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February 29, 2016 
 
Mr. Erich Lathers, Principal  
BRG Consulting, Inc.  
304 Ivy Street  
San Diego, CA 92101-2030  
Sent via email to: erich@brginc.net  
 
Re: Draft Environmental Impact Report (“DEIR”) Point Loma High School Whole Site 

Modernization and Athletic Facilities Upgrade Project, SCH # 2013051011  
 
To Whom It May Concern: 
 
The Peninsula Community Planning Board (“PCPB”) has reviewed the DEIR for the San Diego 
Unified School District’s (“District”) proposed Point Loma High School Whole Site 
Modernization and Athletic Facilities Upgrade Project, dated January 2016.  The project site (the 
“Site”) is located at 2335 Chatsworth Boulevard, within the boundaries of the area subject to and 
governed by the Peninsula Community Plan and is generally bounded by Chatsworth Boulevard 
to the West, Voltaire Street to the south, Clove Street to the east and Browning Street to the north. 
According to the DEIR, the proposed project involves a multi-phase modernization of the Point 
Loma High School (“PLHS”) campus, including (generally the “Project”):  
 
Modernization Improvements (page ES-1 and Section 1.0 of the DEIR) (“Site Modernization”) 
including:  
 

 Demolition of the existing 2-story, approximately 25,000 sf 800 Building, which consists 
of a library/media center on the ground floor and eleven classrooms on the second floor; 

 Replacement of the 800 building with a new 3-story, approximately 38,000 sf building with 
a library/media center on the ground floor, ten classrooms on the second floor, and ten 
classrooms on the third floor, that will be approximately 50 feet in height; 

 Renovation of the existing 2-story, 15,700 sf 200 Building;  
 Renovation of the existing 2-story, 19,700 sf 300 Building;  
 Creation of a security enclosure that would extend around the renovated 200 and 300 

Buildings; 
 Creation of a secure entrance portal for campus visitors from the Clove Street parking lot; 
 Reconfiguration of the existing parking lot off Clove Street to increase on-site parking 

capacity; 
 General landscape and hardscape improvements in northeastern portion of the campus; and   
 Off-site improvements, including new curbs, gutters, and sidewalks along Chatsworth 

Boulevard in the area fronting the 200, 300 and 800 Buildings, and a possible curb line 
relocation within the intersection with Zola Street. 
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Athletic Facilities (“Stadium”) Upgrades (page ES-2 and Section 1.0 of the EIR) (“Stadium 
Expansion”) including: 
 

 Construct visitor’s side restrooms/concession building; 
 Provide 500-seat visitors’ side aluminum bleacher seating;  
 Install two 30-foot light poles located immediately behind proposed aluminum bleacher 

system; 
 Construct approximately 392 sf storage facility for athletic equipment;  
 Construct approximately 616 sf electrical unit substation and signal panel enclosure;  
 Construct approximately 140 sf press box at the top of existing grandstand, marked and 

lighted in accordance with FAA regulations; 
 Provide elevator for ADA compliant access to press box, marked and lighted in accordance 

with FAA regulations; 
 Construct electrical closet and elevator control closet; 
 Provide replacement PA system; 
 Install four 20-foot tall grandstand light poles on the existing home side bleachers; 
 Install four 70-foot tall field light poles located on the inside of the track, marked and 

lighted in accordance with FAA regulations; 
 Remove two existing speaker poles and speakers on the home side of the field, and replace 

with seven new speaker poles (three 20-foot poles on the visitors’ side and four 29-foot 
poles on the home side); and 

 Construct approximately 125 sf ticket office located on the northwest end of the stadium. 
 
In addition to the Stadium Expansion, the proposed Project also includes an incalculable increase 
in the frequency of use of the Stadium, as a result of the increased availability afforded by the new, 
previously unavailable nighttime field lighting capabilities. The nighttime lighting would 
accommodate regular use of the stadium for games, practices, and events held after sunset, whereas 
currently, nighttime events occur only once per year (i.e. for a Homecoming football game) using 
rented lights.   
 
The Stadium is proposed to be available for use any day of the week up until a mandatory cutoff 
time for the lights of 11 p.m. Table 1-1 of the DEIR identifies the typical, but not limited to, uses 
associated with the proposed Stadium, and includes not only school functions, but third-party 
community youth and adult club sports.    
 
The DEIR concludes that the Proposed Project would result in significant and unavoidable impacts 
related to: Aesthetics/Lighting, Noise (Operational), and Transportation/Traffic/Parking. In 
addition, the DEIR concludes that the Proposed Project would result in a less than significant 
impact to Cultural Resources, Hazards and Hazardous Materials, and Geology and Soils, with the 
implementation of mitigation. The project impacts for all other issue areas were determined to be 
less than significant without mitigation, or no impact was identified. 
 



Point Loma High School Whole Site Modernization and Athletic Facilities Upgrade Project 
Comments to Draft Environmental Impact Report  
February 29, 2016 
Page 3 
 
DEIR Comments 
 
The Peninsula Community Planning Board (PCPB) was established and is recognized by the City 
of San Diego as the sole community planning body for the area subject to the Peninsula 
Community Plan. PCPB is comprised of 15 members, each of whom is elected at-large by the 
residents of the Peninsula community. The PLHS campus is located within the boundaries of our 
jurisdiction. At our meeting on February 18, 2016, PCPB approved forwarding the following 
comments on the contents of the DEIR.  
 
1. Significant Impacts of Aesthetics/Lighting (Chapter 2.1 of the DEIR) 
 

A. Modernization. The DEIR states (on page 2-7 and 2-37) in the discussion of the 
Peninsula Community Plan, that the Proposed Project would be constructed within the existing 
campus boundaries. Views of/from the surrounding uses would be consistent with the existing 
conditions. The Proposed Project would balance new development with resource conservation, 
with consideration given to the protection of life and property from geologic hazards, protection 
of visual access to the bay and ocean shoreline, and environmental impacts. The Proposed Project 
would upgrade the physical appearance of the existing campus, while preserving the existing 
viewsheds, surrounding residential and commercial development bulk, style and landscaping. The 
DEIR concludes the Proposed Project would support the goals, objectives, and recommendations 
of the Peninsula Community Plan and no significant impact has been identified for this issue area. 
 

PCPB strongly disagrees with the conclusion in the DEIR that the proposed project would 
support the goals, objectives, and recommendation of the Peninsula Community Plan, and would 
therefore not result in a significant environmental impact.  
 

According to the DEIR, Replacement Building 800 would be approximately 50 feet high, 
more than 20 feet higher than existing and planned new structures on the Site, as well as existing 
building heights within the vicinity of the Project Site.  Building 800 would also directly front 
Chatsworth Boulevard, instead of being set back from the two existing adjacent buildings, Building 
200 and 300, as under the existing condition (Figure 2.1-2).  The proposed mass, bulk, and scale 
of Building 800 is not consistent with the existing viewshed from the Site, or the mass, bulk and 
scale of surrounding residential and commercial structures, so is not consistent with the goals, 
objectives and recommendation of the Peninsula Community Plan described in the DEIR.  We 
note that a significant portion of the Peninsula Community Planning Area is located within the 
Coastal Zone and, in addition, is subject to the voter approved 30-foot height limit requirements 
of Proposition D.  Building 800 is indisputably inconsistent with, and clearly violates, the 
provisions of Proposition D by exceeding the 30-foot height limit requirements of Proposition D.  
The DEIR discussion of aesthetics has not been adequately addressed in the DEIR, and an analysis 
of impacts and mitigation related to this issue topic is required to comply with the California 
Environmental Quality Act.  

 
B. Stadium Expansion. The DEIR does not dispute that the proposed permanent 

Stadium lighting creates a significant environmental impact on the surrounding community, but 
even that significant impact appears to be underestimated. However, the analysis is based on an 
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established curfew hour of 11 pm. The rationale for the use of this curfew hour has not been 
adequately analyzed in the DEIR.  PCPB does not concur with the conclusion in the DEIR that the 
proposed Project would not result in impact to lighting and glare.  We note that currently nighttime 
lighting is limited to 1 day per year.  The DEIR states (in Table 1-1, Typical High School Stadium 
Use, page 1-16) that the proposed sports field could be used daily during some times of the year, 
and weekly for community uses.  Therefore, nighttime use of the Site could increase 100 or 200 
fold or more over existing conditions. The discussion of Stadium lighting has not been adequately 
addressed in the DEIR, and an analysis of impacts and mitigation related to this issue is required 
to comply with the California Environmental Quality Act. 

 
The DEIR also inadequately analyzes the negative effect of the installation and use of 

permanent Stadium lights where none have ever existed in the 75+ year history of PLHS. The 
DEIR focuses its attention on homes within in the immediately adjacency to the PLHS campus, 
but fails to address the effects of additional “light pollution” created by the glare of these lights 
that will be visible far from the campus. Whether it is the “glare dome” commonly associated with 
intense Stadium lights of the sort proposed or the enhanced pollution created by these lights due 
to the unique atmospheric conditions in the Point Loma area (e.g. fog and “low deck” conditions), 
the DEIR simply ignores these “viewshed” effects that will be imposed on a much larger swath of 
our community than the homes in the immediate proximity of the lighted Stadium. 

 
Further, the DEIR wholly ignores and fails to consider numerous mitigation measures that 

could be employed that would reduce the negative environmental impacts on the surrounding 
community while not preventing the Project from satisfying its main goals. For instance, the 
District could agree to a legally-binding and enforceable limit on the frequency or duration of use 
of the Stadium. This limitation could include limiting the number of evenings when the Stadium 
lights could be used, limiting the use of the Stadium lights to PLHS student-only events (i.e. 
prohibiting use of the Stadium lights by third-party organizations, whether “for profit” or “non-
profit,” paid or free, and establishing earlier curfews than the assumed 11:00 pm. Even these 
mitigation measures will only reduce the indisputable negative effects on the nighttime 
environment of the surrounding Peninsula community. None of the measures are considered in the 
DEIR representing and significant failure. 

 
The only mitigation measure that will fully eliminate these negative impacts would be to 

abandon the plan to install permanent Stadium lights and utilize the multi-field sports complex 
currently under construction at Correia Middle School, which will include a full array of sports 
lighting facilities, as the location for routine night-time sports activities by PLHS student sports 
programs as well as community-based or for-profit users and events. This would permit the PLHS 
Stadium to be available for occasional nighttime activities through the use of temporary lighting 
as has been the case for several years (e.g. Homecoming). A significant failure of the DEIR is any 
analysis of alternative use mitigation opportunities the Correia Middle School sports facilities 
offers to the planned expansion of the PLHS Stadium. This is a significant failure of the DEIR. 
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2. Noise Analysis (Chapter 2. 5 of the DEIR) 

 
According to the DEIR (page 2-79), noise level changes greater than 3 dBA, or a doubling 

of the acoustic energy, are often identified as audible and considered potentially significant, while 
changes less than 1 dBA are not discernible. In the range of 1 to 3 dBA, humans who are very 
sensitive to noise may perceive a slight change. For the purposes for the analysis in the DEIR, a 
direct and cumulative roadway noise impact would be considered significant if the Project 
increases noise levels at a noise sensitive land use by 3 dBA CNEL and if the noise level is 
increased above an unacceptable noise level compatibility based on the land use per the Cityʼs 
General Plan. 
 

According to the DEIR (page 2-80), existing traffic noise levels measurements were 
conducted on August 12, 2013, and noise level measurements at a sports field in another area in 
San Diego (Hoover High School) were conducted on September 6, 2013. Noise level 
measurements were conducted more than two years from the date the DEIR was prepared. PCPB 
does not believe the analysis of existing ambient noise levels in the DEIR accurately reflects the 
current condition at the Project Site as the baseline ambient noise level measurements used to 
determine changes in noise levels associated with the Project are based on data over two years old 
and no noise level measurements were conducted at the surrounding residential properties that will 
be directly affected by noise generated at the athletic fields. Use of noise level measurements at a 
sports field located more than 10 miles away from the Project Site is not adequate to evaluate Site 
specific impacts. Further, it is entirely possible, if not likely, that due to efforts by the San Diego 
Airport Authority and other agencies, the ambient noise levels in the surrounding community have 
decreased since 2013. 
 

The DEIR states on page 2-83 that noise levels at all surrounding residences, during a 
normal game with 1,400 spectators, would be 3-5 decibels higher (68.4 dBA to 70.4 dBA at the 
adjacent property lines, which is 23.4 dBA to 25.4 dBA above the City’s property line threshold 
for residential) than what was measured at the Hoover High School football game due to the 
increased (doubled) attendance. During a Homecoming game an increase of 6-10 decibels (71.4 
dBA to 75.4 dBA, at the adjacent property lines, which is 26.4 dBA to 30.4 dBA above the City’s 
property line threshold for residential) could occur due to the additional attendance expected at 
Point Loma and on-Site activities (i.e., halftime events, etc.). Because the noise analysis is based 
on a study conducted over 10 miles away from the Project Site, noise impacts could exceed what 
is presented in the DEIR.  
 

The District had adequate time to collect current existing traffic noise level measurements 
and conduct noise level measurements studies at the existing sports field prior to preparation of 
the DEIR. The use of current (2015) data would have allowed for a more meaningful analysis of 
impacts and identification of required mitigation. Therefore, the analysis of noise impacts has not 
been adequately addressed in the DEIR.  The DEIR needs to be updated to provide current noise 
level measurements to adequately analyze noise impacts associated with the proposed Project and 
identify required mitigation to comply with the California Environmental Quality Act. 
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In addition, aside from the obsolete baseline noise data used in the DEIR, it is again without 
dispute that the Stadium Expansion, in particular the installation of a new public address system 
and the addition of seating for an additional 500 spectators in aluminum bleachers will impose a 
significant, adverse environmental impact on a community that is already dealing with levels of 
noise pollution unprecedented anywhere else in the San Diego area. Yet the DEIR concludes that 
these impacts cannot be mitigated in a manner consistent with the intent of the Project, while 
refusing to even consider numerous mitigation measures. For example, in addition to the sorts of 
mitigation measures summarized above (e.g. limited frequency of use, earlier curfews, use of the 
Correia Middle School sports complex), consideration should be given to the mitigating effects of 
alternative construction techniques and materials for the proposed visitors’ bleachers (e.g. using a 
construction material or methodology other than suspended aluminum to limit or defuse the noise 
created by stomping feet), alternative acoustic designs, or installing unmodifiable decibel 
governors on the public address system. Furthermore, the DEIR fails to fully analyze whether the 
additional seating capacity is even needed, given the already 2,000 spectator capacity of the 
Stadium. None of these mitigation measures were apparently considered or properly analyzed, 
further flawing the adequacy of the DEIR as a good faith presentation of the environmental 
consequences of the Stadium Expansion.  
 
3. Transportation/Traffic Parking (Chapter 2.6 of the DEIR)  

 
According to the DEIR, the Point Loma High School campus currently has 147 existing 

parking spaces and approximately 95 on-Site temporary parking spaces adjacent to the stadium for 
a total of about 242 spaces. The number of required parking spaces is based on the attendance and 
the number of occupants per vehicle. Football attendee vehicle occupancy is based on 2.24 people 
per vehicle based on historical vehicle occupancy observed during a Point Loma football game. 
For ancillary support attendees (i.e. coaches, volunteers, press, etc.) vehicle occupancy of 1 person 
per vehicle was used. The number of vehicles by home and visitor attendee is documented in Table 
8 of the TIA (Appendix G of this EIR). Using the number of home and visitor vehicles, the 
anticipated parking requirements for Point Loma High School non-homecoming and homecoming 
games are provided in Table 2.6-25.  
 

As shown in Table 2.6-25, there is insufficient on-Site parking to accommodate non-
homecoming games or a homecoming game. Parking deficit was identified to be between 760 to 
almost 987 parking spaces. The proposed Stadium Expansion relies on on-street parking, the 
adequacy of which has not been adequately analyzed in the DEIR.  A Friday night survey (date 
unspecified the DEIR) was apparently conducted to determine the availability of vacant on-street 
parking spaces around the school. Pictures of previous on-Site hard top parking and the 
surrounding on-street parking survey are included in Appendix G. According to the DEIR, with 
the available on-Site parking and available on-street parking around the school, a non-homecoming 
event with 908 required parking spaces and a homecoming event with 1,230 required parking 
spaces can both be accommodated using the combined on-Site and available surrounding on-street 
parking. PCPB strongly disputes these conclusions. 
 

The DEIR has not adequately evaluated on-street parking demand to accommodate 
vehicles generation associated the proposed Project. The reliance of on-street parking to 
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accommodate traffic generated by proposed use of the athletic field upgrades will impact local 
residents and their guests, as well as merchants along Voltaire Street, and could occur any day of 
the week, and any day of the year.  The DEIR needs to be updated to provide a meaningful and 
adequate analysis of on-street parking demands associated with the proposed Project and identify 
required and legally enforceable mitigation to comply with the California Environmental Quality 
Act.  Vague references included in the DEIR to the possible need for a Traffic Management Plan 
is not adequate mitigation for potential impacts identified in the DEIR associated with on-street 
parking demands from the proposed Project. Vague references to limit attendance to a certain 
number of vehicles as possible mitigation for traffic impacts is also not adequate mitigation for 
potential impacts.    
 
4. Alternatives (Chapter 4 of the DEIR)  
 

CEQA requires the consideration of alternative development scenarios and the analysis of 
impacts associated with each of the alternatives. Through comparison of these alternatives to the 
Proposed Project, the advantages of each can be weighed and analyzed. Section 15126.6(a) of the 
CEQA Guidelines requires that an EIR, “describe a range of reasonable alternatives to the Project, 
or to the location of the Project, which would feasibly attain most of the basic objectives of the 
Project, but would avoid or substantially lessen any of the significant effects of the Project, and 
evaluate the comparative merits of the alternatives.” (§15126.6). 
 

The following five alternatives were evaluated in the DEIR (page ES-4 and Chapter 4): 
 

 No Project Alternative 
 Alternative 1 – No Modernization Improvements Alternative 
 Alternative 2 – Renovation Only Alternative 
 Alternative 3 – No Stadium Upgrades Alternative 
 Alternative 4 – Proposed Project with Limited Spectator Attendance Alternative 
 Alternative 5 – Proposed Project with Stadium Below Grade Alternative 

 
The following alternatives were considered but rejected in the DEIR because they do not 

meet most of the Project objectives:  
 

 No Stadium Lighting Alternative 
 Alternative Site Location 
 Maintain Existing Stadium Seating Capacity Combined with Ticket Maximum 

Alternative 
 Parking Structure Alternative 

 
According to the DEIR (page 1-2), the objectives for the proposed athletic facility upgrades 

are:  
 

 To construct a Stadium that is consistent with the facilities in other school within 
the Districtʼs conference;  
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 To limit the academic disturbances for students by providing additional evening 
hours for practice and events;  

 To allow Point Loma High School teams to be able to play evening games at their 
home field rather than using an off-campus facility; 

 To provide an opportunity for more people (parents and students) to attend the 
games;  

 To construct safer facilities for fans attending the game as well as be ADA 
compliant; and,  

 To provide the District with the opportunity to rent the fields out to third-party 
athletic groups outside of regular school hours pursuant to adopted field use 
guidelines. 

 
PCPB would support either Alternative #3 (No Stadium Upgrade) or Alternative #4 

(Proposed Project with Limited Spectator Attendance), as these alternative eliminate or reduce 
potential negative and unmitigatable impacts to Aesthetics/Lighting, Noise (Operational), and 
Transportation/Traffic/Parking.  PCPB notes that the DEIR states the expected number of night 
games for Point Loma High School team game use under the proposed Project would be 6 varsity 
football games (as compared to 1 game now); 5 Junior/Varsity Games; and 5 Frosh/Soph Games.  
Limiting nighttime use to Point Loma High School team use only would significantly reduce or 
eliminate impacts to the surrounding residential areas, and would be supported by the community.  
Expanding the use of the existing Stadium to allow potentially daily nighttime use, as identified in 
the DEIR, is not acceptable. 

 
Additional Alternatives – The DEIR neglects two additional and obvious additional 

alternatives to the Project as currently conceived and, as a result, totally fails to analyze their 
effectiveness at mitigating the indisputable negative environmental consequences of the Stadium 
Expansion element of the Project. 

 
Alternative 5 – Correia Middle School Sports Complex. As mentioned above, 

the DEIR completely fails to consider or analyze the potential that the currently under-construction 
Correia Middle School Sports Complex could provide a major outlet for the sorts of activities 
being proposed in the Stadium Expansion, even though it would appear that several of the primary 
objectives of the Stadium Expansion could be well-met through the use of the Correia facilities. 
While the Correia Complex would not be able to accommodate the numbers of spectators who 
typically attend a football game nor offer some of the other sorts of proximate ancillary facilities 
as might be needed for those sorts of events, it would certainly be suitable for other less-intensive 
(and less attended) events such as soccer, field hockey or lacrosse games. It would certainly be 
suitable for use by non-PLHS sponsored groups such as adult and youth soccer and football leagues 
and similar activities. It is even possible that through the use of shuttle services, it could serve as 
a location for practices by PLHS-sponsored teams and organizations such as the marching band. 
The DEIR wholly fails to suggest or analyze this alternative.  

 
Alternative 6 - Legally Enforceable Field Use Policy. The DEIR makes passing 

reference (see DEIR §§ 1.1.3 and §1.3.2) to a Field Use Policy (the “Policy”) that was adopted by 
the District following a lengthy District-sponsored process that brought together several 
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community leaders and constituencies, including PCPB members. To its discredit, however, the 
DEIR largely ignores the Field Use Policy as another possible mitigation measure and, in fact, in 
several instances seems to propose ignoring or violating it, such as: 

 
PLHS-specific Field Use Policy DEIR 
Stadium Lights Used ≯ 18 nights per year No limit 
Light use limited to PLHS and PL Cluster Schools No limit on 3rd party use 
7:30 PM field light shutoff curfew (Events: 10:00 PM) 11:00 PM curfew 
No 3rd party use of PA system No limit 
Voltaire Street Gate Locked Non-School Events No mention 
Restrictions on noisemakers No mention 
Community Review Input Process No mention 

 
For reasons that are unclear, the Field Use Policy isn’t even attached to the DEIR as reference 
material.  

 
The District asserts an exemption from the zoning and land use ordinances and regulations 

of the City of San Diego Municipal Code pursuant to California Government Code §53094. PCPB 
does not offer an opinion of the legal efficacy of this assertion, although PCPB members have 
suggested that the apparent intent to use the Stadium Expansion to increase non-student use of the 
Stadium could take the proposed Stadium Expansion outside of that exemption. That is an issue 
we assume will be further analyzed and pursued by others. 

 
Nevertheless, since it is squarely within the scope of PCPB’s charge as the sole City-

recognized land use advisory body in the Peninsula Community Plan area, we are of the view that 
the City of San Diego has a significant stake in the manner in which the Stadium Expansion is 
pursued and how the Stadium is operated. This is amplified when fairly acknowledging the 
significant “externalities” of the Project, in particular the Stadium Expansion, that extend well into 
portions of the Peninsula Planning Area over which the City and its Municipal Code has zoning 
and land use authority, whether in the form light pollution, noise pollution, traffic congestion or 
public safety. 

 
It appears to many members of the Peninsula community the the DEIR’s almost complete 

dismissal of the Field Use Policy is a harbinger that the District does not intend to adhere to it 
following the Stadium Expansion. The Field Use Policy was never legally binding on the District 
and was, in the view of many members of the Peninsula community, fatally flawed by the extent 
to which it allowed its limitations to be overruled by PLHS or SDUSD personnel, rendering it 
without meaningful effect. 

 
A legally enforceable Field Use Policy that limits the use of the expanded Stadium in a 

manner than mitigates, while not completely eliminating, the negative environmental 
consequences of the Stadium Expansion is an alternative that was not addressed or explored in the 
DEIR and must be as part of any legally sufficient report. 
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