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Response to Comment Letter G 
Cleveland National Forest Foundation 
Shute Mihaly & Weinberger 
January 4, 2016 

G-1 This comment summarizes the purpose of the Cleveland 
National Forest Foundation. As the comment does not 
directly raise an issue with the adequacy of the EIR, no 
further response is required.  

G-2 The County disagrees that the project conflicts with the 
County’s General Plan and Development Code and that it is 
in violation of state planning and Zoning Law, and CEQA. 
The project’s compliance with the General Plan, 
Development Code, and other applicable plans and 
ordinances is evaluated throughout the EIR, with detailed 
discussions in EIR Chapters 2.0 Significant Environmental 
Effects and 3.0 Environmental Effects Found Not to Be 
Significant. These analyses demonstrate that the proposed 
project is consistent with the goals and policies of the 
General Plan. See Final EIR Table 3.1-9 for the project’s 
consistency with applicable plans and requirements. The 
County has evaluated the project with respect to all 
applicable General Plan goals and policies and has found 
that the proposed project “meets community desires and 
balances the environmental protection goals with the need 
for housing, agriculture, infrastructure, and economic 
viability.” 

The County acknowledges that the project is inconsistent 
with the existing designations set forth by the General Plan 
and Zoning Ordinance, and that a General Plan Amendment 
and Rezone is required for project implementation. Please 
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see Final EIR page 1-12 which indicates that the project 
complies with all of the above-named plans and ordinances 
with the exception of the Land Use Element of the General 
Plan and the Zoning Ordinance. The project is inconsistent 
with the current designation and a General Plan Amendment 
is required. Also, the project is inconsistent with the current 
zoning designation, and a rezone is required to eliminate this 
inconsistency.  

Further, a project may be found consistent with the General 
Plan even if it is not “in perfect conformity with each and 
every general plan policy.” Sierra Club v. County of Napa, 
121 Cal.App.4th 1490, 1509 (2004). 

G-3 The Governor’s Office of Planning and Research, State 
Clearinghouse and Planning Unit has acknowledged that the 
County has “complied with the State Clearinghouse review 
requirements for draft environmental documents, pursuant to 
the California Environmental Quality Act.” See State 
Clearinghouse letter dated January 5, 2016 (comment letter 
“A” in this responses to comments document).  

The public review and comment period for the Draft EIR 
closed on January 4, 2016. This comment indicates that 
“additional comments regarding the Project’s traffic impacts 
under separate cover” will be provided. However, no 
additional traffic comments were received from the 
commenter as part of the Draft EIR public review period. 
Please refer to responses to comments V-1 through V-33 
which were submitted as a part of the Draft Revised EIR 
comment period (July 28, 2016 to September 12, 2016). In 
accordance with CEQA Guidelines 15088.5(a), 
15088.5(f)(2) and Public Resources Code 21091(d)(1), the 
County has responded to comments received during the 
Draft EIR and Draft Revised EIR notice comment period. 
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G-4 This comment summarizes the more detailed comments that 

are provided in subsequent portions of this comment letter. 
Please refer to detailed responses to each comment as 
provided in responses to comments G-5 through G-69. 

The County has evaluated the comments received on the 
Draft EIR, and several additions or changes were made to 
the environmental analysis, including the addition of a new 
GHG emissions analysis, and revisions to portions of the 
aesthetics, and alternatives sections. Due to these additions 
and changes made to the Draft EIR, the County recirculated 
a Draft Revised EIR for public review between July 28, 2016 
and September 12, 2016. 
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G-5 The commenter incorrectly states the square footage of the 
proposed project as “more than 100,000 square feet of 
commercial uses.” As provided on Draft EIR page S-1, the 
project would involve the development of a 76,100-square-
foot shopping center. The commenter is including the 42,210 
square-foot pad (which is simply a graded pad for 
development) for the gas station, which will actually only 
comprise a 3,000 square foot building located on a 42,210 
square foot (or 0.96 acre) pad. This 42,210 square foot pad 
does not comprise buildings and therefore is not included in 
the project’s total building square footage (76,100 square 
feet) (see Draft EIR page S-2). 

G-6 This comment summarizes information pertaining to 
previously proposed projects but does not directly address 
the currently proposed commercial project or adequacy of 
the EIR. With regards to the currently proposed project, a 
complete analysis of visual resources impacts, including a 
description of significance criteria, existing conditions, and 
photographs is provided in Final EIR Section 3.1.1. The EIR 
determined that all visual resources impacts associated with 
the proposed project would be less than significant. Further, 
the Lakeside Planning Group and design review committee 
have reviewed and approved this project, and have not 
expressed a concern that the project is out of scale and not in 
character with the surrounding area. Please also refer to 
response to comment G-17. 

G-7 This comment does not directly raise an issue with the 
adequacy of the EIR; therefore, no further response is 
required.  

G-8 The proposed project involves a General Plan Amendment to 
General Commercial (C-1) and a zone change to General 
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Commercial (C36). As discussed on Draft EIR page 3-60, 
the C36 zone allows for uses such as Eating and Drinking 
Establishments, Financial, Insurance and Retail Services, 
Retail Sales, and gas stations with a car wash subject to 
approval of a use permit. In addition to staff’s analysis of the 
proposed project’s consistency with the General Plan, the 
County Planning Commission and Board of Supervisors will 
also review and evaluate the project’s consistency with 
adopted plans and policies at the time the project is heard by 
these two decision making bodies.  

The County disagrees with the commenter’s assertion that 
the project is a regional-scale shopping center. Based on 
SANDAG’s “(Not So) Brief Guide of Vehicular Traffic 
Generation Rates for the San Diego Region:” 

• A “Regional Shopping Center” would 
occupy a site between 40 and 80 acres of 
land, and would comprise between 400,000-
800,000 square feet of commercial building 
area. 

• A “Community Shopping Center” would 
occupy a site between 15-40 acres of land, 
and would comprise between 125,000-
400,000 square feet of commercial building 
area. 

• A “Neighborhood Shopping Center” 
occupies a site less than 15 acres, is less than 
125,000 square feet in size and usually 
includes a grocery, drugstore, cleaners, 
barber shop, and fast food services.  

The project site is 13 acres in size (with only 9 acres 
proposed to be developed), and proposes 76,100 square feet 
of commercial uses which is consistent with the definition of 
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a Neighborhood Shopping Center based on these criteria. 
Compared to the Neighborhood Shopping Center criteria, the 
proposed project is actually approximately 40 percent 
smaller in acreage (9 acres of development area vs. 15 
acres), and is approximately 40 percent smaller in square 
footage as well (76,100 square feet vs. 125,000 square feet). 
The proposed project involves a General Plan Amendment to 
General Commercial (C-1) and a zone change to General 
Commercial (C36). As discussed on Draft EIR page 3-60, 
the C36 zone allows for uses such as Eating and Drinking 
Establishments, Financial, Insurance and Retail Services, 
and Retail Sales.  

The EIR adequately analyzed and mitigated all significant 
impacts to levels below significance. This comment is a 
general assertion that there are impacts to traffic, biology, 
visual resources, air quality, water quality, and GHGs, which 
are adequately addressed in Section 2.7, 2.1, Chapter 3.0 , as 
well as Section 2.3 of the Final EIR, respectively. 

G-9 CEQA does not require that an EIR demonstrate the need for 
a project. This comment appears to confuse the requirements 
under the National Environmental Policy Act (NEPA) 
related to the establishment of the underlying purpose and 
need for a project, with the CEQA requirement that an EIR 
contain a statement of project objectives. Specifically, the 
NEPA regulations require a description of “the underlying 
purpose and need to which the agency is responding” in 
considering a project (40 CFR §1502.13). Whereas, the 
CEQA Guidelines require that an EIR contain a “statement 
of objectives sought by the proposed project (14 CCR 
§15124(b)).” In compliance with this provision, the 
objectives of the proposed project  
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are provided on Draft EIR page 1-1. The applicant is 
proposing a commercial use at this location based on their 
understanding of the commercial market and service needs in 
the area.  

G-10 The commenter does not specifically address any 
inadequacies of the EIR; therefore, no further response is 
required. Please refer to response to comment G-2 regarding 
the project’s consistency with the General Plan. 

G-11 The County does not concur that the EIR does not meet the 
standards of CEQA and the CEQA Guidelines. Please refer 
to responses to comments G-12 through G-69 which address 
each of the specific comments related to the adequacy of the 
EIR.  

G-12 The County disagrees with the commenter’s general 
assertion that the EIR fails to properly analyze visual 
resources, traffic and climate change. Impacts to these 
resource sections are adequately analyzed in Chapters 2.0 
and 3.0 of the Final EIR. In addition, the County disagrees 
that the EIR fails to provide adequate mitigation for these 
resources and an adequate alternatives analysis. The 
project’s alternatives analysis is provided in Final EIR 
Chapter 4.0. The commenter does not specifically state how 
the EIR fails to analyze the aforementioned; therefore, no 
further response is required.  

G-13 The County disagrees that the project conflicts with the 
County’s General Plan and Development Code and that it is 
in violation of the California Planning and Zoning Law, and 
the Subdivision Map Act. Please refer to response to 
comment G-2 regarding consistency with the General Plan 
and the Zoning Code. Refer also to response to comment G-
17 regarding community character. This comment  
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generally states that the project conflicts with the California 
Planning and Zoning and the Subdivision Map Act, but does 
not specifically state why or which section of these 
regulations. Therefore, no further response can be provided. 

G-14 In response to comments received from the circulation of the 
Draft EIR, several additions or changes were made to the 
environmental analysis, including GHG emissions, 
aesthetics, and alternatives. Therefore, the County decided to 
prepare a Draft Revised EIR which was circulated for public 
review from July 28, 2016 to September 12, 2016. The range 
of alternatives originally evaluated in the Draft EIR and 
provided in the Draft Revised EIR are considered 
appropriate and are considered to be adequate because they 
contain enough variation to facilitate informed decision 
making and public participation that leads to a reasoned 
choice. (CEQA Guidelines, 15126.6(a)-(f)). The Final EIR 
provides additional mitigation measures and a revised 
estimate of the greenhouse gas emissions reductions that 
would be achieved by proposed project mitigation measures. 

G-15 The County disagrees that the project description is 
inadequate. A detailed description of the proposed project is 
provided on Final EIR pages 1-1 through 1-39. This 
description provides both construction and operational 
details of the proposed project that are necessary to evaluate 
the potential environmental effects of the project and include 
all the elements required by CEQA Guidelines Section 
15124. Specifically, Section 15124 requires that an EIR 
project description contain the following information “but 
should not supply extensive detail beyond that needed for 
evaluation and review of the environmental impact.” 

• Precise location and boundaries on a detailed map 
and a regional map 

G-13 
Cont. 
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Final EIR Figure 1-1 provides the project site plan, 
including project boundaries. Final EIR Figure 1-6 
provides the project site location in a regional 
context.  

• A statement of objectives sought by the proposed 
project. 
The Lake Jennings Market Place project objectives 
are provided on Final EIR page 1-1. 

• A general description of the project’s technical, 
economic, and environmental characteristics, 
considering the principal engineering proposals if 
any and supporting public service facilities. 
Final EIR pages 1-1 through 1-39 satisfy this 
requirement. Final EIR Section 1.2.1 provides a 
complete description of the project’s component 
parts (commercial shopping center characteristics, 
trail component, access, walls and signage, parking, 
landscaping plan, car wash, and water usage (both 
construction and operation). Final EIR Section 1.2.2 
Technical, Economic, Environmental Characteristics 
describes the proposed discretionary actions, 
biological buffer and revegetation plan, 
archaeological resources capping program, 
earthwork activities, visual quality, infrastructure and 
utilities improvements, and off-site improvements.  

• A statement briefly describing the intended uses of 
the EIR 
Final EIR Section 1.5 describes the intended use of 
the EIR. Final EIR Section 1.5.1 provides a Matrix of 
Project Approvals/Permits, listing the discretionary 
approvals associated with the project, and the 
corresponding approval agency. 
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Regarding noise, a description of the construction equipment 
type and quantity is provided on Final EIR Table 2.5-14. 
Final EIR Figure 2.5-4 depicts the 50, 55 and 60 dB(A) Leq-
(h) contours at the project site property line. This figure 
indicates that the loudest noise during construction would be 
56.0 dBA at the project site western property line.  

Noise and vibration impacts associated with blasting are 
disclosed on Final EIR page 2.5-12 and Figure 2.5-3. EIR 
Mitigation Measure M-NOI-2 requires the preparation of a 
Construction Noise Blasting Plan that would be approved 
prior to issuance of a Blasting Permit. The Plan is prepared 
by the specific tenant of the commercial space that it would 
occupy. As such, the Plan will be prepared and approved at 
the time the specific tenant of the gas station is known. The 
Plan is required to specify methods, such as increased 
setbacks, equipment limit operations, temporary barriers, 
that shall demonstrate compliance with County Noise 
Ordinance Section 36.409 & 36.410. With implementation of 
Mitigation Measure M-NOI-2, impacts would be reduced to 
a less than significant level. 

The requirement for a Hazardous Materials Business Plan is 
not a proposed mitigation measure; rather, this is a standard 
requirement for any business within the County that intends 
to utilize hazardous materials. The Plan is prepared by the 
specific tenant of the commercial space that it would occupy. 
As such, the Plan will be prepared and approved at the time 
the specific tenant of the gas station is known. As described 
in the EIR, California Government Code §65850.2 requires 
that no final certificate of occupancy or its substantial 
equivalent be issued unless there is verification that the 
owner or authorized agent has met, or is meeting, the 
applicable requirements of the Health and Safety Code, 
Division 20, Chapter 6.95, Article 2, Section 25500-25520.  
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Final EIR page 2.4-15 describes the components of 
Hazardous Materials Business Plan (HMBP). As discussed 
in the EIR, the HMBP is required to contain basic 
information on the location, type, quantity and health risks of 
hazardous materials stored, used, or disposed of onsite. The 
plan also contains an emergency response plan which 
describes the procedures for minimizing a hazardous release, 
procedures and equipment for minimizing the potential 
damage of a hazardous materials release, and provisions for 
immediate notification of the HMD, the Office of 
Emergency Services, and other emergency response 
personnel such as the local Fire Agency having jurisdiction. 
Implementation of the emergency response plan facilitates 
rapid response in the event of an accidental spill or release, 
thereby reducing potential adverse impacts. Furthermore, the 
County Department of Environmental Health (DEH) 
Hazardous Materials Division (HMD) is required to conduct 
ongoing routine inspections to ensure compliance with 
existing laws and regulations; to identify safety hazards that 
could cause or contribute to an accidental spill or release; 
and to suggest preventative measures to minimize the risk of 
a spill or release of hazardous substances. Based on 
conformance with the described requirements for hazardous 
materials, the project would result in less than significant 
impacts related to use of hazardous substances. Therefore, 
the EIR concludes a less than significant impact to this issue 
and no mitigation is required. 
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G-16 This comment does not specifically identify the manner in 
which the EIR “fails to adequately evaluate the project’s 
environmental impacts.” Therefore, no further response is 
required. Detailed responses to specific comments regarding 
the adequacy of the EIR are provided in ensuing responses. 

G-17 Analysis of aesthetics and visual resources was initially 
included in Draft EIR Section 3.1.1. The Initial Study 
concluded that the proposed would not have an adverse 
effect on a scenic vista, scenic resources within a State 
scenic highway, or degrade the existing visual character or 
quality of the site and its surroundings. Therefore, these 
issues were initially eliminated from further analysis in the 
Draft EIR. However, as described in the Recirculation 
Readers Guide of the Draft Revised EIR, in response to 
comments on the Draft EIR the aesthetics analysis was re-
organized to include the analysis of the project’s effect on 
scenic vistas, scenic resources, and degradation in visual 
character. The revised analysis is included in the Draft 
Revised EIR and Final EIR as Section 3.1.1 (previously 
located in Section 3.2, Effects Found Not Significant During 
Initial Study in Draft EIR).  

As described in the Final EIR (page 3-1), according to the 
California Scenic Highway Mapping System, I-8, which 
passes the project site approximately 500 feet to the north, is 
eligible for official designation as a State Scenic Highway. 
In addition, according to the Conservation and Open Space 
Element of the General Plan, I-8 is also included in the 
County Scenic Highway System.  

Final EIR Figure 3.1-2 depicts a view of the project site 
looking southeast from eastbound I-8 as key observation 
point (KOP) 1. This viewpoint looks towards the project site 

G-16 

G-17 

G-18 



Response to Comments 

Lake Jennings Market Place 42 South Coast Development 
Final EIR August 2017 

from a higher vantage point. Motorists along I-8 have a view 
of the commercial uses (including the newly constructed 
Lakeside Tractor Supply building) along Olde Highway 80, 
riparian vegetation, and mobile homes. As stated on Final 
EIR page 3-6, based on the brief view of the project site, the 
existence of more readily visible commercial development 
that is located adjacent to I-8, and visual buffer provided by 
the proposed landscaping plan, the proposed project would 
result in a less than significant impact related to scenic 
resources within a state scenic highway.  

A consistency analysis with pertinent Lakeside Community 
Plan goals and policies and the Lakeside Design Guidelines 
is provided on Final EIR pages 3-97 through 3-103. The 
project was found to be consistent with the goals and policies 
of the Lakeside Community Plan and Lakeside Design 
Guidelines. Furthermore, the proposed project was 
unanimously approved by the Lakeside Planning Group at its 
February 2, 2016 meeting.  

The County disagrees with the commenter’s characterization 
of the project area. The project site is not located in an area 
that is predominantly residential and agricultural. The project 
site is surrounded by a variety of land uses. While residential 
uses do exist in the immediate vicinity of the project site, the 
site is also surrounded by roadways, commercial uses to the 
north, west, and northeast, and a light industrial business 
park to the east of the project site. As shown in Final EIR 
Figure 3.1-17, there are no parcels of land in the immediate 
vicinity that are zoned for agricultural use. The nearest 
agriculturally zoned land is located approximately 0.25 miles 
southwest of the project site.  

Regarding community character, as described on Final EIR 
page 3-7, the project would implement a Site Plan that 
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includes the “Western Style” of architectural design for all of 
the commercial structures within the project. As shown in 
Final EIR Figures 1-2 and 1-3, the proposed project’s 
building form would meet the Lakeside Design Guidelines. 
In addition, a consistency analysis with pertinent Lakeside 
Community Plan goals and policies and the Lakeside Design 
Guidelines is provided on Final EIR pages 3-97 through 3-
103. 

The project is also subject to a design review consistent with 
Zoning Ordinance Sections 3750-5799. The purpose of 
design review is to evaluate site planning, architecture, 
landscape design, signage and lighting to ensure that new 
development is compatible with surrounding development 
and community goals. These regulations provide for the 
maintenance and enhancement of a community's individual 
character and identity. Furthermore, the proposed project 
was unanimously approved by the Lakeside Planning Group 
at its February 2, 2016 meeting.  

Further, as stated on Final EIR page 3-7, given that the 
proposed project would adhere to the Lakeside Community 
Plan and Lakeside Design Guidelines development standards 
and design criteria for commercial development, the project 
would not substantially degrade the visual character or 
quality of the project site or the surrounding area. For these 
reasons, this impact is considered less than significant.  

Furthermore, the project is consistent with the building 
height requirements of the Lakeside Community Plan and 
Lakeside Design Guidelines. The previously approved 
residential project proposed residential building heights 
ranging between 34 and 36 feet with architectural towers up 
to 40 feet in height. The previously approved residential 
project was determined to have a less than significant impact 
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with regard to the degradation of the existing visual 
character or quality of the site and its surroundings. 
Compared to the height of the residential buildings, the 
maximum height of the grocery store would be 35 feet and 
the proposed shops would not exceed 32 feet in height.  

G-18 The commenter is correct in stating that the County has 
adopted thresholds for visual resources. However, the 
commenter is in error stating that the County guidelines 
differ entirely from the guidelines used in the Initial Study or 
the Draft EIR.  

The CEQA Initial Study prepared for the proposed project is 
based on the State CEQA Guidelines, Appendix G. These 
are the same exact thresholds in the County Guidelines for 
Determining Significance and Report Format and Content 
Requirements: Visual Resources, July 30, 2007. 

Page 1 of the County of San Diego Guidelines for 
Determining Significance and Report Format and Content 
Requirements: Visual Resources, July 30, 2007 states the 
following: 

This document provides guidance for evaluating 
adverse environmental effects that a proposed project 
may have to visual resources. Specifically, this 
document addresses the following questions listed in 
the CEQA Guidelines, Appendix G, I. Aesthetics: 

a) Would the project have a substantial adverse 
effect on a scenic vista? 
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b) Would the project substantially damage 
scenic resources, including but not limited to 
trees, rock outcroppings, and historic 
buildings within a State scenic highway? 

c) Would the project substantially degrade the 
existing visual character or quality of the site 
and its surroundings? 

Please also refer to response to comment G-19.  

G-19 As described in response to comment G-18, the Draft EIR 
does not implement new thresholds of significance. The two 
topics under Aesthetics (light and glare) that were identified 
during the Initial Study as having potential significant 
impacts were further analyzed in the Draft EIR under Section 
3.1.1, Aesthetics. Scenic vistas, scenic resources within State 
Scenic Highways and impacts on visual character were 
evaluated in Draft Revised EIR (Section 3.1.1). These issue 
areas were analyzed according to the following: Appendix G 
of the CEQA Guidelines; County Guidelines for 
Determining Significance and Report Format and Content 
Requirements: Visual Resources, July 30, 2007; and the 
County of San Diego’s adopted thresholds, Guidelines for 
Determining Significance and Report Format and Content 
Requirements: Dark Skies and Glare, July 30, 2007.  

G-20 As previously described, the aesthetics analysis was revised 
and expanded to include impacts to scenic vistas, scenic 
resources within State Scenic Highways, and impacts on 
visual character. The revised analysis is included in Section 
3.1.1 of the Final EIR. Also refer to response to comment G-
17.  

G-21 Please refer to response to comment G-17. 

G-18 
Cont. 
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G-22 A complete analysis of visual impacts including a 
description of significance criteria, existing conditions, and 
photographs is provided in Final EIR Section 3.1.1. As the 
EIR determined that all impacts would be less than 
significant, no mitigation measures are required.  

The aesthetics analysis was prepared in compliance with 
CEQA Guidelines, Appendix G. Visual simulations are not 
mandatory under CEQA and are determined appropriate on a 
project-by project basis. Since the project would be 
consistent with the existing visual setting and character of 
the area and result in less than significant impacts to 
aesthetics, the County determined visual simulations were 
not necessary. Please refer to response to comments G-17, 
G-18, and G-19, as well as existing setting photographs in 
Final EIR Section 3.1.1.  

G-23 Draft EIR Figure 1-1 provides the project site plan. Draft 
EIR Figures 1-2 and 1-3 depict the architectural elevations 
for the proposed commercial buildings. Regarding the 
evaluation of the project’s aesthetic impacts, please refer to 
response to comment G-22.  

G-24 The commenter incorrectly states the square footage of the 
proposed project as “100,000 square foot commercial 
development.” As provided on Final EIR page S-1, the 
project would involve the development of a 76,100 square 
foot neighborhood commercial shopping center. Of the 13 
total acres, nine acres would be developed with the 76,100 
square foot shopping center and parking spaces for 389 
vehicles. The remaining four acres would be dedicated for 
open space and easements. Refer also to response to 
comment G-5 regarding the correct footprint of the proposed 
project.  

G-22 
Cont. 
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Regarding an adequate aesthetics analysis of the proposed 
project, please refer to responses to comments G-17 through 
G-23. 

Regarding the scale of the project site in relation to the 
community, the proposed project was reviewed and 
approved by the Lakeside Planning Group Design Review 
Committee. Additionally, the project was considered by the 
Lakeside Community Planning Group on February 3, 2016. 
At this meeting, the Planning Group unanimously approved 
the project.  

In addition, the Tractor Supply Project, which is located 
immediately north of the project site along Olde Highway 
80, has been constructed. The Tractor Supply business 
occupies a 19,000 square foot building that is 20 feet in 
height. The Tractor Supply building is located on a site that 
is elevated approximately 10-20 higher than the proposed 
project.  

Refer also to response to comment G-17 regarding 
consistency with community character and G-2 regarding 
consistency with the General Plan. 

G-25 Please refer to response to comment G-22.  

G-26 This comment is acknowledged. This comment provides an 
overview of court cases related to general plan consistency. 
This comment also provides an overview of the purpose of 
the County’s General Plan. As this comment does not 
specifically address the adequacy of the EIR, no further 
response is warranted. Please refer to Section 1.6 of the Final 
EIR for a discussion of the project’s consistency with the 
General Plan. 
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G-27 The commenter is correct in stating that the project site is 
currently designated Village Residential (VR-15) by the 
County’s General Plan and is therefore assumed to be 
developed as a multi-family residential use. However, the 
project is requesting a General Plan Amendment to change 
the existing Residential Land Use Designation from Village 
Residential (VR-15) to the General Commercial (C-1) Land 
Use Designation. Furthermore, General Plan EIR, Volume 
IV, Appendix C at page 2, Table 1 does not state that the 
increased allocation of additional housing units in Lakeside 
is a reflection of a need for additional affordable housing. As 
this comment does not specifically address the adequacy of 
the Draft EIR, no further response is warranted. 

G-28 The project site is currently vacant. Consistent with CEQA, 
the EIR provides a ground to plan (i.e., the proposed project) 
analysis of the potential environmental impacts (i.e., the 
environmental effects associated with development of the 
existing vacant site with the proposed commercial project). 
Final EIR Chapter 4.0 Alternatives to the Proposed Project 
provides an analysis of the existing, approved residential use 
of the site as compared to the proposed project (beginning on 
page 4-6). 
The County disagrees the Draft EIR asserts that the change 
in designation (from residential to commercial) is consistent 
with the General Plan because both the existing and 
proposed designations are included in the Village Regional 
Category, making the change consistent with the Community 
Development Model. As discussed in response to comment 
G-2, the County acknowledges that the project is 
inconsistent with the existing designations set forth by the 
General Plan and Zoning Ordinance, and that a General Plan 
Amendment and Rezone is required for  

G-26 
Cont. 
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project implementation. Please see Final EIR page 1-12 
which indicates that the project complies with all of the 
above-named plans and ordinances with the exception of the 
Land Use Element of the General Plan and the Zoning 
Ordinance. The project is inconsistent with the current 
designation and a General Plan Amendment is required to 
eliminate this inconsistency. Also, the project is inconsistent 
with the current zoning designation, and a rezone is required 
to eliminate this inconsistency.  

For clarification, the proposed project site is not currently 
designated for affordable housing. 

G-29 A General Plan Amendment and Rezone is being requested 
to allow the development of the site with a commercial use. 
The project has been analyzed and determined to be 
consistent with applicable goals and policies in the General 
Plan and Community Plan. As noted in Final EIR Table 3.1-
9, the project site has included at least two commercial land 
use designations between 1978 and 2012 and currently is 
adjacent to the C-2 General Commercial designation on three 
sides of the property. Additionally, the site is adjacent to a 
freeway off ramp. Implementation of the General Plan 
Amendment (change to C-1) would be consistent both with 
the General Plan Guiding Principles (as detailed above), and 
with the Lakeside community character and Lakeside 
community objectives. The Community Plan, which is part 
of the overall General Plan, is required to be consistent with 
the general plan of which it is a part. The General Plan 
Guidelines (2003) prepared by the Governor’s Office of 
Planning and Research states, “An area or community plan is 
adopted by resolution as an amendment to the general plan, 
in the manner set out in §65350, et. seq. It refines the 
policies of the general plan as they apply to a smaller 
geographic area and is implemented by ordinances and other 

G-29 

G-30 

G-31 

G-32 

G-33 

G-34 
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discretionary actions, such as zoning… An area or 
community plan must be internally consistent with the 
general plan of which it is a part.” Therefore, the proposed 
project is consistent with General Plan Policy LU-2.2, which 
states that Community Plans must be consistent with the 
General Plan goals and policies of which they are a part.  

Refer also to response to comment G-2 regarding General 
Plan consistency and G-17 regarding the existing character 
of the area. 

G-30 The commenter refers to the proposed project as a “regional-
scale shopping center” suggesting a much larger project. The 
scale of the proposed project is characteristic of a 
“Neighborhood Shopping Center.” Please also refer to 
response to comment G-8. The proposed project’s 
consistency with pertinent Community Plan goals and 
policies are provided in Final EIR Table 3.1-9. As shown in 
Final EIR Table 3.1-9, the proposed project would be 
consistent with the commercial goal and policies of the 
Lakeside Community Plan. The proposed project would 
provide for the orderly growth of well-designed and located 
commercial areas that are necessary and convenient for 
shopping needs and compatible with the character of the 
community. All facilities are present to serve the 
development and the project fronts on Olde Highway 80 and 
is adjacent to the Lake Jennings Park Road interchange with 
Interstate 8. The implementation of the proposed General 
Plan Amendment and Site Plan would enhance and complete 
an existing commercial node designed to meet commercial 
community character standards of the Lakeside Design 
Guidelines. 
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G-31 Refer to response to comment G-17 regarding consistency 
with community character and response to comment G-24 
regarding the scale of the project. 

G-32 The County disagrees that the project conflicts with the 
County’s General Plan and Development Code and that it is 
in violation of state planning and Zoning Law. Please refer 
to response to comment G-2. 

G-33 The proposed project’s estimated water consumption is 
provided on Final EIR page 3-49 and presented on Final EIR 
Table 1-1. An analysis of the project’s potential impacts 
regarding water supply is provided on Final EIR pages 3-48 
through 3-52. See response to comment G-34.  

G-34 The Padre Dam Municipal Water District (PDMWD) has 
indicated that it can provide water to the project. The 
PDMWD’s water availability form is dated August 17, 2015 
and is provided as RTC Attachment 2 of this response to 
comments. It should be noted that the project’s water 
availability form from PDMWD dated August 17, 2015 
expired on August 17, 2016. The project applicant has 
obtained an updated water availability letter dated April 6, 
2017 and is provided as RTC Attachment 3 of this response 
to comments. Both water availability letters indicate that the 
project is within the service area of the PDMWD. The 
facilities necessary to serve the project area are currently in 
place and would continue to be reasonably expected to be 
available within the next five years based on the capital 
facility plans of the district. As a District condition, adequate 
water facility commitment shall be committed prior to final 
project approval/map recordation and shall be available 
concurrent with project need.  
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California Senate Bill (SB) 610 states that water supply 
assessments for certain projects that meet a threshold must 
be furnished to local governments for inclusion in 
environmental documentation for certain projects subject to 
CEQA. SB 610 takes a significant step toward managing the 
demand of California’s water supply as it provides 
regulations and incentives to preserve and protect future 
water needs. The intent of this bill is to coordinate local 
water supply and land use decisions to help provide 
California’s cities, farms, rural communities, and industrial 
developments with adequate water supplies. With the 
introduction of SB 610, any project that meets the SB 610 
threshold under CEQA shall provide a Water Supply 
Assessment (WSA) as defined in the Water Code Section 
10912. The criteria established in Section 10912 include “a 
proposed residential development of more than 500 dwelling 
units” and “a proposed shopping center…having more than 
500,000 square feet of floor space.” Also, according to 
Section 10912, a Water Supply Assessment would be 
required for “a mixed-use project that includes one or more 
of the projects specified in this subdivision.” The proposed 
project is not subject to the requirements of SB 610 because 
the proposed project does not meet the development 
thresholds as established in Section 10912 of the Code.  

The Urban Water Management Planning Act requires every 
urban water supplier in California that provides over 3,000 
acre feet of water annually, or serves 3,000 or more 
connections, to prepare an Urban Water Management Plan 
(UWMP) that assesses the reliability of its water resources 
over a 20-year planning horizon considering normal, dry, 
and multiple dry years. Suppliers must update their UWMP 
every five years and submit it to California’s Department of 
Water Resources, where it is reviewed to assure compliance 
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with all requirements set forth in the Urban Water 
Management Planning Act and all subsequent amendments. 
The Board of Directors to the California Department of 
Water Resources adopted PDMWD’s 2010 UWMP on June 
28, 2011. PDMWD’s 2015 UWMP is currently under 
preparation.  

Section 5 of PDMWD’s 2010 UWMP discusses the 
reliability of their water resources and those of their 
suppliers, Metropolitan Water District (MWD) of Southern 
California and the California Department of Water 
Resources. PDMWD imports 100 percent of its potable 
water supply from the San Diego County Water Authority 
(SDCWA). The UWMP concluded that if MWD, SDCWA 
and member agency supplies are developed as planned, 
along with achievement of the Water Conservation Act (SB 
X7-7) retain conservation target, no shortages are anticipated 
within the Water Authority’s service area in a normal year 
and single dry year through 2035. Multiple dry water year 
assessments in five year increments are also provided in the 
UWMP. Based on these multiple dry water year assessments, 
regional shortfalls were projected to occur within the Water 
Authority’s service area. However, these potential shortfalls 
do not mean that supplies will not be sufficient to meet 
demand, but rather show that multiple dry-year scenarios 
may occur as a forecasted component of California’s 
variable hydrology and that supplies and demands must be 
managed during those times through extraordinary measures 
to ensure sufficient supplies on a regional basis.1  

The Water Authority has invested in carryover storage 
supply capacity, which can be utilized in dry-years to 
improve reliability. The carryover storage investment 

                                                   
1 Padre Dam Municipal Water District, 2010. 2010 Urban Water Management Plan. Available on-line at http://www.padredam.org/DocumentCenter/View/86. 
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includes both surface water storage in San Vicente Reservoir 
and out-of-region groundwater storage in California’s central 
valley, for a total of approximately 170,000 acre feet of 
storage capacity available by 2012, when the San Vicente 
Dam raise is scheduled for completion. Once completed, it 
will take three to five years to fill the reservoir.  

In years where shortages may still occur, after utilization of 
carryover storage, additional regional shortage management 
measures, consistent with the Water Authority’s Water 
Shortage and Drought Response Plan, will be taken to fill the 
supply shortfall. These measures could include securing dry-
year transfers, which the Water Authority successfully 
acquired and utilized during the recent shortage period. In 
addition to dry-year supplies, extraordinary conservation, 
achieved through voluntary or mandatory water-use 
restrictions, could also assist in managing shortages.  

Padre Dam’s Water Supply Management Plan establishes 
water management requirements necessary to conserve 
water, enable effective water supply planning, assure 
reasonable and beneficial use of water, prevent waste of 
water, prevent unreasonable use of water, prevent 
unreasonable method of use of water within Padre Dam in 
order to assure adequate supplies of water to meet the needs 
of the public, and further the public health, safety, and 
welfare, recognizing that water is a scarce natural resource 
that requires careful management not only in times of 
drought, but at all times.  

At the time the Draft EIR and Draft Revised EIR were 
released for public review, California was facing a severe 
statewide drought and PDMWD was at a Level 2 Drought 
Alert Condition. It should be noted that as of June 2016, 
PDMWD moved out of a Level 2 Drought Alert Condition 
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and back to Level 1: Drought Watch. In Level 1, 
conservation is voluntary. The San Diego Water Authority 
Board declared the drought over in San Diego County in 
January 2017. As described on Final EIR pages 3-49 through 
3-50, the project will be required to implement and comply 
with PDMWD’s mandatory water use efficiency measures.  

Drought tolerant landscaping is identified as a project design 
consideration, as provided on Final EIR page 1-37. 
Additionally, the Final EIR states on page 1-37 that “all 
irrigated areas would receive uniform coverage by means of 
an automatically controlled, electrically activated 
underground piped irrigation system for water conservation 
and to minimize erosion. Remote control valves would be 
utilized with low precipitation heads for reduced water 
consumption. An automatic, water efficient irrigation system 
would be provided to establish and maintain landscaping. All 
irrigation would be designed per the County of San Diego 
water conservation ordinance.” The County will require 
these project design features as conditions of certification.  

Further, the car wash includes a system where water is 
recycled and reused for vehicle washing. Commercial 
vehicle car washes utilize less water per car than hand 
washing. Further, wastewater is disposed into the sewer 
system, and is therefore treated; whereas in cases where cars 
are hand washed (non-commercial), the wastewater enters 
the stormwater drainage system and carries untreated 
pollutants into downstream water bodies. The proposed 
recycled water system is a component of the gas station car 
wash. Because the carwash is subject to a use permit, the 
County will require the carwash to utilize a recycled water 
system as a condition of project approval. 
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G-35 An analysis of the project’s potential impacts regarding 
water supply is provided on Final EIR pages 3-48 through 3-
52. Please see response to comment G-34.  

G-36 The proposed recycled water system is a component of the 
gas station car wash. Because the carwash is subject to a use 
permit, the County will require the carwash to utilize a 
recycled water system as a condition of project approval. 
Further, to clarify, the following text has added to Final EIR 
page 1-4 through 1-5: 

Commercial carwashes are categorized as either conveyor, 
in-bay automatic or self-serve. The proposed car wash 
equipment would be an in-bay automatic carwash, which is 
characterized by a wash bay in which the customer stays in 
their car as the carwash equipment uses either spray nozzles 
or brushes, or a combination of both to process the 
individual cycles. The project applicant anticipates serving 
approximately 40 vehicles per day at the proposed car wash. 
Assuming water use of 40 gallons per vehicle, the car wash 
would use 1,600 gallons per day, or 584,000 gallons per 
year. Water use of 40 gallons per wash is estimated based on 
the International Car Wash Association’s report titled Water 
Use in the Professional Car Wash Industry (2002). However, 
the car wash proposes a water recycling system which would 
reduce water consumption and is considered a GHG 
emission reduction measure. The car wash system proposed 
for the project could use as little as seven gallons of water 
per wash with the proposed water recycling system. At seven 
gallons per wash, the project would use approximately 
102,000 gallons per year, or about 280 gallons per day. 
Because the project applicant has committed to the recycling 
water systems, the GHG emissions calculation for water use 
appropriately uses this lower factor.  

G-34 
Cont. 

G-35 

G-36 

G-37 

G-36 
(footnote) 
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The following footnote has been added to Final EIR page 1-
5: 

Water use of 40 gallons per wash is estimated based on 
International Car Wash Association (ICWA), Water Use in 
the Professional Car Wash Industry (Table 1.2, p. 34), 2002. 
Available online at: 
http://www.carwash.org/docs/defaultdocument-
library/water-use-in-the-professional-car-wash-
industry.pdf?sfvrsn=0. This report found a range of potable 
water use for so-called “in bay automatic” car washes of 
between about 23 gallons and 73 gallons per wash in three 
different cities. 

G-36  (footnote) The project applicant provided the proposed site 
plan, including the car wash, to PDMWD. PDMWD has 
reviewed the site plan and proposed commercial uses and 
has determined that an adequate water supply is available to 
serve the project. PDMWD’s water availability form is dated 
August 17, 2015 and is provided as RTC Attachment 2 of 
this response to comments. It should be noted that the 
project’s water availability form from PDMWD dated 
August 17, 2015 expired on August 17, 2016. The project 
applicant has obtained an updated water availability letter 
dated April 6, 2017 and is provided as RTC Attachment 3 of 
this response to comments. Both water availability letters 
indicate that the project is within the service area of the 
Padre Dam Municipal Water District and that facilities to 
serve the project area are reasonably expected to be  
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available within the next five years based on the capital 
facility plans of the district. It should be noted that the water 
facilities necessary to serve the project are currently in place. 
Please also see response to comment G-36.  

G-37 Executive Order B-29-15 directed the State Water Resources 
Control Board to impose restrictions to achieve a statewide 
25 percent reduction in potable urban water usage through 
February 28, 2016. At the time the Draft EIR and Draft 
Revised EIR were released for public review, California was 
facing a severe statewide drought and PDMWD was at a 
Level 2 Drought Alert Condition. It should be noted that as 
of June 2016, PDMWD moved out of a Level 2 Drought 
Alert Condition and back to Level 1: Drought Watch. In 
Level 1, conservation is voluntary. The San Diego Water 
Authority Board declared the drought over in San Diego 
County in January 2017. On April 7, 2017, Governor Brown 
lifted the drought state of emergency in most of California 
(except Fresno, Kings, Tulare and Tuolumne counties). 
Although the drought state of emergency has been lifted in 
San Diego County, the project will still be required to 
implement and comply with PDMWD’s mandatory water 
use efficiency measures. Please also see response to 
comment G-34.  

G-38 As described in Final EIR Section 3.1.6.3, the cumulative 
projects within PDMWD’s potable service area boundary 
includes the Lakeside Tractor Supply Project, Eastern 
Service Area Secondary Connection Project, Peter Rios 
Estates Apartment Complex Project, and the Eastern Service 
Area Secondary Connection Project. The proposed project, 
along with the cumulative projects considered in the 
cumulative impacts analysis would be required to provide 
availability and commitment letters demonstrating sufficient 
water resources and access to available water  

G-37 
Cont. 
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facilities prior to building permit issuance. Similar to the 
proposed project, the cumulative projects will also be 
required to implement and comply with PDMWD’s 
mandatory water use efficiency measures. Please also refer 
to response to comment G-34. 

G-39 Revisions to the proposed project have resulted in the 
identification of new significant environmental impacts since 
the Draft EIR was circulated to GHG emissions. 
Accordingly, the Greenhouse Gas Emissions section of the 
Draft EIR has been moved from Chapter 3.0, Environmental 
Effects Found not to be Significant to Chapter 2.0, 
Significant Environmental Effects in the Draft Revised EIR. 
The analysis in the Final EIR includes an analysis of the 
project’s impacts on GHG emissions, consistency with 
applicable policies and mitigation measures to reduce GHG 
emissions to net zero emissions.  

G-40 Comment noted. Refer to responses to comments V-17 and 
V-19 for a discussion of the methodology used in the Draft 
Revised EIR GHG analysis.  

G-41 As described in the Recirculation Readers Guide of the Draft 
Revised EIR, the Draft EIR GHG analysis was revised 
(Section 2.3 of the Draft Revised EIR). Refer to responses to 
comments V-17 and V-19 for a discussion of the Draft 
Revised EIR GHG analysis. 

G-42 The project’s compliance with the General Plan, 
Development Code, and other applicable plans and 
ordinances is evaluated throughout the Draft EIR, with 
discussion in Draft EIR Chapters 2.0 and 3.0. Section 1.6 of 
the Final EIR also discusses the project’s consistency with 
the General Plan. The analysis demonstrates that the project 
is consistent with the goals and policies of the General Plan. 

G-40 

G-41 

G-42 
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Regarding General Plan Policy COS 14.9, as described in 
Final EIR Section 2.3, Greenhouse Gas Emissions, the 
project is incorporating GHG mitigation measures (M-GHG-
1 through M-GHG-18) to reduce GHG emissions associated 
with the project to zero-net GHG emissions. Specifically, the 
project is incorporating solar at minimum rooftop coverage 
of PV panels of 45 percent of roof dedicated to panels on the 
grocery store and a cumulative total of 5 percent of the other 
five buildings (mitigation measure M GHG-4). In addition, 
project design features (see Final EIR Table 1-2) are 
proposed as a part of the project to reduce air quality 
emissions. Mitigation Measure M-GHG-18 requires the 
purchase of carbon off-set credits for the remaining GHG 
emissions, so that total net GHG emissions of the project are 
zero (no net increase in GHG emissions). 

G-43 Refer to response to comment V-17 regarding the County’s 
climate change guidance.  

G-44 As described in the Recirculation Readers Guide of the Draft 
Revised EIR, the Draft EIR GHG analysis was revised 
(Section 2.3 of the Draft Revised EIR) to address the 
Newhall Ranch case ruling. Refer to responses to comments 
V-17 through V-19 for a discussion of the Draft Revised EIR 
GHG analysis.  

G-45  See responses to comments G-44 and V-17 through V-19. 

G-42 
Cont. 
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G-46 See responses to comments G-44 and V-17 through V-19. 

G-47 See response to comment G-44. 

G-45 
Cont. 

G-46 

G-47 
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G-48  As described in the Recirculation Readers Guide of the Draft 
Revised EIR, the Draft EIR GHG analysis was revised 
(Section 2.3 of the Draft Revised EIR) to address the 
Newhall Ranch case ruling. Both SB 32 and AB 197 include 
extending GHG emission reduction targets through 2030. 
Since the proposed project buildout year is 2018, using a 
2020 target is the most appropriate for the project. As 
discussed on EIR page S-4, the project is estimated to be 
completed in approximately 9 ½ months and would be 
completed in one phase. The County Planning Commission 
and Board of Supervisors are anticipated to consider 
approval of the project in summer of 2017. The Applicant 
would commence construction soon after project approval 
and obtaining necessary permits (e.g., grading permit) and is 
therefore expected to complete the project in 2018. The 
approach of using a 2020 target is consistent with the 
California Association of Environmental Professional’s 
(AEP’s) White Paper Beyond Newhall and 2020: A Field 
Guide to New CEQA Greenhouse Gas Thresholds and 
Climate Action Plan Targets for California (October, 2016).  

G-49 Determining whether a project is consistent with a locally 
applicable Sustainable Communities Strategy (SCS): applies 
to certain residential/mixed-use projects consistent with an 
SCS adopted under SB 375. First, the project is a 
commercial project that does not contain residential or mixed 
use elements. As a result, consistency with an SCS is not an 
appropriate methodology to analyze the potential GHG 
emissions from this project. Next, although SCS consistency 
is a helpful approach for considering the car and light-duty 
truck emissions sector of projects, GHG emissions from 
other sources such as building energy and water are not 
accounted for and still need evaluation. The  

G-47 
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proposed project’s transportation-related emissions would 
include cars and light-duty trucks along with emissions from 
medium and heavy duty vehicles such as delivery trucks. In 
addition, the project’s emissions would include sources such 
as electricity, natural gas, water consumption, and solid 
waste. Therefore, the entirety of the project’s emissions 
cannot be assessed using the SCS consistency approach.  

G-50 The commenter states that the County should have compared 
the project-level emissions associated with this project to the 
state-wide, regional emissions that are addressed in 
Executive Orders S-3-05 and B-30-15. The comment states 
that SANDAG in their RTP/SCS evaluated these state goals 
on a regional basis and that regionally they needed to be 
consistent with those goals. And not comparing the single 
project’s reductions to the state goals was “unlawful” and 
that the County should realize “just how far the project 
would set the area off course from the state-wide goals.” 

The project’s consistency with EO S-3-05 and B-30-15 is 
discussed on Draft Revised EIR page 2.3-29. The State, and 
to a somewhat lesser level, local regional agencies, have 
available to them larger reductions through reasonably cost-
effective measures. However, individual projects, especially 
ones that are not mixed-use, not infill, and not part of a 
village design that makes Transit Oriented Design (TOD) 
effective, do not have the ability to do large-scale reductions 
and are not usually held to the same standard. 

Even the RTP/SCS does not reach its goals by itself, but as a 
coalition of regional governments, which have at their 
disposal means to make more significant reductions than  

G-50 
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do individual projects. Just as mixed-use, TOD projects have 
much more at their disposal than do individual projects that 
consist of commercial only, residential only, or industrial 
only uses. 

In fact, the location and local service supplied, would be 
seen from a regional planning perspective as a beneficial 
project for the region in that it provides a needed 
neighborhood shopping site that would have the effect of 
reducing regional travel by supplying a location for people to 
travel shorter distances for their shopping needs. 

G-51 This comment refers to an outdated analysis in that the 
County no longer uses the 16% below BAU reductions 
threshold. The GHG analysis has been revised as a part of 
the Draft Revised EIR. See Section 2.3 of the Draft Revised 
EIR. 

G-52 This comment refers to the originally circulated Draft EIR 
and states that the project improperly double counts some 
emission reductions. However, as previously described, the 
GHG analysis was revised as a part of the Draft Revised 
EIR. The Draft Revised EIR provides additional mitigation 
measures and a revised estimate of the greenhouse gas 
emissions reductions that would be achieved by proposed 
project mitigation measures. Regardless, the accounting for 
the potential sources of the GHG emissions, as identified in 
this comment, would result in just a slight increase in the 
resultant emissions and not change the significance 
determination as provided in the Draft Revised EIR, and 
proposed project mitigation measures to reduce GHG 
emissions to zero-net emissions. 

G-51 

G-52 
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G-53 CARB’s EMFAC 2011 Model has two sets of CO2 emission 
factors for each vehicle class - with and without the effects 
of Pavley and low carbon fuel standard (LCFS). The analysis 
uses the two different emission factors to show a reduction 
percentage. This is the recommended methodology to show 
the GHG results of Pavley+LCFS used by the Sacramento 
Metropolitan Air Quality Management District. 

G-54 See response to comment G-51.  

G-55 As described in the Recirculation Readers Guide of the Draft 
Revised EIR, the Draft EIR GHG analysis was revised 
(Section 2.3 of the Draft Revised EIR) to address the 
Newhall Ranch case ruling. A robust analysis of feasible 
mitigation measures to address potential GHG emissions 
associated with the project is provided on Draft Revised EIR 
pages 2.3-18 through 2.3-28. Mitigation measures were 
derived from the California Air Pollution Control Officers 
Association (CAPCOA) report titled Quantifying 
Greenhouse Gas Mitigation Measures: A Resource for Local 
Government to Assess Emission Reductions from 
Greenhouse Gas Mitigation Measures (herein referred to as 
the CAPCOA Report) (CAPCOA, 20102). In total, 18 
mitigation measures have been determined to be applicable 
to the project, feasible, and will be implemented. These 
measures will be enforced as part of the conditions of 
approval for the project. As provided on Final EIR pages 
2.3-31 through 2.3-35, Mitigation Measures M-GHG-1 
through M-GHG-18 include a description of the 
enforceability mechanisms for each measure (i.e., timing, 
responsibility, proof of compliance). Further, Final EIR 

                                                   
2 Quantifying Greenhouse Gas Mitigation Measures: A Resource for Local Government to Assess Emission Reductions from Greenhouse Gas Mitigation Measures. August 2010. 

Available on-line at http://www.capcoa.org/wp-content/ uploads/2010/11/CAPCOA-Quantification-Report-9-14-Final.pdf 
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Table 2.3-11 lists and provides the rationale for all the 
mitigations that were determined to be infeasible, not 
applicable to the proposed project, or not the responsibility 
of the applicant. Implementation of Mitigation Measures M-
GHG-1 through M-GHG-18 would reduce all project GHG 
emissions to zero-net emissions. 
Regarding the specific measures identified in this comment: 

Use low or zero-emission vehicles, including construction 
vehicles: 

As described on Final EIR page 3-18, Tier III, or higher, 
construction equipment would be used (use of Tier III or 
higher construction equipment will be included as conditions 
of approval for the project). Tier III equipment uses clean-
fuel technologies or electric-based engines.  

Create car sharing programs. Accommodations for such 
programs include providing parking spaces for the car 
share vehicles at convenient locations accessible by public 
transportation.  

As described on Final EIR page 2.3-46, providing ride-
sharing programs is infeasible. However, the proposed 
project would encourage the use of alternative transportation 
such as biking and public transportation by providing on-site 
amenities. In addition, the proposed project would include 
parking stalls designated for carpool/van pool.  

G-55 
Cont. 
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Create local “light vehicle” networks, such as 
neighborhood electric vehicle systems. 

As described on Final EIR page 2.3-46, implementing a 
neighborhood electric vehicle network or urban non-
motorized zones is not the responsibility of the project 
applicant.  

Provide the necessary facilities and infrastructure to 
encourage the use of low or zero-emission vehicles (e.g., 
electric vehicle charging facilities and conveniently 
located alternative fueling stations).  

The proposed project would implement Mitigation Measure 
M-GHG-9, which requires the project applicant to 
demonstrate that the project incorporates 16 parking stalls 
designated for low-emitting, fuel efficient, and carpool/van 
pool. Also, EV charging stations shall be installed (Measure 
SDT-8 of CAPCOA Report).  

Provide zero emission shuttle service to public transit 
and project buildings/amenities. 

As described on Final EIR page 2.3-46, the applicant will 
consider the provision of a local shuttle to serve the 
surrounding neighborhoods and the entire commercial 
development; however, it is not feasible to place this 
requirement at this time because future tenants of the 
commercial center are currently not known. 

Provide public transit incentives such as free or low-cost 
monthly transit passes. 

As described on Final EIR page 2.3-46, implementing a 
subsidized or discounted transit program is not feasible 
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because the commercial operator cannot subsidize public 
transit fares. 

Provide information on energy management services for 
large energy users. 

Providing information on energy management services for 
large energy users is not the responsibility of the project 
applicant.  

Install light emitting diodes (LEDs) for traffic, street and 
other outdoor lighting. 

As described on Final EIR page 2.3-45, the replacement of 
traffic lights with LED traffic lights is not the responsibility 
of the project applicant.  

Limit the hours of operation of outdoor lighting. 

The proposed project would implement Mitigation Measure 
M-GHG-3, which requires the project applicant to 
demonstrate that the operation hours of outdoor lights will be 
limited and that the buildings support the use of LED lights 
(Measure LE-2 of CAPCOA Report).  

Provide education on energy efficiency. 

The proposed project would implement Mitigation Measure 
M-GHG-1, which would require the project applicant to 
demonstrate that the design of the proposed buildings or 
structures exceed Title 24 requirements by a minimum of 20 
percent (Measure BE-1 of CAPCOA Report). Also, 
Mitigation Measure M-GHG-2 would require the project 
applicant to demonstrate that the grocery store incorporates 
Energy star-rated refrigeration equipment (Measure BE-2 of 
CAPCOA Report).  
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Reduce the use of pavement and impermeable surfaces. 

The proposed project would include landscaping, which 
would allow water to continue to infiltrate into the ground.  

Require the installation of on-site, distributed generation 
of low carbon, renewable energy sources such as 
photovoltaic panels to reduce electricity load. 

The proposed project would implement Mitigation Measure 
M-GHG-4, which requires the project applicant to 
demonstrate that the project incorporates onsite renewable 
energy production, including installation of PV panels on the 
grocery store and five other buildings on the project site 
(Measure AE-2 of CAPCOA Report).  

G-56 This comment provides a summary of more detailed 
comments that occur later in the comment letter. As such, 
this comment is noted and detailed responses to the issues 
mentioned in this comment are provided in responses to G-
57 through G-62. 
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G-57 General Plan Amendments and Rezoning of properties are 
common actions among the jurisdictions located within the 
San Diego Air Basin. These actions do not, in and of 
themselves, require redrafting of the San Diego Regional Air 
Quality Strategy (RAQS) or “ratcheting down of thresholds” 
as suggested in this comment. 

As stated on Draft EIR page 3-12, the RAQS is updated on a 
triennial (every three years) basis. The RAQS outlines San 
Diego Air Pollution Control District’s plans and control 
measures designed to attain the state air quality standards for 
O3. As stated on Draft EIR page 3-12, “The RAQS relies on 
SANDAG growth projections based on population, vehicle 
trends, and land use plans developed by the cities and by the 
County as part of the development of their general plans. As 
such, projects that include proposed development that is 
consistent with the growth anticipated by local plans would 
be consistent with the RAQS. However, if a project includes 
development that is greater than that anticipated in the local 
plan and SANDAG’s growth projections, the project might 
be in conflict with the RAQS and may contribute to a 
potentially significant cumulative impact on air quality.”  

The RAQS details emission reductions necessary to prove to 
the EPA that the path towards attainment is valid. In fact, the 
RAQS has established a “budget” of emissions that 
established an upper boundary of potential County-wide 
emissions of VOC, NOX, and CO to maintain progress to 
attainment of the 8-hour ozone and to maintain CO 
attainment. The current budget for 2050 is 53 tons per day 
(t/d) of VOC, 98 t/d of NOX, and 730 t/d of CO. The 
RTP/SCS currently projects that the regions emissions in 
2050 will be only 19 t/d of VOC, 31 t/d of NOX, and 157 t/d 
of CO. To provide a measure of magnitude, the SDAPCD 
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project-level screening thresholds equate to 0.07 t/d of VOC, 
0.13 t/d of NOX, and 0.28 t/d of CO.  

Because the project involves a General Plan Amendment, a 
conformity analysis was performed to determine whether the 
project is in conflict with the RAQS. Based on the EIR 
analysis, implementation of the proposed project would not 
conflict with or obstruct the implementation of the RAQS 
and/or applicable portions of the State Implementation Plan 
(SIP); therefore, impacts are considered less than significant. 
See Draft EIR Chapter 3.1.2. 

G-58 The Draft EIR does not assume that the project site is fully 
developed. The Draft EIR states throughout that the project 
site is undeveloped and evaluates it as such. Consistent with 
Section 15126.2(a) of the CEQA Guidelines, the EIR’s 
analysis of potential air quality impacts associated with the 
proposed project is a ground to plan (i.e. the proposed 
project) analysis. The EIR does not suggest that a net 
reduction of emissions would result from the proposed 
project (e.g., see Draft EIR Tables 3.1-3 and 3.1-4 which 
provide a net emissions summary of the project for both 
construction and operation).  

Because the RAQS is based on adopted plans (refer to 
response to comment G-57), the conformity analysis 
appropriately analyzes the conformity of the project as 
compared to the residential use (i.e., the currently adopted 
land use) that is considered for this site in the RAQS.  

G-59 The thresholds used in the Draft EIR are acceptable pursuant 
to CEQA. As stated on Draft EIR page 3-12, air quality was 
analyzed according to the County’s Guidelines for 
Determining Significance, Air Quality (2007). The following 
text has been added to Final EIR Section 3.1.2 Air Quality to 
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clarify that proposed roadway improvements are included in 
the air quality analysis for the proposed project: 

All components of the proposed project, including proposed 
roadway improvements, were considered and evaluated in 
the air quality analysis for the proposed project. Project 
emissions from construction vehicles, fugitive dust, blasting, 
and architectural coating are discussed in detail below.  

G-60 The commenter does not explain the specific calculations to 
arrive at the 45.57 pounds/day stated in the comment.  

The VOC emission factor for architectural coating is based 
on the VOC content of the paint, and San Diego Air 
Pollution Control District Rule 67.0.1 (Architectural 
Coatings) which became effective on January 1, 2016. Rule 
67.0.1 reduced the VOC limit from 150 grams per liter to 50 
grams per liter, which would be one third less emissions. As 
described on Draft EIR page 3-15, “…the proposed project 
would require painting a maximum of 5,000 square-feet of 
surface area every day, resulting in a total unmitigated 
architectural-generated VOC level of 71.2 pounds per day. 
Through the application of Low VOC paints, the VOC load 
can be reduced by a factor of 0.36, thereby resulting in final 
VOC levels of 25.6 pounds of VOC per day.” The project’s 
VOC emissions was calculated by taking the total 
unmitigated architectural-generated VOC level of 71.2 
pounds per day and multiplying it by a reduced factor of 0.36 
(per San Diego Air Pollution Control District Rule 67.0.1), 
which totals 25.6 pounds of VOC per day. 
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G-61 As described in Draft EIR Section 3.1.2.3, because air 
quality is a regional issue, the cumulative study area for air 
quality impacts cannot be limited to a defined localized area, 
but rather includes the SDAB as a whole. Therefore, impacts 
related to regional plans and policies, such as the RAQS and 
the SIP, must be considered as part of the cumulative 
analysis. Additionally, based on the County’s Guidelines for 
Determining Significance, Air Quality, a project would have 
a significant cumulative impact on air quality if it would 
result in a cumulatively considerable net increase of any 
criteria pollutant for which the San Diego Air Basin (SDAB) 
is listed as nonattainment under an applicable California 
Ambient Air Quality Standards (CAAQS). As previously 
stated, the SDAB is currently classified as a federal 
nonattainment area for ozone and a state nonattainment area 
for ozone, particulate matter less than or equal to 10 microns 
(PM10), and 2.5 microns (PM2.5). 

The analysis contained within the air quality study 
demonstrates that the project would not exceed San Diego 
Air Pollution Control District’s (SDAPCD’s) major source 
screening levels for PM10, PM2.5, NOx, and/or VOCs during 
the construction phase of the project. The project applicant 
will be required to implement the dust control measures 
listed in SDAPCD’s Rule 55. In addition, all construction 
activity within the project site will comply with the dust 
control provisions outlined in Section 87.428 of the County 
of San Diego Grading Ordinance. The cumulative projects 
(Draft EIR Table 1-3) will also be required to implement 
these dust control measures during construction. With 
regards to cumulative impacts to NOx, and/or VOCs, as 
described in Final EIR Section 3.1.2, based on the County’s 
Guidelines for Determining Significance, Air Quality, “a 
project that has a significant direct impact on air quality with 

G-60 
Cont. 

G-61 

G-62 



Response to Comments 

Lake Jennings Market Place 74 South Coast Development 
Final EIR August 2017 

regard to emissions PM10, PM2.5, NOx, and/or volatile 
organic compounds (VOCs) would also have a significant 
cumulatively considerable net increase.” The analysis 
contained within the air quality study demonstrates that the 
project would not exceed SDAPCD’s major source screening 
levels for NOx and/or VOCs during the construction phase of 
the project. Therefore, the project would not result in a 
significant cumulatively considerable net increase in NOx 
and/or VOCs. Therefore, because the proposed project does 
not result in a cumulatively considerable net increase in 
criteria pollutants and is consistent with the RAQS, the 
proposed project, in combination with other cumulative 
projects would not result in a cumulative air quality impact.  

G-62 The Draft EIR adequately analyzes the project’s impacts 
associated with air quality. Please refer to Section 3.1 of the 
Draft EIR. No significant air quality impact has been 
identified; therefore, no air quality mitigation measures are 
required. CEQA requires mitigation measures only where 
significant impacts have been identified.  
This comment identified the following specific measures to 
reduce air quality emissions:  

• Install Energy Star (or equivalent) cool roofing 
systems on all buildings. 

• Increase wall and attic insulation to 20 percent above 
Title 24 requirements (residential and commercial).  

• Orient buildings to take advantage of solar heating 
and natural cooling, and use passive solar designs 
(residential, commercial, and industrial).  
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• Provide energy-efficient windows (double pane 
and/or Low-E) and awnings or other shading 
mechanisms for windows, porches, patios, and 
walkways.  

• Consider passive solar cooling and heating designs, 
ceiling and whole house fans, and programmable 
thermostats in the design of heating and cooling 
systems. 

• Use day lighting systems, such as skylights, light 
shelves, and interior transom windows.  

As detailed in Section 2.3, Greenhouse Gas Emissions, of the 
Final EIR, the project applicant would implement mitigation 
measures to minimize GHGs (which would also further 
minimize air quality emissions). Furthermore, the project’s 
building plans would be prepared to be consistent with 
Green Building standards as they are developed and 
implemented by local and State codes. All buildings would 
meet all applicable energy standards, including Title 24. 

G-63 As described in response to comment G-15, EIR Mitigation 
Measure M-NOI-2 requires the preparation and approval of a 
Construction Noise Blasting Plan that would be approved 
prior to issuance of a Blasting Permit. The Plan is prepared 
by the specific tenant of the commercial space that it would 
occupy. As such, the Plan will be prepared and approved at 
the time the specific tenant is known. This mitigation 
measure is adequate because it provides performance 
standards that must be achieved in order to ensure no 
significant noise impact would result from blasting. As 
stated in M-NOI-2, the plan is required to specify methods, 
such as increased setbacks, limits on equipment operations, 
temporary barriers, and must demonstrate compliance with 
the County Noise Ordinance Section 36.409 & 36.410.  

G-62 
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G-64 The effective noise attenuation that would be achieved by 
proposed mitigation measures was modeled as part of the 
Acoustical and Ground Vibration Site Assessment (see Draft 
EIR Appendix I). As described in Draft EIR Section 2.4 
Noise, the proposed mitigation measures have been 
determined to achieve the necessary attenuation in order to 
achieve County noise standards. The criteria for recirculation 
as set forth in CEQA Guidelines Section 15088.5 have not 
been met.  

G-65 The County disagrees that the EIR fails to disclose the extent 
and severity of the proposed project’s impacts and as such, 
the EIR’s evaluation of alternatives is adequate. The EIR 
evaluates a reasonable range of alternatives to the project, 
and explains the basis of rejecting each alternative (see Final 
EIR Chapter 4.0, Alternatives to the Proposed Project). 
Therefore, the County finds the alternatives analysis 
adequate and in compliance with CEQA. 
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G-66 The purpose of the reduced commercial alternatives would 
be to avoid, or reduce, the significant traffic, noise, and GHG 
impacts associated with the proposed project by reducing the 
vehicular trips generated by the project. As described in 
Chapter 4.0 Alternatives to the Proposed Project of the Final 
EIR and shown in Table 4-2, both reduced commercial 
alternatives would reduce impacts to biological resources, 
cultural resources, noise, and transportation/traffic associated 
with the proposed project.  

The purpose of Reduced Commercial Alternative 1 would be 
to avoid, or reduce, the significant traffic, noise, and GHG 
impacts associated with the proposed project by reducing the 
vehicular trips generated by the project. This alternative 
would generate 3,233 ADT, which is a reduction of 1,450 
ADT compared to the proposed project. Therefore, mobile-
source GHG emissions are anticipated to be less compared to 
the proposed project. This would also reduce noise 
associated with vehicular trips. 

The purpose of Reduced Commercial Alternative 2 would be 
to avoid or reduce, the significant traffic, noise, and GHG 
impacts associated with the proposed project by reducing the 
vehicular trips generated by the project. This alternative 
would generate 3,978 ADT, which is a reduction of 705 
ADT compared to the proposed project. Therefore, mobile-
source GHG emissions are anticipated to be less compared to 
the proposed project. This would also reduce noise 
associated with vehicular trips.  

The alternatives studied constitute a reasonable range 
because they contain enough variation to facilitate informed 
decision making and public participation that leads to a 
reasoned choice. (CEQA Guidelines, 15126.6(a)-(f)).  

G-65 
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G-67 As described in Section 4.7 Environmentally Superior 
Alternative of the EIR, pursuant to the CEQA Guidelines 
Section 15126.6(e)(2), if the environmentally superior 
alternative is the No Project Alternative, the EIR shall also 
identify an environmentally superior alternative among the 
other alternatives. In addition to the No Project/No 
Development Alternative, the No Project/Existing General 
Plan Designation Alternative is a no project alternative; 
therefore it cannot be selected as the environmentally 
superior alternative. As shown in Final EIR Table 4-2, the 
Reduced Commercial Alternative 1 would reduce impacts 
for the following environmental issue areas as compared to 
the proposed project: biological resources, cultural resources, 
noise, and traffic. Although the Reduced Commercial 
Alternative 2 would also reduce impacts to biological 
resources, cultural resources, noise, and traffic, the Reduced 
Commercial Alternative 1 would be considered the 
environmentally superior alternative because it would result 
in a greater reduction in ADT. The Reduced Commercial 
Alternative 1 would realize slightly greater reductions in 
noise.  

The transportation/traffic analysis has been updated in Final 
EIR Section 4.4.2, as follows: 

Compared to the proposed project, access to would be 
provided via a driveway on Rios Canyon Road and 
Ridge Hill Road. No driveways are proposed along Olde 
Highway 80. Therefore, compared to the proposed 
project, the No Project/Existing General Plan Alternative 
would avoid the following impacts along Olde Highway 
80: 

• Olde Highway 80 from Lake Jennings Park Road to 
Project Driveway 1 (LOS F) (Impact TR-1) 
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• Olde Highway 80 from Project Driveway 1 to Project 
Driveway 2 (LOS F) (Impact TR-2) 

• Olde Highway 80 from Project Driveway 2 to Project 
Driveway 3 (LOS E) (Impact TR-3) 

• Olde Highway 80 from Project Driveway 3 to Rios 
Canyon Road extension (LOS E) (Impact TR-4) 

• Based on a signal warrant analysis, Project Driveway 2 at 
Olde Highway 80 warrants a traffic signal (Impact TR-11).  

• Olde Highway 80 from Lake Jennings Park Road to 
Project Driveway 1 – LOS F (Impact TR-12) 

• Olde Highway 80 from Project Driveway 1 to Project 
Driveway 2 – LOS F (Impact TR-13) 

• Olde Highway 80 from Project Driveway 2 to Project 
Driveway 3 – LOS F (Impact TR-14) 

• Olde Highway 80 from Project Driveway 3 to Rios 
Canyon Road – LOS F (Impact TR-15) 

Although the No Project/Existing General Plan Alternative 
would reduce the amount of traffic and avoid impacts along 
Olde Highway 80 (Impacts TR-1 through TR-4 and TR-11 
through TR-15), impacts would still occur to the same 
facilities and the I-8 interchange related improvements 
would still be the responsibility of Caltrans. Therefore, 
although slightly reduced, traffic impacts would be similar to 
the proposed project.  

G-68 Please refer to response to comment G-4. 

G-69 Comment noted. This comment provides a conclusion and 
does not address the adequacy of the EIR; therefore, no 
further comment is required. 
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G-70 Comment noted. This comment provides a list of attached 
exhibits which are references cited throughout the comment 
letter. Individual responses are not provided for each exhibit 
as they were utilized in support of the detailed comments 
responded to above. 

 

G-70 
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Response to Comments 

Lake Jennings Market Place 203 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 204 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 205 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 206 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 207 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 208 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 209 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 210 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 211 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 212 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 213 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 214 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 215 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 216 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 217 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 218 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 219 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 220 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 221 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 222 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 223 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 224 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 225 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 226 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 227 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 228 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 229 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 230 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 231 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 232 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 233 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 234 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 235 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 236 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 237 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 238 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 239 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 240 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 241 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 242 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 243 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 244 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 245 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 246 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 247 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 248 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 249 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 250 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 251 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 252 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 253 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 254 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 255 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 256 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 257 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 258 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 259 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 260 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 261 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 262 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 263 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 264 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 265 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 266 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 267 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 268 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 269 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 270 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 271 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 272 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 273 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 274 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 275 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 276 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 277 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 278 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 279 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 280 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 281 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 282 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 283 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 284 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 285 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 286 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 287 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 288 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 289 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 290 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 291 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 292 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 293 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 294 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 295 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 296 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 297 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 298 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 299 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 300 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 301 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 302 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 303 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 304 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 305 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 306 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 307 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 308 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 309 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 310 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 311 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 312 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 313 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 314 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 315 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 316 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 317 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 318 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 319 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 320 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 321 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 322 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 323 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 324 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 325 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 326 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 327 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 328 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 329 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 330 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 331 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 332 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 333 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 334 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 335 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 336 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 337 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 338 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 339 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 340 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 341 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 342 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 343 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 344 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 345 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 346 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 347 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 348 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 349 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 350 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 351 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 352 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 353 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 354 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 355 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 356 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 357 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 358 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 359 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 360 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 361 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 362 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 363 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 364 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 365 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 366 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 367 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 368 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 369 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 370 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 371 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 372 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 373 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 374 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 375 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 376 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 377 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 378 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 379 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 380 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 381 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 382 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 383 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 384 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 385 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 386 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 387 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 388 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 389 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 390 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 391 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 392 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 393 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 394 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 395 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 396 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 397 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 398 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 399 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 400 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 401 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 402 South Coast Development 
Final EIR August 2017 

  



Response to Comments 

Lake Jennings Market Place 403 South Coast Development 
Final EIR August 2017 

RTC ATTACHMENT 2 
PADRE DAM MUNICIPAL WATER DISTRICT WATER AVAILABILITY 

FORM (ISSUED AUGUST 17, 2015) 



Response to Comments 

Lake Jennings Market Place 404 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 405 South Coast Development 
Final EIR August 2017 

 
 



Response to Comments 

Lake Jennings Market Place 406 South Coast Development 
Final EIR August 2017 

RTC ATTACHMENT 3 –  
PADRE DAM MUNICIPAL WATER DISTRICT WATER AVAILABILITY 

FORM (ISSUED APRIL 6, 2017) 



Response to Comments 

Lake Jennings Market Place 407 South Coast Development 
Final EIR August 2017 



Response to Comments 

Lake Jennings Market Place 408 South Coast Development 
Final EIR August 2017 

 
 




