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FF-1 The State of California mandates that all local jurisdictions prepare 
a general plan that establishes policies and standards for future 
development, housing affordability, and resource protection.  The 
PEIR project summary describes the General Plan as the “long 
range, comprehensive framework for how the City could grow and 
develop, provide public services, and maintain the qualities that 
define San Diego for the next 20-plus years.”  The general policy 
direction for the General Plan update was provided by the adopted 
Strategic Framework Element which includes the City of Villages 
growth strategy.  The City of Village concept is a land use and 
growth strategy that supports the development of mixed-use village 
centers served by higher frequency transit service.   

 
The General Plan does not establish new redevelopment areas nor 
does it identify village areas.  Village area criteria is incorporated 
into the General Plan, however site specific village locations will 
be identified at the community plan level.  The General Plan is a 
comprehensive policy document that intends to guide all 
development in the City, not just those areas that may become 
village locations.  Individual property owners have the right to 
pursue development opportunities on their property and the 
General Plan policies will be used to guide these urban infill and 
revitalization efforts. 

 
FF-2 Many of the maps used in the PEIR are the same maps used in the 

General Plan.  The PEIR Figure 3.8-1 Map, Generalized Land Use 
and Street System Map, is a generalized land use map and is also 
referred to in the General Plan as Figure LU-2.  The map is a 
composite of the more detailed land uses and circulation system 
maps found in each community plan and is an illustrative map to 
show the Cities diversity of land use and how it is dispersed around 
the City.  For specific land use designations and street circulation 
information refer to the adopted community plans which are 
available on-line on the City’s CPCI Department’s web site or 
offices at 202 ‘C’ Street, 4th floor.   

 
FF-3 The PEIR and General Plan do not provide site specific mapping 

or analysis.  Map information provided is a composite of the City’s 
adopted community land use plans and does not change the 
underlying designations of those documents.   
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FF-4 See response to comment FF-3.  Please refer to the adopted 

community plans for site specific circulation and bike path 
recommendations.  All roadway classifications and connections are 
assumed to be planned as indicated in the latest adopted 
Community Plan unless a community plan amendment has been 
completed and approved by City Council.  The roadway 
connections mentioned in the May 8, 2002 memo from 
Councilmember Jim Madaffer; Tierrasanta Boulevard, Clairemont 
Mesa Boulevard and Santo Road have not been officially deleted 
from the Tierrasanta Community Plan via the community plan 
amendment process. 

 
FF-5 The City’s Bicycle Master Plan is currently being updated and the 

Community’s request to delete the bikeway connection from 
Tierrasanta Blvd to Mission Gorge Road has been acknowledged 
and will be proposed as part of the update.  If the City Council 
approves the deletion of  this bikeway, then it will be reflected in 
the plan.   

 
FF-6  See response to comment FF-4. 
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FF-7 See response to comment FF-4. 
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FF-8 The existing conditions of the Fire-Rescue Service are discussed in 
the Project Description, Section 2.0, of the PEIR.  The siting and 
location of new stations is not within the scope of the PEIR or 
General Plan effort.  The PEIR states that “The Fire-Rescue 
department is in the process of preparing a Fire Station/Lifeguard 
Facility Master Plan to identify a phased approach for the 
development of fire stations and lifeguard facilities that will 
address siting, priority of construction, and funding.”  However, 
the Fire-Rescue department has model predictions for nine 
additional fire stations planned through FY 2012. Beyond FY 
2012, the Fire-Rescue department has projected the need to add an 
additional 13 fire stations in communities that are not adequately 
covered based on current data.  However, a phased plan to build 
these 13 stations is not complete and it is unknown when, if, and 
where the stations will be located.  The Fire Station Master Plan is 
anticipated to be completed by the end of 2007, and will provide 
more detailed information on location. 

 
FF-9  See response to comment FF-8. 
  
FF-10 The General Plan provides policies in the Public Facilities, 

Services and Safety Element, Section D. Fire-Rescue which call 
for attainment of established response times as well as additional 
more detailed level of service and response time objectives.  
Additional information regarding the National Fire Protection 
Association 1710 standards and the Master Plan has been included 
in the PEIR.   

 
FF-11 This data is not available at this time and was not available when 

the Standards of coverage was prepared several years ago.  
 
FF-12 This comment asserts that the 1979 General Plan offers more  
 protection to communities from through traffic, and thus questions 

the EIR analysis of potential community impacts associated with 
the Draft General Plan as compared to the No Project (1979 
General Plan) Alternative.  The reviewer is correct that as a matter 
of policy, the Draft General Plan seeks to attain greater street 
connectivity than the 1979 General Plan.  However, street 
connectivity is to be achieved through a design that minimizes 
“landform and community character impacts” and traffic calming
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 measures are to be installed “to reduce vehicle speeds or 

discourage shortcutting traffic” (see ME-C.3 and ME-C.5 and 
PEIR Section 3.8.3).  The PEIR addresses the street connectivity 
issue under the following Threshold of Significance:  “Physically 
divides an established community (see Section 3.8.2).”  The PEIR 
concludes that potential impacts in this issue area are similar for 
the Draft General Plan and the 1979 General Plan.  An additional 
sentence has been added to Section 7.3.2 under “No Project” to 
clarify that both plans offer policy protections for community 
character and rely on adopted community plan to establish the 
local street network.     

 
FF-13 Overall, the PEIR concludes that the project results in significant 

environmental impacts in all issue areas.  Impacts were due to 
population growth and uncertainty of future actions, not due to 
specific General Plan policies.   Impacts within each community 
are not known at the program level of analysis within this PEIR.   
Therefore, mitigation was not feasible at the program level, so 
most impacts remained “significant and unavoidable.”  Future 
impacts and potential mitigation measures will be determined and 
analyzed at the community plan level and/or project level.   
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FF-14 There is no additional volume of analytical data for the EIR.  
 
 
FF-15 See response to comment FF-14. 
 
FF-16 See response to comment FF-14. 
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FF-17-19  The scientific methods recommended by the commenter is not a 

feasible approach for a program level EIR analysis of alternatives, 
nor is such an approach required by CEQA.  The conclusions 
included within the PEIR are based on expert analysis and research 
given the data available.  
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FF-20 – FF-23  The roadway and land use assumptions in the General Plan 

EIR are based on existing adopted Community Plans and current 
amendments.  The General Plan EIR analyzed the traffic from a 
citywide perspective and is not intended to look at the traffic from 
a community plan area or project level.  The Level of Service is 
indicated by roadway miles and vehicle miles traveled citywide.   

 
FF-24     The Level of Service for arterial roadway segments will be 

analyzed at the Community Plan level and project level. 
 
FF-25 The Housing Element is subject to a number of very specific 

regulations in state law such as a requirement that zoning and land 
use be in place to allow a certain number of future housing units.  
The other elements of the General Plan do not have such specific 
requirements.  It should be noted that the Housing Element does 
not specify where housing units should be located.  Therefore, 
requirements for housing can be balanced with other competing 
needs with housing and other uses being located where they are 
appropriate. 

 
According to the State of California Guidelines, General Plan 
Guidelines, “all elements of the General Plan have equal legal 
status.” (12, 2003)  The Housing Element does not have more 
weight than other elements of the General Plan.  However, since it 
must conform to State Housing Element law, which mandates 
specific quantifiable requirements and an update to the element 
every five or six years, it differs in emphasis from the other 
elements which are not required to meet specific quantifiable 
goals.  
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FF-26 The Housing Element environmental document is not attached to 

the PEIR because the other elements of the General Plan are the 
project under consideration.  Please note that the Housing Element 
is on a five-year cycle while the General Plan is on a 20-year cycle.  
As stated in the PEIR, the Housing Element was subject to public 
review and approved by the City Council on December 5, 2006.  A 
copy of the Housing Element may be reviewed at the offices of 
CPCI Department, 202 ‘C’ Street, 4th floor. 

 
FF-27 An environmental document was prepared for the Housing 

Element which incorporated the City of Villages Strategy.  The 
draft General Plan incorporates and expands upon the Strategic 
Framework plan policies but does not change the intent.  There is 
no need to prepare a new environmental document for the adopted 
Housing Element because it is not part of the proposed project and 
will not be changed by the proposed project.  Note that additional 
environmental analysis will be required for the update of the 
Housing Element required within the next three years.  

 
FF-28 The fact that the Housing Element differs from the other elements 

in being more specific and quantifiable does not indicate that it has 
more weight or importance than the other elements or that goals in 
the Housing Element are more important than or should take 
precedence over those in other elements.   
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FF-29 All policies in the General Plan carry equal weight.  Any questions 

related to the definition of a word used in a policy should consult, 
first, the General Plan Glossary and, second, the English 
dictionary.  



 
 COMMENTS        RESPONSES 

Page 205 
 

 
 
 
 
 
 
 
 
 



 
 COMMENTS        RESPONSES 

Page 206 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
FF-30  Policies formulated during the General Plan update process were 

evaluated, referenced and analyzed against existing regulations, 
ordinances, and other policy documents.   

 
FF-31 Reference to these regulations, ordinances, plans and programs are 

provided in the various General Plan introduction and discussion 
sections and in the PEIR Section 2.0 Project Description and the 
Existing Condition subsections under each Environmental Analysis 
section.   
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FF-32 References to applicable regulations, ordinances, plans and 

programs are provided in the PEIR Section 2.0 Project Description 
and the Existing Condition subsections under each Environmental 
Analysis section.   

 
FF-33 For the purposes of the PEIR, an inconsistency with an adopted 

plan is not by itself a significant impact.  The inconsistency must 
relate to a physical environmental impact to be considered 
significant under CEQA.  Although the General Plan does not 
propose any direct or indirect physical changes, it is assumed that 
future development proposed following the adoption of the 
General Plan may result in conflicts between plans and this is the 
reason the issue of consistency is “significant and unavoidable.”  
The fact that the Housing Element differs from the other elements 
in being more specific and quantifiable does not indicate that there 
is an inconsistency between elements. 

 
FF-34 See response to comments FF-25 and FF-29.  (Same as response 

11 and 11c.)  According to the State of California Guidelines, 
General Plan Guidelines, “all elements of the general plan have 
equal legal status.” (12, 2003)  The Housing Element does not 
have more weight than other elements of the General Plan.   The 
fact that the Housing Element differs from the other elements in 
being more specific and quantifiable does not indicate that it has 
more weight or importance than the other elements or that goals in 
the Housing Element are more important than or should take 
precedence over those in other elements.   

 
FF-35 Policies formulated during the General Plan update process were 

evaluated, referenced and analyzed by staff to determine internal 
consistency within the General Plan based on the five criteria 
detailed in the State of California Guidelines, General Plan 
Guidelines.   

 
FF-36   There are seven state mandatory elements/topics.  Appendix A, 

SF-1, in the General Plan provides a table showing where each of 
the mandatory topics are discussed in the General Plan.  Refer to 
the State of California Guidelines, General Plan Guidelines for 
information on state statues and laws requiring long term general 
plans.  
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FF-37 The Housing Element is a mandatory element of the General Plan. 

See response to comment FF-36. 
 
FF-38 The process for updating and amending the General Plan requires 

public input and City Council action.  The process for updating and 
amending the General Plan is located in the Land Use and 
Community Planning Element Section D. Plan Amendment 
Process.  The process for amending land use plans is currently 
located in the Municipal Code, §122.0101 and the General Plan 
proposes to relocate the process for amending the General Plan and 
associated community plans to the General Plan.   
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FF-39 See response to comments FF-25, FF-29, and FF-34.  According to 

the State of California Guidelines, General Plan Guidelines, “all 
elements of the General Plan have equal legal status.” (12, 2003)  
The Housing Element does not have more weight than other 
elements of the General Plan.  The fact that the Housing Element 
differs from the other elements in being more specific and 
quantifiable does not indicate that it has more weight or 
importance than the other elements or that goals in the Housing 
Element are more important than or should take precedence over 
those in other elements.   

 
FF-40 According to the State of California Guidelines, General Plan 

Guidelines, “all elements of the General Plan, whether mandatory 
or optional, must be consistent with one another.  The court 
decision in Concerned Citizens of Calaveras County v. Board of 
Supervisors (1985) 166 Cal.App.3d 90 illustrates this point.” (13, 
2003)  The Housing Element incorporates the City of Villages 
strategy that was adopted as part of the Strategic Framework 
Element in 2002.  

 
FF-41 See response to comment FF-40. 
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FF-42 The Strategic Framework Element and City of Villages strategy 

was adopted in 2002 and provided the policy direction for the 
General Plan update.   

 
 
FF-43 The City of Villages strategy is part of the General Plan update and 

will be considered with the entire General Plan update effort.   
  
 
 
 
 
 
 
 
 
 
 
FF-44 As community plans are updated, the community plans will 

provide site specific recommendations and policies.  
 
FF-45 As community plans are updated, they will require separate 

environmental review.  Page 2-29 of the PEIR describes the 
community plan update and environmental review process. 
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FF-46 See response to comment FF-25.  The Housing Element is subject 

to a number of very specific regulations in state law such as a 
requirement that zoning and land use be in place to allow a certain 
number of future housing units.  The other elements of the General 
Plan do not have such specific requirements.   

 
FF-47 It should be noted that the Housing Element does not specify 

where housing units should be located.  Therefore, requirements 
for housing can be balanced with other competing needs with 
housing and other uses being located where they are appropriate 
through the community plan update process.  Community plan 
updates will require additional environmental review. 
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FF-48 Policies formulated during the General Plan update process were 

evaluated, referenced and analyzed by staff to determine internal 
consistency within the General Plan based on the five criteria 
detailed in the State of California General Plan Guidelines. 
Consistency between General Plan policies and adopted land use 
plans are discussed in the PEIR Environmental Analysis Section 
3.8.3.   

 
FF-49 The Development Services Department’s Significance 

Determination Thresholds required that the General Plan be 
analyzed for potential “conflicts with the environmental goals of 
adopted community plans, land use designations or any other 
applicable land use plans, policies or regulations of state or federal 
agencies with jurisdiction over the City.”  As far as community 
plans are concerned, policies and recommendations are site 
specific within the individual boundaries of the community 
planning area and conflicts between community plans is unlikely.  
Any adjacency issues will need to be analyzed at the time that 
community plans are updated.  The General Plan provides the 
overall policy guidance for community plans; and community 
plans will provide the land use designations, density, intensity and 
other policy recommendations for each community. 

 
FF-50 The Development Services Department’s Significance Thresholds 

required that the General Plan be analyzed for potential “conflicts 
with the environmental goals of adopted community plans, land 
use designations or any other applicable land use plans, policies or 
regulations of state or federal agencies with jurisdiction over the 
City.”   
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FF-51 The General Plan provides the overall policy guidance for 
community plans and community plans will provide the land use 
designations, density, intensity and other policy recommendations 
on a site specific level.  The community plans comprise part of the 
Land Use and Community Planning Element and are considered a 
part of the General Plan.  

 
FF-52 The word “harmony” on Page 2-30 of the EIR is synonymous with 

the word “consistent” as used in the State of California, General 
Plan Guidelines.    

 
FF-53 The “toolboxes” included in the Mobility Element are designed to 

allow for flexible implementation of Mobility Element policies 
related to pedestrian improvements, traffic calming, and parking 
management.  Policies are provided to guide use of the toolboxes.  
The level of detail of the policy statements are similar to other 
policy statements throughout the Draft General Plan, and the level 
of detail of the toolboxes themselves are similar to that found in 
other elements on a variety of topics such as that shown on Table 
PF-4, Table RE-3,  and Table NE-3.  Additional language has been 
added to the introduction of the Mobility Element to clarify the 
intended use of toolboxes which are used to clarify the intent of 
General Plan policies.  The use of the toolboxes did not influence 
the level of analysis in the EIR for the project and the no project 
alternative. 

 
FF-54 The role of the Mobility Element is to provide policies to achieve a 

multi-modal transportation network that supports the City’s land 
use plan.  The Street Design Manual is intended to help implement 
the General Plan and provides guidance for the design of the public 
right-of-way.  The two documents are complementary and do not 
conflict with each other.  The Mobility Element toolboxes provide 
an overview of some of the specific transportation design and 
management tools that are available in order to more effectively 
communicate General Plan policies and help ensure that future 
implementation will take place.   

 
FF-55 The use of the toolboxes did not influence the level of analysis in 

the EIR. 
 
FF-56 See response to comment FF-54. 
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FF-57 The toolboxes were provided to clarify the intent of the General 

Plan policies.   
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