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FINAL DOCUMENT - FEBRUARY 1, 2019: 

In response to comments received during public review, minor revisions and clarifications 
have been made to the document which do not change the conclusions of the Draft Program 
Environmental Impact Report (PEIR) regarding the project's potential environmental impacts 
and required mitigation. As defined in CEQA Section 15088.5, minor revisions and clarifications 
to the document - which are shown in strikeout/underline format - do not represent 
"significant new information" and therefore, recirculation of the Draft PEIR is not warranted. 
No new significant environmental impacts would occur from these modifications, and 
similarly, no substantial increase in the severity of environmental impacts would occur. 

PROJECT DESCRIPTION: 

The proposed Morena Corridor Specific Plan would increase residential density in Linda Vista 
by redesignating and rezoning land to allow for transit-oriented development adjacent to the 
future Tecolote Road Trolley Station and the existing Morena/Linda Vista Trolley Station. The 
proposed Specific Plan provides policies and recommendations for new residential and mixed
use development and improvements to the public right-of-way to enhance access to the 
trolley stations within the Specific Plan area that capitalize on the new regional transit 
connections in the area. The proposed project would redesignate approximately 50 acres of 
Commercial and Industrial land uses to the Community Village land use designation within the 
Linda Vista community. The Community Village land use designation would allow for the 
development of multi-family housing in a mixed-use setting and commercial, service, and 
civic uses. The amendment would also revise the planned street network within the Linda Vista 
community to create a grid network through the eastern extension of Morena Boulevard to 
Linda Vista Avenue and the removal of the segment of Napa Street between Morena Boulevard 
and Linda Vista Road from the street network 

Implementation requires City Council approval and adoption of the proposed Morena Corridor 
Specific Plan and associated discretionary actions, including an amendment to the Linda Vista 
Community Plan to reflect the proposed land use and mobility changes, and to remove the area 
from the Community Plan Implementation Overlay Zone (CPIOZ); an amendment to the 
Clairemont Mesa Community Plan to reflect the proposed mobility changes; and an 
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amendment to the Land Development Code to remove Linda Vista from the Community Plan 
Implementation Overlay Zone. The project also requires a rezone of property in portions of the 
Specific Plan area within the Linda Vista Community Plan area. An update to the Impact Fee 
Study (formerly known as the Public Facilities Financing Plan) for the Linda Vista Community 
Plan area is also proposed for adoption as a subsequent discretionary action. Collectively, these 
actions together with the proposed Morena Corridor Specific Plan form the project analyzed in 
the Program Environmental Impact Report (PEIR). 

PROJECT LOCATION: 

The Specific Plan area is approximately 280 acres along Morena Boulevard and West Morena 
Boulevard between Clairemont Drive and Friars Road. This area is within the Clairemont Mesa 
Community Plan Area and the Linda Vista Community Plan Area. To the west, the Specific Plan 
area is bounded by the railroad right-of-way and Interstate 5, which separate the community 
from Mission Bay. To the north and east, the Specific Plan area is shaped by the sloping 
topography and single-family residential neighborhoods in Clairemont Mesa, and the 
University of San Diego and multifamily and student housing in Linda Vista. To the south is the 
San Diego River and Interstate 8, which separate the Specific Plan area from Old Town San 
Diego. 

The San Diego Trolley will connect Downtown San Diego to the University of California, San 
Diego and University Towne Center, along the west side of Morena Boulevard. The Specific 
Plan area includes the Morena/Linda Vista Trolley Station at Morena Boulevard and Linda Vista 
Road, the future Tecolote Road Trolley Station at West Morena Boulevard and Tecolote Road, 
and the future Clairemont Drive Trolley Station at Morena Boulevard and Clairemont Drive. 

ENVIRONMENTAL DETERMINATION: 

The purpose of this document is to inform decision-makers, agencies, and the public of the 
significant environmental effects that could result if the project is approved and implemented, 
identify possible ways to minimize the significant effects, and describe a reasonable range of 
alternatives to the project. 

Based on the analysis conducted for the project described above, the City of San Diego has 
prepared the following Draft PEIR in accordance with CEQA. The analysis conducted identified 
that the proposed project could result in significant and unavoidable impacts in the areas of 
Transportation and Circulation (Roadway Segments, Intersections, and Freeway Segments), 
Noise (Vehicle Traffic Noise, Temporary Construction Noise, Construction-related 
Vibration), Air Quality (Conflicts with Air Quality Plans, Air Quality Standards), Historical and 
Tribal Cultural Resources (Historic Resources, Archaeological Resources, and Tribal Cultural 
Resources), Paleontological Resources (Ministerial Projects), and Visual Effects and 
Neighborhood Character (Scenic Vistas or Views, Neighborhood Character). All other impacts 
analyzed in this Draft PEIR were found to be less than or not significant. 

This document has been prepared by the City of San Diego's Planning Department and is based 
on the City's independent analysis and determinations made pursuant to Section 21082.1 of the 
California Environmental Quality Act (CEQA) and Section 128.0103(a) and (b) of the San Diego 
Municipal Code. 

Page 2 of 8 



RESULTS OF PUBLIC REVIEW: 

( ) No comments were received during the public input period. 

( ) Comments were received but did not address the accuracy or completeness of the 
draft environmental document. No response is necessary and the letters are 
incorporated herein. 

(X) Comments addressing the accuracy or completeness of the draft environmental 
document were received during the public input period. The letters and responses 
are incorporated herein. 

August 01, 2018 
Date of Draft Report 

February 1, 2019 
Date of Final Report 

Analyst: Rebecca Malone, AICP, Planning Department 

PUBLIC REVIEW DISTRTBU'T'JON: 

The following agencies, organizations, and individuals received a copy or notice of the Draft 
PEIR and were invited to comment on its accuracy and sufficiency. Copies of the Draft PEIR and 
any technical appendices may be reviewed in the office of the Planning Department, or 
purchased for the cost of reproduction. 

FEDERAL GOVERNMENT 
U.S. Environmental Protection Agency (19) 
U.S. Fish and Wildlife Service (23) 
U.S. Army Corps of Engineers (26) 

STATE OF CALIFORNIA 
Caltrans District 11 (31) 
Department of Fish and Wildlife (32) 
Cal Recycle (35) 
California Environmental Protection Agency (37A) 
Housing and Community Development Department (38) 
Department of Toxic Substance Control (39) 
Natural Resources Agency (43) 
Regional Water Quality Control Board, Region 9 (44) 
State Clearinghouse (46A) 
California Air Resources Board (49) 
California Transportation Commission (51) 



California Department of Transportation ( 51A & 51B) 
Native American Heritage Commission (56) 
California Public Utilities Commission 

COUNTY OF SAN DIEGO 
Air Pollution Control District ( 6 5) 
Planning and Development Services (68) 
County Water Authority (73) 
Department of Environmental Health (76) 

CITY OF SAN DIEGO 
Office of the Mayor ( 91) 
Council President Gomez, District 9 
Council President Pro Tern Bry, District 1 
Councilmember Campbell, District 2 

Councilmember Ward, District 3 
Councilmember Montgomery, District 4 
Councilmember Kersey, District 5 
Councilmember Cate, District 6 
Councilmember Sherman, District 7 
Councilmember Moreno, District 8 

O(fice of the City Attorney 
Corrine Neuffer, Deputy City Attorney 

Plannina Devartment 
Mike Hansen, Director 
Tom Tomlinson, Assistant Director 
Planning Department, cont. 
Alyssa Muto, Deputy Director 
Laura Black, Deputy Director 
Tait Galloway, Program Manager 
Michael Prinz, Senior Planner 
Rebecca Malone, Senior Planner 
Elena Pascual, Assistant Planner 
Jordan Moore, Assistant Planner 
George Ghossain, Senior Traffic Engineer 
Claudia Brizuela, Associate Traffic Engineer 
Pedro Valera, Assistant Traffic Engineer 
Myra Herrmann, Senior Planner 
Susan Morrison, Associate Planner 
Sara Osborn, Senior Planner 
Shannon Scoggins, Park Designer- Park Planning 
Kelley Stanco, Senior Planner- Historic Resources 
Frank January, Project Manager 

Development Services Department 
Gary Geiler, Deputy Director 
PJ FitzGerald, Assistant Deputy Director 
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Peter Kann, Development Project Manager I 
James Quinn, Senior Engineer Geologist 
Jay Purdy, Assistant Engineer- Civil 
Bill Prinz, Program Manager 

Environmental Services Department 
Lisa Wood, Senior Planner 

Fire-Rescue Department 
Larry Trame, Assistant Fire Marshal 

Police Department 
Tristan Schmottlach, Sergeant 
Jason Zdunich, Police Officer II 

Public Utilities Department 
George Adrian, Program Manager 
Shelby Gilmartin, Assistant Engineer - Civil 

Transportation & Storm Water Department 
Mark Stephens, Associate Planner 

Real Estate Assets Department 
Cybele Thompson, Director 

Economic Develooment Deoartment 
Cody Hooven, Director 

Libraries 
Central Library, Government Documents (81 & 81A) 
Clairemont Branch Library (81H) 
Linda Vista Branch Library (81M) 

City Advisory Boards or Committees 
Historical Resources Board (87) 

Other City Governments 
San Diego Association of Governments (108) 
Metropolitan Transit System (112/115) 
San Diego Gas & Electric (114) 

School Districts 
San Diego Unified School District (132) 

Community Planning Groups or Committees 
Clairemont Mesa Planning Group (248) 
Linda Vista Planning Group (267) 



Community Councils 
Clairemont Town Council (257) 
Linda Vista Town Council 

Other Agencies, Organizations and Individuals 
The San Diego River Park Foundation (163) 
San Diego River Coalition (164) 
Sierra Club San Diego Chapter (165) 
San Diego Natural History Museum (166) 
San Diego Audubon Society (167) 
Jim Peugh (167A) 
San Diego River Conservancy (168) 
Environmental Health Coalition ( 16 9) 
California Native Plant Society (170) 
Citizens Coordinate for Century 3 (179) 
Endangered Habitats League (182 & 182A) 
League of Women Voters (192) 
Carmen Lucas (206) 
South Coastal Information Center (210) 
San Diego Archaeological Center (212) 
Save Our Heritage Organisation (214) 
Clint Linton (215B) 
Frank Brown - Inter-Tribal Cultural Resource Council (216) 
Campo Band of Mission Indians (217) 
San Diego County Archaeological Society Inc. (218) 
Kuumeyany Cultural Heri tage Preservation (223) 
Kuumeyaay Cultural Repatriation Committee (225) 
Native American Distribution 

Barona Group of Capitan Grande Band of Mission Indians (225A) 
Campo Band of Mission Indians (225B) 
Ewiiaapaayp Band of Mission Indians (225C) 
Il)aja Band of Mission Indians (225D) 
Jamul Indian Village (225E) 
La Posta Band of Mission Indians (225F) 

Other Agencies, Organizations and Individuals, cont. 
Manzanita Band of Mission Indians (225G) 
Sycuan Band of Mission Indians (225H) 
Viejas Group of Capitan Grande Band of Mission Indians (2251) 
Mesa Grande Band of Mission Indians (225J) 
San Pasqual Band of Mission Indians (225K) 
Ipai Nation of Santa Ysabel (225L) 
La Jolla Band of Mission Indians (225M) 
Pala Band of Mission Indians (225N) 
Pauma Band of Mission Indians (2250) 
Pechanga Band of Mission Indians (225P) 
Rincon Band of Luiseno Indians (225Q) 
San Luis Rey Band of Luiseno Indians (225R) 
Los Coyotes Band of Mission Indians (225S) 



University of San Diego (269) 
Friars Village HOA (270) 
Mission Bay Park Committee (318A) 
Joseph Armeanio 
Carol Baker 
Mike Baker 
Wendy Bashant 
Joseph Bell 
Sara Bell 
Tim Bell 
Constance A. Biewer 
Jessica Bowlin 
Caster Properties, Inc. 
Margarita Castro 
Brent Clifford 
Marissa Colburn 
Michael Colburn 
Anthony Cresap 
Janet Croft 
Karl Croft 
Erin Cullen 
Arlene Dalton 
Walter Deal 
Perry Dealy 
JimElko 
Russ Eskilsun 
James D. Evans 
Janette Faust 
Karen Friedrichs 
Elwyn Garrard 
Tirzo Gonzalez 
Joan L. Green 
Ed Greene 
Sharon Griffin 
Martin Habel 
Abbie Hawkins 
Hazard Jr., Enterprises LP 
George Henderson 
Other Agencies, Organizations and Individuals, cont. 
George Holombo 
Mike Hunsaker 
Jennifer Hunt 
Lorraine Jeanes 
David Kornblatt 
Melissa Kornblatt 
Linda Krueger 
Grant Kuhn 
Al Lieb 
Peg Lieb 



Irene Magallanez 
Katherine Malchiodi 
Debra Marks 
Ed McCoy 
Cris Medrano- Huffer 
Joel Morrison 
Vicky Morrison 
Eugenie Newton 
Chris 0 'Connell 
Rolando Ogot 
Stephanie Pfaff 
HollyQuan 
Ellen Quigley 
Patricia Rolla 
Carol Schleisman 
Daniel Smiechowski 
Ky Snyder 
Derek Someda 
Eva Stresemann 
Elke Stuart 
Sweig General Contracting, Inc. 
Serene Tan 
MingTom 
Barbarah Torres 
Howard Wayne 

imherlyWeher 
Douglas Wetzel 
Ted Yates 
GregoryYee 
John Ziebarth 



 

MORENA CORRIDOR SPECIFIC PLAN  CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 1 February 2019 

RESPONSE TO COMMENTS 
Table 1-1 

LETTERS RECEIVED 
 

Letter From Date 
A State Clearinghouse October 2, 2018 
B Stephanie Pfaff August 2, 2018 
C Sarah Hudson August 3, 2018 
D Arlene Dalton August 6, 2018 
E California Public Utilities Commission August 7, 2018 
F Lorraine Jeanes August 8, 2018 
G Viejas Tribal Government August 10, 2018 
H Joan L. Green August 14, 2018 
I Brent Clifford August 15, 2018 
J Howard Wayne August 21, 2018 
K Sharon Griffin August 22, 2018 
L George Henderson August 22, 2018 
M Martin Habel August 27, 2018 
N Karen Friedrichs August 29, 2018 
O Joseph and Sara Bell August 31, 2018 
P Abbie Hawkins September 4, 2018 
Q Walter Deal September 7, 2018 
R Ted Yates September 8, 2018 
S Katherine Malchiodi September 9, 2018 
T Anonymous September 11, 2018 
U Serene Tan September 12, 2018 
V California Department of Transportation September 12, 2018 
W Patricia Rolla September 13, 2018 
X Wendy Bashant September 13, 2018 
Y San Diego Association of Governments September 17, 2018 
Z Clairemont Community Planning Group September 18, 2018 
AA Jessica Bowlin September 19, 2018 
AB Michael and Marissa Colburn September 19, 2018 
AC Ed Greene September 20, 2018 
AD Al and Peg Lieb September 20, 2018 
AE University of San Diego September 20, 2018 
AF Jennifer Hunt September 21, 2018 
AG Constance A. Biewer September 23, 2018 
AH Grant Kuhn September 24, 2018 
AI Janette Faust September 25, 2018 
AJ Tim Bell and Linda Krueger September 26, 2018 
AK Douglas Wetzel September 26, 2018 
AL Derek Someda September 27, 2018 
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Table 1-1 
LETTERS RECEIVED 

 
Letter From Date 
AM Walter Deal September 27, 2018 
AN Janet Croft September 27, 2018 
AO Perry Dealy September 27, 2018 
AP John Ziebarth September 28, 2018 
AQ Rolando Ogot September 28, 2018 
AR Linda Vista Planning Group September 28, 2018 
AS Cris Medrano-Huffer September 28, 2018 
AT Stephanie Pfaff September 29, 2018 
AU Gregory Yee September 29, 2018 
AV Eugenie Newton September 29, 2018 
AW Carol Schleisman September 30, 2018 
AX Elke Stuart September 30, 2018 
AY Mike Baker September 30, 2018 
AZ Tirzo Gonzalez and Eva Stresemann September 30, 2018 
BA Elwyn Garrard September 30, 2018 
BB James D. Evans September 30, 2018 
BC Melissa and David Kornblatt September 30, 2018 
BD Jim Elko September 30, 2018 
BE Hazard Jr., Enterprises LP September 30, 2018 
BF George Holombo/Holly Quan October 1, 2018 
BG Debra Marks October 1, 2018 
BH Karl and Janet Croft October 1, 2018 
BI Carol Baker October 1, 2018 
BJ Ellen Quigley October 1, 2018 
BK Barbarah Torres October 1, 2018 
BL Erin Cullen October 1, 2018 
BM Caster Properties, Inc. October 1, 2018 
BN Sweig General Contracting, Inc. October 1, 2018 
BO Mike Hunsaker October 1, 2018 
BP Irene Magallanez October 1, 2018 
BQ Joseph Armeanio October 1, 2018 
BR Anthony Cresap October 2, 2018 
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A-1 Receipt of the State Clearinghouse letter is acknowledged. 
 

  

A-1 

Letter A 
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LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN  CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 6 February 2019 

  
 
 
 
 
 
 
 
 
B-1 The Morena Corridor Specific Plan would allow for development up 

to 73 dwelling units per acre in the Morena Station District with 
approval of a Planned Development Permit through the Transit-
Oriented Development Enhancement Program. The table in 
Chapter 3.0, Project Description, has been corrected in the Final 
PEIR. 

Letter B 

B-1 
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C-1 The City thanks the San Diego Unified School District for their letter 

and has made the appropriate changes in Section 6.13, Public 
Services and Facilities, in the Final PEIR. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
C-2 See Response C-1. 

Letter C 

C-1 

C-2 
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C-3 See response to comment C-1. 
 

C-3 
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D-1 A Water Supply Assessment was prepared for the Morena Corridor 

Specific Plan that determined there was sufficient water planned to 
supply the estimated annual average usage associated with 
buildout of the Specific Plan. Furthermore, the PEIR for the Specific 
Plan analyzed potential impacts related to water supply 
(Section 6.14) and concluded that impacts would be less than 
significant. 

 
D-2 Section 6.9, Energy, of the PEIR analyzed potential impacts related 

to energy usage associated with build-out of the Specific Plan and 
concluded that impacts would be less than significant. 

 
D-3 Section 6.2, Transportation and Circulation, of the PEIR addressed 

the existing conditions in the Specific Plan area intersections, 
roadway segments, and freeways, as well as conditions for these 
facilities at build-out of the proposed Specific Plan. Section 6.2.3 
analyzed the impact of the proposed Specific Plan on the vehicular 
circulation of the Specific Plan area. This section acknowledges 
multiple impacts to intersections, roadway segments, and freeway 
segments in the Specific Plan area. Section 6.2.5 lists mitigation 
measures identified in the Traffic Impact Analysis and identifies 
which ones are proposed as part of the Specific Plan. The 
Candidate Findings include a discussion of why certain mitigation 
measures were rejected. 

 
D-4 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
D-5 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 

Letter D 

D-1 

D-2 

D-3 

D-4 

D-5 
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RESPONSE TO COMMENTS ON THE PEIR 11 February 2019 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
E-1 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
E-2 The commenter summarizes some components of the proposed 

project and does not raise an issue related to the adequacy of the 
analysis contained within the PEIR. 

 
E-3 Comment noted. The Specific Plan includes improvements at close 

proximity to the rail corridor including bicycle lanes and pedestrian 
walkways. Specific Plan policies support improved pedestrian and 
bicycle connections west to Mission Bay Park and to trolley 
stations.  Future projects would be required to adhere to safety 
regulations relating to such development, including coordination 
with the CPUC, if required to ensure appropriate safety measures 
are provided to support rail crossing safety. 

 
E-4 See response to comment E-3. 
 

Letter E 

E-1 

E-2 

E-3 

E-4 
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E-5 See response to comment E-3. E-5 
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F-1 

F-2 

F-3 

F-4 

F-5 

F-6 

  
 
 
 
 
F-1 Introductory comment noted.  
 
 
 
 
 
 
 
 
F-2 Comment noted. The commenter provides a brief summary of the 

issues to be discussed in the comment letter. 
 
F-3  It is not the intent of the Specific Plan Branding and Gateways 

policies to erect banners featuring new names for the community. 
The districts identified in the Specific Plan are identified for 
planning purposes only and it is not intended that these names are 
used on banners as suggested by the comment. This comment 
does not suggest an inadequacy in the analysis of the PEIR. 

 
F-4 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
 
F-5  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
F-6 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 

Letter F 
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LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN  CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 15 February 2019 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
G-1 The Draft PEIR, Section 6.5 recognizes that implementation of the 

Specific Plan could adversely impact prehistoric or historic 
archaeological resources, sacred sites, and human remains, and/or 
tribal cultural resources (Impact 6.5-3). Programmatic mitigation is 
incorporated into the PEIR that would be applied to future 
development consistent with the Specific Plan. This mitigation 
(refer to mitigation measure HIST 6.5-2) would ensure potential 
tribal cultural resources are identified prior to disturbance, would 
require archaeological and Native American monitoring where 
appropriate, and would ensure tribes are notified in the event of 
inadvertent discoveries. 

Letter G 

G-1 
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H-1  As noted in Section 5.2, Transportation and Circulation, of the PEIR, 

the Specific Plan identifies policies to coordinate with Caltrans to 
provide bridge connections from the Specific Plan area to Mission 
Bay Park and improve cyclist mobility over the Clairemont 
Drive/East Mission Bay Drive and Sea World Drive/Tecolote Road 
Bridge. Ultimate construction of a bridge would require further 
feasibility analysis including site-specific environmental analysis 
and engagement with the community at the time a specific project 
is proposed. 

Letter H 

H-1 
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I-1 As discussed in Section 3.3.1 and 6.7.3 of the PEIR, the Clairemont 

District portion of the Specific Plan area would maintain the 
adopted community plan land uses of the Clairemont Mesa 
Community Plan, and the existing 30-foot height limit within that 
area would remain. 

 

Letter I 

I-1 
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J-1 The comment is identified as Exhibit 1 of the letter and is a copy of 

the September 17, 2018 memo to Lorie Zapf from Mike Hansen, 
Director, Planning Department. 

Letter J 

J-1 
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J-2 Introductory comment noted. This comment does not suggest an 

inadequacy in the analysis of the PEIR. 
 
 
 
 
 
 
J-3 The referenced “Vision Statement and Guiding Principles” is 

acknowledged. This comment does not suggest an inadequacy in 
the analysis of the PEIR. 

 
 
J-4 The comment restates project description information and raises 

concerns that adequate infrastructure would not be provided in 
association with the density increases and transportation network 
changes. However, the Specific Plan provides a policy framework 
for future development and does not propose any specific 
development project. As future development occurs, the need for 
infrastructure improvements would be evaluated on a project-by-
project basis to ensure infrastructure improvements are provided 
concurrent with need. The commenter’s statement regarding 
community outreach is acknowledged.  

J-2 

J-3 

J-4 
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 J-5 The Transportation Impact Analysis is included as Appendix B to 
the PEIR and is available for review on the City’s website at 
https://www.sandiego.gov/planning/programs/ceqa. As detailed in 
the Traffic Impact Analysis prepared for the project and 
summarized in Section 6.2 of the PEIR, the following transportation 
impacts were identified.   

 
• Impact 6.2-1: Clairemont Drive, from I-5 NB Ramps to Denver 

Street (LOS E, ΔVC 0.17) 
• Impact 6.2-2: Denver Street, from Clairemont Drive to Ingulf 

Street (LOS F, ΔVC 0.17) 
• Impact 6.2-3: Morena Boulevard, south of Linda Vista Road 

(LOS F, ΔVC 0.27) 
• Impact 6.2-4: Intersection #1: E. Mission Bay Drive & 

Clairemont Drive (LOS F: AM & PM Peak Hour) 
• Impact 6.2-5: Intersection #4: Denver Street & Clairemont Drive 

(LOS F: AM & PM Peak Hour) 
• Impact 6.2-6: Intersection #8: Morena Boulevard & Jellett Street 

(LOS E: PM Peak Hour) 
• Impact 6.2-7: Intersection #14: Morena Boulevard & Savannah 

Street (LOS F: PM Peak Hour) 
• Impact 6.2-8: Four consecutive segments of I-5 from Grand 

Ave/Garnet Ave to Old Town Ave  
• Impact 6.2-9: I-8 EB from Morena Boulevard to Hotel Circle 
• Impact 6.2-10: I-5 NB On-Ramp/Clairemont Drive 
• Impact 6.2-11: I-5 SB On-Ramp/Sea World Drive/Tecolote Road 

 
 Impacts 6.2-4, 6.2-6, and 6.2-7 would be mitigated to a less than 

significant level. All other impacts associated with traffic and 
transportation were determined to be significant and unavoidable. 

 
 

J-5 

J-6 

J-7 

https://www.sandiego.gov/planning/programs/ceqa
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 J-6 The Specific Plan identifies that a roundabout should be 
considered at the intersection of Morena Boulevard and West 
Morena Boulevard, if feasible.  If a roundabout at this location was 
proposed in the future, a project-level analysis would be 
conducted to evaluate the effect on traffic circulation and to 
determine feasibility, including the effect on traffic speeds.  

 
J-7 The public comment period for the PEIR ran from August 2, 2018, 

until October 1, 2018, for a period of 60 days, during which time 
the transportation impact analysis was available for public review 
and comment. The Transportation Impact Analysis is included as 
Appendix B to the PEIR and is available for review on the City’s 
website at https://www.sandiego.gov/planning/programs/ceqa. 

 
 

https://www.sandiego.gov/planning/programs/ceqa
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 J-8 The comment questions the need for the densification associated 
with the Transit-Oriented Development Enhancement Program 
and requests a ridership study be prepared to show that future 
residents will use transit.  The City recognizes that it cannot be 
guaranteed that future residents will take advantage of transit; 
however, planning for high-density residential development near 
high-quality transit is a focus of the City General Plan City of 
Villages Strategy, the City’s Climate Action Plan, and is consistent 
with SANDAG strategies identified in the Regional Plan. The 
comment also incorrectly asserts that Friars Road currently 
operates at a deficiency. Per Table 6.2-2, Friars Road operates at 
LOS B from Napa Street to Colusa Street and LOS A west of Napa 
Street in the existing condition. 

 
J-9 As future development proceeds consistent with the Specific Plan, 

appropriate infrastructure improvements would either be required 
to be installed concurrent with project development, if warranted, 
or development impact fees would be paid to ensure 
infrastructure needs are funded commensurate with the demand 
generated by development. 

 
J-10 As discussed in Section 6.14 of the PEIR, upgrades to sewer and 

water lines are an ongoing process administered by the Public 
Works Department and are handled on a project-by-project basis. 
Because future developments within the Specific Plan area would 
likely increase demand, there may be a need to increase sizing of 
existing pipelines and mains for both wastewater and water. As 
future development is proposed, the necessary infrastructure 
improvements to sewer and water infrastructure would be 
incorporated as part of standard practice for new development to 
maintain or improve the existing system to ensure adequate 
capacity. As noted in Section 3.3.9 of the Project Description, an 
Impact Fee Study (IFS) for the Linda Vista Community would be 
updated to include identified facility improvements in the Linda 
Vista portion of the Specific Plan area. Additionally, future  
 

J-8 

J-9 

J-10 
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 J-10 (cont.) 
 discretionary projects would be required to undergo project-

specific review under CEQA, which would analyze and address any 
impacts associated with the installation of sewer and water 
infrastructure. 
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J-11  This comment restates information from the project description; 

no response is required.  
 
J-12 Projects participating in the Transit-Oriented Development 

Enhancement Program requesting the density increases 
referenced in the comment must be consistent with the Specific 
Plan Urban Design and Mobility policies and conform with the 
requirements set forth in Section 143.0402 of the LDC for Planned 
Development Permits and may be approved only if the decision 
maker makes the findings in LDC Section 126.0604(a). This decision 
would be made in accordance with Process Three and the decision 
may be appealed to the Planning Commission in accordance with 
LDC Section 112.0506. This comment does not suggest an 
inadequacy in the analysis of the PEIR. 

 
J-13 The Specific Plan identifies areas where increases in residential 

densities would be allowed near existing and planned trolley 
stations, but does not propose any specific development project or 
affordable housing development. Future development proposals 
will originate from private developers. The Specific Plan is intended 
to provide development at intensities that would allow for a range 
of housing affordability levels to be accommodated. This comment 
does not suggest an inadequacy in the analysis of the PEIR. 

 
J-14 The Specific Plan is intended to provide policy guidance applicable 

to future development. Various other City documents and codes 
such as Building Codes, the Land Development Code and the CAP 
Consistency Checklist provide mandates for future development 
that support sustainable design and energy and water 
conservation. This comment does not suggest an inadequacy in 
the analysis of the PEIR. 

J-11 

J-12 

J-13 

J-14 
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J-15 This summary comment is noted and responses to the general 

issues raised are addressed in previous responses to this letter. 

J-15 
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J-16 As previously noted, the public comment period for the PEIR ran 

from August 2, 2018, until October 1, 2018, for a period of 60 days 
and included public review of the Transportation Impact Analysis. 

 
J-17 Concluding comment noted.  
 

J-16 

J-17 
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K-1 The Specific Plan includes policies supporting improved pedestrian 

access. As noted in Section 5.2, Transportation and Circulation, of 
the PEIR, the Specific Plan identifies policies to coordinate with 
Caltrans to provide bridge connections from the Specific Plan area 
to Mission Bay Park and improve cyclist mobility over the 
Clairemont Drive/East Mission Bay Drive and Sea World 
Drive/Tecolote Road Bridge. Ultimate construction of a bridge 
would require further feasibility analysis including site-specific 
environmental analysis.  

 
K-2 The comments are regarding the Pure Water Program, which is not 

the subject of the PEIR; no further response is required. 
 
 
 
 
 
 
 
K-3 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 

K-1 

K-2 

  

K-3 

Letter K 
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L-1 Introductory comment noted. 

Letter L 

L-1 
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L-2 This comment makes general statements unsubstantiated by facts 

and does not suggest an inadequacy in the analysis of the PEIR; 
thus, a detailed response is not warranted. 

 
L-3 The PEIR includes an analysis of cumulative impacts associated 

with traffic, noise, and air quality within Sections 6.2, 6.3, and 6.4, 
respectively. Specifically, the analysis of transportation impacts 
addresses build-out of the proposed project and is a cumulative 
analysis by nature because it considers changes to roadway 
configurations and future volumes on roadways based on build-
out of planned land uses within all areas that would contribute 
traffic to roadways within the study area.  

 
 With respect to the noise analysis, noise impacts for the Specific 

Plan are cumulative in nature because they consider noise and 
vibration impacts associated with build-out of the entirety of the 
Specific Plan area. Cumulative noise impacts originating outside of 
the Specific Plan area were found to be less than significant 
because noise impacts associated with build-out of neighboring 
communities would be localized in nature and subject to General 
Plan policies, noise ordinance requirements, and Title 24 standards 
relating to noise limitations.  

 
L-4 The public review period for the PEIR occurred from August 2, 2018 

through September 17, 2018 for a time period of 45 days, as 
required by CEQA Section 15105. The public review period was 
extended by 14 days beyond the required review period, and 
closed on October 1, 2018.  

 
L-5 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 

L-2 

L-5 

L-3 

L-4 
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L-6 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
L-7 Comment noted. The comment does not suggest an inadequacy in 

the analysis of the PEIR.   
 
 
 
L-8 See response to comment L-3. 
 
 
 
 
 
L-9 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
L-10 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
L-11 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
L-12 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 

L-6 

L-7 

L-8 

L-9 

L-10 

L-11 

L-12 
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L-13 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
 
L-14 A request for traffic measurements associated with lane closures 

along Morena Boulevard associated with trolley construction are 
beyond the scope of this PEIR and would not necessarily reflect 
actual conditions of the planned roadway network because the 
current closure is associated with a construction project and the 
closure does not reflect the ultimate roadway configurations 
proposed in the Specific Plan.   

 
L-15 This comment refers to the Specific Plan Section 8.9, 

Implementation Action Plan, and does not suggest an inadequacy 
in the analysis of the PEIR. 

 
 
L-16 This comment summarizes the commenters concerns with the 

analysis contained within the PEIR, but does not provide specific 
details related to the PEIR analysis. Responses are provided to 
specific issues raised in the subsequent responses.  Also, see 
response to comment L-3. 

 
 

L-13 

L-14 

L-15 

L-16 
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L-17  The purpose of the PEIR is to disclose potential impacts of the 

project to the public. Consistent with CEQA Guidelines, potential 
impacts are identified, including whether impacts may be 
significant and unavoidable.  This comment does not suggest an 
inadequacy in the analysis of the PEIR. 

 
L-18 Chapter 10 of the PEIR provides a “reasonable range of 

alternatives” pursuant to State CEQA Guidelines Section 15126.6. 
The alternatives included in the PEIR informs decision making and 
public participation because there is enough variation amongst the 
alternatives that provide a reasonable range. As required under 
CEQA, the alternatives would avoid or minimize significant impacts 
associated with the project while also meeting the project 
objectives. The alternatives are compared to the impacts of the 
project and are assessed relative to their ability to meet the basic 
objectives of the project. 

 
L-19 It is assumed that the “No Option” is referring to the No Project 

Alternative described in Section 10.1 of the PEIR. The No 
Project/Adopted Plan Alternative is evaluated to the degree 
necessary for a project alternative consistent with the CEQA 
Guidelines and offers adequate opportunity for a contrasting 
comparison between the alternative and the proposed project. 
See, also, response to comment L-18. 

 
L-20 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
L-21 The analysis of policy consistency contained in PEIR Section 6.1.3 

under Issue 1 addresses consistency with adopted plans and 
policies and does not address consistency with the upcoming 
Clairemont Community Plan update as that plan is not finalized.  

L-17 

L-18 

L-19 

L-20 

L-21 
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 L-22 The referenced mitigation measures would be inconsistent with 
the mobility goals of the Specific Plan, and thus, were not included 
in the Specific Plan. 

 
L-23 The referenced mitigation measures would be under the authority 

of Caltrans. Improvements that are outside of the City’s authority 
cannot be guaranteed to be implemented and are, therefore, 
found to be significant and unavoidable. Nonetheless, mitigation 
measure 6.2-10 would require the City to coordinate with Caltrans 
to address ramp capacity at impacted on-ramp locations.  

 
L-24 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR.  
 
L-25 Mitigation measure 6.2-10 would require the City to coordinate 

with Caltrans to address ramp capacity at impacted on-ramp 
locations; however, as described in response to comment L-23, 
even with implementation of mitigation measure 6.2-10, impacts 
would be significant and unavoidable, as improvements are 
outside of the City’s jurisdiction. 

 
L-26 PEIR Section 6.3.4, Issue 1 addresses ambient noise. As described 

in this section, the threshold for addressing ambient noise is as 
follows:  

 
“A significant impact would occur if build-out of the Specific Plan 
would result in traffic noise levels that exceed the significance 
thresholds for traffic noise (see Table 5-2). Per the City’s 
significance thresholds, if the proposed project is currently at or 
exceeds the significance thresholds for traffic noise, then an 
increase of more than 3 decibels (dB) is considered significant. If 
an area is currently exposed to noise levels that do not exceed the 
land use compatibility guidelines and noise levels were to result in 
greater than a 5 dB(A) increase, then the impact would be 
considered significant.” 

L-25 

L-23 

L-22 

L-24 

L-26 

L-27 
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 L-26 (cont.) 
 As shown in PEIR Table 6.3-4, the increase in ambient noise due to 

implementation of the Specific Plan would be less than 3 dB for all 
roadway segments except the segment of Friars Road west of 
Napa Street. The PEIR analysis shows that as future noise levels 
relative to land uses along this roadway are compatible with City 
standards and the increase in noise would be less than 5 dB, 
impacts along this segment would be less than significant. This 
analysis considers both discretionary and ministerial projects and 
shows that implementation of the Specific Plan would not result in 
significant ambient noise impacts. See also response to comment 
L-27. 

 
L-27 As described in PEIR Section 2.3.3.2.c., under controlled conditions 

in an acoustics laboratory, the trained, healthy human ear is able 
to discern changes in sound levels of 1.5 dB(A) under certain 
conditions. Outside such controlled conditions, the average 
healthy ear can barely perceive a change of 3 dB(A); a change of 5 
dB(A) is readily perceptible; and an increase (decrease) of 10 dB(A) 
sounds twice (half) as loud. The comment appears to indicate that 
hearing damage can occur even where noise level increases are 
imperceptible; however, the comment does not provide any 
factual basis for the comment. Thus, a more detailed response 
cannot be provided.  
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L-28 As detailed in the PEIR Section 6.3, construction activities related to 

implementation of Specific Plan would potentially generate short-
term noise levels in excess of 75 dB(A) Leq at adjacent properties. 
While the City regulates noise associated with construction 
equipment and activities through enforcement of its noise 
ordinance standards (e.g., days of the week and hours of 
operation) and imposition of conditions of approval for building or 
grading permits, there is a procedure in place that allows for 
variance from the noise ordinance. Due to the highly developed 
nature of the Specific Plan area with sensitive receivers potentially 
located in proximity to construction sites, there is a potential for 
construction of future projects to expose existing sensitive land 
use to significant noise levels. While future development projects 
would be required to incorporate feasible mitigation measures, 
including mitigation measure 6.3-1, impacts would remain 
significant and unavoidable due to the close proximity of sensitive 
receivers to potential construction sites. 

 
L-29 See response to comment L-28. 
 
L-30 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
L-31 Air quality impacts are generally assessed at the air basin level and 

not individual communities because air emissions do not stay 
confined to a specific community due to air flow. For a discussion 
of air quality impacts, see Section 6.4 of the PEIR. 

 
 

L-28 

L-29 

L-30 

L-31 

L-32 

L-33 

L-34 
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 L-32 Emissions associated with the use of transit is not evaluated in this 
PEIR as the project does not involve construction of transit 
facilities; rather, it identifies appropriate land uses in proximity to 
high-quality transit.  However, it is widely recognized that a shift to 
the use of alternative transportation over single occupancy 
vehicles would reduce vehicle miles traveled (VMT) and automobile 
emissions. For trains and buses, the amount of energy used per 
passenger is far less than fuel consumed by single-occupancy 
vehicles. With respect to trolley-related emissions, it is noted that 
the trolley is operated on electricity. 

 
L-33 Section 6.4.3 of the PEIR includes an analysis of impacts related to 

sensitive receptors due to localized carbon monoxide hot spots 
associated with idling traffic. Carbon monoxide hot spots occur 
nearly exclusively at signalized intersections operating at LOS E or 
F. Based on the Transportation Impact Analysis prepared for the 
Specific Plan, the only signalized intersection that would operate at 
a LOS E or F is the intersection of Denver Street and Clairemont 
Drive, which is projected to operate at LOS F during the morning 
and evening peak hours. However, the traffic volume at this 
intersection would be less than 31,600 vehicles per hour, which is 
below the screening threshold for a potential CO hotspot. 
Therefore, the Specific Plan is not anticipated to result in a CO hot 
spot.  

 
L-34 Per capita evaluation of energy use and vehicle fuel is an 

appropriate measurement of energy consumption because it can 
measure per capita reductions in energy consumption associated 
with the use of transit or implementation of energy-efficiency 
measures, rather than providing a mass emission evaluation that 
would primarily show increases in energy consumption associated 
with population growth. A mass emission evaluation would not 
allow energy efficiency improvements to be measured. Refer also 
to response to comment L-33.  
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L-35 Analysis of impacts to public services (police protection, fire 

protection, schools, libraries, and parks and recreation) are 
assessed in Chapter 6.13 of the PEIR. The analysis is adequate for a 
program-level evaluation as there are mechanisms in place for 
future development to fund necessary services through 
Development Impact Fees. 

 
L-36 PEIR Section 6.14.3 evaluates water supply. Appendix H of the PEIR 

includes a Water Supply Assessment for the Linda Vista portion of 
the Specific Plan area where density changes are proposed that 
could result in additional water demand. The Water Supply 
Assessment evaluates water supplies that are, or will be, available 
during a normal, single-dry year, and multiple-dry year (20-year) 
period, to meet the estimated demands of the build-out. The water 
supply is adequate as it considers multiple-dry year scenarios and 
includes projections over a 25-year period, consistent with water 
supply planning requirements. 

 
L-37 The PEIR has been prepared consistent with the rules and 

requirements of CEQA and the State CEQA Guidelines. Data is 
presented in a way to provide an understandable and objective 
assessment of project impacts. In the manner of presenting GHG 
emissions, Tables 2-4, 2-5, and 2-6 summarize quantities of 
emissions for statewide, City, and the project area. Because CARB 
and City sources utilize different mathematical rounding, it does 
not negate the ability to compare overall emissions for each sector 
(i.e., transportation, residential). The overall discussion allows the 
reader and decision maker alike to evaluate GHG emissions at the 
state, City, and local (project area) levels. 

L-35 

L-36 

L-37 
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L-38 Data rounding in Appendix D is presented appropriately based on 

the values presented. Appendix D-1 describes the methodology for 
determining a projection of VMT with plan build-out. The analysis 
does not intend to provide a definite number of future VMT, rather 
is an estimate based on a number of factors. Additionally, the air 
emission estimates do take into account LOS of roadways due to 
the effect of congestion on emissions. 

 
 
 
 
 
 
 
 
L-39 A discussion of impacts related to flooding and dam inundation is 

located in Section 6.11.3 of the PEIR. Impacts related to flooding 
and dam inundation were determined to be less than significant.  

 
 
L-40 The proposed project includes the processing of an amendment to 

the Clairemont Mesa Community Plan to reflect the proposed 
mobility network presented in the Specific Plan. No revisions to the 
PEIR are necessary. 

 
 

L-38 

L-39 

L-40 
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L-41 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
L-42 The referenced section of the PEIR describes the Impact Fee Study 

being prepared for the Linda Vista portion of the Specific Plan area 
that would provide a facility analysis to identify potential funding 
sources for public facilities financing. Part of this analysis results in 
the establishment of updated development impact fees that are 
paid at the time development is proposed. See also response to 
comment J-10. 

 
L-43 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
 
 
 
L-44 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 

L-41 

L-42 

L-43 

L-44 
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L-45 The referenced PEIR section is not a part of the environmental 

analysis, rather is a discussion of the regulatory framework 
applicable to greenhouse gas emissions. Trip generation 
assumptions for land uses in proximity to transit do take 
advantage of trip reductions to account for a share of trips that 
would use transit instead of single-occupancy vehicles.  To make 
the referenced citation more consistent with its intended purpose, 
a revision to the language in Section 5.8.3.2 of the PEIR has been 
made to reflect the word could instead of would.  

 
L-46 See response to comment L-7. 
 
 
 
 
 
 
 
L-47 The comment calls into question the validity of the traffic count 

data. The analysis utilized counts from the initial Morena 
Boulevard Station Area Plan Final Report (2014). These counts 
were validated with additional counts in October 2015 conducted 
in support of the Morena Corridor Specific Plan and accompanying 
Transportation Impact Analysis (provided as Appendix B of the 
Draft PEIR), and included in Appendix A of the Transportation 
Impact Analysis. City of San Diego standards require traffic counts 
be conducted within two years from the NOP of the environmental 
document to be deemed valid. The NOP was issued on October 7, 
2016; therefore, the counts are valid. Refer also to response to 
comment L-14. 

 
 

L-45 

L-46 
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L-48 As stated in Appendix G of the Transportation Impact Analysis, 

"The calibration and model run for the Morena Corridor Specific 
Plan Transportation Impact Analysis (TIA) was performed in 
conjunction with the adjacent Balboa Station Area Plan project." 
Refer also to response to comment L-3.  

 
L-49 For roadway segments that are forecasted to operate at LOS E or F 

with the project, the allowable increase in V/C ratio is 0.02 at LOS E 
and 0.01 at LOS F. If vehicle trips from a project cause the V/C ratio 
to increase by more than the allowable threshold, this would be 
considered a significant project traffic impact. Also, if the project 
causes a street segment that was operating at an acceptable LOS 
to operate at LOS E or F, this would be considered a significant 
impact. In addition to this general methodology, the PEIR further 
evaluated potential impacts using the Highway Capacity Manual 
arterial analysis to provide a more accurate indication of LOS. With 
respect to the roadway segments of Morena Boulevard from 
Knoxville Street to Linda Vista Road (the roadways indicated in 
Table 6.2-2 with footnote 2), the peak hour arterial analysis shows 
an overall acceptable LOS (see peak hour arterial analysis 
worksheets in Appendix H of the Transportation Impact Analysis, 
Appendix B of the PEIR). Therefore, the five study segments of 
Morena Boulevard from Knoxville Street to Linda Vista Road would 
operate acceptably and result in less than significant impacts. 

 
L-50 This comment restates existing General Plan noise compatibility 

standards and does not suggest an inadequacy in the analysis of 
the PEIR. 

 
 

L-48 

L-49 
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L-51 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
 
 
 
 
L-52 Excessive noise does not create airborne pollutants and 

greenhouse gases. GHG emissions associated with building energy 
use, which include air conditioning, is addressed in Section 6.8 of 
the PEIR. Specifically, the methodology used to estimate building 
energy emissions is discussed on Page 6.8-2 and the emissions are 
summarized in Table 6.8-2 on page 6.8-5. 

 
 

L-51 

L-52 
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L-53 Pursuant to CEQA Guidelines 15126.2(d), the PEIR addresses 

whether the project would accelerate growth that could 
significantly affect the environment. As discussed in Chapter 8, 
implementation of the proposed project would create employment 
opportunities throughout the districts intending to “facilitate the 
economic well-being of locally owned and operated businesses 
and create ample job opportunities for residents in the Specific 
Plan area. These policies serve to facilitate expansion and new 
growth of high-quality employment opportunities with access to 
transit” (PEIR Chapter 8). The table provided in this comment is a 
misinterpretation of information presented in the Specific Plan. 
The Specific Plan is estimated to result in an increase in 4,181 
employees, not a loss of employees.  

 
 
 
 
 
 
 
 
 
 
L-54 These concluding remarks are noted.  
 
 

L-53 

L-54 
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M-1 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
 
 
M-2 The PEIR provides an analysis of potential impacts associated with 

the Specific Plan as required under CEQA. While not a CEQA issue, 
the Specific Plan would provide a range of housing as detailed in 
Specific Plan Table 2-2, Land Use Designations. The density ranges 
allow an assortment of housing products to meet many housing 
budgets. With respect to the other bullet points in this comment, 
please refer to the following PEIR sections: 

 
• Mode of travel (includes pedestrian and bicycle access): Section 

6.2 
• Police and Fire: 6.13 
• Neighborhood Character/Public Views: 6.7 

 
 
 

Letter M 

M-1 

M-2 
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M-3 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
 
 
 
M-4 The commenter restates the Guiding Principles as stated in the 

Specific Plan. No further response in required. 
 
 

M-3 

M-4 
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M-5 The commenter restates the Guiding Principles as stated in the 

Specific Plan. No further response in required. 
 
 
 
 
M-6 Table S-1 provides a summary of the findings discussed 

throughout the PEIR. With respect to the project consistency with 
the General Plan or Community Plan, see Section 6.1, which 
provides a detail of the project’s consistency with applicable land 
use regulations, specifically those related to consistency with the 
Clairemont Mesa and Linda Vista community plans. As discussed 
therein, the proposed project would be consistent with applicable 
environmental goals, objectives, and guidelines of the General Plan 
and other applicable plans and regulations, with no indirect or 
secondary environmental impact resulting. Impacts would be less 
than significant. 

 
 Impacts related to traffic and air pollution are discussed in PEIR 

Sections 6.2 and 6.4, respectively. 

M-5 

M-6 
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M-7 The commenter provides a statement in which the transportation 
impacts found in the PEIR could be mitigated through not 
increasing density within the Specific Plan area. As required under 
CEQA, alternatives to the proposed project were analyzed and 
assessed, which included No Project, Mid-Density, and Low-Density 
alternatives. Each of these alternatives would be feasible to 
implement and would lessen the overall traffic impacts as 
compared to the proposed project.  

 
M-8 Community Plans are built out over time, with the year 2050 being 

the generally accepted horizon, consistent with SANDAG and other 
planning agencies. 

 
M-9 The mitigation proposed for impacts to ramp meters (mitigation 

measure TRANS 6.2-10) qualifies as feasible mitigation, consistent 
with the requirements of CEQA Guidelines Section 15126.4. 
However, because at the program level future improvements are 
undefined, impacts would remain significant and unavoidable. 
Candidate Findings would be required by the City upon adoption 
of the Specific Plan.  

 
M-10 The comment restates the findings of the PEIR. Due to the 

Significant and Unavoidable impact findings associated with traffic 
impacts, Candidate Findings would be required by the City upon 
adoption of the Specific Plan.  

 
M-11 The commenter provides a statement in which the noise impacts 

found in the PEIR could be mitigated through not increasing 
density within the Specific Plan area. As required under CEQA, 
alternatives to the proposed project were analyzed and assessed, 
which included No Project, Mid-Density, and Low-Density 
alternatives. Each of these alternatives are feasible to implement 
and would lessen the overall traffic and associated vehicle noise 
impacts as compared to the proposed project. 

 

M-7 

M-8 

M-11 

M-9 

M-10 

M-12 
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 M-12 The mitigation proposed for impacts associated with the project’s 
conflicts with air quality plans and violations of air quality 
standards (mitigation measures AQ 6.4-1 and AQ 6.4-2) qualify as 
feasible mitigation, consistent with the requirements of CEQA 
Guidelines Section 15126.4. However, with respect to mitigation 
measure AQ 6.4-1, because updates to SANDAG population and 
employment projections would not occur prior to project approval, 
impacts would remain significant and unavoidable until plans are 
updated. With respect to mitigation AQ 6.4-2, while identified 
regulations would reduce emissions and may preclude many 
potential impacts, at the program level future emissions 
information is not available, and impacts would remain significant 
and unavoidable. Candidate Findings would be required by the City 
upon adoption of the Specific Plan. 
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M-13 The comment restates the findings of the PEIR. Due to the 

Significant and Unavoidable Impact findings associated with 
aesthetic impacts, Candidate Findings would be required by the 
City upon adoption of the Specific Plan. 

 
M-14 As discussed in Section 6.13.3 of the PEIR, as development occurs, 

each project will be evaluated by emergency service personnel and 
will be required to pay Developer Impact Fees. Fire suppression 
will be required through compliance with City fire safety policy and 
regulations regarding placement of fire hydrants and water lines, 
and the requirements for fire sprinkler systems. Payment of these 
fees would ensure impacts to fire/life safety protection are less 
than significant.  

 
 
 
M-15 As discussed in Section 6.13.3 of the PEIR, Future residential 

development that occurs in accordance with the proposed Specific 
Plan would be required to pay school fees as outlined in 
Government Code Section 65995, Education Code Section 53080, 
and Senate Bill 50 to mitigate any potential impact on district 
schools.  

 
M-16 As detailed in Chapter 3.0 of the PEIR, new and improved parking is 

designated throughout the Specific Plan area. Additionally, the 
Specific Plan includes policies to promote structured parking. 
Additionally and with respect to adequate parking, planning for 
high-density residential development near high-quality transit is a 
focus of the City General Plan City of Villages Strategy, the City’s 
Climate Action Plan, and is consistent with SANDAG strategies 
identified in the Regional Plan. The intention would be the 
promotion of transit and the lessening of the need for individual 
automobile use throughout the Specific Plan area. 

M-13 

M-14 

M-15 

M-16 
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M-17 The comment summarizes information contained in the PEIR 

(Table 3-3). This comment does not suggest an inadequacy in the 
analysis of the PEIR. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
M-18 As discussed in Section 6.7.3, the PEIR determined that the 

increased height limits would result in significant impacts to scenic 
vistas and views for the public views of Mission Bay in the Linda 
Vista portion of the Specific Plan area.  

M-17 

M-18 
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M-19 The PEIR acknowledges that potential impacts at the program level 

are unknown without detailed project-specific development 
information. Therefore, the term “could” is used. However, 
notwithstanding the use of this term, the PEIR finds impacts 
related to public views associated with build-out of Specific Plan be 
significant.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
M-20 See response to comment M-19. 
 
 

M-19 

M-20 
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M-21 As discussed in Section 6.7.3, the PEIR determined that the 

increased height limits would result in significant impacts to scenic 
vistas and views. This comment does not suggest an inadequacy in 
the analysis of the PEIR. 

 
 
 
 
M-22 A detailed analysis of the project’s potential impacts to traffic, 

visual quality and neighborhood character is discussed in PEIR 
Sections 6.2 and 6.7 (Issue 1 and Issue 2).  

 
 
 
 
 
 
 
 
 
M-23 The comment restates the findings of the PEIR. As discussed in 

Section 6.7.3, the PEIR determined that the increased height limits 
would result in significant impacts to scenic vistas and views as 
well as neighborhood character.  

 
 

M-21 

M-22 

M-23 
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M-24 The statement relating to the Clairemont Mesa portion of the 

Specific Plan is correct. Traffic-related issues associated with the 
totality of plan changes are discussed in Section 6.2 of the PEIR. 

 
 
 
 
 
 
 
 
 
 
 
 
 
M-25 The PEIR acknowledges that changes in density and development 

allowances could result in significant impacts. The Specific Plan 
contains development design policies focused on reducing impacts 
to neighborhood character (see Specific Plan Chapter 4.4). The 
PEIR finds that at the program-level impacts to scenic vistas/views 
and neighborhood characters are significant and unavoidable as 
the Specific Plan would allow for development that would 
potentially block public views of Mission Bay and/or would be at a 
significantly different bulk and scale as the current development. A 
Statement of Overriding Considerations would be required by the 
City upon adoption of the Specific Plan. 

M-24 

M-25 
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M-26 The comment reiterates Section 7.4 of the PEIR. As discussed 

therein, the increased density proposed by the project would 
accommodate growth already anticipated in the San Diego area.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
M-27 A growth-inducing impact would occur if the project would result in 

growth that could not be accommodated (i.e., development of new 
roads through an otherwise unpopulated area). The proposed 
project would allow higher-density residential development and 
employment uses in areas near transit and along commercial 
corridors thereby fostering an accommodating relationship 
between population and facilities consistent with the City of 
Villages strategy and implementing the policy goals of the City’s 
Climate Action Plan.   

 
 

M-26 
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M-28 The Morena Corridor Specific Plan evaluated circulation element 

roadways within the Specific Plan area. Study area roadway 
segments and intersections analyzed in this transportation and 
circulation section are shown on Figure 6.2-1. Chicago Street, Erie 
Street, and Frankfort Street are all local roadways outside of the 
Morena Corridor Specific Plan area and were not included in the 
evaluation. 

 

M-28 
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M-29 These concluding remarks are noted.  
 
 

M-29 
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N-1 This introductory comment is noted.  
 
 
N-2 For a discussion of traffic-related impacts, see Section 6.2.3 of the 

PEIR.  
 
N-3 The commenter’s opposition to the project is noted.  
 

Letter N 

N-1 

N-2 

N-3 
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O-1 Introductory comment noted.  
 
O-2 For a discussion of traffic-related impacts, see Section 6.2.3 of the 

PEIR.  
 
O-3 With respect to adequate parking, planning for high-density 

residential development near high-quality transit is a focus of the 
City General Plan City of Villages Strategy, the City’s Climate Action 
Plan, and is consistent with SANDAG strategies identified in the 
Regional Plan. The intention would be the promotion of transit and 
the lessening of the need for individual automobile use throughout 
the Specific Plan area. 

 
O-4 For a discussion of traffic-related impacts associated with the 

Specific Plan, see Section 6.2.3 of the PEIR. 
 
O-5 The commenter’s positive comment is noted. 
 
O-6 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
O-7 The comment questions the need for the densification associated 

with the Transit-Oriented Development Enhancement Program 
and requests a ridership study be prepared to show that future 
residents will use transit.  The City recognizes that it cannot be 
guaranteed that future residents will take advantage of transit; 
however, planning for high-density residential development near 
high-quality transit is a focus of the City General Plan City of 
Villages Strategy, the City’s Climate Action Plan, and is consistent 
with SANDAG strategies identified in The Regional Plan. 

 
O-8 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 

Letter O 
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P-1 This introductory comment and the commenter’s support for the 

project are noted.  
 
P-2 The commenter’s support for the project is noted.  
 
 
 
 
 
 
P-3 In regards to pedestrian access to Mission Bay over the I-5, as 

noted in Section 5.2, Transportation and Circulation, of the PEIR, 
the Specific Plan identifies policies to coordinate with Caltrans to 
provide bridge connections from the Specific Plan area to Mission 
Bay Park and improve cyclist mobility over the Clairemont 
Drive/East Mission Bay Drive and Sea World Drive/Tecolote Road 
Bridge. Ultimate construction of a bridge would require further 
feasibility analysis including site-specific environmental analysis 
and engagement with the community at the time a specific project 
is proposed. 

Letter P 
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Q-1 Introductory comment is noted. 
 
 
 
 
 
 
 
 
Q-2  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
 
 
Q-3  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 

Letter Q 
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 Q-4  This comment is a general statement about the need to keep 
windows closed to block out air/noise pollution. See responses to 
comments Q-6 through Q-9, below, for more detailed answers.  

 
Q-5 This comment briefly states the points the commenter will raise 

throughout the comment letter. See responses to comments Q-6 
(seismic issues), Q-7 (air pollution from diesel rail), Q-8 (air 
pollution from I-5), and Q-9 (excessive noise). 

 
Q-6  The PEIR assesses impacts associated with seismic hazards, the 

analysis of which is contained within Section 6.12.3 of the PEIR. As 
discussed in this section, impacts associated with seismic hazards 
would be less than significant. Future construction occurring within 
the Specific Plan area would be evaluated in accordance with the 
CBC in effect at the time of development, in addition to standards 
adopted by the City of San Diego, which would ensure a reduced 
risk to future structures from strong seismic ground shaking. All 
new development and redevelopment within the Specific Plan area 
would be required to comply with the SDMC and the CBC, which 
include design criteria for seismic loading and other geologic 
hazards and require that a geotechnical investigation be 
conducted for all new structures, additions to existing structures, 
or whenever the occupancy classification of a building changes to a 
higher relative hazard category (SDMC Section 145.1803). 

 
Q-7  While the PEIR does not specifically mention Proposition 65, the 

health risk impacts due to sensitive receptors due to the exposure 
to diesel particulate matter is addressed under Section 6.4, Issue 3, 
Mobile Sources. The Specific Plan would not result in a change in 
the existing emissions due to diesel train traffic, and these 
emissions are currently a part of the existing background 
concentrations of diesel particulate matter that existing within the 
entire San Diego Air Basin. The policies provided in the Specific 
Plan and discussed on pages 6.4-11 and 6.4-12 would reduce the 
exposure of sensitive receptors to substantial concentrations of 
diesel particulate matter. 

Q-4 

Q-5 

Q-6 

Q-7 
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 Q-8  Section 6.4.3 assesses anticipated air quality impacts from 
construction, operation, and mobile emission sources. As 
discussed in this section, it was determined that implementation of 
the Specific Plan would result in significant and unavoidable 
impacts. Project-level emissions information is not available at this 
time and it cannot be guaranteed that operational air emissions 
from the future developments within the planning area could be 
fully mitigated to below a level of significance even with 
implementation of mitigation measure AQ 6.4-2. 

 
Q-9  Noise impacts are discussed in Section 6.3 of the PEIR. Specifically, 

the PEIR includes an analysis of potential impacts related to 
exposure of residents to vehicular and rail noise. The PEIR 
concludes, after a complete analysis, that all future projects 
located in areas where exterior noise levels exceed the Land Use – 
Noise Compatibility Guidelines as defined in the General Plan 
Noise Element, Table N-3, site-specific interior noise analyses 
demonstrating compliance with the interior noise compatibility 
guidelines of the General Plan would be required. These 
requirements for site-specific noise analyses would be 
implemented through submission of a Title 24 Compliance Report 
to demonstrate interior noise levels of 45 dB(A) CNEL. Through 
implementation of this regulatory framework, exterior traffic noise 
impacts associated with new development requiring discretionary 
approvals and interior traffic noise impacts for both ministerial 
and discretionary projects would be less than significant.  

 
 With respect to rail noise, the PEIR concludes that although noise-

sensitive receivers would be located in proximity to railroad 
operations, PEIR Figure 6.3-3 shows that vehicle traffic noise from 
I-5 would generate noise levels exceeding 70 CNEL, which far-
exceed the contribution of noise from railroad operations. In 
addition, as discussed above, interior noise impacts for all projects, 
including ministerial projects, would be less than significant 
because applicants must demonstrate compliance with the  
 

 

Q-8 

Q-9 

Q-10 

Q-11 
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 Q-9 (cont.) 
 relevant interior noise standards through submission and approval 

of a Title 24 Compliance Report. Therefore, noise level impacts 
resulting from trolley and train operations would be less than 
significant. 

 
Q-10  See response to comment Q-9.  
 
Q-11  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
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Q-12  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
 
 
 
 
 
Q-13 This comment restates language from PEIR Appendix B. This 

comment does not suggest an inadequacy in the analysis of the 
PEIR. 

 
 
 
 
 
 
 
 
 
 
 
 
 
Q-14  The comment makes statements about freeway traffic in the 

Specific Plan area. For a discussion of traffic-related impacts, see 
Section 6.2.3 of the PEIR. 

 

Q-12 

Q-13 

Q-14 
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 Q-15 The comment restates conclusions reached in the PEIR. For a 
discussion of traffic-related impacts, see Section 6.2.3 of the PEIR. 

 
Q-16  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
Q-17  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
Q-18  The comment restates findings from the Draft PEIR Appendix B 

and makes a statement regarding decreases in vehicular use and 
GHG emissions. The new and increased residential density is 
located in close proximity to new and existing Light Rail Trolley 
lines, and will be supported by new roadway connections and 
facilities that improve bicycle and pedestrian mobility. The mix of 
land uses and new multimodal facilities planned in the Morena 
Corridor Specific Plan will increase transportation options for 
residents, employees, and visitors. While the additional 
developments may lead to an increase in the overall total vehicular 
trips and GHG emissions, the potential for shorter trips and the 
provision of additional transportation options may contribute to a 
reduction in vehicle miles travelled per capita; thus, reducing GHG 
emissions per capita. The comment does not raise any specific 
issues regarding the analysis provided in the Draft PEIR. The 
comment will be included as part of the Final PEIR for review and 
consideration by decision makers prior to the final determination 
regarding the proposed project. 

 
Q-19  The comment questions the numbers provided in the Trip 

Generation Comparison Table (Table 9-1 of the Transportation 
Impact Analysis), specifically questioning trips associated with 
nursery and restaurant land uses. The location where the 
Armstrong Nursery is currently located will be designated as 
Streetfront Commercial. New land use designations do not 
preclude existing businesses from maintaining their operations. 
The trip generation rate for a nursery is equal to that of Streetfront 
Commercial (40 trips/1,000 square feet); therefore, the traffic 
generated by the nursery or any other allowed commercial 
business that may go in are accurately captured in the analysis. 

Q-15 

Q-16 

Q-17 

Q-18 

Q-19 
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Q-20  Continuation of comments noted. 
 
 
 
 
 
 
Q-21  As discussed in Section 6.14.3, a Water Supply Analysis was 

prepared for the project to address build-out of the Linda Vista 
Community Plan area, including proposed land use changes within 
the Linda Vista portion of the Specific Plan area, and is included as 
Appendix F to the PEIR. As no land use changes are proposed 
within the Clairemont Mesa portion of the Specific Plan area, there 
would be no additional demand for water within that portion of 
the Specific Plan area, and a Water Supply Assessment was not 
prepared for this portion of the Specific Plan area. The Water 
Supply Assessment determined that there is sufficient water 
planned to supply the estimated annual average usage associated 
with build-out of the Linda Vista Community Plan including land 
use changes proposed with the Specific Plan. The projected water 
demands were estimated to be 5,104,328 gpd or 5,717.7 acre-feet 
per year. In the City’s 2015 UWMP, the planned water demands 
within the Linda Vista Community Plan were identified as 5,104,512 
gpd or 5,717.8 acre-feet per year. Therefore, there would be no net 
unanticipated water demand. 

 
Q-22  See response to comment Q-21. 
 
 

Q-20 

Q-21 

Q-22 
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Q-23  Continuation of comments noted. 
 
 
 
 
 
 
 
 
 
 
 
Q-24  Bicycle and pedestrian safety is discussed in Section 6.2.3 of the 

PEIR. Specifically, the PEIR addresses whether the project would 
conflict with adopted policies, plans, or programs supporting 
alternative transportation. Inherent to this discussion is the 
construction of pedestrian and bicycle facilities that would support 
improved pedestrian facilities and increased safety for pedestrians 
and bicyclists.  

 
Q-25  The proposed plan includes a number of recommendations to 

prioritize pedestrian travel and strengthen bicycle facility 
connections throughout the project area. See PEIR Section 6.2.3 
(Issue 2) for a detailed list of the project’s component parts relating 
to pedestrian and bicycle improvements (see also PEIR Figure 3-7). 
Overall, policies in the proposed plan support coordination with 
SANDAG on the planning and implementation of regional bicycle 
facilities, support increased bicycle comfort and safety, 
repurposing rights-of-way for bicycle facilities, and bike sharing.  

Q-23 

Q-24 

Q-25 
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Q-26  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Q-27  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 

Q-26 

Q-27 
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Q-28  Continuation of comments noted. 
 
 
 
 
 
 
Q-29  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. Clarification has been added to the PEIR 
that the estimated build-out population is approximately 14,000 
for the Linda Vista portion, and approximately 16,300 for the 
Specific Plan area as a whole.  

 
 
 
 
 
Q-30  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
Q-31  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
Q-32  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 

Q-28 

Q-29 
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Q-33  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
Q-34  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 

Q-33 

Q-34 
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R-1  Introductory comment noted. This comment does not suggest an 

inadequacy in the analysis of the PEIR. 
 
R-2  For a discussion of traffic-related impacts associated with the 

Specific Plan, see Section 6.2.3 of the PEIR. With respect to building 
heights, this comment does not suggest an inadequacy in the 
analysis of the PEIR. 

 
R-3  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
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S-1 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 

Letter S 
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T-1  Potential impacts related to climate change is discussed in Section 

6.8 of the PEIR. Additional discussions related to flooding, 
tsunamis, earthquakes and dam failures are discussed in Sections 
6.11, and 6.12. The conditions at San Onofre are outside the scope 
of this project and PEIR. 

 
T-2  The SDMC includes regulations pertaining to brush management 

(Section 142.0412) and construction materials for development 
near open space (Chapter 14, Article 5) to minimize fire risk. Brush 
management is required in all base zones on publicly or privately 
owned premises that are within 100 feet of a structure and contain 
native or naturalized vegetation. The City requires submittal of 
brush management plans for all new development, which are 
intended to reduce the risk of significant loss, injury, or death 
involving wildland fires. Future development proposals within the 
Specific Plan area would be reviewed for compliance with all City 
and Fire Code requirements aimed at ensuring the protection of 
people or structures from potential wildland fire hazards, including 
brush management regulations. 

 
T-3  Relationships between San Diego and Tijuana are outside the 

scope of this project and PEIR. For a discussion of project-related 
water quality impacts, see Section 6.11 of the PEIR.  
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T-4  The City’s Pure Water program is outside the scope of this project 

and PEIR. For a discussion of project-related water quality impacts, 
see Section 6.11 of the PEIR. 

 
 
 
 
T-5  See responses to comments T-3 and T-4. 
 
 
 
 
 
 
 
 
T-6  Potential impacts associated with earthquakes are discussed in 

Section 6.12 of the PEIR. A geotechnical and geologic 
reconnaissance report was prepared by a state-registered 
geologist and included as Appendix E to the PEIR.  

 
 
T-7  The language of Policy 2.3.8 included in the PEIR is correct. No 

revisions are necessary. 
 
T-8  Building scale refers to building elements and details as they 

proportionally relate to each other and to humans. Increased 
building scale means building would get larger in mass from West 
Morena Boulevard to the western portion of the Tecolote District. 

 

T-4 

T-5 

T-6 
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T-9  Housing would be provided to support all members of the 

community as required by City regulations.  
 
T-10  The Morena Corridor Specific Plan, consistent with Clairemont 

Community Plan, recommends Knoxville Street to connect West 
Morena Boulevard and Morena Boulevard. This connection will 
improve circulation for all modes of travel and provide access to 
the Tecolote Station. The Morena Corridor Specific Plan identifies 
the extension of Knoxville Street as Improvement 3; a conceptual 
rendering can be seen in Figure 3-5 of the Specific Plan. 

 
T-11  The language of Policy 2.4.6 included in the PEIR is correct. No 

revisions are necessary. 
 
T-12  The language of Policy 3.1.1 included in the PEIR is correct. No 

revisions are necessary. 
 
T-13  The language of Policy 6.1.(g) included in the PEIR is correct. No 

revisions are necessary. 
 
T-14  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
T-15  As noted in Section 5.2, Transportation and Circulation, of the PEIR, 

the Specific Plan identifies policies to coordinate with Caltrans to 
provide bridge connections from the Specific Plan area to Mission 
Bay Park and improve cyclist mobility over the Clairemont 
Drive/East Mission Bay Drive and Sea World Drive/Tecolote Road 
Bridge. Ultimate construction of a bridge would require further 
feasibility analysis including site-specific environmental analysis 
and engagement with the community at the time a specific project 
is proposed. 

 

T-9 
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U-1  Introductory comment is noted. 
 
 
 
 
 
U-2  Improvements 7 and 16 would maintain the existing width and 

curved alignment of Naples Place. Previous consideration was 
given to intersect Naples Place with Cushman Avenue; however, 
there are concerns with introducing new conflicts with pedestrians 
and cyclists. This does not align with the policy in the Morena 
Corridor Specific Plan of providing safe and efficient travel of 
people and goods. The Morena Corridor Specific Plan is a planning 
document in which only circulation element roadways are 
analyzed at a planning level. The proposal to intersect Naples Place 
to Cushman Avenue would require design specifics and 
operational improvements that can be considered at a later time 
near the design and implementation phase. Furthermore, there is 
nothing indicated in the Morena Corridor Specific Plan that would 
preclude the extension of Naples Place; however analysis has not 
been conducted to determine its feasibility as part of this plan. 

 
 
U-3  Comment noted. This comment does not suggest an 

inadequacy in the analysis of the PEIR. 
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U-4  Conclusions to comments noted. U-4 
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V-1  Introductory comment is noted.  
 
 
 
 
 
V-2  The comment correctly summarizes the basic transit-oriented 

proposal.  
 
V-3  The comment "recommends future traffic analysis and evaluation 

for developments use the latest available software, currently 
Highway Capacity Manual V6 and Software HCS 7." Comment 
noted. The comment does not raise any specific issues regarding 
the analysis provided in the Draft PEIR. The comment will be 
included as part of the Final PEIR for review and consideration by 
decision makers prior to the final determination regarding the 
proposed project. 

 
V-4  Comment noted. Future development projects affecting Caltrans 

facilities would include coordination with Caltrans. 
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V-5  The comment recommends consideration for "incorporating 

enhanced visibility crosswalks as part of the mitigation plan . . . ." 
Policy 3.3.2 of the Morena Corridor Specific Plan states, 
"Incorporate high visibility continental crosswalks at signalized 
intersections." Additionally, page 108 of the Transportation Impact 
Analysis (provided as Appendix B of the Draft PEIR), identifies 
interim implementation measures, including the following: 
"Consider a mid-block pedestrian connection across West Morena 
Boulevard, between Vega Street and Buenos Avenue, with a 
continental crosswalk and pedestrian hybrid beacon. This location 
should meet Pedestrian Hybrid Beacon (signal) warrants prior to 
installation." 

 
V-6  The comment recommends consideration for "incorporating 

bicycle-friendly train track crossing improvements, where 
appropriate." Comment noted. The comment does not raise any 
specific issues regarding the analysis provided in the Draft PEIR. 
The comment will be included as part of the Final PEIR for review 
and consideration by decision makers prior to the final 
determination regarding the proposed project. 
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 V-7  As mitigation to Impact 6.2-1, the comment recommends 
consideration for "incorporating the following improvements as 
part of the mitigation plan for impact TRANS 6.2-1: (A) Short-term 
striping improvements for bicycle accommodation, and/or (B) a 
longer-term solution that would provide a bicycle and pedestrian 
facility on the south side of the Clairemont Drive bridge structure." 
Both of these mitigation measures were evaluated and considered 
as part of the planning process; however, they were deemed 
inappropriate for the roadway due to the free right-turn 
movements entering and exiting the I-5 on- and off-ramps. The 
Morena Corridor Specific Plan includes Policy 3.4.6, "Coordinate 
with Caltrans to improve pedestrian and bicycle connections along 
the Clairemont Drive freeway bridge to provide access from the 
Clairemont Drive and Linda Vista community to Mission Bay Park. 
This could include 'squaring-up' the southbound Interstate-5 on- 
and off-ramps at Clairemont Drive/East Mission Bay Drive."  

 
 Additionally, Morena Corridor Specific Plan Policy 3.4.7 reads, 

"Coordinate with Caltrans and SANDAG to improve pedestrian and 
bicyclist mobility along the Clairemont Drive/East Mission Bay 
Drive bridge and the SeaWorld Drive/Tecolote Road bridge over I-5 
to connect with existing bicycle facilities and to provide access to 
Fiesta Island.” Considering the bridge is a Caltrans facility, and the 
City does not have jurisdiction over the referenced locations, the 
improvement was listed as policy language rather than a feature of 
the plan. 

 
V-8  Comment noted. Future development projects affecting Caltrans 

facilities would include coordination with Caltrans. 
 
V-9  This concluding remark is noted. 
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W-1  No land use changes are proposed for the Clairemont Mesa 

portion of the Specific Plan area, and the existing 30-foot height 
limit within that area would remain. 

 
W-2  As detailed in Chapter 3.0 of the PEIR, new and improved parking is 

designated throughout the Specific Plan area. Additionally, the 
Specific Plan includes policies to promote structured parking. 
Additionally and with respect to adequate parking, planning for 
high-density residential development near high-quality transit is a 
focus of the City General Plan City of Villages Strategy, the City’s 
Climate Action Plan, and is consistent with SANDAG strategies 
identified in The Regional Plan. The intention would be the 
promotion of transit and the lessening of the need for individual 
automobile use throughout the Specific Plan area. 

 
W-3  Concluding comment is noted. 
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X-1  Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
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Y-1  This introductory comment is noted. 
 
 
 
 
 
 
 
Y-2  Support for the project location is noted. 
 
 
 
 
 
 
Y-3  The City appreciates SANDAG’s input into mobility-related policies. 

Many of these policies are already included in the Specific Plan. 
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Y-4  The City appreciates SANDAG resources available for planning and 

future project use.   
 
 

Y-4 



LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN  CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 95 February 2019 

  
Y-5  These concluding remarks are noted.  
 
 

Y-5 
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Z-1  Introductory comments are noted.  
 
Z-2  Multi-model connectivity and promoting safety for 

pedestrians/bicyclists are addressed in both the Transportation 
Impact Analysis and PEIR. The Transportation Impact Analysis 
discusses signal modifications, proposed crosswalk/sidewalk 
improvements, and bicycle lanes that would enhance safety and 
promote alternative modes of transportation throughout the 
Specific Plan (see Transportation Impact Analysis Sections 4.2 and 
4.3). Section 6.2 of the PEIR further analyzes the improved 
pedestrian and bicycle facilities finding that implementation of the 
project would support improved pedestrian facilities and increased 
safety for pedestrians by strengthening pedestrian connections 
and providing for improved pedestrian mobility throughout the 
study area. 

 
Z-3  See response to comment Z-1.  
 
Z-4  As noted in Section 5.2, Transportation and Circulation, of the PEIR, 

the Specific Plan identifies policies to coordinate with Caltrans to 
provide bridge connections from the Specific Plan area to Mission 
Bay Park and improve cyclist mobility over the Clairemont 
Drive/East Mission Bay Drive and Sea World Drive/Tecolote Road 
Bridge. Ultimate construction of a bridge would require further 
feasibility analysis including site-specific environmental analysis 
and engagement with the community at the time a specific project 
is proposed. 

 
Z-5  See response to comment Z-4. 
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 Z-6  The Specific Plan is not required to include the mitigation 
measures proposed within the PEIR. The PEIR includes proposed 
mitigation measures that would become part of the project’s 
conditions of approval (through the adopted MMRP).  

 
Z-7  CEQA does not require mitigation measures to be proposed for 

existing conditions. The PEIR includes transportation-related 
mitigation measures that aim to address significant direct and 
cumulative impacts associated with implementation of the project.  

 
Z-8  The Specific Plan addresses land use and mobility changes within 

the boundary of the Specific Plan area. See response to comment 
Z-4.   

 
Z-9  One guiding principle of the Specific Plan is to improve access to 

Mission Bay Park. New improvements within the Specific Plan area 
would provide connections (including urban trail connections) to 
Mission Bay Park. The Specific Plan also encourages coordination 
with MTS and SANDAG to provide shuttle service to the park (Policy 
3.4.10).  

 
Z-10  Traffic impacts are discussed in Section 6.2 of the PEIR. As the 

bounding intersections of the proposed roadway segments would 
operate at an acceptable LOS, it is expected that the roadway 
segments would also operate at an acceptable LOS. 

 
Z-11  Refer to response Z-2. 
 
Z-12  See response to comments Z-1 through Z-11. 
 
Z-13  See response to comment Z-11. 
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Z-14  As discussed in Chapter 8, implementation of the proposed project 

would create employment opportunities throughout the districts 
intending to “facilitate the economic well-being of locally owned 
and operated businesses and create ample job opportunities for 
residents in the Specific Plan area. These policies serve to facilitate 
expansion and new growth of high-quality employment 
opportunities with access to transit.”  

 
Z-15  Chapter 10 of the PEIR provides a “reasonable range of 

alternatives” pursuant to CEQA Guidelines Section 15126.6. The 
alternatives included in the PEIR permit informed decision making 
and public participation because there is enough variation 
amongst the alternatives that provide a reasonable range. As 
required under CEQA, the alternatives would avoid or minimize 
significant impacts associated with the project while also meeting 
the project objectives. The alternatives are compared to the 
impacts of the project and are assessed relative to their ability to 
meet the basic objectives of the project. 

 
Z-16  These concluding remarks are noted.  
 

 

Z-14 

Z-15 

Z-16 
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AA-1 The commenter’s opposition to the language of the PEIR pertaining 

to character of the community is noted, as well as the opposition 
to increased building height allowance of greater than 30 feet. As 
discussed in Sections 6.7.3 and 6.7.4, impacts associated with 
neighborhood character were determined to be significant and 
unavoidable due to increased heights and development intensity 
that could conflict with existing neighborhood character.  

 
AA-2 For a discussion of traffic-related impacts, see Section 6.2.3 of the 

PEIR. 
 
AA-3 Refer to response AA-1.  
 
AA-4 The Specific Plan does not propose any zoning changes to the 

commercial properties associated with the commercial center 
located at the intersection of Balboa Avenue and Genesee Avenue.  

 
AA-5 The Specific Plan does not propose any land use or zoning changes 

along Balboa Avenue. In addition, the portion of Clairemont Drive 
within the Specific Plan area and adjacent properties would retain 
the existing zoning designations under the Specific Plan of RM-3-7, 
CN-1-2, and CC-1-3. 

 
AA-6 The commenter’s concern with regards to additional time sitting in 

traffic is noted. For a discussion of anticipated traffic-related 
impacts associated with traffic circulation within the Specific Plan 
area, see Section 6.2.3 of the PEIR.   
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 AB-1  Introductory comment noted.  
 
AB-2 The future year traffic volumes were developed utilizing the 

anticipated land use quantities and standard industry practices 
and are accurately reflective of the anticipated land use and 
transportation network changes. Regarding parking, the Specific 
Plan does not propose to provide less than one car per residential 
unit. Parking requirements are dictated by the Municipal Code. 
There are also policies supporting the use of shared parking to 
efficiently meet parking needs in village areas.  

 
AB-3 As discussed in Section 6.8 of the PEIR, greenhouse gas emissions 

would be greater for proposed land uses identified within the 
Specific Plan area when compared to build-out of the Specific Plan 
area based on the adopted community plan land uses. Emissions 
from all sources were found to increase from the adopted 
community plan land uses. The increase in GHG emissions would 
be due to the increased density of development that would be 
allowed within the Linda Vista portion of the Specific Plan area and 
associated GHG emissions. This increase in GHG would be a direct 
result of the increased density associated with implementation of 
CAP Strategies and the General Plan’s City of Villages Strategy. 
Increasing residential and commercial density along transit 
corridors and Community Villages within a TPA would support the 
City in achieving the GHG emissions reduction targets of the CAP, 
and thus, impacts associated with GHG emissions were 
determined to be less than significant.  

 
AB-4 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
AB-5 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
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AB-6 As discussed in Section 6.2 and the Transportation Impact Analysis 

completed for the project, the project is anticipated to generate an 
additional 22,528 ADT within the project study area. Circulation 
plans for the area referenced by the commenter would be 
modified under the Specific Plan. Refer to Specific Plan Figure 3-1 
for an illustrative concept of future streets in Linda Vista. As shown 
in this graphic, an additional extension to West Morena Boulevard 
would be provided via the Sherman Avenue Extension. 
Additionally, as detailed in the PEIR Section 6.2.3, no significant 
impact was identified with build-out of the Specific Plan at the 
intersections of Morena Boulevard and Buenos Street, Morena 
Boulevard and Cushman Avenue, West Morena Boulevard and 
Buenos Street, and West Morena Boulevard and Cushman Avenue 
Extension. Additionally, no significant impact was identified for the 
I-5 northbound and southbound ramps at Tecolote Road. For a 
complete discussion of traffic-related impacts and associated 
mitigation measures, refer to Section 6.2 of the PEIR. 

 
AB-7 As future development proceeds consistent with the Specific Plan, 

appropriate infrastructure improvements would either be required 
to be installed concurrent with project development, if warranted, 
or development impact fees would be paid to ensure 
infrastructure needs are funded commensurate with the demand 
generated by development. Analysis of impacts to public services 
(police protection, fire protection, schools, libraries, and parks and 
recreation) are assessed in Chapter 6.13 of the PEIR.  

 
AB-8 Fire and life safety protection impacts were analyzed in Section 

6.13.3 of the PEIR. Implementation of the proposed project could 
result in an increase in allowable development, which could result 
in additional residents and vehicles being added to the Specific 
Plan area and a change in response times. However, future 
facilities would be planned based on adopted General Plan Public 
Facilities Element standards detailed in Section 5.13.3 of this PEIR. 

AB-6 

AB-7 
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 AB-8 (cont.) 
 Moreover, as future development is proposed within the Specific 

Plan area, individual projects would be subject to payment of 
Development Impact Fees, which would provide facilities financing 
in accordance with SDMC Section 142.0640. At the program level 
the proposed increase in population would not require that the 
SDFD construct new facilities. Any expansion of existing facilities or 
the development of a new facility would be subject to separate 
environmental review at the time design plans are available. Thus, 
implementation of the proposed project would result in a less than 
significant environmental impact associated with the construction 
of new facilities in order to maintain service ratios, response times, 
or other performance objectives related to fire/life safety 
protection services. 

 
AB-9 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 



LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN  CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 103 February 2019 

  
 
 
 
 
 
 
AB-10 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 

AB-10 
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AC-1 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
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AD-1 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
AD-2 For a discussion of traffic-related impacts, see Section 6.2.3 of the 

PEIR. 
 
AD-3 Potential impacts related to public views are addressed in PEIR 

Section 6.3.7, under Issue 1. As discussed in that section, the 
analysis concludes that potential impacts related to public views 
associated with build-out of Specific Plan land uses within the 
Linda Vista portion of the Specific Plan area including 
implementation of the TODEP would be significant.  

 
AD-4 For a discussion of associated traffic impacts, see Section 6.2 of the 

PEIR.  For a discussion of impacts to public utilities, see Section 
6.14 of the PEIR. For a discussion of impacts to schools and other 
public services, see Section 6.13 of the PEIR.  

 
AD-5 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
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AE-1 The requested revision has been made to the table associated with 

the Morena Station District Proposed Land Use in Section 3.3.1 of 
the PEIR (Page 3-9). 

 
 
 
AE-2 The commenter’s support for the project is noted.  
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AF-1 Although past the September 17, 2018 review period, the 

comment is included in the record for the project.  
 
 
AF-2 The project will first go to Planning Commission, Land Use and 

Environment Committee, and then City Council. The project is 
estimated to go to City Council in spring 2019.  

 
 
 
AF-3 Information on the Morena Corridor Specific Plan is available on 

the City’s website: 
 
 https://www.sandiego.gov/planning/community/specificplans/mor

ena-corridor  
 
 For questions or comments regarding the Morena Corridor 

Specific Plan, please contact Michael Prinz, Project Manager at 
mprinz@sandiego.gov or at (619) 533-5931. 
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AG-1  Introductory comments noted.  
 
 
 
 
 
 
AG-2 Comments noted. These comments do not suggest an inadequacy 

in the analysis of the PEIR. 
 
 
 
 
 
AG-3 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
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 AG-4 Comment notes. Refer to PEIR Section 6.7.3 for a discussion of 
impacts to neighborhood character. As discussed in this section, a 
significant impact related to neighborhood character would occur 
as a result of future development within the Linda Vista portion of 
the Specific Plan area due to increased heights and development 
intensity that could conflict with existing neighborhood character. 
The comment does not raise an issue related to the adequacy of 
this analysis.  

 
AG-5 Comment noted. For a discussion of traffic related impacts, see 

Section 6.2 of the PEIR.  
 
AG-6 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR, but will be provided to decision makers for 
their consideration. 

 
AG-7 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
AG-8 This comment does not suggest an inadequacy in the analysis of 

the PEIR, but will be provided to decision makers for their 
consideration. 

 
AG-9 The Specific Plan does not propose specific development projects. 

The height limit allowances within the Specific Plan area will 
ultimately be decided by City Council.  

 
AG-10 This comment does not suggest an inadequacy in the analysis of 

the PEIR, but will be provided to decision makers for their 
consideration. 

 
AG-11 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
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AG-12 This comment will be provided to decision makers for their 

consideration. AG-12 
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AH-1 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
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 AI-1 Comment noted. This comment does not suggest an inadequacy in 
the analysis of the PEIR. 

 
AI-2 The City recognizes that it cannot be guaranteed that future 

residents will take advantage of transit; however, planning for 
high-density residential development near high-quality transit is a 
focus of the City General Plan City of Villages Strategy, the City’s 
Climate Action Plan, and is consistent with SANDAG strategies 
identified in the Regional Plan. Refer also to response AI-1. 

 
AI-3 Regarding affordable housing, future development will be required 

to be consistent with City requirements related to affordable 
housing including the provision of adequate affordable housing 
and/or payment of in lieu fees. The Specific Plan does not specifically 
allow payment of fees instead of development of low-income units; 
rather, the City municipal code sets those requirements.  

 
AI-4 As discussed in Section 3.3.9 of the PEIR, a number of public facility 

updates have been identified in association with development of 
the Specific Plan. The project anticipates adoption of an Impact Fee 
Study (IFS; formerly known as a Public Facilities Financing Plan) for 
the Linda Vista community that addresses the need for public 
facilities associated with build-out of the Specific Plan. The updated 
IFS for Linda Vista would incorporate identified facility 
improvements within the Linda Vista portion of the Specific Plan 
area, based on facility analysis completed as part of the Specific 
Plan. The IFS would include potential funding sources for public 
facilities financing, particularly development impact fees. Future 
improvements to be identified in the IFS would vary widely in the 
PEIR range and scope; some could be implemented incrementally 
as scheduled street maintenance occurs, and others would require 
significant capital funding from city, state, regional, and federal 
agencies, or are not feasible until significant new development 
occurs. Adoption of an IFS for the Clairemont Mesa portion of the 
Specific Plan area would occur concurrent with the comprehensive 
update to the Clairemont Mesa Community Plan, and was, 
therefore, not considered as part of the Specific Plan project.  
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 AI-5 The commenter’s opposition to the project is noted. 
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AJ-1 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
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AK-1 Introductory comment noted.  
 
AK-2 Regarding parking, the Specific Plan does not propose to provide 

less than one car per residential unit. Parking requirements are 
dictated by the Municipal Code. There are also policies supporting 
the use of shared parking to efficiently meet parking needs in 
village areas.  

 
AK 3 The City recognizes that it cannot be guaranteed that future 

residents will take advantage of transit; however, planning for 
high-density residential development near high-quality transit is a 
focus of the City General Plan City of Villages Strategy, the City’s 
Climate Action Plan, and is consistent with SANDAG strategies 
identified in the Regional Plan. 

 
AK 4 The closure of Napa Street was analyzed and impacts are disclosed 

within the Draft PEIR and supporting Transportation Impact 
Analysis (provided as Appendix B of the Draft PEIR). As shown in 
Table 6.2-2 and Table 6.2-3 of the Draft PEIR, the roadway 
segments and intersections in this area are forecast to operate at 
acceptable levels of service with the realignment. The comment 
does not raise any specific issues regarding the analysis provided 
in the Draft PEIR. The comment will be included as part of the Final 
PEIR for review and consideration by decision makers prior to the 
final determination regarding the proposed project. 

 
AK 5 As shown in Table 5-2 of the Transportation Impact Analysis, no 

significant impacts were identified along the referenced segment 
as the adjacent intersections operate at an acceptable level of 
service and an arterial analysis for the same segment was also 
found to operate at acceptable levels of service. 
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AK 6 Future development within the Specific Plan area would be 

required to demonstrate consistency with City regulations relating 
to the provision of adequate affordable housing and/or payment 
of in lieu fees. 

 
AK 7 The project includes adoption of an IFS for the Linda Vista 

community that addresses the need for public facilities associated 
with build-out of the Specific Plan. The updated IFS for Linda Vista 
would incorporate identified facility improvements within the 
Linda Vista portion of the Specific Plan area, based on facility 
analysis completed as part of the Specific Plan. The IFS would 
include potential funding sources for public facilities financing, 
particularly development impact fees. Future improvements to be 
identified in the IFS would vary widely in the PEIR range and scope; 
some could be implemented incrementally as scheduled street 
maintenance occurs, and others would require significant capital 
funding from city, state, regional, and federal agencies, or are not 
feasible until significant new development occurs. Adoption of an 
IFS for the Clairemont Mesa portion of the Specific Plan area would 
occur concurrent with the comprehensive update to the 
Clairemont Mesa Community Plan, and was therefore not 
considered as part of the Specific Plan project. 

 
AK 8 The commenter’s opposition to the project is noted. 

AK-6 

AK-7 
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AL-1 All comments will be provided to decision makers for 

consideration. The comment does not identify inadequacies 
contained within the PEIR; thus, additional response is not 
warranted.   
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AM-1 The PEIR analyzes the Final Morena Corridor Specific Plan. No 

additional analysis is required.  
 
AM-2 Comment noted. The policy is intended to support one bridge that 

could accommodate both pedestrian and bicycles. This comment 
does not suggest an inadequacy in the analysis of the PEIR. 

 
AM-3 Bicycle and pedestrian improvements are discussed in 

Section 6.2.3 of the PEIR. Specifically, the PEIR addresses whether 
the project would conflict with adopted policies, plans, or 
programs supporting alternative transportation. Mobility 
improvements identified in the Specific Plan are overall intended 
to increase safety for pedestrians and bicyclists by providing 
improved facilities. The PEIR evaluates these changes at a planning 
level as there are no site-specific, project-level mobility 
improvements proposed as part of the Specific Plan. At the time 
specific improvements are proposed, the safety of pedestrians, 
bicyclists, and motorists would be further evaluated.  Thus, the 
evaluation related to safety in the PEIR is adequate.  

 
AM-4 The conditions referenced by the commenter are part of the 

existing condition associated with access to Mission Bay. The 
Specific Plan recognizes this deficiency in adequate access to 
Mission Bay for pedestrians and bicyclists and has incorporated 
policies supporting improved connections. 

 
AM-5 Refer to responses AM-3 and AM-4. This comment does not 

suggest an inadequacy in the analysis of the PEIR. 
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AM-6 The Specific Plan provides a policy framework supporting 

identified mobility improvements within the Specific Plan area. As 
future mobility improvements are proposed, site-specific 
engineering-level studies would be completed that would consider 
safety for all users.  

 
AM-7 See response AM-1 and AM-6.  
 

AM-6 
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AN-1 The comment does not suggest an inadequacy in the analysis of 

the PEIR; however, all comments will be forwarded to decision 
makers for consideration.  
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AO-1 The comments in this letter do not suggest an inadequacy in the 

analysis of the PEIR; but will be forwarded to the decision maker 
for consideration. 
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 AP-1 Trip generation comparisons are provided for the Low Density 
Alternative and the Adopted Community Plan to demonstrate the 
magnitude of trips generated by the respective scenarios and to 
enable those to be compared to the other scenarios. As stated in 
the Transportation Impact Analysis (provided as Appendix B of the 
Draft PEIR), "the Low-Density Alternative will generate fewer trips 
than the Preferred Plan and Mid-Density Alternative, therefore, it is 
assumed the Low-Density Alternative scenario would result in 
impacts equal to or less than those scenarios." 

 
AP-2 The land uses shown in Table 9-1 of the Transportation Impact 

Analysis are based on allowable land uses within the planned land 
use categories in the respective scenarios. Many of the land use 
designations are intended to be flexible, permitting residential 
and/or commercial uses. The land use development assumptions 
prepared for the Morena Corridor Specific Plan provided a 
planning estimate for total housing units and non-residential floor 
area that could occur in the future based on the proposed land use 
designations. Within Clairemont, all parcels with Commercial land 
use designations would allow for mixed-use development with 
residential densities up to 29 dwelling units per acre. Parcels with 
commercial uses that have a FAR less than or equal to 0.34 are 
assumed to redevelop to the maximum allowed residential density 
of the land use designation, with ground floor commercial uses of 
0.25 FAR. 

 
AP-3 Trip generation comparisons are provided for the Low-Density 

Alternative and the Adopted Community Plan to demonstrate the 
magnitude of trips generated by the respective scenarios and to 
enable those to be compared to the other scenarios. As stated in 
the Transportation Impact Analysis, "the Low-Density Alternative 
will generate fewer trips than the Preferred Plan and Mid-Density 
Alternative; therefore, it is assumed the Low-Density Alternative 
scenario would result in impacts equal to or less than those 
scenarios." Additionally, the PEIR correctly evaluates impacts of the 
project against existing conditions, not compared to an adopted 
plan. 
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 AP-4 As shown in Table 9-1 of the Transportation Impact Analysis, the 
Low-Density Alternative is projected to generate fewer trips than 
the Adopted Community Plan; therefore, it can be assumed that 
any impacts created by the Low-Density Alternative would be equal 
to or less than those identified in the Adopted Community Plan. 
The Draft PEIR identifies the impact to the Denver 
Street/Clairemont Drive intersection and finds the impact 
significant and unavoidable; therefore, impacts under the Low-
Density Alternative would not be more severe than the impact 
identified for the project. 

 
AP-5 The Draft PEIR confirms this impact would still exist with the 

proposed land use changes. 
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 AP-6 Comment noted. The Transportation Impact Analysis found the 
intersections along the realigned Morena Boulevard are projected 
to operate at acceptable levels of service. As footnoted in Table 5-2 
of the Transportation Impact Analysis, since intersections control 
the flow of traffic along the roadway segment, they are typically a 
better indicator of actual roadway operations than segment 
analyses; therefore, even though the roadway segment level of 
service is projected to operate at LOS F, the actual flow of the 
roadway is projected to operate at acceptable conditions. 

 
AP-7 As stated in Chapter 6 of the Transportation Impact Analysis, the 

Mid-Density Alternative assumes the Preferred Plan roadway 
network and mobility improvements identified in Chapter 5 of 
Transportation Impact Analysis, whereas the Adopted Community 
Plan only assumes those improvements identified in the Adopted 
Community Plans. 

 
AP-8 Trip generation comparisons are provided for the Low-Density 

Alternative and the Adopted Community Plan to demonstrate the 
magnitude of trips generated by the respective scenarios and to 
enable those to be compared to the other scenarios. As stated on 
page 81 of the Transportation Impact Analysis, "the Low-Density 
Alternative will generate fewer trips than the Preferred Plan and 
Mid-Density Alternative; therefore, it is assumed the Low-Density 
Alternative scenario would result in impacts equal to or less than 
those scenarios." 

 
AP-9 As noted in Section 6.2 of the PEIR, mitigation at this intersection 

was not included within the Specific Plan, resulting in the impact 
being significant and unavoidable. Therefore, no condemnation 
will be required. Since the analysis was conducted at a program 
level that does not include individual project phasing or 
development patterns, the density in which the impact(s) occur 
cannot be determined at a program level of analysis. This analysis 
will need to be conducted at a project level. 
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 AP-10 The Specific Plan includes the TODEP to foster higher density 
development within transit oriented locations. The TODEP would 
be expected to increase trolley ridership and reduce reliance on 
individual automobiles making local trips. The PEIR does conclude 
that notwithstanding the TODEP, the project would result in 
significant and unavoidable impacts to freeway segment (Impact 
6.2-8: I-5 NB and SB, between Grand Avenue/Garnet Avenue and 
Old Town Avenue and Impact 6.2-9: I-8 EB, between Morena 
Boulevard and Hotel Circle). A Statement of Overriding 
Considerations would be required by the City upon adoption of the 
Specific Plan to identify benefits of the project that are outweigh 
unavoidable project impacts. 

 
AP-11 The Mobility Element relies on SANDAG’s Series 12 travel forecast 

model which accounts for the interrelation between land uses as 
well as access to alternative mobility options. Trips identified by 
the travel forecast model include person trips associated with 
transit, walking, biking, and vehicles. With regards to Development 
Services, trip reductions utilizing the MXD method as well as transit 
reductions are accepted by staff. 

 
AP-12 Refer to Response AP-8.  
 
AP-13 The Draft PEIR and supporting analyses were conducted at a 

programmatic-level that does not include individual project 
phasing as the individual projects and their timelines are unknown. 
These analyses will be conducted at the project level as individual 
projects are proposed. 
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AP-14 The PEIR analyzes the Final Morena Corridor Specific Plan. No 

additional analysis is required.  
 
AP-15 The alternative acknowledges that even in the existing condition 

(45 feet) visual impacts could be significant and unavoidable. The 
purpose of the alternative is to compare impacts to the proposed 
project. As shown in Table 10-1, while visual impacts would be 
significant and unavoidable, they would be less than the proposed 
project. 
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AP-16 The attachment provided is acknowledged. AP-16 
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AP-17 This comment is a copy of the comment provided by the 

commenter during the Notice of Preparation process. No response 
is required for this letter as it does not raise specific comments 
regarding the content of the PEIR. 

AP-17 

Letter AP 
Attachment 2 
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AQ-1 Introductory comment noted. 
 
AQ-2 This comment accurately reflects the language included in the 

September 17, 2018 memorandum issued by Mike Hansen, 
Planning Director, City of San Diego Planning Department.  

 
AQ-3 A change to the Specific Plan has been proposed to remove the 

allowance for a potential increase in height with a Planned 
Development Permit within the Tecolote Village and Morena 
Station Districts. Ultimately, the decision to remove the allowance 
for increased height with a Planned Development Permit will be 
made by the City Council after recommendation by the Planning 
Commission. 

 
AQ-4 As a City project, the City identified the PEIR project objectives; 

however, the PEIR project objectives generally align with the 
objectives of the Specific Plan, which were developed with 
community input. The project objectives reiterated in the comment 
are consistent with information presented in the PEIR. 
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AQ-5 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
 
 
 
 
 
AQ-6 Comment restates information from the Specific Plan; however, 

the Specific Plan does not state that it “does not provide for the 
infrastructure the increased density would demand” as indicated in 
item 4 of this comment. As future development proceeds 
consistent with the Specific Plan, appropriate infrastructure 
improvements would either be required to be installed concurrent 
with project development, if warranted, or development impact 
fees would be paid to ensure infrastructure needs are funded 
commensurate with the demand generated by development.   

 
AQ-7 The PEIR objectively analyzes project impacts. See PEIR subsections 

6.1 and 6.8 for a discussion of the project’s potential impacts 
associated with land use and GHG, respectively. The remainder of 
this comment is noted as it does not suggest an inadequacy in the 
analysis of the PEIR. 
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 AQ-8 The Specific Plan does not propose to provide less than one car 
per residential unit. Parking requirements are dictated by the 
Municipal Code. There are also policies supporting the use of 
shared parking to efficiently meet parking needs in village areas. 
Additionally, planning for high-density residential development 
near high-quality transit is a focus of the City General Plan City of 
Villages Strategy, the City’s Climate Action Plan, and is consistent 
with SANDAG strategies identified in the Regional Plan.  

 
AQ-9 The City recognizes that it cannot be guaranteed that future 

residents will take advantage of transit; however, planning for 
high-density residential development near high-quality transit is a 
focus of the City General Plan City of Villages Strategy, the City’s 
Climate Action Plan and is consistent with SANDAG strategies 
identified in the Regional Plan. 

 
AQ-10 Project traffic is discussed in Section 6.2 of the PEIR.  
 
AQ-11 The economic feasibility of future development to accommodate 

affordable units within proximity to transit is beyond the scope of 
the PEIR; however, all future projects within the Specific Plan area 
will be required to be consistent with City regulations relating to 
the provision of adequate affordable housing and/or payment of in 
lieu fees. With respect to traffic and GHG impacts, see PEIR 
Sections 6.2 and 6.8, respectively.  

 
AQ-12 The Specific Plan identifies areas where increases in residential 

densities would be allowed near existing and planned trolley 
stations, but does not propose any specific development project or 
affordable housing development. Future development proposals 
will originate from private developers. The Specific Plan is intended 
to provide development at intensities that would allow for a range 
of housing affordability levels to be accommodated. This comment 
does not suggest an inadequacy in the analysis of the PEIR. 

 
AQ-13 See response to comment AQ-12.  
AQ-14 See response to comment AQ-12. 
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 AQ-15 The PEIR includes discussions of utilities and services required to 
support the proposed project. Specifically, a WSA was prepared to 
address build-out of the Linda Vista Community Plan area, 
including proposed land use changes within the Linda Vista portion 
of the Specific Plan area (see Appendix F of the PEIR). The WSA 
determined that there is sufficient water planned to supply the 
estimated annual average usage. For a detailed discussion of water 
supply impacts, see Section 6.14.3 of the PEIR.  Additionally, as 
discussed in Section 6.13.3 of the PEIR, as development occurs, 
each project will be evaluated by emergency service personnel and 
will be required to pay development impact fees. Fire suppression 
will be required through compliance with City fire safety policy and 
regulations regarding placement of fire hydrants and water lines, 
and the requirements for fire sprinkler systems. Payment of these 
fees would ensure impacts to fire/life safety protection are less 
than significant. 

 
AQ-16 See response to comment AQ-15.  
 
AQ-17 Page 3-1 of the PEIR identifies adoption of an Impact Fee Study for 

the Linda Vista community planning area as a discretionary action 
that would be implemented as part of the proposed project, not as 
a subsequent discretionary action.   

 
AQ-18 See response to comment AQ-8. 
 
AQ-19 See response to comment AQ-8. Additionally, the City cannot 

restrict vehicle ownership but can limit the amount of parking 
provided as a disincentive for vehicle ownership. 

 
AQ-20 The comment refers to the concept of decoupling the cost of 

parking from rental costs, which is not discussed in the Specific 
Plan or PEIR.  See responses to comments AQ-8 and AQ-9. 
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AQ-21 The comment summarizes the concept of a village; no further 

response is required. 
 
AQ-22 The City recognizes that the planned village areas may not 

currently have a range of jobs, services, and retail opportunities; 
however, the purpose of the Specific Plan is to define allowable 
land uses that would allow the area to develop with a variety of 
housing options, jobs and shopping.  

 
AQ-23 The Riverwalk Project is outside the cumulative project area 

defined for the project. The cumulative setting for the Morena 
Corridor Specific Plan includes the Linda Vista and Clairemont 
Mesa community plans. The Riverwalk Project is within the Mission 
Valley community planning area.  

 
AQ-24 The Specific Plan contains policies and supplemental development 

regulations for development within the Specific Plan area and is 
intended as an overall guidance document for development within 
the Specific Plan. Future discretionary projects will be required to 
demonstrate consistency with the overall goals and policies of the 
Specific Plan; however, specific policies are written with flexibility in 
consideration of the range of projects that could be developed 
under the Specific Plan.   

 
AQ-25 Tribal consultation occurred early in the Specific Plan process. The 

NAHC has indicated that sacred lands have not been identified 
within the Specific Plan area. Consultation with tribal entities and 
other interested parties was recommended and conducted in 
accordance with Senate Bill 18 and Assembly Bill 52 (see PEIR 
Section 6.5.4, Issue 2). The mitigation framework ensures that all 
future development projects with the potential to affect 
archaeological or tribal cultural resources are subject to site-
specific review as detailed in mitigation measure HIST 6.5-2. 
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 AQ-26 The comment reiterates language from the Linda Vista Community 
Plan is noted. No further response to this comment is required. 

 
AQ-27 The project’s consistency with the Linda Vista Community Plan is 

analyzed in Section 6.1.3 (Issue 1). The placement of higher density 
residential uses within the proposed TODEP areas is consistent with 
the City of Villages strategy that requires higher density 
development to be placed in proximity to existing and planned 
facilities. Specifically, as discussed in the Specific Plan Chapter 6, the 
Morena Corridor is well-positioned to reduce dependence on the 
private automobile due to the community’s central location in the 
region, walkable size, and access to transit services. This allows the 
project to be consistent with and further the City’s General Plan. 

 
AQ-28 A discussion of impacts related to public services (police 

protection, fire protection, schools, libraries, and parks and 
recreation) are assessed in Chapter 6.13 of the PEIR. The analysis is 
adequate for a program-level evaluation as there are mechanisms 
in place for future development to fund necessary services 
through construction of improvements and/or Development 
Impact Fees. 

 
AQ-29 See response to comment AQ-8. 
 
AQ-30 The Specific Plan includes a policy to preserve views to Mission Bay 

and as future projects are developed, protection of public view 
corridors would be considered in site design.  

 
AQ-31 The mitigation framework ensures that all future development 

projects with the potential to affect historic resources would 
undergo site-specific review as detailed in HIST 6.5-1. The Specific 
Plan does not include realignment of Morena Boulevard. Mobility 
improvements identified for Morena Boulevard would not affect 
the historic significance of the road as it is already a modern road.  

 
AQ-32 For a discussion of impacts to scenic vistas and views, see Section 

6.7.3 of the PEIR. As stated therein, increased height limits would 
result in significant impacts to scenic vistas and views. 
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 AQ-33 This comment summarizes the information included in the 
Greenhouse Gas Emissions analysis section of the PEIR. No further 
response is required. 

 
AQ-34 While providing less density within the plan area may reduce 

vehicle emissions, it would not be consistent with CAP goals of 
focusing density near transit. The significance of the project 
impacts related to GHG emissions are evaluated based on 
consistency with the General Plan City of Villages Strategy and 
Climate Action Plan. The purpose of increasing density near transit 
is to affect an increase in transit use and a decrease in single 
occupancy vehicles over time.  

 
AQ-35 See response to comment AQ-9. 
 
AQ-36 PEIR Section 6.10 addresses the potential impacts associated with 

wildfire. This section identifies areas mapped as a Very High Fire 
Hazard Severity Zone (VHFHSZ) by the California Department of 
Forestry and Fire (see PEIR Figure 2-8). The area referenced in this 
comment is located outside the boundaries of the Specific Plan 
area. To ensure fire safety throughout the Specific Plan area, 
future projects would be required to adhere to state and city 
regulatory requirements related to fire hazards and prevention, as 
well as specific fire prevention measures detailed in the Specific 
Plan. The PEIR concludes that through regulatory compliance 
impacts due to wildland fires would be less than significant. No 
change to the PEIR would be required. 

 
AQ-37 Whether the project would impair implementation of, or physically 

interfere with, an adopted emergency response plan or emergency 
evacuation plan is discussed in PEIR Section 6.10 (Issue 3). As stated 
therein, the land uses identified in the Specific Plan would not 
physically interfere with adopted emergency plans. The mobility and 
transportation modifications discussed in Section 6.2, Transportation 
and Circulation, would directly help traffic flow and evacuation time. 
Moreover, the City and the Office of Emergency Services of San Diego 
County continue to coordinate to update emergency response plans 
to ensure resident safety in the case of wildfire. 
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 AQ-38 This comment identifies the location of local earthquake faults and 
does not suggest an inadequacy in the analysis of the PEIR. For a 
discussion of impacts associated with geologic hazards, see 
Section 6.12.3 of the PEIR. 

 
AQ-39 As a program level document, the PEIR does not propose any 

specific development projects, and thus cannot provide mitigation 
for potential geologic hazard impacts associated with a particular 
development project. As discussed in the PEIR, future development 
occurring within the Specific Plan area would be required to 
prepare site-specific geologic investigations to identify potential 
geologic hazards that might pose obstacles to construction of site-
specific development projects. Geologic hazards or concerns 
would need to be addressed during grading and/or construction of 
a specific development project. Adherence to the San Diego 
Municipal Code grading regulations and construction 
requirements and implementation of the recommendations and 
standards of the City’s geotechnical study requirements would 
preclude significant impacts related to geologic hazards. A copy of 
the Geotechnical Report prepared for the Specific Plan area is 
included as Appendix E of the PEIR.  

 
AQ-40 The project‘s impacts related to parks and recreation is addressed 

in PEIR Section 6.13.3(b). As detailed therein, the City’s General 
Plan allows park equivalencies to be used when vacant land is 
limited, unavailable, or is cost-prohibitive. While the Specific Plan 
would not meet the City’s standard for population-based parks, it 
includes policies that would support additional parks within the 
Specific Plan area. Additionally, as population growth occurs and 
the need for new facilities are identified and/or the construction of 
the Tecolote Linear Park proceeds, future park development would 
be subject to a separate environmental review at the time design 
plans are available. Thus, implementation of the proposed project 
would result in a less than significant impact associated with the 
construction of new facilities in order to maintain performance 
objectives for parks and recreation facilities. 
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 AQ-41 A Water Supply Assessment was prepared for the Linda Vista 
portion of the Morena Corridor Specific Plan (the only area where 
density increases are proposed), which determined there was 
sufficient water planned to supply the estimated annual average 
usage associated with build-out of the Specific Plan. Furthermore, 
the PEIR for the Specific Plan analyzed potential impacts related to 
water supply (Section 6.14) and concluded that impacts would be 
less than significant. 

 
AQ-42 As discussed in Section 6.14 of the PEIR, upgrades to water lines 

are an ongoing process administered by the Public Works 
Department and are handled on a project-by-project basis. 
Because future development within the Specific Plan area would 
likely increase demand, there may be a need to increase sizing of 
existing pipelines and mains for water. As future development is 
proposed, the necessary infrastructure improvements to water 
infrastructure would be incorporated as part of standard practice 
for new development to maintain or improve the existing system 
to ensure adequate capacity. Additionally, future discretionary 
projects would be required to undergo project-specific review 
under CEQA, which would ensure that impacts associated with the 
installation of sewer and water infrastructure would be avoided.  

 
AQ-43 As discussed in Section 6.14 of the PEIR, upgrades to sewer and 

water lines are an ongoing process administered by the Public 
Works Department and are handled on a project-by-project basis. 
Because future development within the Specific Plan area would 
likely increase demand, there may be a need to increase sizing of 
existing pipelines and mains for both wastewater and water. As 
future development is proposed, the necessary infrastructure 
improvements to sewer and water infrastructure would be 
incorporated as part of standard practice for new development to 
maintain or improve the existing system to ensure adequate 
capacity. There is also a mechanism in place to require payment of 
infrastructure financing fees by both ministerial and discretionary 
projects to ensure infrastructure needs are funded commensurate  
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 AQ-43 (cont.) 
 with the demand generated by development. Additionally, future 

discretionary projects would be required to undergo project-
specific review under CEQA, which would ensure that impacts 
associated with the installation of sewer and water infrastructure 
would be avoided. 

 
AQ-44 A water, sewer, and storm drain assessment was prepared for the 

project, and is included as Appendices F and G to the PEIR. The 
results of these studies are discussed in Section 6.14.3 of the PEIR. 
The analyses showed that with build-out of the Specific Plan, the 
existing peak sewer wet weather flow would increase by 0.30 cubic 
feet per second and 0.34 cubic feet per second within the Tecolote 
Village District and Morena Station District, respectively. The effect 
of a 0.30 cubic feet per second increase from the Tecolote Village 
District and a small portion from Morena Station District would 
occur within an existing 72-inch-diameter reinforced concrete pipe, 
raising the existing normal depth from 50.41 inches to a maximum 
of 50.50 inches. This increase would be within the allowable design 
parameters of the 72-inch-diameter concrete pipe. The remaining 
flow increase from Morena Station would enter an existing 66-inch 
pipe. As determined in the analyses, given the minor increase in 
flow relative to the capacity of a 66-inch-diameter pipe, it is not 
anticipated that the increase would exceed the capacity of the 
pipe.  

 
 In addition, in order to ensure that sufficient sewer capacity is 

available to serve future development, individual projects within 
the Specific Plan area may be required to perform a sewer study to 
ensure sufficient sewer capacity is available, and to identify 
necessary sewer infrastructure upgrades required for the 
individual project. Additionally, as future projects within the 
Specific Plan area are implemented, adherence to local and state 
regulations during construction would ensure physical impacts 
associated with construction of required infrastructure upgrades 
are reduced to less than significant. 
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 AQ-45 Trip generation rates are based on those provided in the City of 
San Diego’s Trip Generation Manual (2003). The commenter is 
correct that traffic data is utilized to analyze other environmental 
issue areas such as air, noise, and GHG. 

 
AQ-46 This comment summarizes the contents of PEIR Appendix P. No 

further response to required. 
 
AQ-47 See response to comment AQ-45. The trip generation rates for 

multi-family housing and other land uses account for all trip types 
associated with those uses; this includes anticipated fire and police 
station trips.  

 
AQ-48 The location where the Armstrong Nursery is currently located will 

be designated as Streetfront Commercial. This designation does 
not preclude existing businesses from maintaining their 
operations. The trip generation rate for a nursery is equal to that 
of Streetfront Commercial (40 trips/1,000 square feet); therefore, 
the traffic generated by the nursery or any other allowed 
commercial business that may be developed are accurately 
captured in the analysis. 

 
AQ-49 As previously noted, the trip generation rates for multi-family 

housing and other land uses account for all trip types associated 
with those uses; this includes anticipated fire and police station 
trips. Further, the regional model accounts for anticipated 
emergency vehicle trips throughout the region. These trips do not 
scale proportionally with increased residential units. Trips are 
accurately presented in the analysis. 

 

AQ-45 

AQ-46 

AQ-47 

AQ-48 

AQ-49 
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AQ-50 The Transportation Impact Analysis (provided as Appendix B of the 

Draft PEIR) analyzed land uses that have been approved and those 
included in the Regional Model. The future Riverwalk Development 
has not been approved by City Council; therefore, the Regional 
Model assumptions for that site were included in the analysis. As 
shown in Appendix G of the Transportation Impact Analysis, this 
includes over 50,000 trips generated at the Riverwalk site. 

 
AQ-51 The Transportation Impact Analysis does account for the number 

of vehicular trips generated by each unit. In addition, SANDAG’s 
Series 12 Travel Forecast Model accounts for person trips 
associated with transit, walking, biking, and vehicles. Model Output 
plots are included in the Appendices of the Traffic Impact Study. 

 
AQ-52 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
AQ-53 See response to comment AQ-45 regarding calculation of trip 

generation rates. 
 
 
AQ-54 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
AQ-55 While funding for implementation of all improvements and 

necessary right-of-way may not be currently available for all 
identified improvements, the analysis assumes all improvements 
would be implemented in order to provide adequate disclosure of 
potential impacts under build-out of the plan. It is anticipated that 
over time funding will be identified and right-of-way acquired as 
specific improvements are proposed for development.  

AQ-50 

AQ-51 

AQ-52 

AQ-53 

AQ-54 

AQ-55 
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AQ-56 The future year traffic volumes were developed utilizing the 

anticipated land use quantities and standard industry practices 
resulting in acceptable projections. Therefore, the impacts 
disclosed within the Draft PEIR are accurately reflective of the 
anticipated land use and transportation network changes. Also 
refer to responses AQ-47 through AQ-51. 

 
AQ-57 Please see response to comment AQ-56. 
 
AQ-58 Impacts to freeway facilities are cumulative, which is why freeway-

related solutions are planned, funded, and implemented at the 
regional level, through Caltrans and SANDAG and not at the 
individual project level. Each individual project (and unit within) will 
be responsible for paying a Regional Transportation Congestion 
Improvement Program fee, which goes towards regional 
improvement projects intended to alleviate congestion. 

 
AQ-59 As noted in Section 6.2 of the PEIR, the identified mitigation 

measures at these locations were not included in the Specific Plan; 
therefore, the impacts are significant and unavoidable. Reducing 
density in the project area would not achieve project objectives. 

 
AQ-60 The PEIR discusses the rationale for why impacts would remain 

significant and unavoidable (see Sections 6.2.5 and 6.2.6 of the 
PEIR). The improvements listed would be contrary to the Mobility 
Element goals of the Specific Plan, and thus, were not included in 
the Specific Plan. Therefore, the adoption of the measures would 
not be recommended for inclusion in the project’s MMRP. 
Candidate Findings and a Statement of Overriding Considerations, 
pursuant to CEQA, would be required to be adopted. 

 

AQ-56 

AQ-57 

AQ-58 

AQ-59 

AQ-60 
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AQ-61 Refer to response to comment AQ-60. Prior to a decision on the 

project, Candidate Findings and a Statement of Overriding 
Considerations will be provided to decision makers to make a final 
decision on infeasibility and will be available to the public that 
detail specific reasons why each significant and unavoidable 
impact is infeasible.  

 
AQ-62 The comment reiterates what is stated in the PEIR.  This comment 

does not suggest an inadequacy in the analysis of the PEIR. 
 
 
 
 
 
 
AQ-63 Alternatives are offered in order to present a range of options to 

decision makers to consider whether feasible alternatives could be 
implemented to achieve the same result while lessening identified 
significant impacts. Two lower-density alternatives (Mid-Density 
and Low-Density alternatives) have been considered and analyzed 
in the PEIR; however, noise impacts would be the same under each 
of these alternatives in comparison to the proposed project. Refer 
also to response AQ-61. 

 
AQ-64 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. Rather it summarizes the information 
included in Section 6.4 of the PEIR related to conflicts with regional 
air quality plans.  

 
AQ-65 Comment noted. This comment provides information related to 

NOx as a highly reactive gas and details some prospective health 
concerns associated with its emissions. No issues related to the 
adequacy of the analysis contained within the EIR are raised. 

 

AQ-61 

AQ-62 

AQ-63 

AQ-64 

AQ-65 
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 AQ-66 The comment confuses two issues relating to the air quality 
analysis. The impact assessment which requires updates to 
regional air plans is related to project consistency with existing 
plans. Because the Specific Plan proposes changes to land uses, it 
differs from the assumptions used in the RAQS. To alleviate this 
inconsistency, the updated community plan densities (for Linda 
Vista only) would be provided to SANDAG so the next update to 
the RAQS would incorporate the latest adopted plans. Impacts 
related to toxic air emissions are discussed separately (see PEIR 
Section 6.4.3 [Issue 3b]). As stated therein, and summarized in PEIR 
Section 6.4.4, potential health risks related to toxic air emissions 
would be less than significant based on the intermittent nature of 
construction activities, compliance with San Diego APCD permit 
requirements for stationary sources, and the Specific Plan’s 
consistency with goals of the CARB’s Air Quality and Land Use 
Handbook: A Community Health Perspective (CARB 2005).  

 
AQ-67 As discussed in Section 6.4.3 and 6.4.4 (Air Quality Standards) 

within the PEIR, impacts associated with compliance with air 
quality standards was determined to be significant and 
unavoidable, as project-level emissions information is not available 
at this time and it cannot be guaranteed that operational air 
emissions from the future developments within the planning area 
could be fully mitigated to below a level of significance even with 
implementation of mitigation measure AQ 6.4-2 as identified in the 
PEIR. 

 
AQ-68 This comment restates information contained in the PEIR. This 

comment does not suggest an inadequacy in the analysis of the 
PEIR. 

AQ-66 

AQ-67 

AQ-68 

AQ-69 

AQ-70 

AQ-71 

AQ-72 
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 AQ-69 The PEIR acknowledges that changes in density and development 
allowances could result in significant impacts. The Specific Plan 
contains development design policies focused on reducing impacts 
to neighborhood character (see Specific Plan Chapter 4.4). 
Notwithstanding both the requirement to follow policy guidance 
and the future processing of discretionary permits (requiring 
additional CEQA review), the PEIR finds that at the program level 
impacts to scenic vistas/views and neighborhood characters are 
significant and unavoidable. Candidate Findings and a Statement 
of Overriding Considerations would be required by the City upon 
adoption of the Specific Plan. 

 
AQ-70 A Guiding Principle of the Specific Plan is to preserve public views 

of Mission Bay and development and design policies are provided 
to ensure future development is sensitive to views of the bay and 
other scenic resources.  

 
AQ-71 The comment restates information in the PEIR. See response to 

comment AQ-68. 
 
AQ-72 See response to comments AQ-68 and AQ-69. 
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AQ-73 As discussed in Section 6.8 of the PEIR, GHG emissions would be 

greater for proposed land uses identified within the Specific Plan 
area when compared to build-out of the Specific Plan area based 
on the adopted community plan land uses, which is largely due to 
increased density and associated vehicle emissions. Emissions 
from all sources were found to increase from the adopted 
community plan land uses. Thus, the increase in GHG is a direct 
result of implementation of CAP Strategies and the General Plan’s 
City of Villages Strategy (e.g., placing high density near transit). 
Increasing residential and commercial density along transit 
corridors and Community Villages within a TPA would support the 
City in achieving the GHG emissions reduction targets of the CAP, 
and thus, impacts associated with GHG emissions were 
determined to be less than significant.  

 
AQ-74 Refer to response to comment AQ-73.  
 
AQ-75 The GHG analysis does assume future projects would be required 

to implement mandatory green building measures. Whereas the 
language in the Specific Plan do not pose requirements, other 
existing regulations would ensure incorporation of appropriate 
green building measures including the California Building Code, as 
adopted by the City, and Climate Action Plan Consistency Checklist 
requirements.  

 
 
 
AQ-76 Refer to responses to comments AQ-73 and AQ-75. 
 

AQ-73 

AQ-74 

AQ-75 

AQ-76 
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AQ-77 The City recognizes that it cannot be guaranteed that future 

residents will take advantage of transit; however, planning for 
high-density residential development near high-quality transit is a 
focus of the City General Plan City of Villages Strategy, the City’s 
Climate Action Plan, and is consistent with SANDAG strategies 
identified in the Regional Plan. 

 
AQ-78 See response to comment AQ-77. 
 
 
 
 
AQ-79 See response to comment AQ-77. 
 
 
 
 
AQ-80 The comment reiterates portions of the PEIR. This comment does 

not suggest an inadequacy in the analysis of the PEIR. 
 
 
 
AQ-81 The Specific Plan contains policies and supplemental development 

regulations for development within the Specific Plan area and is 
intended as an overall guidance document for development within 
the Specific Plan. Future discretionary projects will be required to 
demonstrate consistency with the overall goals and policies of the 
Specific Plan; however, specific policies are written with flexibility in 
consideration of the range of projects that could be developed 
under the Specific Plan. For example, not every project would be 
suitable for graywater reuse systems.  

AQ-77 

AQ-78 

AQ-79 

AQ-80 

AQ-81 
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 AQ-82 See response to comment AQ-81. 
 
 
 
AQ-83 State and federal regulations, along with the City requirements, 

would ensure that future projects adhere to specific guidelines 
regarding the use, transportation, disposal, and accidental release 
of hazardous materials. In accordance with local city, county, state, 
and federal requirements, any new development that involves 
contaminated property would necessitate the clean-up and/or 
remediation of the property in accordance with applicable 
requirements and regulations. Through compliance with the 
extensive regulatory framework surrounding hazardous materials 
and contaminated sites, the PEIR finds impacts associated with 
hazardous materials sites and health hazards would be less than 
significant.   

 
 
 
 
 
 
 
 
AQ-84 This comment reiterates language from the discussion of Public 

Service and Facilities (Section 6.13 of the PEIR).  As discussed in this 
section, impacts to public facilities (i.e., police protection, parks and 
recreation, fire and life safety protection, libraries, and school) 
were determined to be less than significant. The PEIR states that as 
future projects are developed within the Specific Plan area, 
developers would be required to pay Development Impact Fees 
that would ensure any impacts associated with police protection, 
parks and recreation, fire and life safety protection, and libraries 
would be less than significant, thus supporting the conclusions of 
the PEIR.  

AQ-82 

AQ-83 

AQ-84 
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AQ-85 Analysis of impacts to public services (police protection, fire 

protection, schools, libraries, and parks and recreation) are 
assessed in Chapter 6.13 of the PEIR. The analysis is adequate for a 
program-level evaluation as there are mechanisms in place for 
future development to fund necessary services through 
Development Impact Fees. The IFS is considered part of the project 
analyzed in the PEIR (see PEIR Project Description Section 3.3.9) 
and will be adopted after the Specific Plan.  

 

AQ-85 
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 AQ-86 The CEQA Guidelines Section 15126.6 requires that an EIR compare 
the effects of a “reasonable range of alternatives” to the effects of 
a project. The CEQA Guidelines further specify that the alternatives 
selected should feasibly attain most of the basic project objectives 
and avoid or substantially lessen one or more significant effects of 
the project. The “range of alternatives” is governed by the “rule of 
reason,” which requires the EIR to set forth only those feasible 
alternatives necessary to permit an informed and reasoned choice 
by the lead agency and to foster meaningful public participation 
(CEQA Guidelines Section 15126.6[f]). CEQA generally defines 
“feasible” to mean an alternative that is capable of being 
accomplished in a successful manner within a reasonable period 
of time, while also taking into account economic, environmental, 
social, technological, and legal factors.  

 
 The PEIR includes analysis of three alternative scenarios: 1) the No 

Project Alternative; 2) the Mid-Density Alternative; and 3) the Low-
Density Alternative. It has been determined that this range of 
alternatives are reasonable and would attain most of the project 
objectives and avoid or lesson one or more significant effects of 
the project.  

 
AQ-87 The No Project Alternative evaluates the scenario where 

development would occur under existing conditions/plans. The 
proposed density would not occur under this alternative and none 
of the mobility improvements identified in the PEIR would occur 
under this Alternative.   

 
AQ-88 In contrast to the No Project Alternative, the Low-Density 

Alternative incorporates the mobility improvements identified in 
the Specific Plan. The description of each alternative is provided in 
PEIR Sections 10.1 and 10.3, respectively. 

 

AQ-86 

AQ-87 

AQ-88 

AQ-89 



LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN  CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 153 February 2019 

 AQ-89 The Mid-Density Alternative is described in PEIR Section 10.2.1. It is 
called the Mid-Density Alternative because it would reduce the 
maximum density allowed with a Planned Development Permit in 
the Tecolote Village District from 109 to 73 dwelling units per acre, 
and would cap the density in the Morena Station District at 54 
dwelling units per acre. There are numerous approaches to 
building design and retaining the height limits would provide 
flexibility for future development to accommodate density. 
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AQ-90 This comment reiterates language included within the PEIR.  This 

comment does not suggest an inadequacy in the analysis of the 
PEIR. 

 
AQ-91 This comment reiterates language included within the PEIR.  This 

comment does not suggest an inadequacy in the analysis of the 
PEIR. 

 
 
AQ-92 The traffic analysis prepared for the alternative is adequate. See 

response to comment AQ-88.  
 
 
 
AQ-93 The Mid-Density Alternative has been determined to be the 

Environmentally Superior Alternative pursuant to CEQA Guidelines 
Section 15126.6. It is selected as such because it would result in 
fewer/lesser significant impacts compared to the other alternatives 
achieving the most project objectives. See PEIR Table 10-2.   

 
AQ-94 See responses to comments AQ-11 and AQ-12. 
 
 

AQ-90 

AQ-91 

AQ-92 

AQ-93 

AQ-94 
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AQ-95 Concluding remarks are noted.  
 
 

AQ-95 
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AR-1 through AR-14 
 Please refer to responses AQ-1 through AQ-15 as these are 

duplicate comments.  
 
 
 

Letter AR 

AR-1 

AR-2 

AR-3 

AR-4 
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AR-5 

AR-6 

AR-7 
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AR-8 

AR-9 

AR-10 

AR-11 

AR-12 

AR-13 

AR-14 
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AR-15 Please refer to response AQ-16 as this is a duplicate comment. 
 
 
 
AR-16 Page 3-1 of the PEIR identifies adoption of an Impact Fee Study for 

the Linda Vista community planning area as a discretionary action 
that would be implemented as part of the proposed project, not as 
a subsequent discretionary action.  

 
AR-17  The City recognizes that it cannot be guaranteed that future 

residents will take advantage of transit; however, planning for 
high-density residential development near high-quality transit is a 
focus of the City General Plan City of Villages Strategy, the City’s 
Climate Action Plan, and is consistent with SANDAG strategies 
identified in the Regional Plan. 

 
AR-18 Comment noted. The City cannot restrict vehicle ownership by 

citizens but can limit the amount of parking provided as a 
disincentive for vehicle ownership. 

 
AR-19 The comment refers to the concept of decoupling the cost of 

parking from rental costs, which is not discussed in the Specific 
Plan or PEIR. Additionally, as detailed in Chapter 3.0 of the PEIR, 
new and improved parking is designated throughout the Specific 
Plan area and the Specific Plan includes policies to promote 
structured parking.  

 
AR-20 Comment noted.  
 
AR-21 through AR-84 
 Refer to responses AQ-21 through AQ-84 as these are duplicate 

comments. 
 

AR-15 

AR-16 

AR-17 

AR-18 

AR-19 

AR-20 

AR-21 
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AR-22 

AR-23 

AR-24 

AR-25 



LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN  CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 161 February 2019 

  

AR-26 

AR-27 

AR-28 
AR-29 
AR-30 

AR-31 

AR-32 
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AR-33 

AR-34 

AR-35 

AR-36 

AR-37 
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AR-38 

AR-39 

AR-40 

AR-41 

AR-42 

AR-43 

AR-44 
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AR-45 

AR-46 

AR-47 

AR-48 

AR-49 
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AR-50 

AR-51 

AR-52 

AR-53 

AR-54 

AR-55 
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AR-56 

AR-57 

AR-58 

AR-59 

AR-60 
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AR-61 

AR-62 

AR-63 

AR-64 

AR-65 
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AR-66 

AR-67 

AR-68 

AR-69 

AR-70 

AR-71 

AR-72 
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AR-73 

AR-74 

AR-75 

AR-76 
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AR-77 

AR-78 

AR-79 

AR-80 

AR-81 

AR-82 
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AR-83 

AR-84 
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AR-85 through AR-87 
 Please refer to response AQ-85 as these are duplicate comments. 
 
 
 
 
 
 
 
 
 
 
 
 
AR-88 through AR-89 
 Please refer to response AQ-86 as these are duplicate comments. 
 

AR-85 
AR-86 

AR-87 

AR-88 
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AR-90 through AR-91 
 Please refer to responses AQ-87 and AQ-88 as these are duplicate 

comments. 
 
 
 
 
AR-92 through AR-94 
 Please refer to response AQ-89 as these are duplicate comments. 
 

AR-89 

AR-90 

AR-91 

AR-92 

AR-93 

AR-94 
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AR-95 through AR-98 
 Please refer to responses AQ-90 through AQ-93 as these are 

duplicate comments. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
AR-99 through AR-101 
 Please refer to response AQ-94 as these are duplicate comments. 
 
 

AR-95 

AR-96 

AR-97 

AR-98 

AR-99 

AR-100 

AR-101 



LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN  CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 175 February 2019 

  
 
AR-102 Please refer to AQ-95 as this is a duplicate comment. AR-102 
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AS-1 All public comments will be provided to decision makers for 

consideration.  This comment does not suggest an inadequacy in 
the analysis of the PEIR. 

Letter AS 

AS-1 
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AT-1 Section 4.4 of the Specific Plan addresses development design and 

includes policies to ensure development is sensitive to public views 
and massing. However, as discussed in the PEIR, Section 6.7.3 
impacts related to views and neighborhood character were 
determined to be significant and unavoidable as a result of 
implementation of the Specific Plan. 

 
AT-2 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
AT-3 As detailed in Chapter 3.0 of the PEIR, new and improved parking is 

designated throughout the Specific Plan area and the Specific Plan 
includes policies to promote structured and shared parking. For a 
discussion of traffic-related impacts, please see Section 6.2 of the 
PEIR.  

 
AT-4 Comment noted. Rental versus owner-occupied housing is not an 

issue that is required to be addressed under CEQA.  
 
AT-5 Concluding remarks are noted.  
 
 

Letter AT 

AT-1 

AT-2 

AT-3 

AT-4 

AT-5 
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 AU-1 Comment noted. All comments will be provided to decision makers 
for consideration.  

 
AU-2 As discussed in Section 6.7 of the PEIR, the increase in allowable 

densities and height within the Linda Vista portion of the Specific 
Plan area, specifically around the existing and planned transit 
stations within the Morena Station and Tecolote Village districts, 
could alter the existing neighborhood character of the area and 
result in an increase in the bulk of buildings compared to the 
existing condition, resulting in a change of neighborhood character 
and is identified as a significant impact.  

 
AU-3 The Specific Plan includes a mobility chapter that identifies 

mobility goals and policies and proposed mobility network 
improvements. Proposed improvements involve the creation of 
roadway reconfigurations, extensions, and new roadways and 
intersections that would provide more direct routes and improved 
safety through increased visibility and incorporate enhanced 
bicycle and pedestrian facilities. For a discussion of traffic-related 
impacts, see Section 6.2 of the PEIR.  

 
AU-4 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
AU-5 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
AU-6 The PEIR assessed traffic impacts associated with implementation 

of the Specific Plan (see Section 6.3 of the PEIR). An analysis of the 
existing transportation and circulation conditions within the 
Specific Plan area is documented in Section 6.2.1.  

 
 

Letter AU 

AU-1 

AU-2 

AU-3 

AU-4 

AU-5 

AU-6 

AU-7 
AU-8 

AU-9 
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 AU-7 The PEIR assessed traffic impacts associated with implementation 
of the Specific Plan (see Section 6.3 of the PEIR). It was determined 
that the project would have a significant impact to two freeway 
segments in the AM peak hour and six freeway segments during 
the PM peak hour. In addition, the PEIR determined that significant 
impacts to the I-5 Northbound On-Ramp/Clairemont Drive and I-5 
Southbound On-Ramp/Sea World Drive/Tecolote Road would be 
significant and unavoidable.  

 
AU-8 As discussed in Section 6.3.3 of the PEIR, impacts associated with 

rail noise (i.e., railway noise results from trolley travel, horns, 
emergency signaling devices, and stationary bells at grade 
crossings) were assessed. It was determined that noise level 
impacts resulting from trolley and train operations would be less 
than significant, as future development occurring within the 
Specific Plan area, including ministerial projects, would be required 
to demonstrate compliance with the relevant interior noise 
standards through submission and approval of a Title 24 
Compliance Report.  

 
AU-9 Comment noted; all comments will be provided to decision makers 

for consideration.   
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AV-1 Comment noted. This comment does not suggest an inadequacy in 

the analysis of the PEIR. 
 
AV-2 All anticipated environmental impacts required to be assessed 

under CEQA were assessed within the PEIR. Neighborhood 
character impacts were assessed in Section 6.7.3 of the PEIR, in 
which it was determined that implementation of the Specific Plan 
could result in a significant impact as a result of future 
development within the Linda Vista portion of the Specific Plan 
area due to increased heights and development intensity that 
could conflict with existing neighborhood character.  

 
AV-3 See response to comment AV-1. 

Letter AV 

AV-1 

AV-2 

AV-3 
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AW-1 The language that is included in this cumulative impact discussion 

for visual effects and neighborhood character accurately reflects 
the potential for future projects within the Clairemont Mesa 
Community Plan area, along with future projects falling under the 
regulatory framework of the Specific Plan to result in cumulatively 
significant aesthetic impacts. No revisions to the PEIR are 
necessary.  

 
 
 
AW-2 These concluding remarks are noted and do not raise an issue 

related to the adequacy of the analysis contained within the PEIR.   
 

Letter AW 

AW-1 

AW-2 
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 AX-1 Introductory comment noted.  
 
AX-2  Comment noted. All comments will be provided to decision makers 

for consideration.  
 
AX-3 Comment noted. The comment restates language used throughout 

the PEIR and does not raise an issue related to the adequacy of the 
analysis provided therein.  

 
AX-4 The PEIR assessed impacts associated with a change in character 

as well as traffic-related impacts. As discussed in Section 6.7 of the 
PEIR, the increase in allowable densities and height within the 
Linda Vista portion of the Specific Plan area, specifically around the 
existing and planned transit stations within the Morena Station 
and Tecolote Village districts could alter the existing neighborhood 
character of the area and result in an increase in the bulk of 
buildings compared to the existing condition. Additionally, future 
development under the TODEP could further alter neighborhood 
character due to increased heights and density compared to the 
existing condition. Impacts associated with a change in 
neighborhood character would be significant.  As discussed in 
Section 6.14.3 of the PEIR, impacts to public utilities (storm drains, 
sewer and water distribution, communication systems) were 
determined to be less than significant. As discussed in Section 
6.13.3, impacts regarding police protection, parks and recreation, 
fire and life safety protection, libraries, and school facilities were 
determined to be less than significant. As discussed in Section 6.4 
of the PEIR, significant and unavoidable impacts were identified 
related to conflicts with the RAQS and State Implementation Plan, 
and impacts related to exceedance of air quality standards 
associated with build-out of the Specific Plan land uses. As 
discussed in the PEIR Section 6.3, significant and unavoidable 
impacts would occur as a result of vehicular noise, temporary 
construction noise, and construction vibration impacts.  

 
AX-5 The purpose of the PEIR is to provide disclosure of information to 

the public regarding potential impacts of a project. No changes to 
the PEIR are warranted.  

Letter AX 

AX-1 

AX-2 

AX-3 

AX-4 

AX-5 



LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN  CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 183 February 2019 

 AX-6 Comment noted. This comment does not suggest an inadequacy in 
the analysis of the PEIR. 

 
AX-7 As discussed in Section 6.12 of the PEIR, future development within 

the Specific Plan would not have direct or indirect significant 
environmental impacts with respect to geologic hazards because 
future development would be required to occur in accordance with 
the SDMC and CBC. This regulatory framework includes a 
requirement for site-specific geologic investigations to identify 
potential geologic hazards or concerns that would need to be 
addressed during grading and/or construction of a specific 
development project. Adherence to the SDMC grading regulations 
and construction requirements and implementation of the 
recommendations and standards of the City’s geotechnical study 
requirements would preclude significant impacts related to 
geologic hazards. Thus, impacts would be less than significant. 

 
AX-8 All comments will be forwarded to decision makers for 

consideration. See response to comment AX-4. For a discussion of 
anticipated impacts associated with neighborhood character and 
scenic views and vistas, see Section 6.7 of the PEIR.  

 
AX-9 The Specific Plan identifies areas where increases in residential 

densities would be allowed near existing and planned trolley 
stations, but does not propose any specific development project or 
affordable housing development. Future development proposals 
will originate from private developers and will be required to 
comply with standards in place at the time of development with 
regard to affordable housing. The Specific Plan is intended to 
provide development at intensities that would allow for a range of 
housing affordability levels to be accommodated.  

 

AX-6 

AX-7 

AX-8 

AX-9 

AX-10 

AX-11 

AX-12 

AX-13 
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 AX-10 As discussed in Section 3.3.9 of the PEIR, the project includes 
adoption of an IFS for the Linda Vista community that addresses 
the need for public facilities associated with build-out of the 
Specific Plan. City Council adopted the current PFFP for Linda Vista 
in 2006. The existing PFFP sets forth the major public facilities 
needs in the areas of transportation (streets, sidewalks, storm 
drains, traffic signals, etc.), libraries, parks and recreation facilities, 
community centers, and fire stations that are needed to serve the 
community. The updated IFS for Linda Vista would incorporate 
identified facility improvements within the Linda Vista portion of 
the Specific Plan area, based on facility analysis completed as part 
of the Specific Plan. The IFS would include potential funding 
sources for public facilities financing, particularly development 
impact fees. Future improvements to be identified in the IFS would 
vary widely in their range and scope; some could be implemented 
incrementally as scheduled street maintenance occurs, and others 
would require significant capital funding from city, state, regional, 
and federal agencies, or are not feasible until significant new 
development occurs. Adoption of an IFS for the Clairemont Mesa 
portion of the Specific Plan area would occur concurrent with the 
comprehensive update to the Clairemont Mesa Community Plan, 
and is therefore not considered part of the project analyzed 
herein. 

 
AX-11 Comment noted. The comment does not raise an issue related to 

the adequacy of the PEIR analysis. 
 
AX-12 As discussed in Section 6.11.4 of the PEIR, all development 

occurring within the Specific Plan area would be subject to 
drainage and floodplain regulations in the San Diego Municipal 
Code (SDMC), and would be required to adhere to the City’s 
Drainage Design Manual and Storm Water Standards Manual, 
thereby ensuring impacts associated with flooding would be less 
than significant.  

 
AX-13 For a discussion of anticipated traffic- and noise-related impacts, 

see Sections 6.2 and 6.3 of the PEIR, respectively. 
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AX-14 For a discussion of anticipated traffic-related impacts for vehicles, 

pedestrians, and bicyclists, see Section 6.2 of the PEIR.  
 
 
 
 
 
 
 
AX-15 Comment noted. The comment does not identify an inadequacy in 

the PEIR. For a discussion of anticipated air quality impacts, 
hydrology and water quality impacts, and noise pollution impacts, 
see Sections 6.4, 6.11, and 6.3 of the PEIR, respectively.  

 

AX-14 

AX-15 
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AY-1 The mitigation framework ensures that all future development 

projects with the potential to affect historic resources would 
undergo site-specific review as detailed in HIST 6.5-1. Mobility 
improvements identified for Morena Boulevard would not affect 
the historic significance of the road as it is already a modern road.  

 
 
 
 
 
 
 
 
 
 
AY-2 Western looking views towards Mission Bay and the Pacific Ocean 

from Morena Boulevard and West Morena Boulevard within the 
Linda Vista portion of the Specific Plan area (from Tecolote Road 
south to Friars Road) are primarily blocked by larger development 
including, bulky public storage facilities and commercial and 
industrial buildings. Therefore, the PEIR accurately reflects the 
existing viewing potential within this part of the Specific Plan. 
Views toward the ocean do exist north of Tecolote Road; however, 
land use changes north of Tecolote Road are not proposed with 
this Specific Plan. Additionally, as redevelopment occurs south of 
Tecolote Road, the Specific Plan identifies policies to support 
incorporation of view corridors into development design.  

 

Letter AY 

AY-1 

AY-2 
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 AY-3 The comment is referring to PEIR mitigation measure AQ 6.4-1 
which requires: “Within six months of the certification of the Final 
Program Environmental Impact Report, the City shall provide a 
revised land use map for the Specific Plan area to San Diego 
Association of Governments (SANDAG) to ensure that any revisions 
to the population and employment projections used by the San 
Diego Air Pollution Control District (APCD) in updating the RAQS 
and the SIP will accurately reflect anticipated growth due to the 
proposed Specific Plan.”  This measure does not defer evaluation 
of air quality impact. Rather, this measure ensures that the 
updated land uses that are adopted with the Specific Plan are 
provided to SANDAG which will ensure that the next update to the 
RAQS are developed considering the increased density within 
Linda Vista.  The City has assessed air quality impacts and included 
this discussion in Section 6.4.3 of the PEIR, under Issue 2.  

 
AY-4 This comment accurately restates language from the PEIR. It does 

not identify an inadequacy in the PEIR.  
 
AY-5 A Traffic Impact Analysis is included as Appendix B to the PEIR and 

was circulated for public review with the Draft PEIR.  
 
AY-6 An analysis of air quality impacts, including an analysis of air 

quality impacts associated with idling, can be found in Section 6.4.3 
(Issue 3: Sensitive Receptors) of the PEIR.  As discussed in this 
section, impacts to sensitive receptors would be less than 
significant, because build-out of the Specific Plan would result in 
no intersection which would generate intersection volumes 
exceeding 31,600 vehicles per hour, which was determined based 
on the Traffic Impact Analysis completed for the project. Thus, no 
CO hotspots (an area of localized CO pollution that is caused by 
severe vehicle congestion on major roadways, typically near 
intersections) would occur that would violate significance 
standards.  

 

AY-3 

AY-4 

AY-5 
AY-6 



LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN  CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 188 February 2019 

 AY-6 (cont.) 
 Air quality impacts associated with mobile sources (i.e., moving 

traffic) are assessed in Section 6.4.3 (Issue 3: Sensitive Receptors) 
of the PEIR. As discussed in this section, implementation of the 
project is consistent with the goals of the California Air Resources 
Board Air Quality and Land Use Handbook: A Community Health 
Perspective, which makes recommendations directed at protecting 
sensitive land uses from air pollutant emissions while. The PEIR 
determined that vehicular traffic would not expose sensitive 
receptors to substantial pollutant concentrations. 
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AY-7 See response to comment AY-3. 
 
 
 
 
AY-8 See response to comment AY-4. 
 
 
 
AY-9 See response to comment AY-5. 
AY-10 See response to comment AY-6. 
 
AY-11 As discussed in Section 6.4.3, implementation of the Specific Plan is 

not anticipated to result in a CO hot spot associated with idling 
vehicles, and impacts would be less than significant. Refer also to 
response AY-6. 

 
AY-12 Consistency of the Specific Plan with the Climate Action Plan is 

addressed in PEIR Section 6.9.3 under Issue 2.  
 

AY-7 

AY-8 

AY-9 
AY-10 

AY-11 

AY-12 
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 AY-13 As discussed in Section 6.10.3, there are no objectives or policies 
contained in the Specific Plan that would interfere with or impair 
implementation of an adopted emergency response or evacuation 
plan.  

 
AY-14 As discussed in Section 6.10.3, development that may occur under 

the Specific Plan within or adjacent to the designated VHFHSZ area 
could potentially result in significant impacts related to wildfire 
hazards; however, any development that occurs within the Specific 
Plan area would be subject to applicable state and city regulatory 
requirements related to fire hazards and prevention. These 
requirements would be implemented on a project level, as 
individual projects are processed under the Specific Plan to ensure 
fire prevention/protection design elements are included consistent 
with regulatory standards. Future development proposals would 
be reviewed for compliance with all Land Development Code and 
City Fire Code requirements aimed at ensuring the protection of 
people or structures from potential wildland fire hazards, including 
brush management regulations. Impacts due to wildland fires 
would be less than significant. 

 
AY-15 As discussed in the PEIR Section 6.13.3, the Specific Plan identifies 

one potential additional park site within the Specific Plan area, 
Tecolote Linear Park, approximately 0.8 acre on the south side of 
Tecolote Road between the terminus of Savannah Street and 
Morena Boulevard. However, this would only add a small fraction 
of the 43.8 acres of additional parkland needed by proposed 
project build-out. Future development proposed within the Specific 
Plan area would be subject to payment of DIF for public facilities 
financing in accordance with SDMC Section 142.0640. An IFS will be 
approved for the Linda Vista community planning area portion of 
the Specific Plan area subsequent to the adoption of the Specific 
Plan that will define applicable DIF fees for future development, 
including fees for park funding. However, fees would not be 
adequate to address the extent of the parkland deficit. Payment 
and receipt of DIF funds is contingent on future development, and  

AY-13 

AY-14 

AY-15 

AY-16 

AY-17 
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 AY-15 (cont.) 
 proposed fees are not designed to fully fund and address the 

parkland deficit. Although the Specific Plan would not meet the 
City’s standard for population-based parks, it includes policies that 
would support additional parks within the Specific Plan area. In 
addition, future park development would be subject to a separate 
environmental review at the time design plans are available. Thus, 
the PEIR determined that implementation of the proposed project 
would result in a less than significant impact associated with the 
construction of new facilities in order to maintain performance 
objectives for parks and recreation facilities. 

 
AY-16 As noted in Section 6.2, Transportation and Circulation of the PEIR, 

the Specific Plan identifies policies to coordinate with Caltrans to 
provide bridge connections from the Specific Plan area to Mission 
Bay Park and improve cyclist mobility over the Clairemont 
Drive/East Mission Bay Drive and Sea World Drive/Tecolote Road 
Bridge. Ultimate construction of a bridge would require further 
feasibility analysis including site specific environmental analysis 
and engagement with the community at the time a specific project 
is proposed. 

 
AY-17 See response to AY-15  
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AY-18 Table 2-11 within the PEIR shows that there is excess capacity 

within the schools serving the Specific Plan area of approximately 
720 students. 

 
 
 
 
 
 
 
 
 
 
 
 
 
AY-19 Comment noted. The comment does not identify an inadequacy in 

the PEIR. However, it should be noted that, as discussed in Section 
6.14.3, the City’s Public Works Department has planned 
maintenance that will upgrade/replace some of the older and 
undersized waterlines within the Specific Plan area, which is 
scheduled to be completed from 2018 to 2023. 

AY-18 

AY-19 



LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN  CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 193 February 2019 

 AY-20 Impacts to the existing sewer infrastructure system as a result of 
implementing the Specific Plan are discussed in Section 6.14.3 of 
the PEIR. As discussed in this section, in order to ensure that 
sufficient sewer capacity is available to serve future development, 
individual projects within the Specific Plan area may be required to 
perform a sewer study to ensure sufficient sewer capacity is 
available, and to identify necessary sewer infrastructure upgrades 
required for the individual project. Additionally, as future projects 
within the Specific Plan area are implemented, adherence to local 
and state regulations during construction would ensure physical 
impacts associated with construction of required infrastructure 
upgrades are reduced to less than significant. Given ongoing and 
planned improvements to the system and existing regulations and 
guidelines to ensure adequate capacity, impacts associated with 
the wastewater system would be less than significant. 

 
AY-21 As discussed in Section 3.3.9, the project anticipates the adoption 

of an Impact Fee Study for the Linda Vista Community Plan that 
addresses the need for public facilities associated with build-out of 
the Specific Plan. The updated IFS for Linda Vista would 
incorporate identified facility improvements within the Linda Vista 
portion of the Specific Plan area, based on facility analysis 
completed as part of the Specific Plan. The IFS would include 
potential funding sources for public facilities financing, particularly 
development impact fees.  

 
AY-22 This comment incorrectly refers to Figure 2-18. Geologic hazards 

within the Specific Plan area are shown on Figure 2-14. The CBC 
provides minimum standards to protect property and public safety 
by regulating the design and construction of excavations, 
foundations, building frames, retaining walls, and other building 
elements to mitigate the effects of seismic shaking and adverse 
soil conditions. The CBC has provisions for earthquake safety 
based on factors including occupancy type, the types of soil and 
rock on-site, and the strength of ground shaking with specified 
probability of occurring at a site. It has been determined that  
 

AY-20 

AY-21 

AY-22 
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AY-22 (cont.) 
 compliance with the most current and applicable building codes 

would ensure that impacts associated with geologic hazards would 
be less than significant. Refer also to Appendix E of the PEIR which 
provides a geotechnical and geological reconnaissance for the 
project area. This report informed conclusions in the PEIR. 
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AZ-1 The commenter’s opposition to the project is noted.  
 
AZ-2 Neighborhood character impacts were assessed in Section 6.7.3 of 

the PEIR, in which it was determined that implementation of the 
Specific Plan could result in a significant impact as a result of 
future development within the Linda Vista portion of the Specific 
Plan area due to increased heights and development intensity that 
could conflict with existing neighborhood character. It should be 
noted that no density changes are proposed in the Clairemont 
Mesa portion of the Specific Plan area. 

 
AZ-3 Comment noted. The comment does not raise an issue related to 

the adequacy of the PEIR analysis. 
 
AZ-4 As detailed in Chapter 3.0 of the PEIR, new and improved parking is 

designated throughout the Specific Plan area and the Specific Plan 
includes policies to promote structured and shared parking. 
Additionally and with respect to adequate parking, planning for 
high-density residential development near high-quality transit is a 
focus of the City General Plan City of Villages Strategy, the City’s 
Climate Action Plan, and is consistent with SANDAG strategies 
identified in the Regional Plan.  

 
AZ-5 As future development proceeds consistent with the Specific Plan, 

appropriate infrastructure improvements would either be required 
to be installed concurrent with project development, if warranted, 
or development impact fees would be paid to ensure 
infrastructure needs are funded commensurate with the demand 
generated by development.   

Letter AZ 

AZ-1 

AZ-2 

AZ-3 

AZ-4 

AZ-5 
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AZ-6 The Light Industrial land use designation and IL-3-1 zone within the 

Clairemont Mesa Community Plan portion of the Specific Plan area 
is not proposed to change. See Figures 3-1 and 3-2 of the PEIR. 

 
AZ-7 The Specific Plan identifies areas where increases in residential 

densities would be allowed near existing and planned trolley 
stations, but does not propose any specific development project or 
affordable housing development. Future development proposals 
will originate from private developers. The Specific Plan is intended 
to provide development at intensities that would allow for a range 
of housing affordability levels to be accommodated. This comment 
does not suggest an inadequacy in the analysis of the PEIR. 
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AZ-8 Comment noted. The comment does not raise an issue related to 

the adequacy of the PEIR analysis. 

 

AZ-8 
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BA-1 Introductory comment noted. 
 
BA-2 The Draft PEIR was circulated for public review from August 2 

through September 17, 2018, meeting the required statutory 
public comment period of 45 days for an EIR per CEQA Section 
15105. The City of San Diego, as Lead Agency for the project, 
extended the public review period through October 1, 2018, 
providing additional opportunity for public comment.  

 
BA-3 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
BA-4 The economic sustainability of the plan is outside the required 

scope of analysis under CEQA. A fiscal impact analysis and a 
financial feasibility analysis was prepared as part of the previous 
study effort for the Morena Boulevard area. This analysis can be 
found under the Previous Study Documents on the Morena 
Corridor website, which is available here: 
https://www.sandiego.gov/planning/community/specificplans/mo
rena-corridor. This comment does not suggest an inadequacy in 
the analysis of the PEIR.  

 
BA-5 This comment restates language from the PEIR. It does not 

suggest an inadequacy in the analysis of the PEIR. 
 
BA-6 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
BA-7 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 

Letter BA 
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BA-4 
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BA-8 Comment noted. The comment does not raise an issue related to 

the adequacy of the PEIR analysis. 
 

BA-8 
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BA-9 As future development proceeds consistent with the Specific Plan, 

appropriate infrastructure improvements would either be 
required to be installed concurrent with project development, if 
warranted, or development impact fees would be paid to ensure 
infrastructure needs are funded commensurate with the demand 
generated by development. Analysis of impacts to public services 
(police protection, fire protection, schools, libraries, and parks 
and recreation) are assessed in Chapter 6.13 of the PEIR. The 
analysis is adequate for a program-level evaluation as there are 
mechanisms in place for future development to fund necessary 
services through Development Impact Fees. 

BA-9 
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BA-10 This comment appears to be focused on adequate water/sewer 

infrastructure to support the proposed project. As discussed in 
Section 6.14 of the PEIR, upgrades to sewer and water lines are an 
ongoing process administered by the Public Works Department 
and are handled on a project-by-project basis. Because future 
development within the Specific Plan area would likely increase 
demand, there may be a need to increase sizing of existing 
pipelines and mains for both wastewater and water. As future 
development is proposed, the necessary infrastructure 
improvements to sewer and water infrastructure would be 
incorporated as part of standard practice for new development to 
maintain or improve the existing system to ensure adequate 
capacity. There is also a mechanism in place to require payment 
of development impact fees by both ministerial and discretionary 
projects to ensure infrastructure needs are funded 
commensurate with the demand generated by development. 
Additionally, future discretionary projects would be required to 
undergo project-specific review under CEQA, which would ensure 
sewer and water infrastructure would be adequate. 

 
BA-11 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
BA-12 See response to comment BA-10.   
 
BA-13 The comment restates a portion of the PEIR. The comment does 

not suggest an inadequacy in the analysis of the PEIR; however, 
the conclusion to comments is noted. 

BA-10 

BA-11 

BA-12 

BA-13 
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BB-1 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
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BC-1 Traffic-related impacts are discussed in Section 6.2 of the PEIR.  
 
BC-2 As noted in Section 6.2, Transportation and Traffic, of the PEIR, 

the Specific Plan identifies policies to coordinate with Caltrans to 
provide bridge connections from the Specific Plan area to Mission 
Bay Park and improve cyclist mobility over the Clairemont 
Drive/East Mission Bay Drive and Sea World Drive/Tecolote Road 
Bridge. Ultimate construction of a bridge would require further 
feasibility analysis including site-specific environmental analysis 
and engagement with the community at the time a specific 
project is proposed. 
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BD-1 Introductory comment noted. 
 
BD-2 This comment does not suggest an inadequacy in the analysis of 

the PEIR. Project traffic impacts are discussed in Section 6.2 of the 
PEIR. 

 
 
 
 
 
 
BD-3 The comment incorrectly states the mitigation measure at the 

Clairemont Drive and Denver Street intersection to create a right 
turn only lane already exists. As stated on page 57 of the 
Transportation Impact Analysis (see Appendix B of the Draft PEIR), 
the proposed mitigation measure is to provide a dedicated right 
turn only lane in the southbound direction, which is currently a 
shared through-right turn lane. The comment further suggests 
the widening of Denver and Ingulf streets, which would be 
inconsistent with the Mobility Element of the Specific Plan. 

 
BD-4 As noted in Section 6.2, Transportation and Traffic, of the PEIR, 

the Specific Plan identifies policies to coordinate with Caltrans to 
provide bridge connections from the Specific Plan area to Mission 
Bay Park and improve cyclist mobility over the Clairemont 
Drive/East Mission Bay Drive and Sea World Drive/Tecolote Road 
Bridge. Ultimate construction of a bridge would require further 
feasibility analysis including site-specific environmental analysis 
and engagement with the community at the time a specific 
project is proposed. 
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BE-1 The commenter’s support for the Specific Plan is noted. 
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BF-1 Introductory comment noted. 
 
BF-2 As noted in Section 6.2, Transportation and Circulation, of the 

PEIR, the Specific Plan identifies policies to coordinate with 
Caltrans to provide bridge connections from the Specific Plan area 
to Mission Bay Park and improve cyclist mobility over the 
Clairemont Drive/East Mission Bay Drive and Sea World 
Drive/Tecolote Road Bridge. Ultimate construction of a bridge 
would require further feasibility analysis including site-specific 
environmental analysis and engagement with the community at 
the time a specific project is proposed. 

 
BF-3  The vehicular traffic entering the community from local and 

regional facilities are accounted for in the Transportation Impact 
Analysis (see Appendix B of the Draft PEIR) including the freeway 
segments, freeway ramps, roadway segment, and intersection 
operational analyses. These volumes are assigned to the roadway 
network segments and intersections based on their travel 
patterns, as documented in Appendix G of the Transportation 
Impact Analysis. The intersections within the study area 
controlling access to the freeway facilities (I-5 Northbound and 
Clairemont Drive, I-5 Southbound and Clairemont Drive, I-5 
Northbound and Sea World Drive/Tecolote Road, and I-5 
Southbound and SeaWorld Drive/Tecolote Road) are forecast to 
operate at acceptable levels of service under all scenarios. The 
Morena Boulevard ramps with I-8 are uncontrolled; thus, a level 
of service cannot be determined for the intersection. As such, 
operations at these locations are acceptable and no design 
changes are proposed, therefore, build out of the Specific Plan is 
not anticipated to result in a change to safety conditions at these 
locations. 
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 BF-4 As detailed in Specific Plan and discussed in Chapter 3.0 of the 
PEIR, new and improved parking is designated throughout the 
Specific Plan area and the Specific Plan includes policies to 
promote structured and shared parking. Parking requirements 
are dictated by the Municipal Code and not the Specific Plan. 
Additionally, planning for high-density residential development 
near high-quality transit is a focus of the City General Plan City of 
Villages Strategy, the City’s Climate Action Plan, and is consistent 
with SANDAG strategies identified in the Regional Plan. 
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 BF-5 The comment requests an explanation why identified mitigation 
measures were not included within the Impact Fee Study (IFS). As 
stated in the PEIR, "There is no funding mechanism for the 
remaining measures not included within the IFS. Additionally, 
implementation of the roadway segment and intersection 
measures not included within the proposed IFS would be 
inconsistent with the mobility goals of the proposed Morena 
Corridor Specific Plan. Additional detail regarding the infeasibility 
of these measures will be presented to decision makers prior to 
project decision as part of the Candidate Findings.  

 
BF-6 The referenced mitigation measures require widening of 

roadways; thus, degrading the pedestrian and bicycle 
environments, which is counter to the goals stated in the City of 
San Diego's General Plan Mobility Element and the stated goals of 
the Morena Corridor Specific Plan. Additional detail regarding the 
infeasibility of these measures will be presented to decision 
makers prior to project decision as part of the Candidate Findings. 

 
BF-7 As a program-level document, the PEIR does not propose any 

specific development projects, and thus cannot provide specific 
mitigation measures. Therefore, a mitigation framework is 
provided, giving future projects guidelines for required mitigation 
measures that would be implemented at a project level. Since the 
final designs of future projects are unknown, the analysis took a 
conservative approach to properly disclose the impact as 
significant and unavoidable. Future discretionary projects will still 
be required to provide supplemental CEQA analysis to disclose 
impacts and identify appropriate mitigation measures (where 
applicable). 

 
BF-8 See response to comment BF-7. 
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 BF-9 The comment requests identification of the mitigation measures 
for Impacts 6.2-8 through 6.2-11. These facilities are not under 
the authority of the City of San Diego; however, Caltrans and 
SANDAG have a plan in place to determine the long-term 
improvements necessary for these facilities (San Diego Forward: 
The Regional Transportation Plan), which has been developed and 
adopted. To maintain consistency with their vision, the proposed 
mitigation is based on the improvements identified in the 
Regional Transportation Plan. The comment also requests an 
explanation as to why construction of freeway mitigation 
measures cannot be made a condition of and completed prior to 
implementation of the MCSP. As stated in the PEIR, 
"implementation of freeway improvements in a timely manner is 
beyond the full control of the City since Caltrans has approval 
authority over freeway improvements." 

 
BF-10 Bicycle and pedestrian safety is discussed in Section 6.2.3 of the 

PEIR. Specifically, the PEIR addresses whether the project would 
conflict with adopted policies, plans, or programs supporting 
alternative transportation. Inherent to this discussion is the 
construction of pedestrian and bicycle facilities that would 
support improved pedestrian facilities and increased safety for 
pedestrians and bicyclists. Additionally, all street improvements 
would be designed consistent with the City of San Diego’s Street 
Design Manual (2002) for the respective classification, where 
feasible, which includes provisions to accommodate pedestrians, 
thereby ensuring that pedestrian facilities meet required City 
design standards.  
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BF-11 CEQA is required to identify an environmentally superior 

alternative from the range of alternatives evaluated in the EIR. 
This process ensures that the decision makers have all relevant 
information they require to either approve the project, select an 
alternative, or deny the project in its entirety. The ultimate 
decision, therefore, will be made by the City Council after a 
recommendation by the Planning Commission. 

 
BF-12 Conclusion to comments is noted.  
 

BF-11 
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BG-1 Introductory comment noted.  
 
BG-2 Impacts related to traffic are discussed in PEIR Section 6.2. 
 
BG-3 This comment restates conclusions reached in the PEIR. For a 

discussion of traffic-related impacts, see Section 6.2 of the PEIR.  
 
BG-4 As noted in Section 6.2, Transportation and Circulation, of the 

PEIR, the Specific Plan identifies policies to coordinate with 
Caltrans to provide bridge connections from the Specific Plan area 
to Mission Bay Park and improve cyclist mobility over the 
Clairemont Drive/East Mission Bay Drive and Sea World 
Drive/Tecolote Road Bridge. Ultimate construction of a bridge 
would require further feasibility analysis including site-specific 
environmental analysis and engagement with the community at 
the time a specific project is proposed. 

 
BG-5 The Specific Plan includes policies to improve pedestrian and 

bicyclist safety that would benefit surrounding neighborhoods as 
well. The comment does not raise an issue regarding the 
adequacy of the PEIR. 

 
BG-6 Comment noted. The comment does not raise an issue related to 

the adequacy of the PEIR analysis. 
 
BG-7 See responses to comments to Letter M. 
 

Letter BG 

BG-1 

BG-2 

BG-3 

BG-4 

BG-5 

BG-6 

BG-7 



LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 238 February 2019 

  
 
 
 
BH-1 Comment noted. The comment does not raise an issue related to 

the adequacy of the PEIR analysis. 
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BI-1 Comment noted. While the commenter states that the EIR lacks 

adequate analysis, specific concerns are detailed in the remainder 
of the letter and responses provided accordingly. 

 
BI-2 Wildfire hazards are addressed in Section 6.10 of the PEIR. As 

stated therein, future projects would be required to adhere to 
regulatory requirements which include the provision of 
prevention measures include vegetation (brush) management, 
such as selective removal/thinning and fire-resistant plantings to 
create appropriate buffer zones around development. Other 
standards require incorporating applicable fire-related 
construction and design elements including fire-resistant building 
materials, fire/ember/smoke barriers, automatic alarm and 
sprinkler systems, and providing adequate fire flow and 
emergency access. 

 
BI-3 As detailed in Chapter 3.0 of the PEIR, new and improved parking 

is designated throughout the Specific Plan area. Additionally, the 
Specific Plan includes policies to promote structured and shared 
parking. With respect to adequate parking and trolley ridership, 
planning for high-density residential development near high-
quality transit is a focus of the City General Plan City of Villages 
Strategy, the City’s Climate Action Plan, and is consistent with 
SANDAG strategies identified in the Regional Plan. White it cannot 
be guaranteed that future residents will use transit, providing 
density near transit incentivizes residents to do so. The remainder 
of this comment related to criminals is outside the scope of the 
CEQA document. However, the PEIR provides a framework to 
ensure adequate police services are available as future 
development occurs (see PEIR Section 6.13). 
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 BI-4 Comment noted. Various terms used throughout the PEIR 
including those referenced in the comment. At a program level of 
analysis, it is acceptable to acknowledge that impacts could occur, 
and then provide a framework for future mitigation should 
impacts actually occur based on subsequent project level analysis.  

 
BI-5 The proposed project was found to be consistent with the City’s 

CAP. As discussed in Section 6.8.3, one of the five primary 
strategies identified in the CAP is to implement bicycling, walking, 
transit, and land use strategies that promote increased 
development capacity for transit-supportive residential and 
employment densities and provide more walking and biking 
opportunities in Transit Priority Areas. The project proposes 
increased housing densities and non-residential intensities 
adjacent to the trolley stations within the TPAs. In addition, the 
proposed project provides mobility recommendations intended 
to improve pedestrian and bicycle connectivity consistent with the 
CAP land use and mobility strategies. For a complete discussion 
on how the project would be consistent with the goals of the City’s 
CAP, see Section 6.8.3 of the PEIR. 

 
BI-6 The comment states the Draft PEIR did not account for the nearby 

high density of an unidentified development. The Transportation 
Impact Analysis (see Appendix B of the Draft PEIR) analyzed land 
uses that have been approved and those included in the Regional 
Model. The future Riverwalk Development—which will utilize 
roadways referenced in the comment—has not been approved by 
City Council; therefore, the current land use assumptions 
provided by the Regional Model for that site were included in the 
analysis. As shown in Appendix G of the Transportation Impact 
Analysis, this includes over 50,000 trips generated at the 
Riverwalk site. Standard trip generation assumptions were 
utilized for all land uses, including high-density multi-family 
developments; no reductions based on vehicle ownership were 
assumed. 
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 BI-7 Future development within the Specific Plan area would be 
required to demonstrate consistency with City regulations related 
to affordable housing that may include providing affordable units 
and/or payment of in lieu fees.  

 
BI-8 See response to comment BI-7. 
 
BI-9 The comment does identify a specific issue related to the 

adequacy of the analysis or otherwise discuss why the analysis is 
deficient; thus, a specific response is not required. 

 
BI-10 See responses to comments in Letter AR.  
 
BI-11 Concluding comments are noted.  
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 BJ-1  Introductory comment noted.  
 
BJ-2 The project is consistent with City regulations relating to the 

provision of adequate affordable housing and/or payment of in 
lieu fees. Parking requirements are established in the City 
Municipal Code and future projects will be required to 
demonstrate compliance with applicable parking regulations. 
Currently, there is no requirement for underground parking in the 
Municipal Code.  

 
BJ-3 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. With specific respect to traffic impacts 
and parks, see Sections 6.2 and 6.13 of the PEIR, respectively.  

 
BJ-4 With respect to infrastructure being developed to serve the 

proposed increase density, implementation of the mitigation 
framework contained within the PEIR provides guidance for 
future development to ensure that mitigation, including 
infrastructure improvements, would occur as needed, on a 
project-by-project basis.  

 
BJ-5 The comment restates a project objective. As stated in CEQA 

Guidelines Section 15124, the project’s Statement of Objectives, 
“should include the underlying purpose of the project.” The PEIR 
included an objective for high-density residential and 
employment opportunities consistent with the City of Villages 
strategy and SANDAG’s smart growth model.  

 
BJ-6 The City recognizes that it cannot be guaranteed that future 

residents will take advantage of transit; however, planning for 
high-density residential development near high-quality transit is a 
focus of the City General Plan City of Villages Strategy, the City’s 
Climate Action Plan, and is consistent with SANDAG strategies 
identified in the Regional Plan. 
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BJ-7 As future development proceeds consistent with the Specific Plan, 

appropriate infrastructure improvements would either be 
required to be installed concurrent with project development, if 
warranted, or development impact fees would be paid to ensure 
infrastructure needs are funded commensurate with the demand 
generated by development. 

 
BJ-8 Concluding comments noted.  
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BK-1 The commenter’s support for the project is noted.  
 
 
BK-2 The commenter’s support for the Low-Density Alternative is 

noted. This comment does not suggest an inadequacy in the 
analysis of the PEIR. 

 
 
 
 
BK-3 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 
 
 
 
BK-4 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
BK-5 Concluding comments noted.  
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 BL-1 For a discussion of land use impacts, see Section 6.1 of the PEIR.  
For a discussion of proposed land use and zoning changes under 
the Specific Plan, see Section 3.3 of the PEIR. Land use and zoning 
changes are proposed for the Linda Vista portion of the Specific 
Plan area only.  

 
BL-2 The Draft PEIR does include land use and zoning changes for the 

Linda Vista portion of the Specific Plan area. Thus, traffic and 
greenhouse emissions include assumptions based on the 
proposed land use changes. Refer to Section 6.2 of the PEIR for a 
discussion of transportation and circulation impacts. Refer to 
Section 6.8 of the PEIR for a discussion of greenhouse gas 
emissions. 

 
BL-3 A discussion of impacts associated with alternative transportation 

(pedestrian facilities, bicycle facilities, and public transit) can be 
found in Section 6.2.3 of the PEIR.  As noted in Section 6.2, 
Transportation and Circulation, of the PEIR, the Specific Plan 
identifies policies to coordinate with Caltrans to provide bridge 
connections from the Specific Plan area to Mission Bay Park and 
improve cyclist mobility over the Clairemont Drive/East Mission 
Bay Drive and Sea World Drive/Tecolote Road Bridge. Ultimate 
construction of a bridge would require further feasibility analysis 
including site-specific environmental analysis and engagement 
with the community at the time a specific project is proposed. 

 
BL-4  PEIR Section 6.10 addresses the potential impacts associated with 

wildfire. This section identifies the portion of the project’s location 
as mapped as a Very High Fire Hazard Severity Zone (VHFHSZ) by 
the California Department of Forestry and Fire (see PEIR Figure 2-
8). The area referenced in this comment is located outside the 
boundaries of the Specific Plan area. To ensure fire safety 
throughout the Specific Plan area, future projects would be 
required to adhere to State and City regulatory requirements 
related to fire hazards and prevention. The PEIR does conclude 
that through regulatory compliance impacts due to wildland fires 
would be less than significant. 
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BL-5 For a discussion of land use impacts, see Section 6.1 of the PEIR.  

For a discussion of proposed land use and zoning changes under 
the Specific Plan, see Section 3.3 of the PEIR. Impacts to public 
services, including police, fire, schools, and libraries, were 
assessed based on the proposed land use and zoning 
designations under the Specific Plan. Analysis of impacts to these 
public services was completed, a discussion of which can be 
found in Section 6.13 of the PEIR.  

 
BL-6 For a discussion of land use impacts, see Section 6.1 of the 

PEIR.  For a discussion of proposed land use and zoning changes 
under the Specific Plan, see Section 3.3 of the PEIR. Land use 
changes within the Clairemont Mesa portion of the Specific Plan 
area will be considered comprehensively with the pending 
Community Plan update. The PEIR analyzes the Final Morena 
Corridor Specific Plan. No additional analysis is required.  

 
BL-7 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR.  

BL-5 
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BM-1 The commenter’s support for the project is noted. 
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BN-1 Policies 3.1.1 through 3.1.4 address the implementation of right-

of-way extensions and street vacations. Procurement of property 
is not within the scope of the EIR.   

 
 
 
 
BN-2 Implementation of the Specific Plan would not force changes to 

existing properties. It rather provides guidelines for new 
improvements to occur. This comment does not suggest an 
inadequacy in the analysis of the PEIR. 
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BO-1 Introductory comment noted. The comment does not raise 

specific issues with regard to the adequacy of the PEIR, but raises 
general concerns related to a lack of affordable housing, water 
conservation, and public improvements. The comment also 
identifies inadequacies in the EIR alternatives, but does not 
identify specific concerns.  

 
BO-2 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
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BO-3 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
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BO-4 The Specific Plan is intended to provide development at 

intensities that would allow for a range of housing affordability 
levels to be accommodated. Future development will be required 
to comply with affordable housing regulations in place at the time 
development is proposed. This comment does not suggest an 
inadequacy in the analysis of the PEIR. 

 
BO-5 Affordable housing requirements including allowances for 

payment of in-lieu fees are established in the City’s Municipal 
Code, not the Specific Plan.  

 
BO-6 Whether future development includes ownership versus rental 

properties is beyond the scope of the PEIR. See responses to 
comment BO-4 and BO-5. 
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BO-7 For a discussion of energy use associated with the Specific Plan, 

see Section 6.9 of the PEIR. 
 
 
 
 
 
 
 
 
 
 
BO-8 For a discussion of water use associated with the Specific Plan, 

see Section 6.14 of the PEIR. 
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BO-9 Rates for wastewater treatment are beyond the scope of the PEIR.  
 
 
 
 
 
 
 
 
 
 
BO-10 The comment does not raise an issue regarding the adequacy of 

the PEIR. However, it should be noted that the Specific Plan 
provides numerous policies encouraging the use of energy 
efficient and water conserving landscaping. Analysis of water use 
associated with the Specific Plan is provided in Section 6.14 of the 
PEIR. 
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BO-11 This comment seems to be raising and issue regarding the need 

for parks in the Specific Plan area. The PEIR addresses parks in 
Section 6.13.2. Additionally, this comment discusses water 
consumption in parks compared to small homeowners. Water 
supply is addressed in PEIR Section 6.14.3. The comment also 
raises questions regarding the Clairemont Town Center which is 
beyond the scope of the PEIR.   
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BO-12 Analysis of impacts to public services (police protection, fire 

protection, schools, libraries, and parks and recreation) are 
assessed in Chapter 6.13 of the PEIR. The analysis is adequate for 
a program-level evaluation as there are mechanisms in place for 
future development to fund necessary services through 
Development Impact Fees. Water supply is addressed in PEIR 
Section 6.14.3. 

 
BO-13 As discussed in Section 6.13 of the PEIR, future residential 

development that occurs in accordance with the Specific Plan 
would be required to pay school fees as outlined in Government 
Code Section 65995, Education Code Section 53080, and SB 50 to 
mitigate any potential impact on district schools. The City is legally 
prohibited from imposing any additional mitigation related to 
school facilities through implementation of SB 50, and the school 
district would be responsible for potential expansion or 
development of new facilities. 

 
BO-14 The mitigation framework contained in the PEIR is not advisory. 

Future projects will be required to mitigate project-level impacts 
consistent with the mitigation framework identified in the PEIR.  

 

BO-12 

BO-13 

BO-14 
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BO-15 With respect to infrastructure being developed to serve the 

proposed increased density, implementation of the mitigation 
framework contained within the PEIR provides guidance for 
future development to ensure that mitigation, including 
infrastructure improvements would occur as needed, on a 
project-by-project basis.  

 
BO-16 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 
 
 
 
BO-17 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 
 
 
 
BO-18 This comment does not suggest an inadequacy in the analysis of 

the PEIR; however, future development will be required to be 
consistent with City regulations relating to the provision of 
adequate affordable housing and/or payment of in-lieu fees. 

 
 

BO-15 

BO-16 

BO-17 

BO-18 
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BO-19 The PEIR analysis accounts for the potential development of 

densities within TODEP areas, which is inclusive of the potential 
density bonuses associated with affordable housing; thus, the 
PEIR analysis is adequate as written.  

 
 
 
 
 
 
 
 
 
BO-20 Should development be proposed in the future with density 

bonuses for affordable units, they will be required to disclose 
potential impacts and incorporate mitigation identified in the 
PEIR.  

 
BO-21 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 

BO-19 

BO-20 

BO-21 
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BO-22 The overall strategy of carbon offsets is outside the scope of the 

project’s PEIR; however, for an analysis of GHG impacts associated 
with the project, see Section 6.8 of the PEIR.   
 

BO-22 
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BO-23 The comment states the analysis methods utilized "fail to 

consider the effects of increased frequency of gridlock aggravated 
by increased congestion and poorly designed roads and 
interchanges." The Transportation Impact Analysis (see Appendix 
B of the Draft PEIR) was prepared in accordance with the 
standards and methods set forth in the City of San Diego's Traffic 
Impact Study Manual and, therefore, provides adequate analysis 
of transportation impacts based on CEQA thresholds. It should be 
noted that intersection level of service operations and peak hour 
arterial analysis does account for roadway congestion and design 
features. 

 
BO-24 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
BO-25 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 

BO-23 

BO-24 

BO-25 



LETTER RESPONSE  

MORENA CORRIDOR SPECIFIC PLAN CITY OF SAN DIEGO 
RESPONSE TO COMMENTS ON THE PEIR 262 February 2019 

  
 
 
 
 
BO-26 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 
 
 
 
 
 
 
 
BO-27 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 
 
 
 
BO-28 See response to comment BO-23. 
 
BO-29 The Preferred Plan roadway network does include additional 

network connections that may be used as alternate routes. The 
comment proposes alternative methods to evaluate 
transportation impacts.  The Transportation Impact Analysis was 
prepared in accordance with the standards and methods set forth 
in the City of San Diego’s Traffic Impact Study Manual and, 
therefore, provides adequate analysis of transportation 
operations. 

 
BO-30 For a discussion of project-related traffic impacts, see Section 6.2 

of the PEIR. 

BO-26 

BO-27 

BO-28 

BO-29 

BO-30 
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BO-31 Denver Street from Clairemont Drive to Ingulf Street and the 

intersections of Denver Street/Clairemont Drive and Denver 
Street/Ingulf Street were analyzed in accordance with the 
standards and methods set forth in the City of San Diego's 
Transportation Impact Study Manual. The remainder of the 
comment is outside the scope of the PEIR and/or does not 
suggest an inadequacy in the analysis of the PEIR. The public will 
be advised of all hearings on the project and will be invited to 
speak in favor, or in opposition of the project. 

 
BO-32 Morena Boulevard and the intersections on Morena Boulevard 

were analyzed in accordance with the standards and methods set 
forth in the City of San Diego's Transportation Impact Study 
Manual. The remainder of the comment is outside the scope of 
the PEIR and/or does not suggest an inadequacy in the analysis of 
the PEIR. The public will be advised of all hearings on the project 
and will be invited to speak in favor, or in opposition of the 
project.  

 
BO-33 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
BO-34 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
BO-35 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 

BO-31 

BO-32 

BO-33 

BO-34 

BO-35 
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BO-36 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 
 
BO-37 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 
 
 
 
 
 
 
 
 
BO-38 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 

BO-36 

BO-37 

BO-38 
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BO-39 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 
 
 
 
 
 
 
 
 
BO-40 Concluding comments are noted. While the commenter states 

that the EIR is inadequate, the comment does not specifically 
state what portions of the PEIR are in adequate.  

BO-39 

BO-40 
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BO-41 As noted in Section 6.2, Transportation and Circulation, of the 

PEIR, the Specific Plan identifies policies to coordinate with 
Caltrans to provide bridge connections from the Specific Plan area 
to Mission Bay Park and improve cyclist mobility over the 
Clairemont Drive/East Mission Bay Drive and Sea World 
Drive/Tecolote Road Bridge. Ultimate construction of a bridge 
would require further feasibility analysis including site-specific 
environmental analysis and engagement with the community at 
the time a specific project is proposed. 

BO-41 
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BP-1 Introductory comment noted. 
 
BP-2 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
BP-3 For a discussion of traffic-related impacts, see Section 6.2 of the 

PEIR. Additionally, a transportation impact analysis was prepared 
for the project and circulated for public review with the PEIR. See 
Appendix B of the Draft PEIR for the traffic analysis.  

 
BP-4 The City recognizes that it cannot be guaranteed that future 

residents will take advantage of transit; however, planning for 
high-density residential development near high-quality transit is a 
focus of the City General Plan City of Villages Strategy, the City’s 
Climate Action Plan, and is consistent with SANDAG strategies 
identified in The Regional Plan. 

Letter BP 

BP-1 

BP-2 

BP-3 
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BP-5 These statements accurately reflect the language included in the 

September 17, 2018 letter from Mike Hansen. This comment does 
not suggest an inadequacy in the analysis of the PEIR. 

 
 
 
 
 
 
BP-6 Concluding comments are noted.  
 
 

BP-5 

BP-6 
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BQ-1 Figure 2-3, Existing Zoning, correctly displays the referenced 

parcel as CC-1-3. Figure 6.3-2, Existing Noise Contours, displays 
existing land use, not existing zoning.  

 

Letter BQ 

BQ-1 
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 BR-1 Comment noted. 
 
BR-2 The analysis of visual effects and neighborhood character was 

completed at a program level of analysis because the design of 
specific developments are not known. However, the potential 
density and heights of future development was assumed to be 
the maximum allowed with a Planned Development Permit within 
the Morena Station and Tecolote Village districts.  This comment 
does not suggest an inadequacy in the analysis of the PEIR. The 
analysis concludes that significant and unavoidable impacts to 
scenic vistas/public views and neighborhood character would 
occur as a result of build-out of the Specific Plan.  The PEIR would 
provide a framework for future projects to undergo streamlined 
environmental review by tiering from the analysis in the PEIR.   

 
BR-3 This comment restates the analysis and language included within 

the PEIR regarding impacts associated with scenic vistas or public 
views.  

 
BR-4 The Specific Plan does not propose any changes to allowed 

building heights within the Clairemont Mesa portion of the 
Specific Plan area; thus, the PEIR concluded that implementation 
of the Specific Plan would not result in visual impacts within that 
area.   

 
BR-5 Contrary to the comment, the PEIR conclusions of significant and 

unavoidable impacts provide a benefit to future discretionary 
projects that would tier from the PEIR as the potential for a 
significant visual impact requiring preparation of an EIR for 
individual development projects could be avoided. Instead, future 
discretionary projects could tier from the analysis in the PEIR. 
Visual impacts of future development would still need to be 
addressed by demonstrating consistency with applicable policies 
in the Specific Plan and any other applicable City regulations 
protective of views and scenic resources; however, the burden of 
requiring individual projects to demonstrate a less than 
significant impact to visual resources would be eliminated.  

Letter BR 

BR-1 

BR-2 

BR-3 
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BR-6 Comment noted. Refer to response to comment BR-5.  
 
 
 
 
 
 
BR-7 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 
 
 
 
 
 
BR-8 Comment noted. Visual simulations would be more appropriate 

at the project level as actual developments are proposed. See also 
response to comment BR-5. 

 
 
 
 
 
 
 
 
 
 
BR-9 The comment does not raise an issue with regard to the adequacy 

of the PEIR; however, all comments will be forwarded to decision 
makers for consideration.  

BR-6 
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BR-10 Concluding comment noted. Refer to response to comments BR-5 

and BR-8.  
 
 
 
 
BR-11 Concluding comment noted. Refer to response to comments BR-5 

and BR-8.  

BR-10 

BR-11 
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BR-12 Comment noted. This comment does not suggest an inadequacy 

in the analysis of the PEIR. 
 

BR-12 
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