the Focused DEIR only 
describes the current traffic congestion and hazards and does not evaluate how the long 
queue will impact parent behavior.  

See response to Comment 11-5. Chapter 4 of  the Focused DEIR discusses the existing 
environmental setting only.  

8-10 The commenter states that enrollment for the academic years 2019-2020 and 2020-2021 
should be added to Table 4-1, Del Mar Heights School 10-Year Enrollment History, of  the 
Focused DEIR. The commenter states that there is no mention of  the significant decline 
in enrollment for the 2021-2022 academic year, and with the opening of  the new Pacific 
Sky School, there may be further declines.   

 The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 

8-11 The commenter states schools are an important community asset not just an educational 
facility. 

The comment does not describe any inadequacies in the CEQA analysis or conclusion in 
the Focused Draft EIR, therefore no changes to the Focused Draft EIR are necessary. 
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LETTER 9 – Laura DeMarco (1 page) 
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9. Response to Comments Laura DeMarco, dated June 11, 2021. 

9-1 The commenter is opposed to the proposed project and states that the Modernization 
Alternative, without portables, would preserve the fields that were originally designed to 
be an effective fire break and buffer between the school and Reserve. 

See responses to Comment GG-3 and Comment 2-4. 

9-2 The commenter states that the proposed project would build new structures that will not 
be within the same footprint as the existing buildings, and that the proposed project would 
move buildings closer to Reserve and within the defensible space area. 

See responses to Comment GG-3 and Comment 2-4. 

9-3 The commenter states that given the increasing wildfire risk from climate change, the 
commenter asks that the District select the Modernization option and add an additional 
fire hydrant to the existing one. 

See responses to Comment GG-3 and Comment 2-4. 
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10. Response to Comments Wes Huggett, dated June 11, 2021. 

10-1 The commenter is opposed to the proposed project and supports the Modernization 
Alternative or a smaller design since enrollment is enrollment. The commenter states that 
it is wasteful, takes away financial resources from other District schools, and eliminates 
recreational resources. 

See responses to Comment GG-2 and Comment GG-6. Comments concerning the need 
for the project and use of  financial resources will be considered by the Board, but these 
are not environmental issues. 

10-2 The commenter states that they are concerned about night light pollution disrupting sleep 
and impact wildlife in the Reserve. The commenter is concerned about noise from the 
parking lot in the morning and potentially late at night. The commenter asks if  the east 
parking lot gate would be locked at night.  

Chapter 5.1, Biological Resources, of  the Focused Draft EIR addresses light impacts to the 
Reserve. The District adopted a Mitigated Negative Declaration and approved the project. 
The approvals were challenged, and the court ruled that three issues needed further 
assessment. At its meeting on February 24, 2021, the Board vacated the findings on the 
biological resources and construction noise, vacated the approval of  the project, and 
directed staff  to reevaluate the biological and construction noise impacts and recirculate 
this analysis in a Focused Environmental Impact Report. Operational noise was 
adequately addressed in the MND.  

The reference to a gate at the east parking lot will be locked at night is unclear. This may 
be a reference to the access point at the south end of  the east parking lot, which was 
eliminated when the Board of  Education eliminated the stairs and ADA ramp at this 
location. 
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11.  Response to Comments Alex Kwoka, dated June 11, 2021. 

11-1 The commenter states that they disagree with the conclusions of  the IS/MND and the 
Focused DEIR, and states that increasing the size of  the parking lot has a negative impact 
on the environment and the decrease in field and recreational opportunities has a negative 
impact on students, the community, and environment. 

Increasing the size of  the parking lot would reduce congestion and idling which would 
reduce air quality impacts. Additionally, the reduced congestion would create safer traffic 
conditions which would encourage students to walk and/or ride bicycles to school. The 
expanded parking lot and access improvements are intended to alleviate the existing 
queuing and therefore, would reduce air quality impacts. Idling that could occur, 
specifically at the southern portion of  the Mira Montana Drive would be minimal and 
temporary and would not pose significant health risks to residents in the area or 
environmental impacts.  

11-2 The commenter states that the fields before the modernization, and the original and 
modified plans do not provide for a similar sized multi-use and community park.  

While the proposed project would result in a reduction of  field space and recreational 
opportunities, the new field would provide similar activity levels, and an outdoor learning 
area would be created onsite which would be used by both the school and community. 
The proposed project would include grass infield areas, green space, playgrounds, 
decomposed granite paths and gathering areas, amphitheater, and hardscape areas which 
would be accessible to both students and the community. In addition to these proposed 
field and recreational opportunities, the proposed project would include a school garden 
and indoor learning/gathering areas for student-use only. 

11-3 The commenter states that fencing might make it difficult to provide emergency 
assistance.  

The final design for the campus included open space intended to serve as an outdoor 
learning area. Fencing is required to ensure student safety. The proposed gate would allow 
access into the park during emergencies. 

11-4 This comment is a repeat of  Comment 11-1 through Comment 11-3. 

See response to Comment 11-1 through Comment 11-3. 
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12. Response to Comments Tricia Dixon, dated June 11, 2021. 

12-1 The commenter supports the project and states that the EIR more than adequately 
addresses and mitigates environmental impacts, including impacts to biological resources, 
which were found to be less than significant. The commenter also states that the rebuild 
plan would improve the surrounding habitat and address and resolve drainage and erosion 
issues.  

See response to Comment A-1. 

12-2 The commenter states that the EIR concluded that mitigation measures would be required 
to reduce temporary construction noise impacts.  

See response to Comment A-2. 

12-3 The commenter states that the potential traffic impacts of  the new stairs and ramp that 
were originally proposed were removed as project components.  

See response to Comment A-3. 
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3. Revisions to the Focused Draft EIR 
3.1 INTRODUCTION 
This section contains revisions to the Focused Draft EIR based upon (1) additional or revised information 
required to prepare a response to a specific comment; (2) applicable updated information that was not available 
at the time of  Focused Draft EIR publication; and/or (3) typographical errors. This section also includes 
additional mitigation measures to fully respond to commenter concerns as well as provide additional 
clarification to mitigation requirements included in the Focused Draft EIR. The provision of  these additional 
mitigation measures does not alter any impact significance conclusions as disclosed in the Focused Draft EIR. 
Changes made to the Focused Draft EIR are identified here in strikeout text to indicate deletions and in 
underlined text to signify additions. 

3.2 FOCUSED DRAFT EIR REVISIONS IN RESPONSE TO WRITTEN 
COMMENTS 

The following text has been revised in response to comments received on the Focused Draft EIR. 

The following is hereby sections added to Section 5.1.1.1, Regulatory Background. The analysis of  the project’s 
biological impacts in Section 5.1.4, Environmental Impacts, is consistent with the policies and regulations presented 
below. 

Local 
City of San Diego 

San Diego Multiple Species Conservation Program  

The City, USFWS, CDFW, other local jurisdictions, and members of the environmental and building and 
development communities joined together in the late 1990s to develop the MSCP, a comprehensive program 
to preserve a network of habitat and open space in the region and ensure the viability of (generally) upland 
habitat and species that is compatible with growth and development.  

The City’s MSCP Subarea Plan (1997a) was prepared pursuant to the outline developed by USFWS and CDFW 
to meet the requirements of the State Natural Communities Conservation Planning (NCCP) Act of 1992. 
Adopted by the City in March 1997, the City’s Subarea Plan forms the basis for the MSCP Implementing 
Agreement (IA), which is the contract between the City, USFWS, and CDFW (City 1997b). The IA ensures 
implementation of the City’s Subarea Plan and thereby allows the City to issue “take” permits under the FESA 
and State Endangered Species Act to address impacts at the local level. Under the FESA, an Incidental Take 
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Permit is required when non-federal activities would result in “take” of a threatened or endangered species. A 
Habitat Conservation Plan, such as the City’s Subarea Plan, must accompany an application for a federal 
Incidental Take Permit. In July 1997, the USFWS, CDFW, and City entered into the 50-year MSCP IA, wherein 
the City received its FESA Section 10(a) Incidental Take Permit (City 1997b).   

Pursuant to its MSCP permit issued under Section 10(a), the City has incidental “take” authority over 85 rare, 
threatened, endangered and regionally sensitive species that it aims to conserve (i.e., “MSCP Covered Species”). 
“MSCP Covered” refers to species that are covered by the City’s Incidental Take Permit and considered to be 
adequately protected within the City’s Preserve, the MHPA. Special conditions apply to Covered Species that 
would be potentially impacted including, for example, designing a project to avoid impacts to Covered Species 
in the MHPA where feasible. Outside the MHPA, projects must incorporate measures (i.e., Area Specific 
Management Directives) for the protection of Covered Species as identified in Appendix A of the City’s Subarea 
Plan.   

In addition to identifying preserve areas within the City (and guiding implementation of the MSCP within its 
corporate boundaries), the City’s Subarea Plan also regulates effects on natural communities throughout the 
City. Section 1.4.2 of the of the City’s Subarea Plan outlines general planning policies and design guidelines for 
projects within or adjacent to the MHPA. In addition, Section 1.5.3 of the City’s Subarea Plan outlines general 
management directives that apply to all areas of the City’s MSCP Subarea plan, as appropriate. 

City of  San Diego Multi-Habitat Planning Area 

The MHPA was developed by the City in cooperation with the USFWS, CDFW, property owners, developers, 
and environmental groups using the Preserve Design Criteria contained in the MSCP Plan, and the City 
Council-adopted criteria for the creation of  the MHPA.   

MHPA lands are large blocks of  native habitat that have the ability to support a diversity of  plant and animal 
life and, therefore, have been included within the City’s Subarea Plan for conservation. The MHPA also 
delineates core biological resource areas and corridors targeted for conservation as these lands have been 
determined to provide the necessary habitat quality, quantity, and connectivity to sustain the unique biodiversity 
of  the San Diego region. The MHPA occurs to the west of  the site. 

Land Use Adjacency Guidelines 

Development adjacent to the MHPA must ensure that indirect impacts to the MHPA are minimized. Sections 
1.4.2 and 1.4.3 of  the City’s Subarea Plan outline the requirements to address indirect effects related to drainage 
and toxics, lighting, noise, public access, invasive plant species, brush management, and grading/land 
development. Because the project would occur adjacent to the MHPA, conformance with the adjacency 
guidelines would be required. 

Environmentally Sensitive Lands Regulations 

Mitigation requirements for sensitive biological resources follow the requirements of  the City’s Biology 
Guidelines (2018) as outlined in the City’s Municipal Code Environmentally Sensitive Lands (ESL) Regulations 
(Chapter 14, Article 3, Division 1). ESL include sensitive biological resources, steep hillsides, coastal beaches, 
sensitive coastal bluffs, and 100-year floodplains (San Diego Municipal Code [SDMC] 143.0110).  
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The ESL regulations also specify development requirements inside and outside of  the MHPA. The entire site 
is adjacent to the MHPA. Inside the MHPA, development must be located in the least sensitive portion of  a 
given site.  

Biolog y Guidelines 

The City’s Biology Guidelines (2018) have been formulated by the Development Services Department to aid 
in the implementation and interpretation of  the ESL Regulations; San Diego Land Development Code, Chapter 
14, Division 1, Section 143.0101 et seq; and the Open Space Residential (OR-1-2) Zone, Chapter 13, Division 
2, Section 131.0201 et seq. Section III of  the Biology Guidelines (Biological Impact Analysis and Mitigation 
Procedures) also serves as standards for the determination of  impact and mitigation under CEQA. The Biology 
Guidelines are the baseline biological standards for processing permits issued pursuant to ESL Regulations. 

Significance Thresholds 

The City of  San Diego uses the following significance criteria for sensitive biological resources: 

1. Would the project result in substantial adverse impacts, either directly or through habitat modifications, 
to any species identified as a candidate, sensitive or special status species in the MSCP or other local 
or regional plans, policies or regulations, or by the CDFW or USFWS? 

2. Would the project result in a substantial adverse impact on any Tier I, Tier II, Tier IIIA or Tier IIIB 
habitats as identified in the Biology Guidelines or other sensitive natural community identified in local 
or regional plans, policies, regulations or by the CDFW or USFWS? 

3.  Would the project result in a substantial adverse impact on wetlands (including, but not limited to, 
marsh, vernal pools, riparian areas, etc.) through direct removal, filling, hydrological interruption, or 
other means? 

4. Would the project substantially interfere with the movement of  any native resident or migratory fish 
or wildlife species or with established native resident or migratory wildlife corridors, including linkages 
identified in the MSCP Plan, or impede the use of  native wildlife nursery sites? 

5. Would the project conflict with the provisions of  an adopted Habitat Conservation Plan, NCCP, or 
other approved local, regional or state habitat conservation plan, either within the MSCP plan area or 
in the surrounding region? 

6. Would the project introduce a land use within an area adjacent to the MHPA that would result in 
adverse edge effects? 

7. Would the project conflict with any local policies or ordinances protecting biological resources? 

8. Would the project introduce invasive species of  plants into natural open space? 
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PPP B-2 in Section 5.1.3, Plans, Programs, and Policies, of  Chapter 5.1, Biological Resources, has been revised to fix a 
typographical error. 

PPP B-2 The proposed project would be required to comply with the Land Use Adjacency Guidelines of  
the MSHCP MSCP. 

 

The Brush Management subsection in Section 5.1.1.2, Existing Conditions, of  Chapter 5.1, Biological Resources, has 
been revised to include details on the City’s Brush Management requirements.  

Brush Management 

The project includes brush management to protect the school from wildfire. Brush Management Zone 1 has 
been incorporated on the development pad, and its width has been increased allowing for a corresponding 
decrease in Zone 2. The Brush Management program is based on a standard 35-ft Zone 1 with a corresponding 
65-ft Zone 2. Where Zone 1 is increased beyond 35-ft, Zone 2 is decreased as allowed per 142.0412(f) to 
minimize impacts to habitat. Where Zone 1 is decreased, the project incorporates alternative compliance 
measures to achieve and equivalency of  full brush management as allowed per 142.0412(i), and FPB Policies 
B-08-01 and B-18-01. Zone 1 would consist of  pavement and permanently irrigated ornamental plantings. 
Zone 2 would receive seasonal maintenance such as removal of  dead, woody plants and periodic pruning and 
thinning of  trees and shrubs. Where Zone 2 overlaps with an outfall repair, the revegetation would be with 
native species that are low fuel, fire resistive, and do not grow to more than two feet in height. Temporary 
irrigation would be installed, if  necessary, to establish the plants. 

Figure 5.1-1, Biological Resources, of  Chapter 5.1, Biological Resources, has been revised to include Brush 
Management Zone 1. 
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A discussion of  the City of  San Diego General Plan Noise Element has been added to Section 5.2.1.1, Regulatory 
Background, of  Chapter 5.2, Noise. 

Local 
City of San Diego General Plan Noise Element 
The City of  San Diego General Plan Noise Element (2015) guides noise policy in the City. The purpose of  the 
noise element is to protect people living and working in the City from excessive noise. The noise element 
includes discussions on land use compatibility, transportation noise, stationary noise, and special event noise. 
The element establishes goals and policies to control noise levels, and lists potential mitigation measures.  

The Noise Element includes the standards shown in Table 5.2-3, General Plan Noise Element Land Use Compatibility 
Guidelines, as a guide to provide urban planners with a tool to gauge the compatibility of  land uses relative to 
existing and future noise levels.  

Table 5.2-3 General Plan Noise Element Land Use Compatibility Guidelines 

Land Use Category 

Exterior Noise Exposure (dBA CNEL) 

                60                 65                 70                  75           

Parks and Recreational  

Parks, Active and Passive Recreation      

Outdoor Spectator Sports, Golf Courses; Water Recreational Facilities; Indoor 
Recreation Facilities      

Agricultural  

Crop Raising & Farming; Community Gardens, Aquaculture, Dairies; 
Horticulture Nurseries & Greenhouses; Animal Raising, Maintain & Keeping; 
Commercial Stables 

     

Residential  

Single Dwelling Units; Mobile Homes  45    

Multiple Dwelling Units *For uses affected by aircraft noise, refer to Policies NE-
D.2 & NE-D.3  45 45*   

Institutional  

Hospitals; Nursing Facilities; Intermediate Care Facilities; Kindergarten Through 
Grade 12 Educational Facilities; Libraries; Museums; Child Care Facilities  45    

Other Educational Facilities Including Vocational/Trade Schools and Colleges 
and Universities  45 45   

Cemeteries      

Retail Sales  
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Building Supplies/Equipment; Food, Beverages & Groceries; Pets & Pet Supplies; Sundries, Pharmaceutical, 
& Convenience Sales; Wearing Apparel & Accessories  

 

  50 50  

Commercial Services  

Building Services; Business Support; Eating & Drinking; Financial Institutions; 
Maintenance & Repair; Personal Services; Assembly & Entertainment (includes 
Public and Religious Assembly); Radio & Television Studios; Golf Course 
Support 

  50 50  

Visitor Accommodations  45 45 45  

Offices 

Business & Professional; Government; Medical, Dental & Health Practitioner; 
Regional & Corporate Headquarters   50 50  

Vehicle and Vehicular Equipment Sales and Services Use  

Commercial or Personal Vehicle Repair & Maintenance; Commercial or 
Personal Vehicle Sales & Rentals; Vehicle Equipment & Supplies Sales & 
Rentals; Vehicle Parking 

     

Wholesale, Distribution, Storage Use Category  

Equipment & Materials Storage Yards; Moving & Storage Facilities; Warehouse; 
Wholesale Distribution      

Industrial  

Heavy Manufacturing; Light Manufacturing; Marine Industry; Trucking & 
Transportation Terminals; Mining & Extractive Industries      

Research & Development    50  

Explanatory Notes 
 

 Compatible 
Indoor Uses Standard construction methods should attenuate exterior noise to an 

acceptable indoor noise level.1 

Outdoor Uses Activities associated with the land use may be carried out. 

45, 50 Conditionally 
Compatible 

Indoor Uses Building structure must attenuate exterior noise to the indoor noise level 
indicated by the number (45 or 50) for occupied areas.1 

Outdoor Uses Feasible noise mitigation techniques should be analyzed and 
incorporated to make the outdoor activities acceptable.1 

 Incompatible 
Indoor Uses New construction should not be undertaken. 

Outdoor Uses Severe noise interference makes outdoor activities unacceptable. 

Source: City of San Diego, General Plan Noise Element, Table NE-3 Land Use – Noise Compatibility Guidelines. (2015) 
1. Refer to Section I of the General Plan Noise Element. 

 

City of San Diego Noise RegulationsMunicipal Code 
The City of  San Diego Municipal Code includes noise standards in Chapter 5, Article 9.5, Noise Abatement 
and Control. This section provides noise regulations from the municipal code that are applicable to the 
proposed project. Per Section 59.5.0404 of  the municipal code, construction activities are limited to the hours 
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of  7:00 am to 7:00 pm Monday through Saturday and are prohibited on legal holidays (except Columbus Day 
and Washington’s Birthday) and Sundays. Construction noise is limited to an average of  75 dBA Leq at or beyond 
a residential property line during the 12-hour period from 7:00 am to 7:00 pm. 

The City of  San Diego does not establish vibration thresholds; therefore, for the purposes of  this analysis the 
Federal Transit Administration (FTA) threshold of  0.2 inches/second (in/sec) peak particle velocity (PPV) will 
be used to assess vibration impacts at non-engineered structures (e.g., wood-frame residential) (FTA 2018). 
This FTA criterion is commonly used and accepted as standard practice for assessing potential vibration 
impacts. 

Mitigation Measure CUL-1 of  the Initial Study/Mitigated Negative Declaration, included as Appendix 1-1 to 
the Focused DEIR, has been revised based on comments from the City of  San Diego. 

CUL-1  Prior to issuance of  any construction permits, including but not limited to, the first Grading Permit, 
Demolition Plans/Permits and Building Plans/Permits or a Notice to Proceed for Subdivisions, but prior 
to the first preconstruction meeting, whichever is applicable, the Del Mar Union School District (Permittee) 
shall implement the City of  San Diego’s Archaeological Monitoring Program grading permits, and verify 
that a qualified archaeological monitor and Native American monitor shall be identified to be on call present 
full-time during all soil disturbing and grading/excavation/trenching activities which could result in impacts 
to archaeological and/or tribal cultural resources as identified on the archaeological monitoring exhibit 
prepared by the Archaeological Principal Investigator during ground-disturbing activities. If  archaeological 
resources are discovered during excavation and/or construction activities, construction shall stop within 25 
feet of  the find, and the qualified archaeologist shall be consulted to determine whether the resource requires 
further study. The archaeologist in consultation with the Native American monitor shall make 
recommendations to the District to for the protection, avoidance of, or additional treatment of  the 
discovered resources. Archaeological resources recovered shall be provided to the South Central Coastal 
Information Center and San Diego Natural History Museum, or any other local museum or repository 
willing and able to accept and house the resource to preserve for future scientific study permanently curated 
with an appropriate local institution in accordance with industry standards, and a final monitoring report 
prepared and provided to the City of  San Diego for review. 

Mitigation Measure GEO-1 of  the Initial Study/Mitigated Negative Declaration, included as Appendix 1-1 to 
the Focused DEIR, has been revised based on comments from the City of  San Diego. 

GEO-1 Prior to issuance of any construction permits, including but not limited to, the first Grading Permit, 
Demolition Plans/Permits and Building Plans/Permits or a Notice to Proceed for Subdivisions, 
but prior to the first preconstruction meeting, whichever is applicable, the Del Mar Union School 
District (Permittee) shall implement the City of San Diego’s Paleontological Monitoring Program 
as described in Chapter 14, Article 2, Division 1 of the City of San Diego Municipal Code (Section 
142.0151) Paleontological Resources Requirements for Grading Activities and the Land 
Development Manual - Appendix P - General Grading Guidelines For Paleontological Resources. 
The need for Paleontological monitoring shall be based on the results of a site specific 
paleontological records search as well as information regarding existing known soil conditions 
(native or formation) a field survey for paleontological resources shall be conducted by a qualified 
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paleontologist. If unique paleontologist resources are not discovered during the field survey, then 
excavation and/or construction activities can commence. If unique paleontological resources are 
discovered during excavation and/or construction activities, construction shall stop within 25 feet 
of the find, and the qualified paleontologist shall be consulted to determine whether the resource 
requires further study. The paleontologist shall make recommendations to the District to protect 
the discovered resources determine the appropriate methodology for the salvage and recovery of 
fossil resources before construction activities can continue in the area. Any paleontological 
resources recovered shall be provided to the South Central Coastal Information Center and 
permanently curated with an appropriate institution, such as, but not limited to the San Diego 
Natural History Museum, in accordance with industry standards, or repository willing and able to 
accept and house the resource to preserve for future scientific study and a final monitoring report 
prepared and provided to the City of San Diego for review.  

References to “Los Penasquitos Water Management Area” has been revised to “Los Peñasquitos Watershed 
Management Area” in Table 2-1, NOP Comment Summary, of  Chapter 2, Introduction. 

Table 2-1 NOP Comment Summary 
Commenting 

Agency/Person Date Comment Topic Comment Summary 
Issue Addressed in 

Chapter/Section: 
Agencies 
City of San 
Diego, Planning 
Department - 
Heidi Vonblum, 
Deputy Director  

3/29/21 • Issuance of 
Permits 

• CEQA 
Determination 
Thresholds  

• Biological 
Resources 

• Greenhouse 
Gases 

• Tribal 
Consultation 

• Brush 
Management 

• Watershed 
Management 
Area 

• Asks that the anticipated actions required by the 
City be listed. 

• States that the City’s CEQA Significant 
Determination Thresholds should be used. 

• States that the biological report should identify 
environmentally sensitive lands (ESL) and impacts 
to biological resources in accordance with the 
City’s Biology Guidelines, and states that the 
project should be evaluated for conformance with 
the City’s Multiple Species Conservation Program 
Subarea Plan. 

• States that the City does not use a bright-line 
threshold and that the project should analyze 
compliance with the City’s Climate Action Plan. 

• States that the environmental documents should 
be distributed to the San Pasqual Band of Mission 
Indians, Iipay Nation of Santa Ysabel, and Jamul 
Indian Village. 

• States that brush management should be 
evaluated as the school is located in a Very High 
Fire Hazard Severity Zone. 

• States that the environmental document should 
note that the project site is in the Los Penasquitos 
Peñasquitos Water Watershed Management Area. 

• Chapter 3, 
Project 
Description 

• Chapter 5.1, 
Biological 
Resources 

• Chapter 8, 
Impacts Found 
Not to Be 
Significant 
 

Additional response is 
provided below. 

Response to City of San Diego Planning Department: 
• See Section 3.4, Intended Uses of the EIR, for a list of actions required by the City. 
• Although not required under AB 52, the District contacted the San Pasqual Band of Mission 

Indians, Iipay Nation of Santa Ysabel, and Jamul Indian Village in compliance with AB 52. 
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 PlaceWorks 

Table 2-1 NOP Comment Summary 
Commenting 

Agency/Person Date Comment Topic Comment Summary 
Issue Addressed in 

Chapter/Section: 
• Section 5.1, Biological Resources, has been updated to mention that the site is within the Los 

Penasquitos Peñasquitos Water Watershed Management Area. 
• These issues were addressed in the Initial Study/Mitigated Negative Declaration and response 

to comments. As indicated by the court ruling, the only topics that require further evaluation are 
potential impacts to Southern maritime chaparral and any endangered plant species and 
construction noise to adjacent residential sensitive receptors.  

 

A discussion of  the “Los Peñasquitos Watershed Management Area” has been added to Impact 5.1-1, in 
Chapter 5.1, Biological Resources. 

Direct Impacts to Vegetation Communities  

Project construction would remain almost entirely within the fenced limits of  the existing school, and removal 
of  disturbed land and ornamental vegetation (as well as developed land) would occur there, and because those 
vegetation communities are not sensitive, the impacts would not be significant. Where construction would 
occur outside the fenced school limits, two small areas would be directly impacted by the removal of  disturbed 
land and southern maritime chaparral for stormwater outfall repairs. The repair of  one of  the outfalls, located 
along the southern project boundary, would encroach slightly into sensitive southern maritime chaparral where 
no special status species occur and would temporarily impact less than 0.01 acre, which would be revegetated 
with native species. Therefore, this impact would be less than significant.  

Brush Management Zone 2 activities (i.e., removal of  dead, woody plants and periodic pruning and thinning) 
would not remove or result in a significant impact to sensitive vegetation communities or sensitive species. 
Therefore, this impact is considered to be less than significant.  

Moreover, the project site is within the Los Penasquitos Watershed Management Area (WMA), which is 
addressed through the Los Penasquitos WMA Water Quality Improvement Plan. The plan sets the highest 
priority water quality conditions to be addressed, such as erosion and other sources of sedimentation into the 
watershed. The repair is designed to prevent further erosion and degradation of the habitat. The repair would 
include filling in the deep erosional gullies. Upon completion, the outfalls would be revegetated. Additionally, 
the District will use cultivar and landscape variety seeds from local plant populations found within the Los 
Peñasquitos watershed and within three miles of the coast or closely related varieties chosen in consultation 
with the State Parks.  
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