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Response to Comment Letter V 
Cleveland National Forest Foundation 
(Submitted by Shute, Mihaly & Weinberger LLP) 
September 12, 2016 

V-1 This introductory 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 V-2 through V-33. Please also refer to 
responses to comments G-1 through G-69. 

V-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 project implementation.  Please 
refer to response to comment G-2. V-1 

V-2 



Response to Comments 

Lake Jennings Market Place 497 South Coast Development 
Final EIR August 2017 

 

V-3 The County does not concur with this comment.  There 
were no changes to the analysis, data or conclusions of the 
ISE reports (Air Quality Conformity Assessment and 
Acoustical and Ground Vibration Site Assessment). The 
County considers the EIR’s air quality and noise findings to 
be valid, and has confirmed that they are consistent with the 
various technical analyses prepared for the project. Please 
also refer to responses to comments J-1 through J-6 and X-
1 through X-3. 

V-4 The County disagrees that the analysis of alternatives is 
inadequate. 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 
alternatives analyzed in the EIR would reduce impacts to 
biological resources, cultural resources, GHG emissions, 
and transportation/traffic when compared to the proposed 
project.  In addition, as provided in Chapter 4.0 
Alternatives to the Proposed Project, of the Draft Revised 
EIR, the alternatives analysis was revised to reflect the 
updated GHG emissions analysis and revised conclusions. 
Further, no new alternatives have been identified by the 
commenters that are capable of reducing GHG emissions to 
a level less than significant.  

V-5 Please refer to responses to comments V-4 and G-66. The 
County disagrees that the EIR fails to analyze alternatives 
that offer substantial environmental advantages over the 
proposed project.  As described in Chapter 4.0 Alternatives 
to the Proposed Project of the Draft Revised EIR and 
shown in Table 4-2, both reduced commercial alternatives 
would reduce impacts to biological resources, cultural  

V-2 
Cont. 
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resources, noise and transportation/traffic associated with 
the proposed project. 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)).  

V-6 Please refer to response to comment G-66 and V-4.  
Additionally, as provided in Chapter 4.0 Alternatives to the 
Proposed Project, of the Draft Revised EIR, the alternatives 
analysis was revised to reflect the updated GHG emissions 
analysis and revised conclusions.    

Section 15126.6(f)(2) of the CEQA Guidelines addresses 
alternative locations for a project. The key question and 
first step in the analysis is whether any of the significant 
effects of the proposed project would be avoided or 
substantially lessened by putting the proposed project in 
another location. Only locations that would avoid or 
substantially lessen any of the significant effects of the 
project need to be considered for inclusion in the EIR. As 
discussed in Chapter 4.0 Alternatives to the Proposed 
Project, of the Draft Revised EIR, an alternative site 
location would increase impacts to noise and traffic and 
would not substantially reduce any environmental impacts 
associated with the proposed project. In addition, this 
alternative would result in additional impacts (agricultural 
resources) that were not identified for the project at its 
currently proposed location.  Therefore, it was eliminated 
from further consideration in the EIR. The mixed used 
alternative was rejected from further consideration, as 
parking requirements would limit the amount of 
commercial development that could be built on the project 
site. 

V-6 

V-7 
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Additionally, it is unlikely that commercial tenants would 
be attracted to the site, as there would not be a major anchor 
under this scenario.  Further, this alternative would likely 
triple the traffic generation compared to the project.  It is 
for these reasons that this alternative was not considered for 
further review in the EIR.   

V-7 Please refer to response to comment G-67. 

V-8 As described in Section 4.7 Environmentally Superior 
Alternative of the Final EIR, pursuant to 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. Please also refer to responses to 
comments G-65 through G-67.   

The County disagrees that the project objectives are too 
narrowly drawn, as they are appropriate for the proposed 
commercial use. The County acknowledges that the project 
is inconsistent with the existing designation (VR-15) set 
forth by the General Plan, and that a General Plan 
Amendment is required for project implementation.   

V-8 
Cont. 
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V-9 As stated in the Readers Guide to Recirculation, for ease of 
review, the County has included the entirety of Chapters 3 
and 4. However, with the exception of Section 2.3, the 
County requests that comments are provided on only the 
text indicated in underline format, which capture all 
additions to these chapters.  

Although some revisions have been made to the EIR’s 
alternatives analysis, none have been made to Section 4.2 
Alternatives Considered but Rejected of the Draft Revised 
EIR, in which the commenter has focused their comments 
on. Therefore, in accordance with CEQA Guidelines 
15088.5(f)(2) no further response is required.  

Nonetheless, the County disagrees that the EIR does not 
support the rejection of the mixed-use and alternative site 
alternatives; mixed use and alternate site alternatives are 
described in EIR Section 4.2 Alternatives Considered but 
Rejected. The commenter is also referred to responses to 
comments G-65 through G-67 and V-6 regarding 
alternatives. 

V-10 Please refer to response to comment V-9.   

V-11 Please refer to response to comment V-9.   

V-12 This comment mischaracterizes the project as a “region-
serving shopping center” as the project is much smaller in 
acreage and square footage than a typical regional-shopping 
center based on SANDAG’s “(not so) Brief Guide of 
Vehicular Traffic Generation Rates for the San Diego 
Region.” As described in  response to comment G-8, 
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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. 
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 a Neighborhood Shopping Center. 

Regarding Draft EIR trip generation rates, as described in 
Draft EIR Section 2.6 Traffic/Transportation, SANDAG 
Trip Generation Rates were used for the traffic analysis. 
These rates have been vetted and approved by local 
jurisdictions and are the rates to be used (MEMBER 
AGENCIES: Cities of Carlsbad, Chula Vista, Coronado, 
Del Mar, El Cajon, Encinitas, Escondido, Imperial Beach, 
La Mesa, Lemon Grove, National City, Oceanside, Poway, 
San Diego, San Marcos, Santee, Solana Beach, Vista and 
County of San Diego. ADVISORY/LIAISON MEMBERS: 
California Department of Transportation, County Water 
Authority, U.S. Department of Defense, S.D. Unified Port 
District and Tijuana/Baja California).  The trip generation 
rates presented in the SANDAG trip generation manual are 
the result of trip generation studies made by the City of San 
Diego, the San Diego Association of Governments 
(SANDAG), the Institute of Transportation Engineers 
(ITE), and other qualified sources. This was done to ensure 
that the rates being applied would be fitting to the setting in 
the local area.  

Since these comments were submitted during the Draft 
Revised EIR comment period and the Draft Revised EIR 
did not include revisions to Section 2.6 
Traffic/Transportation, no further response regarding Draft 
EIR trip generation rates is required. See response to 
comment V-9. 

V-12 
Cont. 
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Further, the County disagrees that the extent and severity of 
traffic impacts in Draft EIR Section 2.6 
Traffic/Transportation have not been disclosed. The County 
finds the traffic analysis to be adequate, and in turn, the air 
quality, noise and revised GHG emissions analyses are 
adequate.  

V-13 Please refer to response to comment V-12. As described on 
page 1-2 of the Draft Revised EIR, the proposed project 
includes a gas station with car wash and commercial 
building. The commenter states that the Traffic Impact 
Analysis should have used the trip generation rate for 
“Convenience Market with Gas Pumps” per the ITE Trip 
Generation Manual because it matches the project exactly.  
However, the “Convenience Market with Gas Pumps” does 
not include a car wash component.  The project’s Traffic 
Impact Analysis is correct in its use of the “Gasoline with 
food mart and car wash” trip generation rate.   

V-14  As defined in the ITE Manual, a Neighborhood Shopping 
Center is “less than 15 acres, less than 125,000 sq. ft, with 
usually grocery & drugstore, cleaners, beauty & barber 
shop, & fast food services).” As described in response to 
comment V-12, 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 a Neighborhood Shopping Center. 
The commenter states that the Traffic Impact Analysis 
should have used the trip generation rate for “Supermarket” 
per the ITE Trip Generation Manual.  However, the project 
as a whole is a development of a commercial shopping 
center with six structures (market building, financial 
building, restaurant with drive through, restaurant-retail 
building, gas station with car wash, and major building). 
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The project is not a standalone supermarket development.  
Therefore, trip generation rates for a Neighborhood 
Shopping Center were used in the traffic analysis.  
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V-15 Regarding the comment about the trip generation estimates, 
please refer to response to comment V-12.  
As discussed in Section 2.7 Traffic/Transportation of the 
Final EIR, traffic volume increases from public or private 
projects that result in one or more of the following criteria 
would have a significant traffic volume or level of service 
traffic impact on a signalized intersection: 

• The additional or redistributed ADT generated by the 
project would significantly increase congestion on a 
signalized intersection currently operating at LOS E 
or LOS F, or would cause a signalized intersection to 
operate at LOS E or LOS F.   

Based on the Traffic Impact Study prepared for the project 
and as shown in Final EIR Table 2.7-6, Intersection: Lake 
Jennings Park Road and Blossom Valley Road currently 
operates at LOS C. With the addition of project traffic, this 
intersection would operate at acceptable LOS D.  This 
intersection does not meet the significance criteria 
described above; therefore, no significant traffic impact 
would occur at this intersection.  

V-16 Refer to response to comment V-9. The County disagrees 
that the EIR Traffic section misrepresents the analysis in 
the project’s Traffic Study. The General Plan Buildout 
analysis is summarized from the technical report and is 
provided in Draft EIR pages 2.6-8 through 2.6-9. The 
commenter states that the Draft EIR fails to incorporate 
“part of the General Plan Buildout analysis” but does not 
specifically state which part has not been incorporated. 
Therefore, no further response can be provided.  

As described on Draft EIR page 2.6-15, three cumulative 
projects have been included in the cumulative traffic 

V-14 
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analysis: Lakeside Tractor Supply Project, Lake Jennings 
Park Road Subdivision Project, and the Peter Rios Estates 
Apartment Complex Project.  Although not specifically 
called out as a cumulative project in the project’s Traffic 
Impact Analysis, it has been identified as a cumulative 
project in Section 2.6, Traffic/Transportation of the Draft 
EIR.  The Peter Rios Estates Complex Project has been 
determined by the County to be consistent with the General 
Plan, Community Plan, and Zoning. Therefore, the traffic 
volumes for the Peter Rios Estates Apartment Complex 
Project are included in the SANDAG Series 12 traffic 
forecast model.  The following text has been added to Final 
EIR page 2.7-14 to clarify the traffic cumulative impact 
analysis: 

On August 28, 2015, the County approved the Peter 
Rios Estates Apartment Complex Project and found 
the project to be exempt from CEQA because the 
project is consistent with the Community Plan, 
General Plan, and Zoning. Because the project is 
consistent with the Community Plan, General Plan, 
and Zoning, it is assumed to be built out to the 
General Plan designation as modeled by SANDAG 
for the year 2035. Therefore, the traffic volumes for 
the Peter Rios Estates Apartment Complex Project 
are included in the SANDAG Series 12 traffic 
forecast model.  

V-17 The commenter incorrectly states that the Draft Revised 
EIR uses the same “defective” analysis as the “Newhall 
Ranch” project, and that the EIR relies on the 2016 Climate 
Change Analysis Guidance document (Guidance 
Document).  

The GHG analysis completed for this project is consistent 
with CEQA Guidelines Section 15064.4. The CEQA 
Guidelines offer two paths to evaluating GHG emissions 
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impacts in CEQA documents: 1) Projects can tier off a 
“qualified” GHG Reduction Plan (CEQA Guidelines 
Section 15183.5); or 2) Projects can determine significance 
by calculating GHG emissions and assessing their 
significance (CEQA Guidelines Section 15064.4). As 
described in Draft Revised EIR Section 2.3, neither the 
CARB nor the San Diego Air Pollution Control District 
(SDAPCD) has adopted significance criteria applicable to 
land use development projects for the evaluation of GHG 
emissions under CEQA. OPR’s Technical Advisory CEQA 
and Climate Change: Addressing Climate Change through 
CEQA Review states, “public agencies are encouraged, but 
not required to adopt thresholds of significance for 
environmental impacts. Even in the absence of clearly 
defined thresholds for GHG emissions, the law requires that 
such emissions from CEQA projects must be disclosed and 
mitigated to the extent feasible whenever the lead agency 
determines that the project contributes to a significant, 
cumulative climate change impact.” Furthermore, OPR’s 
advisory document indicates, “in the absence of regulatory 
standards for GHG emissions or other scientific data to 
clearly define what constitutes a ‘significant impact,’ 
individual lead agencies may undertake a project-by-project 
analysis, consistent with available guidance and current 
CEQA practice.”  

Please refer to response to comment T-2, and V-18 through 
V-20, as well as the revised GHG analysis in the Final EIR.  
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V-18 The project’s GHG impact analysis has been revised in 
Appendix E and Section 2.3 of the Final EIR. The revised 
GHG analysis no longer uses the County’s Guidance 
Document.  As discussed in response to comment T-2, the 
County evaluated the project’s GHG emissions impacts by 
first calculating the overall magnitude of the project’s 
emissions from direct and indirect sources of greenhouse 
gases.  As discussed in Section 2.3 of the Final EIR, the 
project’s total GHG emissions were determined to be 2,631 
MTCO2e per year.  After calculating the project’s 
emissions, the County considered several factors to 
determine whether those emission levels are significant.  
Those factors, which are outlined in CEQA Guidelines 
15064.4, included the following:  (1) whether the project 
increases or decreases project emissions; (2) whether the 
project exceeded an applicable threshold of significance; 
and (3) whether the project complies with applicable 
regulations, plans or policies that have been adopted to 
reduce GHG emissions.  As discussed in Section 2.3 of the 
Final EIR, based on these factors, and with the addition of a 
mitigation measure resulting in a net-zero increase in GHG 
emissions from the project as compared to the existing 
environmental setting, the County concluded the project 
would have no impacts associated with GHG emissions. 

V-19 The project’s GHG impact analysis has been revised in 
Appendix E and Section 2.3 of the Final EIR. The revised 
GHG analysis no longer uses the County’s Guidance 
Document. See also response to comment T-2.  

See also responses to comments T-3 and V-17. 

V-18 

V-19 
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V-20 Please refer to response to comment T-2.  

V-19 
Cont. 

V-20 



Response to Comments 

Lake Jennings Market Place 509 South Coast Development 
Final EIR August 2017 

 

V-21 The County disagrees that the EIR fails to describe how the 
project will cause traffic congestion and associated 
emissions.  Draft EIR Section 2.6 Traffic/Transportation 
provides a detailed analysis of the potential impacts 
associated with the proposed project.  Please see for 
example Draft EIR Tables 2.6-5 through 2.6-11, which 
depict the existing traffic conditions and levels of service 
for intersections and roadway segments, and the change in 
conditions (level of service) as a result of the addition of 
project trips.  Draft EIR Tables 2.6-13 and 2.6-14 depict the 
roadway segment and intersection conditions without, and 
with proposed traffic mitigation measures.  Section 2.6.4 of 
the Draft EIR identifies the roadway segments and 
intersections that would operate below level of service 
(LOS D).  As indicated in Section 2.6.5, with 
implementation of proposed mitigation measures, all 
intersections and roadway segments would operate at an 
acceptable level of service (LOS); therefore, vehicle 
movement efficiency would be maintained and there would 
not be an increase in GHG emissions.  The project will 
include traffic improvements along Olde Highway 80 
including roadway segment and intersections 
improvements, as well as other improvements to the 
surrounding street network that will maintain and in some 
cases improve LOS over existing conditions.  A roundabout 
is proposed as well to facilitate traffic movements and 
improve LOS over conventional intersections. Therefore, 
there will be no significant increase in GHG emissions due 
to traffic congestion. Furthermore, the project includes 
mitigation measures which will result in net-zero GHG 
emissions.  

V-20 
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V-22 The commenter is correct in stating that a General Plan 
Amendment and Rezone is required for project 
implementation. The EIR recognizes that a residential 
project would generate less trips than a commercial project 
(please refer to Final EIR Chapter 4.0 Alternatives to the 
Proposed Project).  However, a residential project is not 
proposed and would not meet the basic objectives of the 
proposed commercial project. As stated on Final EIR page 
2.3-14, to evaluate project trips, the total trip generation rate 
of 4,683 ADT for buildout conditions was used.  The 
average vehicle trip length would be 3.5 miles, with a 
median running speed of 45 MPH (Appendix K of this 
EIR). The total emissions associated with the project, based 
on trip generation, vehicle fleet mix, and trip lengths, are 
estimated using the industry accepted EMFAC for 
estimating total project air emissions. The EMFAC 2011 
was run using input conditions specific to the San Diego air 
basin to predict operational vehicle emissions from the 
project, based upon a project completion scenario year of 
2020.  As stated in response to comment V-21, while the 
project will result in an increase in traffic in the area, 
mitigation measures are proposed that would reduce to 
impacts to a less than significant level and all intersections 
and roadway segments would operate at an acceptable LOS. 
In addition, there will be no significant increase in GHG 
emissions because the project includes mitigation measures 
which will result in net-zero GHG emissions. 

V-21 
Cont. 
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V-23 The commenter summarizes the history of the County’s 
CAP and relationship to the General Plan. Please refer to 
response to comment T-3.  

V-22 
Cont. 
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V-24  CEQA does not require the analysis of a proposed project’s 
consistency with a draft, or unadopted plan.  In this case, 
the County does not have an adopted CAP; therefore, an 
analysis of the project’s consistency with an unadopted 
CAP is not required.  Please also refer to response to 
comment T-3. 

Regarding General Plan consistency, the County disagrees 
that the EIR fails to accurately describe how the project will 
comply with General Plan policies (refer to response to 
comment G-2). As shown in Draft Revised EIR Table 2.3-
10, the proposed project would be consistent with the 
General Plan goals and policies addressing climate change 
and reducing GHG emissions. Policy LU-11.3 has clear 
applications in areas of the Village Regional Category 
where there are basic levels of urban scaled development.  
The segment of Olde Highway 80 within the project area, 
however, is unlikely now or in the future to experience the 
volume of foot traffic assumed in the policy desire for 
compact and walkable development. Still,, out of the 
approximate 1,050 linear feet of frontage on Olde Highway 
80, only about 140 linear feet are proposed for onsite 
parking with the balance including buildings, project 
entrances and landscaping. Policy LU-11.3 discourages 
“strip” commercial development. “Strip” commercial 
development consists of automobile-oriented commercial 
development with the buildings set back from the street to 
accommodate parking between the building and street. The 
project design internalizes virtually all of the parking and 
the commercial buildings all front to the internal parking 
and circulation system. The larger buildings all include 
enhanced and covered walkways which allows for a 
‘compact and walkable’ commercial development once the 
public has arrived on site. Since the parking areas are all 
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internal to the development and there are buildings along 
the street frontage, the project does not meet the definition 
of ‘strip commercial’ as defined by the policy. Therefore, 
the proposed project is consistent with Policy LU-11.3, as 
applicable.  In addition, the project will implement every 
feasible mitigation measure to reduce potential GHG 
emissions from the project to “net zero” emissions.  

V-25 The claim that projects cannot move forward because they 
cannot be found to be consistent with the General Plan until 
a new CAP is adopted does not comport with case law 
analyzing general plan consistency. 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). Here, General Plan Policy COS 20.l does not 
require a project to include a CAP, nor does it prevent 
projects from moving forward until a CAP has been 
adopted by the County.  Therefore, approval of a 
development project prior to adoption of a CAP would not 
obstruct that policy, nor be inconsistent with the General 
Plan. Nothing in the challenge to the original CAP nor in 
the recent challenge to the County’s 2016 GHG Guidance 
document changes this conclusion. Refer also to comment 
V-24 and T-3. 
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V-26 As discussed in Draft Revised EIR Section 2.3 Greenhouse 
Gas Emissions, SB 375 requires Metropolitan Planning 
Organizations (MPOs) to adopt a Sustainable Communities 
Strategy (SCS) or Alternative Planning Strategy to address 
GHG reduction targets from cars and light-duty trucks in 
the context of that MPO’s Regional Transportation Plan 
(RTP). The San Diego Association of Governments 
(SANDAG) is the San Diego region’s MPO. SANDAG 
completed and adopted its 2050 RTP in October 2011. 
However, after the plan was adopted, a lawsuit was filed by 
the Cleveland National Forest Foundation and the Center 
for Biological Diversity (later joined by the state’s Attorney 
General’s office). In November 2014, the Court of Appeal 
found that SANDAG’s Program EIR for its RTP/SCS did 
not comply with CEQA because SANDAG omitted from 
the EIR an analysis of the Plan’s consistency with the state 
climate policy, reflected in Executive Order S-3-05, of 
continual greenhouse gas emission reductions.  This case 
was on appeal at the California Supreme Court. On July 13, 
2017, the California Supreme Court rendered a 6-1 decision 
holding that SANDAG’s 2011 EIR for its RTP/SCS issued 
pursuant to SB 375 did not violate CEQA “by declining to 
explicitly engage in an analysis of the consistency of 
projected 2050 greenhouse gas emissions with the goals in 
[a 2005] executive order [the “2005 EO”].” (Cleveland 
National Forest Foundation, et al v. San Diego Association 
of Governments (2017) ___ Cal. 5th __, Supreme Court 
Case No. 5223603.)  

As discussed in response to comment 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 
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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 
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.  

The proposed project would be consistent with the 
following Mobility goal and policy objectives identified in 
the 2050 RTP/SCS: 

• Goal: The transportation system should provide the 
general public and those who move goods with 
convenient travel options. The system also should 
operate in a way that maximizes productivity. It 
should reduce the time it takes to travel and the costs 
associated with travel. 

• Policy Objective: Provide convenient travel choices 
including transit, intercity and high speed trains, 
driving, ridesharing, walking and biking. 

• Policy Objective: Increase the use of transit, 
ridesharing, walking and biking in major corridors 
and communities. 

Implementation of the proposed commercial project would 
enhance and expand an existing concentration of 
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commercial land uses.  There are existing and planned 
commercial uses to the west, north, and east of the site (see 
RTC Figure 1 – Commercial Areas within Two Miles of 
Project Site).  The project would provide additional 
commercial services for residents in the adjacent 
neighborhoods and would reduce the overall number of 
trips currently required to meet the commercial needs of the 
area.  

The proposed project would provide improvements (i.e., 
sidewalk, curb and gutter, traffic signal and striping) that 
would enhance pedestrian access. The project proponent 
would also provide for a standard 8-foot shoulder serving a 
bicycle lane with the frontage improvements.  These 
improvements would encourage the use of alternative 
modes of transportation.  For example, the improved 
pedestrian network would enhance the pedestrian access for 
the residential neighborhood located along Rios Canyon 
Road to utilize the retail and transit opportunities available 
along Olde Highway 80.   

The proposed project would encourage the use of public 
transportation by providing on-site amenities.  As part of 
the project, 40 bicycle stalls would be provided on the 
project site.  Improved bicycle facilities can increase access 
to and from transit hubs, thereby expanding the “catchment 
area” of the transit stop or station and increasing ridership. 

Regarding CEQA streamlining, the commenter incorrectly 
identifies the project as a CEQA streamlining project.  The 
County has not evaluated this project nor attempted to 
process the project as a CEQA streamlining project.  
Rather, the County has performed a robust evaluation of 
potential environmental impacts associated with the project. 
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V-27 Please refer to Final EIR pages 2.3-3 through 2.3-10 which 
provide an overview of the existing regulatory background 
related to GHG emissions and climate change.  Included in 
this discussion are SB-32 and Executive Order S-03-05.  
Further analysis of these regulations in the context of the 
proposed project is provided on Final EIR pages 2.3-29 
through 2.3-30 Since SB 32 extends GHG emission 
reduction targets through 2030 but the proposed project 
buildout year is 2018, using a 2020 target under AB 32 is 
the most appropriate for the project. With implementation 
of the on-site mitigation measures and the purchase of 
carbon off-set credits, the project will result in a net-zero 
increase of GHG emissions as discussed in more detail in 
Section 2.3 of the Final EIR. Therefore, the project is 
consistent with SB 32. Implementation of the on-site 
mitigation measures and the purchase of carbon off-set 
credits would result in the project having “net zero” GHG 
emissions. 

V-27 
Cont. 
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V-28 The County disagrees that the EIR relies on insufficient 
mitigation to reduce GHG emissions.  A robust analysis of 
feasible mitigation measures to address potential GHG 
emissions associated with the project is provided on Final 
EIR pages 2.3-18 through 2.3-28.  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 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. With 
implementation of Mitigation Measures M-GHG-1 through 
M-GHG-18, the project will result in a net-zero increase of 
GHG emissions as discussed in more detail in Section 2.3 
of the Final EIR. 

V-29 Mitigation Measure M-GHG-9 proposes 16 parking stalls 
designated for a combination of low-emitting, fuel efficient, 
and carpool/van pool spaces.  EV charging stations will 
also be installed. This is consistent with Measure SDT-8 of 
the California Air Pollution Control Officers Association’s 
(CAPCOA’s) 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).  As 
provided in Mitigation Measure M-GHG-9, the location of 
the 16 parking facilities and EV charging stations shall be 
indicated on the site plan and verified by the County prior 
to issuance of a building permit. 

V-28 

V-29 
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Regarding Mitigation Measure M-GHG-1, the County 
disagrees that an explanation needs to be provided why a 20 
percent reduction in GHG as a result of this mitigation 
measure alone is appropriate. Rather, the mitigation 
measure is only one of 18 mitigation measures proposed 
(and determined to be feasible) to reduce the GHG 
emissions for the project. As shown in Final EIR Table 2.3-
8, with implementation of adopted State regulations, the 
project’s total GHG emissions would be reduced to 2,631 
MTCO2e per year. A thorough analysis of available 
mitigation measures and design considerations was 
performed and detailed on Final EIR pages 2.3-18 through 
2.3-28.  Please refer to Final EIR Table 2.3-11 which 
identifies the mitigation measures that were determined to 
be infeasible, not applicable to the proposed project, or not 
the responsibility of the applicant.  As discussed on Final 
EIR page 2.3-28, with application of all quantifiable 
mitigation measures identified in the EIR, the proposed 
project’s GHG emissions would be reduced from 2,631 
MTCO2e per year to zero net GHG emissions.  With 
implementation of Mitigation Measures M-GHG-1 through 
M-GHG-18, a reduction of 2,631 MTCO2e per year would 
occur from solar power, efficient refrigeration, limiting 
outdoor lighting, and the purchase of carbon credits.  The 
resultant mitigated project emissions are presented in Final 
EIR Table 2.3-9.  
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V-30 As described in mitigation measure M-GH-4, the project’s 
minimum rooftop coverage of photovoltaic (PV) panels is 
anticipated to include 45 percent of roof dedicated to panels 
on the grocery store and a cumulative total of 5 percent of 
the rooftop among the other five buildings. Placement of 
solar panels on rooftops is limited by a variety of factors 
including the need for placement of other rooftop 
equipment, such as HVACs, and installation of parapets 
and supporting structures (such as support bars that are 
installed at a 45 degree angle from the parapet and anchored 
into the roof). Please see pages 2.3-22 through 2.3-23 of 
Section 2.3 of the Final EIR.  

V-31 The County disagrees that the EIR ignores other potential 
mitigation measures.  Please refer to Draft Revised EIR 
Table 2.3-9.  Regarding the specific measures identified in 
this comment: 

- Use of recycled water for landscaping and for the 
car wash.   
Recycled water is not available at this location and 
therefore is not proposed for landscaping.  However, 
water used to wash vehicles would be recycled for use 
in the car wash system.  Although the proposed project 
would use a recycled water system for the car wash 
operation, no GHG reduction credit was taken for this 
aspect of the project. 

- Use of low or zero emission vehicles, including 
construction vehicles. 
As identified in M-GHG-9, the project will encourage 
the use of low or zero emission vehicles on a long-term, 
operational basis through the provision 16 parking 
spaces on site that will be dedicated to a combination of  

V-29 
Cont. 
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low-emitting, fuel efficient, and carpool/van pool 
spaces and electric vehicle charging stations. 

- Reducing the use of pavement and impermeable 
surfaces. 
Approximately 40 percent of the project site will be 
dedicated to open space, which will consist entirely 
of impermeable surfaces.  This includes the proposed 
impermeable surface trail, which will be located 
along the southern extent of the site generally 
adjacent to the developable areas. 

• Purchasing of off-site credits. In response to 
this comment, and based on the commitment of 
the applicant to achieve carbon neutrality (i.e., 
net zero emissions), Mitigation Measure M-
GHG-18 has been added to Section 2.3 of the 
Final EIR.  Specifically, Mitigation Measure M-
GHG-18 requires the following: M-GHG-18: 
Prior to issuance of the first grading permit, the 
project applicant shall purchase 2,396 MTCO2e 
of carbon offset credits sufficient to offset all 
project construction emissions. The carbon 
offset credits shall be purchased by a California 
Air Resources Board-approved registry, such as 
Climate Action Reserve, American Carbon 
Registry, and Verified Carbon Standard. If no 
registry is in existence, then the applicant shall 
purchase carbon offset credits from any other 
reputable registry or entity that issues carbon 
offsets to the satisfaction of the Director of 
Planning & Development Services. 

 

V-33 
Cont. 
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Prior to issuance of the first certificate of 
occupancy, the project applicant shall purchase 
71,880 MTCO2e of carbon offset credits 
sufficient to offset all project operations 
emissions over the 30-year project life.  

The carbon offset credits shall be purchased by a 
California Air Resources Board-approved 
registry, such as Climate Action Reserve, 
American Carbon Registry, and Verified Carbon 
Standard. If no registry is in existence, then the 
applicant shall purchase carbon offset credits 
from any other reputable registry or entity that 
issues carbon offsets to the satisfaction of the 
Director of Planning & Development Services. 

The County of San Diego will consider, to the 
satisfaction of the Director of Planning & 
Development Services, the following geographic 
priorities for GHG reduction features, including 
the purchase of carbon offset credits: 1) project 
design features/on-site reduction measures; 2) 
off-site within the unincorporated areas of the 
County of San Diego; 3) off-site within the 
County of San Diego; 4) off-site within the State 
of California; 5) off-site within the United States; 
and 6) off-site internationally.  

CARB recommends that “lead agencies prioritize on-site 
design features and direct investments in GHG reductions 
in the vicinity of the project” (CARB 2016c). CARB also 
recognizes that “[w]here further project design or regional 
investments are infeasible or not proved to be effective, it 
may be appropriate and feasible to mitigate project 
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emissions through purchasing and retiring carbon credits 
issued by a recognized and reputable accredited carbon 
registry” (CARB 2016c).  

Similarly, the California Attorney General’s Office, 
Addressing Climate Change at the Project Level (California 
Attorney General’s Office 2010), states that if, after 
analyzing and requiring all reasonable and feasible on-site 
GHG emission reducing strategies for avoiding or reducing 
GHG-related impacts, the lead agency determines that 
additional mitigation is required, the agency may consider 
additional off-site mitigation. Examples of off-site 
mitigation include participation in GHG reduction projects 
or programs and the purchase of verifiable carbon “credits” 
from another entity that will undertake mitigation. 

Projects listed on CARB-approved registries represent the 
past reduction or sequestration of one metric tonne of 
carbon dioxide equivalent that is “not otherwise required” 
(CEQA Guidelines section 15126.4(c)(3)). Projects are not 
registered unless they conform to strict protocols, which are 
vetted through working groups of experts, stakeholder 
engagement, and public review. The same protocols apply 
to projects inside and outside of California. 

V-32 Comment noted. The No Project/Existing General 
Plan Designation Alternative was analyzed in the Final 
EIR. As described in Section 4.7 Environmentally Superior 
Alternative of the Final EIR, pursuant to 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; 
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therefore it cannot be selected as the environmentally 
superior alternative. See response to comment V-6 
regarding an alternative site location. As described in 
Chapter 4.0 of the Final EIR, similar to the proposed 
project, all of the alternatives considered in the EIR would 
result in net zero emissions with implementation of 
mitigation.  

V-33 This closing comment summarizes the other comments 
provided in the letter and expresses a general opposition for 
the project. As such, this comment is noted and detailed 
responses to the issues mentioned in this comment are 
provided above in responses to comments V-1 through V-
32. 

V-34 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. 
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