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P-1 With the exception of minor differences in the introductory paragraphs, 

comments provided in this letter are identical to comments submitted by 
Linda Vista Planning Group (Letter J). See responses J-1 through J-72. 
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Q-1 Comments provided in this letter are identical to comments submitted by

Linda Vista Planning Group (Letter J). See responses J-1 through J-72. 
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R-1 R-1 Comments provided in this letter are identical to comments submitted by
Linda Vista Planning Group (Letter J). See responses J-1 through J-72. 

From: Shearer-Nguyen, Elizabeth EShearer@sandiego.gov
Subject: Riverwalk - Comment Letter (Jennifer Carroll | Homeowners Association Coalition/date July 6, 430pm)

Date: July 7, 2020 at 11:10 PM
To: TShaw@atlantissd.com tshaw@atlantissd.com, Pete Shearer Pete.Shearer@hines.com, KLR Planning Karen@klrplanning.com

FYI.

Elizabeth Shearer-Nguyen
Senior Planner
City of San Diego 
Development Services Department
! (619) 446-5369  | "" http://www.sandiego.gov
 Please Note: Work hours are M-F 6am to 230pm

What’s the Latest?
Visit http://www.sandiego.gov/dsd to keep up-to-date with DSD’s operational and program updates. You
can also stay informed about the City’s response to COVID-19 by visiting the City’s COVID-19 information
page.

DSD Email Updates
Visit http://www.sandiego.gov/dsd-email to receive the latest operational updates from DSD directly into
your email inbox.

CONFIDENTIAL COMMUNICATION 
This electronic mail message and any attachments are intended only for the use of the addressee(s) named above
and may contain information that is privileged, confidential and exempt from disclosure under applicable law. If you
are not an intended recipient, or the employee or agent responsible for delivering this e-mail to the intended
recipient, you are hereby notified that any dissemination, distribution or copying of this communication is strictly
prohibited. If you received this e-mail message in error, please immediately notify the sender by replying to this
message or by telephone. Thank you.

From: Jennifer Carroll <jzcarroll@gmail.com> 
Sent: Monday, July 6, 2020 4:29 PM
To: DSD EAS <DSDEAS@sandiego.gov>
Subject: [EXTERNAL] Riverwalk Project, No. 581984/SCH No. 2018041028

**This email came from an external source. Be cautious about clicking on any links in this
email or opening attachments.**

Hello,

On behalf of Homeowner Associations in the Linda Vista and Mission Valley Community Planning
Areas, I would like to submit the attached comment letter.  Please excuse if you have already received
a copy; we did not receive confirmation and want to ensure your receipt of these comments prior to the
deadline.

Thank you,
Jennifer Carroll

General Project Information:
• Project Name: Riverwalk
• Project No. 581984 / SCH No. 2018041028
• Community Plan Area: Mission Valley
 • Council District: 7

Attachments

HOA Coalition 
RW.EIR…tter.pdf
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S-1

S-2
S-3

S-4

S-5

S-6

S-1 Comment noted. The comment does not address the adequacy of the 
Draft EIR. No further response is required.   

S-2 Comment noted. The comment does not address the adequacy of the 
Draft EIR. No further response is required.   

S-3 As concluded in Section 5.3 of the Draft EIR, the project would not result in 
substantial alteration to the existing or planned character of the area. The 
project would not contrast with existing surrounding development 
through excessive height or bulk. Structures proposed in the North and 
Central Districts north of the San Diego River would be limited to no more 
than five stories (not to exceed 65 feet in height from the highest adjacent 
finished grade) and seven stories (not to exceed 85 feet in height from the 
highest adjacent finished grade). Development interfacing with The 
Courtyards in the west and Mission Greens in the northeast would be 
capped at five stories (not to exceed 65 feet in height from the highest 
adjacent finished grade). The project’s bulk, scale, and materials would be 
compatible with the surrounding development.  

S-4 Air quality impacts are evaluated in Section 5.5 of the Draft EIR. As 
concluded in Section 5.5. the project would not result in significant direct 
air quality impacts from construction. The project would result in 
cumulatively significant operational air quality impacts associated with the 
project. These impacts are unavoidable and cannot be mitigated to below 
a level of significance. 

S-5 The project would provide on-site parking consistent with requirements in 
the San Diego Municipal Code. See also Master Response 7 regarding 
parking. 

S-6 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required. 
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T-1

T-2

T-3

T-4

T-5

T-1 The comments do not address the adequacy of the Draft EIR. No further
response is required. 

T-2 The City acknowledges the comment as an introduction to comments that
follow. 

T-3 As noted in the City of San Diego General Plan EIR, "[r]efuse vehicle and
parking lot sweeper activity in all land use areas would temporarily elevate 
noise levels. Refuse vehicle and parking lot sweeper activities are necessary 
and noise control of these activities is limited" (Draft General Plan Final PEIR, 
September 2007; pg. 3.10-9). Hours of refuse vehicle operation are regulated 
by SDMC §59.5.0406. Beyond hours of operation, noise abatement for refuse 
collection is not required by the SDMC.  

As discussed in Section 5.8 of the EIR, project impacts relative to operational 
noise would be less than significant. The project would not result in 
significant operations noise associated with traffic. 

T-4 See response T-3

T-5 See response T-3.
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T-6

T-7

T-8

T-9

T-10

T-11

T-12

T-13

T-6 Comments noted. The comments do not address the adequacy of the Draft
EIR. No further response is required. 

T-7 The project would not result in significant operational noise impacts
associated with traffic; therefore, mitigation is not required as disclosed in 
Section 5.8, Noise, of the EIR.  

T-8 Comments noted. The project would provide landscaping consistent with the
City’s Landscape Regulations. The plant matrix for project (included as 
Appendix B to the Specific Plan) includes Chinese Flame Tree and Jacaranda 
Multi-Trunk, which may occur in multiple locations as designated in the plant 
matrix. 

T-9 Per the plant matrix, trees along Friars Road include Norfolk Island Pine,
Oregon Ash, Chinese Flame Tree, Golden Rain Tree, Canary Island Pine, 
Torrey Pine, Chinese Pistache, California Sycamore, London Plane Tree Multi-
Trunk, Coast Live Oak Multi-Trunk, and Tipu Tree. Trees have been selected 
based on natural occurrence, appropriateness for the location, and specimen 
features.  

T-10 The amphitheater has been eliminated from use consideration in the
Riverwalk River Park. 

T-11 See response T-10.

T-12 See responses T-8 and T-9.

T-13 Uses within the project, including the Riverwalk River Park, would be
required to adhere to the City’s Noise Ordinance. See also response T-10. 
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T-14

T-15

T-16

T-17

T-14 Comments noted. The comments does not address the adequacy of the
Draft EIR. No further response is required. 

T-15 Comment noted. The comment does not address the adequacy of the Draft
EIR. No further response is required. 

T-16 Greenhouse gas emissions (GHG) were analyzed in Section 5.9 of the EIR,
and determined that impacts would be less than significant. Thus, no 
mitigation would be required. 

Chapter 10.0 of the Draft EIR identifies reduced density project alternatives. 
Alternative 2, Reduced Development Intensity/Operational Air Quality 
Impact Avoidance and Alternative 3, Reduced Development 
Intensity/Operational Air Quality Impact Avoidance and Minimized 
Historical/Tribal Cultural Resources Impacts. As disclosed in Chapter 10.0, 
both alternatives would avoid significant unmitigated air quality impacts. 

T-17 As evaluated in the EIR, GHG emissions impacts were determined to be less
than significant and no mitigation is required. Cumulative air quality impacts 
relative to operational emissions would be significant and unmitigated.  The 
Draft EIR evaluated two reduced density alternatives that would avoid 
cumulative operation air quality impacts. See also response T-16.  
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T-17
(cont.)

T-18

T-19

T-20

T-18 Comments noted. See Master Response 3 regarding air quality/health risk.

T-19 Comments noted. The comments do not address the adequacy of the Draft
EIR. No further response is required. 

T-20 Street trees would be incorporated into the project as discussed in Chapter 3
of the Specific Plan and as shown in Figure 5.3-2 of the Draft EIR. 

Sidewalks, bicycle facilities, and trails would be provided as shown in Figures 
3-4 and 3-6 of the EIR. Traffic signal improvements are included as part of
the project’s improvements to Friars Road (Phase I) and Fashion Valley Road
(Phase 2 and 3) and discussed in Section 3.3.3 of the EIR.

See Master Response 11 Alvarado 2nd Pipeline Expansion project. 
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T-21

T-22

T-23

T-24

T-25

T-26

T-21 See Master Response 11 Alvarado 2nd Pipeline Expansion project.

T-22 Comment noted. The comment does not address the adequacy of the
Draft EIR. No further response is required. 

T-23 The transit stop would be constructed and operational at the end of Phase
I prior to occupancy of the 3,386th equivalent dwelling unit (EDU). There is 
no nexus, nor is there a mechanism, to require MTS to "offer a loan" to 
construct the transit stop earlier. Additionally, as stated in MTS’s letter, 
MTS does not have dedicated capital funding for infill stations along 
existing lines. (See response F-1.)  

As concluded in the EIR, the project would not result in a significant 
transportation VMT impact, and therefore the project is not required to 
provide mitigation.  Nonetheless, improvements to the transportation 
system identified in the Mobility Assessment are detailed in the 
Transportation Improvement Plan, included as Appendix A to the TIA 
(Appendix D to the EIR). 

T-24 Comments noted. The comments do not address the adequacy of the
Draft EIR. No further response is required. 

T-25 Comment noted. Any artifacts discovered during project implementation
would be handled in accordance with identified mitigation measures 
outlined under Section 5.10 of the Draft EIR. 

T-26 Comment noted. The comment does not address the adequacy of the
Draft EIR. No further response is required.  
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T-27

T-28

T-27 Section 5.1 of the Draft EIR addresses use of herbicides for removal of
invasive species from MHPA habitat during restoration and enhancement. 
Removal efforts would be made by hand or with small machinery (e.g., line 
trimmers) whenever possible. Mitigation measure MM 5.4-3 requires 
"[w]here possible, biological controls will be used instead of pesticides and 
herbicides." As concluded in Section 5.16, "[...] usage would not be at 
levels that would result in substantial hazardous emissions or waste". Use 
of herbicides and pesticides would be avoided. However, in some cases, 
herbicide/pesticide use may be necessary.  

T-28 El Capitan Reservoir is over 22 miles east of and upstream of the project
site. The project would not cause a failure of the El Capitan Dam and 
would not result in an impact to the dam. Furthermore, the project is not 
responsible for the conditions of the dam and would not cause any 
impacts that would result in dam failure.  
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T-29

T-29 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required. 
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U-1

U-2

U-3

U-4

U-1 Comments noted. See Master Response 10 regarding Covid pandemic.

As discussed in Section 5.2 of the EIR, the project would not result in a 
significant impact to transportation and under the new VMT metric and 
therefore no mitigation is required.  

See Master Response 3 regarding air quality/health risk. 

U-2 Chapter 3.0 of the EIR provides a description of on-site and frontage
improvements relative to pedestrian and bicycle facilities. 

See Master Response 7 regarding parking. 

See Master Response 4 regarding neighborhood character/building 
heights/height limits. 

U-3 See response M-22.

U-4 Comment noted. The comment does not address the adequacy of the
Draft EIR. No further response is required. 
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V-1

V-2

V-3

V-4

V-5

V-1 Comments noted. See the following responses to the issues raised.

V-2 Air quality impacts are evaluated in Section 5.5 of the Draft EIR. As
concluded in Section 5.5. the project would not result in significant direct 
air quality impacts from construction. The project would result in 
cumulatively significant operational air quality impacts associated with the 
project. These impacts are unavoidable and cannot be mitigated to below 
a level of significance. Relative to sensitive receptors, the EIR concludes 
that health risks potential residences within 500 feet of I-8 are below 
applicable thresholds with the incorporation of design guidelines that 
would minimize exposure to pollutant concentrations at the potential 
sensitive receptors.  

No health risks were identified for sensitive receptors along Friars Road. 
Also, see Master Response 3 regarding air quality/health risk.  

V-3 The project would provide parking in accordance with the requirements of
the City’s Land Development Code. See Master Response 7 regarding 
parking. See also Master Response 6 regarding transit ridership. 

V-4 See Master Response 8 regarding public services and facilities.

V-5 As discussed in Section 5.3 of the EIR, the project would not result in a
substantial alteration to the existing or planned character of the area and 
was not determined to have a significant impact on views. See also 
response N-37, Master Response 4 regarding neighborhood 
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V-5
(cont.)

V-6

V-7

character/building heights/height limits, and Master Response 5 regarding 
visual quality/views.   

V-6 Comment noted. Under CEQA (Guidelines Section 15131), economic and
social effects of a project are not treated as significant effects on the 
environment.  The focus of CEQA is on physical changes in the environment. 

V-7 As requested, the commenter’s contact information has been added to the
project’s interested parties list to receive various notifications associated 
with the project. 
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W-1

W-2

W-3

W-4

W-5

W-6

W-1 Air quality impacts are evaluated in Section 5.5 of the Draft EIR. As
concluded in Section 5.5. the project would not result in significant direct 
air quality impacts from construction. The project would result in 
cumulatively significant operational air quality impacts associated with the 
project. These impacts are unavoidable and cannot be mitigated to below 
a level of significance. 

W-2 Transportation impacts were analyzed in Section 5.2 of the EIR. While the
project would generate traffic, the analysis indicates that the project would 
not result in a significant transportation VMT impact. See also Master 
Response 6 regarding VMT Analysis.  

W-3 The commenter acknowledges support of Alternative 3, the Reduced
Development Intensity/Operational Air Quality Impact Avoidance and 
Minimized Historical/Tribal Cultural Resources Impacts alternative. 

W-4 As documented in Sections 5.6 and 5.10 of the EIR, the project has the
potential to result in significant impacts to recorded archaeological sites, 
as well as unknown archaeological resources, as a result of grading 
required for the project. Therefore, mitigation measures would be required 
as part of project implementation. Among other requirements, mitigation 
would ensure that appropriate measures are taken in the event human 
remains are encountered.  

W-5 See Master Response 10 regarding Covid pandemic.

As discussed in Section 5.12 of the EIR, no significant impacts to flooding 
would result from the project. See Master Response 9 regarding flooding. 

See Master Response 11 regarding the Alvarado 2nd Pipeline Expansion 
project.  

W-6 The project was evaluated relative to applicable Federal, State, and local
policies, guidelines, and regulations, as disclosed in the Draft EIR. 
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X-1

X-1 Comments provided in this letter are identical to comments submitted by
Tim Broadway in the previous letter (Letter W).  See responses W-1 – W-6. 
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Y-1

Y-2

Y-3

Y-1 Comments noted. The comments do not address the adequacy of the
Draft EIR. No further response is required. 

Y-2 Comments noted. As requested, the commenter’s contact information has
been added to the project’s interested parties list to receive various 
notifications associated with the project. 
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Y-3
(cont.)

Y-4

Y-5

Y-6

Y-3 Air quality impacts are evaluated in Section 5.5 of the Draft EIR. As
concluded in Section 5.5. the project would not result in significant direct 
air quality impacts from construction. The project would result in 
cumulatively significant operational air quality impacts associated with the 
project. These impacts are unavoidable and cannot be mitigated to below 
a level of significance. See also Master Response 3 regarding air 
quality/health risk. 

Y-4 GHG emissions were analyzed in the Draft EIR and determined the project
would result in less than significant impacts. Section 5.9 includes energy 
efficient features consistent with the City’s CAP and the project-specific 
CAP Consistency Checklist. Regarding the CAP Conformance Evaluation, 
see response M-15. 

Y-5 Roof treatments within the Specific Plan would be regulated by both the
SDMC and the Specific Plan and may include roofline variations, 
residential terraces and other amenity uses, parking areas, and//or solar 
arrays. The Specific Plan specifically addresses rooftops and roof 
treatments in Policies 3, 11, 18, 95, and 97; in Regulations 42 and 58; and 
in the text, policies, and regulations of Section 6.5.4. As concluded in the 
EIR, the project would not create a new source of substantial light that 
would adversely affect daytime or nighttime views in the area. Outdoor 
lighting would be regulated by compliance with Section 142.0740 of the 
City LDC and would not trespass onto adjacent properties or into the 
nighttime sky. The Specific Plan includes policies relative to lighting, in 
addition to SDMC requirements; these are listed in Section 5.3 of the EIR. 

Y-6 As demonstrated in Section 5.2 and Section 5.5 of the EIR, the project
would not result in significant transportation VMT impact. See also Master 
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Y-6
(cont.)

Y-7

Y-8

Y-9

Y-10

Y-11

Y-12

Response 3 regarding air quality/health risk and Master Response 6 
regarding transportation/circulation/transit. 

Y-7 See response M-20

Y-8 See response M-22 relative to noise impacts.

See Master Response 3 regarding air quality/health risk. 

Y-9 See response N-23.

Y-10 The purpose of the open space zones is to protect lands for outdoor
recreation, education, and scenic and visual enjoyment; to control urban 
form and design; and to facilitate the preservation of environmentally 
sensitive lands. It is intended that these zones be applied to lands where 
the primary uses are parks or open space or to private land where 
development must be limited to implement open space policies of 
adopted land use plans or applicable federal and state regulations and to 
protect the public health, safety, and welfare. 

Specifically, the purpose of the OP (Open Space – Park) zones is to be 
applied to public parks and facilities in order to promote recreation and 
facilitate the implementation of land use plans. The uses permitted in 
these zones will provide for various types of recreational needs of the 
community. The OP-1-1 zone proposed for portions of the project site 
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allows for developed, active parks. The OC (Open Space – Conservation) 
zone is to protect natural and cultural resources and environmentally 
sensitive lands. It is intended that the uses permitted in this zone be 
limited to aid in the preservation of the natural character of the land, 
thereby implementing land use plans. Both the OP-1-1 and the OC-1-1 
zones have a limited array of permitted uses. 

 
 As discussed in Section 5.12, Hydrology, of the Draft EIR, proposed 

grading associated with the project would not increase the 100-year water 
surface elevations; therefore, no rise would result. In addition, the water 
surface elevations upstream of Fashion Valley Road are lowered due to the 
proposed arch culvert. Because the San Diego River is under subcritical 
flow, changes at a given location would impact only the upstream water 
surface elevations, not downstream. As a result, the off-site water surface 
elevations downstream of the project would not be altered or affected by 
the project. See also Master Response 9 regarding flooding. 

 
Y-11 The portions of Streets J and U are roadways identified in the community 

plan to be constructed in the future. The roadways constructed within the 
project site would accommodate vehicles, pedestrians, and bicycles, as 
shown in the Specific Plan and Tentative Map cross section of these 
roadways. 

 
Y-12 Comment noted. Digital copies of the Vesting Tentative Map are on file at 

the City and would be provided to any member of the public with written 
request. 
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Y-12
(cont.)

Y-13

Y-14

Y-15

Y-16

Y-17

Y-18

Y-19

Y-20

Y-13 The Specific Plan would be adopted by ordinance and would regulate
items such as maximum FAR. The project does not request any variances 
to minimum floor area ratio or residential density. Tall buildings and 
narrow streets can heat air trapped between them and reduce air flow, 
which can cause what is termed as a “heat island.” Approximately 57 
percent of the project site would be in landscape or other permeable 
materials and within the San Diego River. The project would not result in 
tall buildings and narrow streets. The project would not result in the 
creation of heat islands. 

Y-14 Comments noted. The project proposes a Tailored Development Standard
related to reduced residential storage space. As concluded in Section 5.1, 
this Tailored Development Standards would not result in any significant 
environmental impacts. 

Y-15 The project proposes Tailored Development Standards related to Refuse
and Recyclable Storage. These Tailored Development Standards would not 
result in significant air quality or noise impacts. 

See response T-3 regarding refuse noise associated with the project. See 
Master Response 3 regarding air quality/health risk. 

Y-16 Section 5.14 of the EIR addresses water quality. The project would comply
with all City regulations pertaining to storm water control, run-off, and 
water quality and would implement LIDs and BMPs, such as including 
biofiltration basins and Bio Clean Environmental Services Modular Wetland 
System (MWS) Linear Units prior to comingling with off-site flow, which 
ensure that water quality impacts do not occur. As concluded in Section 
5.14, the project would result in less than significant impacts to water 
quality. 

Y-17 While it is understood that ambient noise is audible throughout the
Mission Valley area, as evaluated in Section 5.8 of the EIR, temporary 
construction noise and traffic noise would not contribute to a noticeable 
change in ambient conditions at locations within Mission Valley or at 
locations that are distant from the project site and surrounding roadways. 
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 Sound energy rises as it travels away from the source; thus sound from 
traffic and other sources on the floor of Mission Valley may be audible on 
the hillsides surrounding the valley. As discussed in the EIR, the project 
would increase traffic-related noise, particularly along Friars Road; 
however, noise levels would be below 3 dBA at all receivers modeled ,and 
the project’s increase in noise would be less than significant. Perceptible 
noise generated by traffic on the floor of the Mission Valley would not 
noticeably change at residences located on the hills surrounding the 
valley. 

 
Y-18 Comments noted. The comments do not address the adequacy of the 

Draft EIR. No further response is required. 
 
Y-19 Recommended plant materials are included in Section 3.6.9 of the Specific 

Plan, as well as in Appendix B of the Specific Plan. Plant material is also 
included in the project’s Habitat Restoration Plan.  

 
Y-20 As stated in Section 5.7 of the EIR, the project would adhere to Title 24 

requirements and the CAP and would incorporate measures directed at 
minimizing energy usage. 
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Y-21

Y-22

Y-23

Y-24

Y-21 Commercial uses would be those allowed in the underlying zones and
permitted in Sections 6.1.1 and 6.1.2 of the Specific Plan. Uses that could 
pollute would be required to comply with applicable local, State, or 
Federal regulations, which is standard with any polluting use. 
Objectionable odors are analyzed in Section 5.5, Air Quality, of the EIR. The 
project would include filtered HVAC systems throughout the building(s) 
and ventilation filters/hoods for the kitchen areas to avoid or minimize 
odors associated with uses that include food preparation. Nuisance odors 
are regulated by the Municipal Code Section 142.0710. The intent of the 
Municipal Code section is to minimize negative impacts from 
development to surrounding property. Section 142.0710 regulations state 
that air contaminants, such as odors, shall not be permitted to emanate 
beyond the boundaries of the premises from where the odor originates. 
Violation of the ordinance can result in a Notice of Violation and 
enforcement remedies by the City. 

Y-22 The project does not include a 115-foot height limit. The project would
limit building heights in development north of the San Diego River to 
seven stories (not to exceed 85 feet in height from the highest adjacent 
finished grade). Buildings adjacent to existing multi-family developments 
to the west and northeast would be limited to five stories (not to exceed 
65 feet in height from the highest adjacent finished grade).  

Y-23 Comment noted. The comment does not address the adequacy of the
Draft EIR. No further response is required. 

Y-24 Comments noted. The Draft EIR has been prepared in accordance with the
appropriate criteria, standards, and procedures of CEQA (California Public 
Resources Code [PRC] Section 21000 et seq.) and the State CEQA 
Guidelines (California Code of Regulations [CCR] Title 14 Section 15000 et 
seq.).  As described in the environmental document, the Draft EIR 
identified the significant effects caused by the project and identification of 
mitigation measures, where feasible.   
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Z-1

Z-1 Comments noted. The comments do not address the adequacy of the
Draft EIR. No further response is required. 
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AA-1 

AA-2 

AA-3 

AA-4 

AA-5 

AA-6 

AA-1 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required. 

AA-2 Air quality impacts are evaluated in Section 5.5 of the Draft EIR. As 
concluded in Section 5.5. the project would not result in significant direct 
air quality impacts from construction. The project would result in 
cumulatively significant operational air quality impacts associated with the 
project. These impacts are unavoidable and cannot be mitigated to below 
a level of significance. See Master Response 3 regarding air quality/health 
risk. 

AA-3 See Master Response 7 regarding parking. 

AA-4 See Master Response 6 regarding transportation/circulation/transit 
ridership. See Master Response 7 regarding parking.  

AA-5 See Master Response 8 regarding public services and facilities. 

AA-6 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required.  
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BB-1 

BB-2 

BB-3 

BB-4 

BB-5 

BB-6 

BB-7 

BB-8 

BB-1 Comments noted. The comments do not address the adequacy of the 
Draft EIR. 

Under CEQA (Guidelines Section 15131) economic and social effects of a 
project are not treated as significant effects on the environment. The focus 
of CEQA is on physical changes in the environment. 

BB-2 See Master Response 1 regarding the project’s development 
intensity/density. 

As presented in Section 5.2 of the Draft EIR, the analysis indicates that the 
project would not result in a significant transportation VMT impact. See 
also Master Response 6 regarding the project’s VMT Analysis. 

The project would comply with City parking requirements. See also Master 
Response 7 regarding parking.  

See Master Response 3 regarding air quality/health risk. 

It is impossible to know at this time what the exact unit make up will be, as 
that depends on a number of dynamics. However, what was evaluated in 
the Draft EIR is the project described in Chapter 3.0, Project Description, 
consistent with what is proposed in the Specific Plan. 

BB-3 See Master Response 7 regarding parking. 

BB-4 The EIR evaluated the residential density of the project in relation to the 
existing and future community character in Section 5.3. As concluded in 
Section 5.3 of the EIR, visual effects and neighborhood character impacts 
were determined to be less than significant. The project would not 
contrast with existing surrounding development through excessive height 
or bulk. Structures proposed in the North and Central Districts north of the 
San Diego River would be limited to no more than five stories (not to 
exceed 65 feet in height from the highest adjacent finished grade) and 
seven stories (not to exceed 85 feet in height from the highest adjacent 
finished grade). Development interfacing with The Courtyards to the west 
and Mission Greens to the northeast would be capped at five stories (not 
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to exceed 65 feet in height from the highest adjacent finished grade). The 
project’s bulk, scale, and materials would be compatible with the 
surrounding development. See also Master Response 4 regarding 
neighborhood character/building heights/height limits.  

Relative to noise impacts, see response M-22. 

The project includes commercial retail and commercial uses that can be 
walked to by project residents, as well as residents nearby. It is envisioned 
that a grocery store could be located in the North or Central District. The 
transit stop would be constructed and operational at the end of Phase I 
prior to occupancy of the 3,386th equivalent dwelling unit (EDU).  This new 
transit stop would not only serve the project but increase access to transit 
in the surrounding community. Within walking distance from a portion of 
the project site, the existing Fashion Valley Transit Center serves as a 
convergence point for the Green Line Trolley and seven bus routes, 
including Routes 6, 20, 25, 41, 88, 120, and 928. Bus stops are located at 
the Fashion Valley Transit Center, on Fashion Valley Road, and along Friars 
Road just east of Fashion Valley Road. 

BB-5 Air quality impacts are evaluated in Section 5.5 of the Draft EIR. As 
concluded in Section 5.5. the project would not result in significant direct 
air quality impacts from construction. The project would result in 
cumulatively significant operational air quality impacts associated with the 
project. These impacts are unavoidable and cannot be mitigated to below 
a level of significance. See also Master Response 3 regarding air 
quality/health risk. 

See Master Response 8 regarding public services and facilities. 

BB-6 Comments noted. Chapter 6.0 of the EIR evaluated cumulative effects 
associated with the project based on a summary of projections contained 
within both the Mission Valley Community Plan and the Morena Corridor 
Specific Plan. As concluded, the project would result in a cumulatively 
significant operational air quality impact.  

Relative to noise, see response M-22. 
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BB-7 Comments noted. The comments do not address the adequacy of the 
Draft EIR.  

Pursuant to CEQA Guidelines §15064(e) and 15131, the EIR need not 
address economic or social changes unless the change would result in a 
significant physical environmental impact. Property value and quality of 
life are not physical changes to the environment.  

 
BB-8 See Master Response 10 regarding Covid pandemic. 
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CC-1

CC-2

CC-3

CC-4

CC-5

CC-1 Comment noted. The comment does not address the adequacy of the
Draft EIR. No further response is required. 

CC-2 See Master Response 6 regarding transportation/circulation/transit. See
Master Response 3 regarding air quality/health risk. 

CC-3 Comment noted. The comment does not address the adequacy of the
Draft EIR. No further response is required. 

CC-4 See Master Response 8 regarding public services and facilities.

CC-5 The project site is currently developed as a private golf course with driving
range. A portion of the project site is zoned OP-1-1 and designated for 
Potential Park/Open Space in the Mission Valley Community Plan. The 
project is consistent with the Community Plan’s requirement for a park 
within the Specific Plan area. Per City requirements, the project would be 
required to provide approximately 22 acres of population-based parkland. 
The project would provide approximately 55 acres of population-based 
parks, resulting in an excess of approximately 33 acres of park space 
provided beyond what is required by City standards. The project would 
implement the San Diego River Park Master Plan by developing a park 
north and south of the river, constructing the River Path, and increasing 
the public ability to access and enjoy the San Diego River corridor. The 
project would also preserve and enhance native habitats, protect sensitive 
species, and comply with the MHPA. 
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DD-1

DD-1 Comments noted. The comments do not address the adequacy of the
Draft EIR. No further response is required. 
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EE-1 

EE-2 

EE-3 

EE-4 

EE-1 An individual development project cannot mandate residents drive a 
certain type of vehicle. However, as State and Federal emissions standards 
for vehicles become more stringent, air quality emissions are expected to 
improve commensurate with the gradual elimination of production of 
high-emission vehicles.  

Air quality impacts are evaluated in Section 5.5 of the Draft EIR. As 
concluded in Section 5.5. the project would not result in significant direct 
air quality impacts from construction. The project would result in 
cumulatively significant operational air quality impacts associated with the 
project. These impacts are unavoidable and cannot be mitigated to below 
a level of significance. Section 5.5 also addresses health risk associated 
with air emissions and concludes that specific regulations required by the 
Specific Plan would ensure that air emissions associated with construction 
would be less than significant. See also Master Response 3 regarding air 
quality/health risk. 

EE-2 See Master Response 6 regarding the VMT analysis. Based on the 
transportation analysis, the project would not result in significant 
transportation VMT impacts and mitigation is not required. However, , the 
project would provide transportation improvements in the community, as 
described in the TIP, which is included in Appendix A of the TIA (Appendix 
D of the EIR). 

EE-3 The project would comply with the City’s parking requirements. See 
Master Response 7 regarding parking. 

EE-4 See Master Response 8 regarding public services and facilities. 
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FF-1 

FF-2 

FF-3 

FF-1 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required. 

FF-2 The project would comply with the City’s parking requirements. See 
Master Response 7 regarding parking. 

FF-3 See Master Response 8 regarding public services and facilities. 
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GG-1 

GG-1 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required. 

The project would be set back from the shared property line into the 
project site by a minimum of 50 to 75 feet. The buildings of The 
Courtyards are set back from the shared property line into their site by 
approximately 30 to 60 feet.  
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GG-2 

GG-2 The remainder of this letter is language from the Riverwalk Ad Hoc 
Subcommittee of the Linda Vista Planning Group letter. Please see 
responses J-2 through J-72. 
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GG-2 
(cont.) 
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GG-2 
(cont.) 
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GG-2 
(cont.) 
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GG-2 
(cont.) 
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GG-2 
(cont.) 
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GG-2 
(cont.) 
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GG-2 
(cont.) 
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HH-1 

HH-2 

HH-3 

HH-4 

HH-5 

HH-6 

HH-7 

HH-1 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required. 

HH-2 As discussed in Section 5.3 of the EIR, the project would not result in a 
substantial alteration to the existing or planned character of the area and 
was not determined to have a significant impact on views. See also 
response N-37, Master Response 4 regarding neighborhood character, 
and Master Response 5 regarding visual quality/views.   

HH-3 Air quality impacts are evaluated in Section 5.5 of the Draft EIR. As 
concluded in Section 5.5. the project would not result in significant direct 
air quality impacts from construction. The project would result in 
cumulatively significant operational air quality impacts associated with the 
project. These impacts are unavoidable and cannot be mitigated to below 
a level of significance.  Section 5.5 also addresses health risk associated 
with air emissions and concludes that specific regulations required by the 
Specific Plan would ensure that air emissions associated with construction 
would be less than significant. See also Master Response 3 regarding air 
quality/health risk. 

HH-4 The project’s transportation and circulation was analyzed in Section 5.2 of 
the EIR and was determined to have a less than significant transportation 
VMT impact. See also Master Response 6 regarding VMT Analysis, which 
summarizes why the project would not result in a significant 
transportation VMT impact.  

HH-5 Public services and facilities are addressed in Section 5.15 of the Draft EIR 
and impacts were determined to be less than significant. See Master 
Response 8 regarding public services and facilities. 

HH-6 Storm water control and flooding are address in Section 5.12 of the Draft 
EIR and impacts were determined to be less than significant. See Master 
Response 9 regarding flooding.  

HH-7 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required. 
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II-1

II-2
II-3

II-1 Comments noted. The comments do not address the adequacy of the
Draft EIR. No further response is required. 

II-2 The project is consistent with the Mission Valley Community Plan.

The project would comply with the City’s parking requirements. See 
Master Response 7 regarding parking. 

See Master Response 6 regarding transportation/circulation/transit. 

Air quality impacts are evaluated in Section 5.5 of the Draft EIR. As 
concluded in Section 5.5. the project would not result in significant direct 
air quality impacts from construction. The project would result in 
cumulatively significant operational air quality impacts associated with the 
project. These impacts are unavoidable and cannot be mitigated to below 
a level of significance.  See Master Response 3 regarding air quality/health 
risk. 

II-3 Comments noted. See response II-2.
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JJ-1 

JJ-2 

JJ-3 

JJ-4 

JJ-5 

JJ-1 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required. 

JJ-2 Air quality impacts are evaluated in Section 5.5 of the Draft EIR. As 
concluded in Section 5.5. the project would not result in significant direct 
air quality impacts from construction. The project would result in 
cumulatively significant operational air quality impacts associated with the 
project. These impacts are unavoidable and cannot be mitigated to below 
a level of significance.  See Master Response 3 regarding air quality/health 
risk. 

JJ-3 See Master Response 6 regarding  the Vehicle Miles Traveled (VMT) 
Analysis, that indicates the project would not result in a significant 
transportation VMT impact. 

JJ-4 For a discussion of parking, see Master Response 7 regarding parking. 

JJ-5 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required. 
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KK-1 

KK-2 

KK-3 

KK-1 The project would not result in impacts to flooding, as presented in 
Section 5.12, Hydrology, of the EIR. Hydrology studies are not required to 
consider climate change. The project would comply with applicable City 
regulations regarding drainage and hydrology. 

KK-2 Impacts to Tribal Cultural Resources are analyzed in Section 5.10 of the EIR 
and mitigation measures 5.10-1 through 5.10-4 would fully mitigate 
potential impacts to Tribal Cultural Resources.  

KK-3 Comments noted. As specified in the EIR, the project requires 
implementation of an Archaeological Data Recovery Program (ADRP) to 
mitigate impacts to archaeological sites SDI-11767, SDI-12220, and SDI-
12126 prior to the issuance of any construction permits or the start of any 
construction if no permits are required. The ADRP requires Native 
American participation, and archaeological and Native American 
monitoring would be conducted during grading activities following 
completion of the ADRP. If prehistoric resources are encountered, the 
Native American consultant/monitor, work shall stop to allow evaluation 
of the significance of any encountered resource. 
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LL-1

LL-1 Comments noted. The comments do not address the adequacy of the
Draft EIR. See Master Response 10 regarding Covid pandemic. 
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MM-1

MM-1 Comments noted. The comments do not address the adequacy of the
Draft EIR. See Master Response 10 regarding Covid pandemic. 
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NN-1 

NN-2 

NN-3 

NN-4 

NN-1 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required. 

NN-2 Comments noted. As discussed in Section 5.3 of the EIR, the project would 
not result in a substantial alteration to the existing or planned character of 
the area and was not determined to have a significant impact on views. 
See also response N-37, Master Response 4 regarding neighborhood 
character/building heights/height limits, and Master Response 5 regarding 
visual quality/views.   

The project is consistent with the Mission Valley Community Plan. Per the 
Community Plan, the land use designations for the site are Residential 
(HD) (high density), Office and Visitor Commercial, and Potential 
Park/Open Space. City-wide zoning adopted with the Community Plan 
supports these uses: RM-4-10, CC-3-9, OP-1-1, and OC-1-1. The project 
and the land uses and zoning proposed align with the Mission Valley 
Community Plan. 

The Specific Plan includes 97 acres of parks and open space, including 
approximately 55 acres of publicly-accessible park space and 
enhancement of the San Diego River. See response N-37 for a discussion 
of views and view corridors. 

NN-3 Comments noted.  See Master Response 1 regarding project 
intensity/density and Master Response 4 regarding neighborhood 
character/building heights/height limits. 

NN-4 See Master Responses 4 regarding neighborhood character/building 
heights/height limits and Master Response 5 regarding visual 
quality/views. 

Relative to comments regarding the project providing a rental 
development, pursuant to CEQA Guidelines §15064(e) and 15131, an EIR 
need not address economic or social changes unless the change would 
result in a significant physical environmental impact. Consistent with 
General Plan Policy LU-H.1, the project is a mixed-use development that is 
consistent with the intent to provide a balanced community.  
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NN-4 
(cont.) 

NN-5 

NN-6 

NN-7 

NN-5 Visual impacts are addressed in Section 5.3 of the EIR. As determined in 
the EIR, the project would result in less than significant visual quality 
impacts. See Master Response 4 regarding neighborhood 
character/building heights/height limits and Master Response 5 regarding 
visual quality/views. 

Renderings have not been included for analysis in the Draft EIR as they 
would be too speculative to provide meaningful consideration. The 
policies and regulations, as well as the development regulations, of the 
Specific Plan would guide development. These address such design 
aspects as height, massing, setbacks/stepbacks, materials, etc. 

NN-6 Noise impacts are addressed in Section 5.8 of the Draft EIR. The Draft 
EIR concludes that the project would result in less than significant 
construction and operational noise impacts. Relative to HVAC systems 
associated with operation of the project, the Draft EIR concluded that 
there would be the potential for significant noise impacts associated 
with ground-level units, because it is unknown what type of HVAC units 
would be installed and where exterior units would be located.  Thus, 
mitigation measure 5.8-1 requires a site-specific acoustical evaluation of 
HVAC noise be performed prior to issuance of building permits to 
ensure exterior stationary noise sources would not exceed applicable 
exterior or interior standards. 

NN-7 See response NN-6. 
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NN-7 
(cont.) 

NN-8 

NN-9 

NN-10 

NN-11 

NN-8 See response NN-6. The noise analysis included in Section 5.8 of the Draft 
EIR is based on the Noise Study specifically prepared for the project. As 
part of the Noise Study methodology, baseline noise levels were measured 
at multiple locations in the study area rto to gather data on the existing 
noise environment at sensitive receptors, The locations were selected to 
provide representative noise levels within the study area for use in 
calibrating the noise model. Site 1 was located along Fashion Valley Road 
adjacent to the Riverwalk Golf Course driving range parking lot mid-way 
between Friars Road and Hotel Circle North. Site 2 was located at the 
northeast corner of the Friars Road and Via Las Cumbres intersection. Site 
3 was located at the Center Pointe Apartments along the north side of 
Friars Road west of Fashion Valley Road. Site 4 was located in the common 
area of the commercial building located at 1650 Hotel Circle North. Site 5 
is located along the western property boundary in proximity to the San 
Diego River corridor. Based on existing traffic conditions within the study 
area and location of existing sensitive receptors relative to the project site, 
the measured noise data provides an accurate representation of existing 
ambient noise as a basis for the noise analysis. 

NN-9 Comment noted. Air quality impacts are evaluated in Section 5.5 of the 
Draft EIR. As concluded in Section 5.5. the project would not result in 
significant direct air quality impacts from construction. The project would 
result in cumulatively significant operational air quality impacts associated 
with the project. These impacts are unavoidable and cannot be mitigated 
to below a level of significance. See Master Response 3 regarding air 
quality/health risk. 

NN-10 Air quality impacts are evaluated in Section 5.5 of the Draft EIR. As 
concluded in Section 5.5. the project would not result in significant direct 
air quality impacts from construction. The project would result in 
cumulatively significant operational air quality impacts associated with the 
project. These impacts are unavoidable and cannot be mitigated to below 
a level of significance. As concluded in the EIR, locating residential units 
proximate to I-8 would not result in significant air quality impacts due to 
incorporation of regulations specifically required in the Specific Plan, 
including MERV-13 air filtration units, if residential units are constructed in 
the South District. Furthermore, a detailed health risk assessment 
(Construction and Highway Health Risk Assessment for the Riverwalk 
Project) has been conducted for the project and is included as a technical 
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appendix to the EIR. (Appendix EE.) The Construction and Highway Health 
Risk Assessment concludes that health risks to potential residences within 
500 feet of I-8 are below applicable thresholds with the incorporation of 
design guidelines that would minimize exposure to pollutant 
concentrations at the potential sensitive receptors. Also, see Master 
Response 3 regarding air quality/health risks.  

NN-11 See Master Response 3 regarding air quality/health risk. 
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NN-11 
(cont.) 

NN-12 

NN-12 Section 5.14 of the EIR provides an analysis of water quality and 
determines that no significant impacts would result from implementation 
of the project.  

As concluded in Section 5.14.3.1, short-term (construction) impacts of the 
project would be addressed through adherence to the City's Grading 
Ordinance and conformance with City storm water standards and related 
NPDES Construction Grading Permit.  

As concluded in Section 5.14.3.1, long-term (operational) impacts would 
be avoided due to LID Site Design BMPs, Source Control BMPs, 
Structural/Pollutant BMPs, Hydromodification Management Facilities, and 
Post-construction BMP Monitoring/Maintenance Schedules and 
Responsibilities (which includes detention/biofiltration basins and 
signs/stencils). 
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NN-13 

NN-14 

NN-15 

NN-13 Comments noted. Public utilities are addressed in Section 5.13 of the EIR. 
As concluded in that section, the project would not result in significant 
impacts to public utilities.  

NN-14 The Water Supply Assessment (WSA) (July 27, 2020) has been revised to 
include construction water usage. As concluded in the WSA revision, the 
evaluation of combined service area demand and supply projections 
resulted in a finding of sufficient overall planned water supply to serve the 
project in  normal, single-dry year, and multiple-dry water year forecasts 
within a 20-year projection as well as existing and other planned 
development within the City’s PUD service areas. The project would not 
result in unanticipated demands associated with water supply. 

NN-15 Comment noted. See Master Response 9 regarding flooding. 
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NN-16 

NN-17 

NN-18 

NN-16 Section 5.12 of the EIR addresses hydrology and found impacts to be less 
than significant. The project would meet all storm water run-off and water 
quality requirements. LIDs and BMPs would be implemented, as regulated, 
which ensure that water quality impacts do not occur. Also, as concluded 
in Section 5.12 of EIR, construction of the project would introduce new 
impervious surfaces beyond what currently exists. However, the project 
would be designed consistent with all applicable regulations. With 
adherence to applicable regulations and the project would not affect the 
rate or volume of surface runoff. Impacts would be less than significant. 

NN-17 See Master Response 9 regarding flooding. 

NN-18 Comments noted. The comments do not address the adequacy of the 
Draft EIR. No further response is required. 
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NN-18 
(cont.) 

NN-19 

NN-20 

NN-19 Comments noted. See also responses NN-1 through NN-17. 

NN-20 Comments noted. Per the Mission Valley Community Plan, the land use 
designations for the site are Residential (HD) (high density), Office and 
Visitor Commercial, and Potential Park/Open Space. City-wide zoning 
adopted with the Community Plan supports these uses: RM-4-10, CC-3-9, 
OP-1-1, and OC-1-1. The project and the land uses and zoning proposed 
align with the Community Plan. The Specific Plan includes 97 acres of 
parks and open space, including approximately 55 acres of publicly 
accessible park space and enhancement of the San Diego River. 




