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1.0

INTRODUCTION

This report summarizes the public involvement activities conducted for the Alvarado Specific Plan
project (project) by the City of La Mesa (City) and project proponent during the public scoping period.
The purpose of public involvement was (1) to notify and inform stakeholders and the public about the
project, and (2) to provide the opportunity for the public to comment on the scope and content of the
environmental analysis, including potential environmental issues and viable alternatives. Involvement
and outreach efforts were conducted in accordance with the California Environmental Quality Act
(CEQA).
Section 15083 of the CEQA Guidelines encourages early public consultation, or scoping, with individuals
or organizations that a lead agency believes will be concerned with the environmental effects of a
project. Scoping helps in identifying the range of actions, alternatives, mitigation measures, and
significant environmental effects to be analyzed in depth and in eliminating from detailed study those
issues found not to be relevant to the project. Scoping is also an effective way to bring together and
resolve the concerns of affected public agencies, the project proponent, and other interested parties.

2.0

PUBLIC NOTIFICATION

2.1

NOTICE OF PREPARATION

A Notice of Preparation (NOP) of a Draft Environmental Impact Report (EIR) was prepared in accordance
with Section 15082 of the CEQA Guidelines and was circulated for a 30-day public review period that
began on May 21, 2019 and ended on June 20, 2019. The NOP was filed at the Office of the San Diego
County Clerk and sent to the State Clearinghouse (State Clearinghouse number 2019059095) for
distribution to state agencies with an interest in the project. The NOP was also sent via certified mail to
approximately 500 property owners within a 1,000-foot radius of the project site.
The NOP informed interested parties that the City, as the CEQA lead agency, determined that
preparation of a Program Environmental Impact Report (PEIR) in compliance with CEQA will be prepared
for the project. The NOP contained a brief description and location of the project and a list of potential
key environmental considerations to be addressed in the PEIR including: Aesthetics, Air Quality,
Biological Resources, Cultural Resources, Energy, Geology/Soils, Greenhouse Gas Emissions, Hazards and
Hazardous Materials, Hydrology/Water Quality, Land Use, Noise, Public Services, Transportation, Tribal
Cultural Resources, and Utilities/Service Systems. The NOP also provided instructions on how to submit
a formal comment letter to the City regarding the scope and content of the PEIR. Additionally, it
provided notification of a public scoping meeting scheduled for the project. The NOP is included as
Appendix A to this report.

2.2

NEWSPAPER NOTICE

The City placed a notice in the May 23, 2019 edition of the East County Californian announcing the NOP,
30-day comment period, and public scoping meeting. The notice as it appeared in the newspaper (red
outline added) is included as Appendix B to this report.
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2.3

CITY WEBSITE NOTICE

The City posted an announcement of the scoping meeting on the homepage of the City’s website
(https://www.cityoflamesa.us/) for several days prior to scoping meeting. The website notice appeared
as one of the featurettes on the homepage.

3.0

SCOPING MEETING

During the scoping period, the City held a public scoping meeting on Wednesday, May 29, 2019 at the La
Mesa Police Station located at 8085 University Avenue, La Mesa, California. The meeting was scheduled
at 6:00 p.m. and was approximately one hour in duration. Staff at the welcome station greeted guests
and encouraged meeting attendees to sign in and be added to the project notification list. The meeting
started with a presentation given by City staff and the consultant team of an overview of the project, the
purpose of the scoping meeting, a summary of the CEQA process, and how to submit formal comments
in response to the NOP. Following the presentation, City staff and consultants fielded questions and
listened to concerns of attendees. In general, concerns were raised regarding traffic, aesthetics, building
heights, density, construction impacts, property management, property values, and residential unit
types (e.g., rental units versus for sale units and provision of affordable senior housing). A Spanish
translator was also in attendance in the event that translation was necessary.
A comment station with tables, chairs, pens, and comment forms was provided to facilitate the public
completing and submitting written comments at the meeting. Individuals could submit completed
comment forms at the meeting, by mail, or email. Approximately ten people attended the scoping
meeting. The sign-in sheet and presentation are included as Appendix C of this report.

4.0

SUMMARY OF SCOPING COMMENTS

The public scoping comment period ran from May 21, 2019 to June 20, 2019. During the public
comment period, a total of 12 comment letters were received. Comment letters were submitted via the
public scoping meeting (7), via email (4), and via regular mail (1). The City received three comment
letters from government agencies, nine comment letters from members of the public, and one from an
institution/business. All comments were received before the end of the comment period and no
extensions were requested.
Table 1 includes a summary of public comments that provide a brief overview of the general issues or
concerns expressed by the public. All substantive issues and concerns provided in the comment letters
relative to the scope of the environmental analysis will be considered during the preparation of the
Draft PEIR. The comment letters are included as Appendix D.
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Table 1
SUMMARY OF PUBLIC SCOPING COMMENTS
Name
State, Regional, and Local Agencies
Native American Heritage Commission

Date Received

Issues Raised

June 7, 2019

San Diego Association of Governments

June 20, 2019

Civic San Diego

May 23, 2019

Individuals and Institutions/Businesses
Sharp Grossmont Hospital (Senior Resource Center)
Dennis Andolsek

Compliance with Assembly Bill 52 and
Senate Bill 18 regarding Native American
outreach.
Smart growth and transportation demand
management.
Architecture, building massing and height,
pedestrian and dog-friendly amenities,
bicycle infrastructure, and bulb-outs.

May 29, 2019
May 29, 2019

Angela Deegan

June 17, 2019

Carol Kear

May 29, 2019

Lois Knowlton

May 29, 2019

Peggy Leimbach

May 29, 2019

Irma Sanchez

May 29, 2019

Don Shields

May 25, 2019

Julie Sutton-Hayes

May 29, 2019

Senior housing
Parking, traffic, height limits and view
obstruction, and senior housing.
Affordable housing, transit incentives,
parking, electric car charging facilities,
bicycle storage facilities, composting
facilities, solar facilities, urban heat island
effect, and landscaping.
Senior housing, parking, density, and
property values.
Affordable senior housing, property
management, and inclusionary housing.
Building heights, wildlife, property values,
traffic, and senior housing.
Building heights, property values, traffic,
and senior housing.
Parking, public safety, sidewalks, and
displacement of on-site RV users
Traffic, construction noise and air quality,
building heights, and site access.
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Appendix A

Notice of Preparation

NOTICE OF PREPARATION AND SCOPING MEETING
DRAFT ENVIRONMENTAL IMPACT REPORT
ALVARADO SPECIFIC PLAN
To all interested parties:
NOTICE IS HEREBY GIVEN that the City of La Mesa (City), as the Lead Agency, has determined that the
Alvarado Specific Plan project (proposed project) will require preparation of a Program Environmental
Impact Report (PEIR) in compliance with the California Environmental Quality Act (CEQA). This Notice of
Preparation (NOP) of a PEIR and Scoping Meeting was publicly noticed and distributed on May 21, 2019.
Project Location
The project is located on an approximately 12-acre site along the south side of Alvarado Road generally
between 70th Street on the west and Guava Avenue on the east in La Mesa (see Figure 1, Site Location),
California. The project site is bound by the 70th Street trolley station to the west, the Green Line trolley
corridor to the south, a car dealership to the east, and Alvarado Road and Interstate 8 to the north. The
site is developed and currently contains a recreational vehicle (RV) resort facility with paved access
roadways, RV spaces, a clubhouse, a swimming pool, and three billboards. Alvarado Creek traverses the
property as it flows under Alvarado Road in the eastern portion of the site and continues southwesterly
and westerly along the southern boundary of the western portion of the site.
Project Description
The proposed project entails a master development plan for a phased transit-oriented development
and associated public improvements. The project would include four development parcels that would
be constructed in two phases. Phase 1 includes the parcels (Parcels 1-3) west of the intersection of
Alvarado Creek and Alvarado Road. Phase 2 includes the parcel (Parcel 4) east of the intersection of the
Creek and Alvarado Road. Each parcel would be developed with a multi-family residential building.
Figure 2, Site Plan Concept, depicts a conceptual site plan of the proposed project.
Phase 1 would feature two multi-family residential buildings built on a podium deck over multi-level
parking in the central portion of the site and a smaller-scale building in the western-most parcel. Phase 2
would include one building in the eastern portion of the site similar in size and scale to the two larger
buildings constructed in Phase 1. The buildings would include up to five stories of residential units and
one to three levels of parking. Each building would include a mix of housing types and sizes, ranging
from two-bedroom, one-bedroom, studios, and loft units. The land use and development standards in
the proposed Specific Plan outline a “form-based” regulatory concept for the multi-family housing on
each of the development parcels. The multi-family housing will include a range of dwelling unit types
and sizes distributed within an allowable building envelope prescribed by the development standards
for the Specific Plan. In total, an estimated 850 to 950 residential units would be constructed at
buildout. In addition to the residential uses, the project would include ground floor, resident-serving
commercial uses.

The buildings would include interior project amenity facilities and active outdoor spaces on the parking
structure podium deck levels. A comprehensive landscaping plan would be implemented as the site is
developed. Site access would be provided from Alvarado Road to two internal loop roads. Beyond the
parking access points, the loop road would primarily function as a pedestrian promenade connecting the
buildings and site amenities, as well to the Alvarado Road frontage improvements and adjacent 70th
Street trolley station.
As part of the project, several public improvements would be implemented. Frontage road
improvements to Alvarado Road would be provided, including new sidewalk, curb and gutter, street
lights, a pedestrian bridge over the Alvarado Creek channel, and a pedestrian connection to the adjacent
70th Street trolley station. Existing overhead utility lines that extend across the site would be relocated
underground. Improvements would also be made to the Alvarado Creek channel that traverses the site
to control flood and storm water flows within the channel. Sewer system improvements are proposed,
including relocating an existing sewer trunk line within the channel out of the channel, removing several
abandoned sewer lines in the creek, and raising and capping an existing manhole.
In conjunction with the adoption of the Alvarado Specific Plan, a Development Agreement is proposed
to be adopted by Ordinance of the City Council in accordance with California Government Code sections
65864 et seq.to memorialize the project entitlements and the provisions for construction of proposed
public improvements.
Potential Environmental Effects
A program-level EIR will be prepared to address potential environmental impacts associated with
implementation of the proposed project. Potential key environmental considerations to be addressed in
the PEIR include: Aesthetics, Air Quality, Biological Resources, Cultural Resources, Energy, Geology/Soils,
Greenhouse Gas Emissions, Hazards and Hazardous Materials, Hydrology/Water Quality, Land Use,
Noise, Public Services, Transportation, Tribal Cultural Resources, and Utilities/Service Systems. The Draft
PEIR will also include a discussion of reasonable alternatives to the proposed project pursuant to CEQA
Guidelines Section 15126.6. The Draft PEIR will also include an analysis of cumulative effects, as well as
other required CEQA sections.
CEQA Compliance
This NOP has been prepared in accordance with Section 15082 of the State CEQA Guidelines and will be
circulated for a 30-day review period during which your comments and suggestions regarding the scope
of the Draft PEIR are welcomed. Due to the time limits mandated by state law, the 30-day scoping
period will extend from May 21, 2019 through June 20, 2019. Your scoping comments must be sent at
the earliest possible date, but not later than 5:30 PM on June 20, 2019. Comments on the scope of the
Draft PEIR can be mailed to:
Kirt Coury
Project Planner, Community Development Department
City of La Mesa
8130 Allison Avenue
La Mesa, California 91942
Or provided via email to alvaradosp@ci.la-mesa.ca.us.
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The scoping meeting will take place on Wednesday, May 29, 2019 at 6:00 PM in the Community Room of the La Mesa Police Station,
8085 University Avenue. Public agencies, organizations, and interested parties are encouraged to attend the meeting and provide written
comments regarding the scope of the PEIR. Written comments must be received by June 20,
2019 and sent to: Kirt Coury, Project Planner,
Community Development Department, City of La
Mesa, 8130 Allison Avenue, La Mesa, California
91942 or provided via email to alvaradosp@ci.lamesa.ca.us. Questions regarding the proposed
project or scoping meeting should be directed to
contact information above.
ECC/La Mesa Forum-5/23/2019- 82133
CITY OF LEMON GROVE
CITY COUNCIL
NOTICE OF PUBLIC HEARING
NOTICE IS HEREBY GIVEN that the City Council of the City of Lemon Grove will hold a Public
Hearing to consider adopting an Inflatable Jumper Program fee.
DATE OF MEETING: Tuesday, June 4, 2019
TIME OF MEETING: 6:00 p.m.
LOCATION OF MEETING: City Of Lemon Grove
Community Center, 3146 School Lane, Lemon
Grove CA 91945
STAFF: Mike James, Assistant City Manager /
Public Works Director
EMAIL: mjames@lemongrove.ca.gov
PHONE NUMBER: (619) 825-3814
ANY INTERESTED PERSON may review the
staff report and obtain additional information at
the City of Lemon Grove at 3232 Main Street,
Lemon Grove, CA 91945, weekdays, 7:00 a.m. –
6:00 p.m. City Hall is closed every Friday. Also
information may be obtained by visiting the City’s
website at www.lemongrove.ca.gov. If you wish
to express concerns in favor or against the above
fee, you may appear in person at the above described meeting or submit your concerns in writing
to
the
City
Clerk
at
schapel@lemongrove.ca.gov.
If you challenge the matter in court, you may be
limited to raising only those issues you or
someone else raised at the public hearing described in this notice, or in written correspondence delivered to the City Council at, or prior to,
the public hearing. If you have special needs requiring assistance at the meeting, please call the
City Clerk’s Office at (619) 825-3841 at least 24
hours prior to the meeting so that accommodations can be arranged.
Shelley Chapel, City Clerk, City of Lemon Grove.
Published in the East County Californian on May
23, 2019
ECC/Lemon Grove Review-5/23/2019- 82191

Appendix C

Scoping Meeting Materials

Environmental Impact Report Scoping Meeting

ALVARADO SPECIFIC PLAN
May 29, 2019

Scoping Meeting Agenda


Project Overview



Environmental Review Process



Scoping Meeting Purpose



How Do I Comment?

Project Overview


Master plan development for a multi-family
transit-oriented development



Project site is approximately 12 acres in size



A significant feature is the Alvarado Creek which
bisects the property as it intersects Alvarado Road
on the easterly portion of the site

Project Location


South side of Alvarado Road generally between 70th Street on the
west and Guava Avenue on the east



Surrounding uses:
o

West - 70th Street trolley station

o

South - Green line trolley corridor

o

East - Existing automobile dealership and motel

o

North - Alvarado Road and Interstate 8

Project Features


The project is proposed to be developed in two phases on four development parcels



Approximately 950 multi-family residential units with the potential of including up
to 180 student housing units to serve the nearby San Diego State University



Potential to include some resident serving uses (i.e. commercial, services) within
each parcel



Interior amenity facilities and outdoor spaces



Comprehensive landscape treatments



Public improvements:
o

Alvarado Road frontage

o

Utilities

o

Alvarado Creek

Environmental Review Process
California Environmental Quality Act (CEQA)


Inform public and decision makers of
potential significant environmental
effects



Encourage public involvement



Notice of Preparation marks the beginning
of the environmental review process

Environmental Impact Report Purpose


Disclose the project’s potential significant effects
on the physical environment



Identify mitigation measures to avoid or reduce
environmental impacts



Analyze reasonable range of alternatives



Foster public review/participation

Notice of Preparation


Contains a brief description of the project and its
location



Notifies responsible agencies and other interested
parties that an EIR will be prepared



Solicits input regarding the scope, focus, and
content of the EIR



Distributed for a 30-day public review period

Purpose of the Scoping Meeting
Receive public input on the scope of environmental issues
in the Draft EIR:


Aesthetics



Hydrology/Water Quality



Air Quality



Land Use



Biological Resources



Noise



Cultural Resources



Public Services



Energy



Transportation



Geology/Soils



Tribal Cultural Resources



Greenhouse Gas Emissions



Utilities/Services Systems



Hazards and Hazardous Materials

Alternatives




Consider a Range of Reasonable Alternatives
o

Avoids or lessens an impact

o

Feasible

o

Meet most of the project objectives

Mandatory Alternatives
o

No project alternative

o

Environmentally superior alternative

Timeline of Environmental Review Process
May 20, 2019
Distribute Notice of
Preparation
(30 days)

Spring 2020
Planning Commission

May 29, 2019
EIR Scoping Meeting

Summer/Fall 2019
Prepare Draft EIR

Winter 2019
Prepare Final EIR

Fall 2019
Draft EIR Released
for Public Review
(45 days)

Opportunity for Public Comment
Spring/Summer 2020
City Council

Preparation of Documents
Public Hearings

How Do I Comment?
All comments must be in writing
1.

Submit Comment Form tonight; or

2.

Email to: alvaradosp@ci.la-mesa.ca.us; or

3.

Mail comments to:
Kirt Coury
Project Planner, Community Development Department
City of La Mesa
8130 Allison Avenue
La Mesa, California 91942

NOP comments must be received by 5:30 pm on June 20, 2019

Appendix D

Scoping Comment Letters

From: Kathleen Brand [mailto:brand@civicsd.com]
Sent: Thursday, May 23, 2019 11:51 AM
To: Alvarado SP
Subject: Alvarado Specific Plan
Dear Kirt,
I would like to see all the conceptual drawings for the site. I don’t believe what you have posted on the
website is the only drawing the developer has completed. It is very difficult to give comment back
without a thorough understanding of how the architecture fits on the site. The City’s website should be
the portal for accessing this information.
Your description of the project does not include an analysis of on-site parking, a count of the various
types of units, and a very detailed description of the overall massing and height of the buildings with the
parking garages.
After review of the one plan posted on the website, I do not agree with your assessment that the loop
road would primarily function as a pedestrian promenade. The access gates are recessed into the site
and the loading zones are almost in the center of the site. There should be a pedestrian walkway/trail
along the creek edge as it appears on the western portion of the site, that wraps around weaves through
the site. If you have been by Alterra and Pravada, the residents use the area next to the trolley tracks as
a dog relief area. Providing true pedestrian and dog-friendly amenities will be an asset to the
development. This ties into the “social nodes” shown on the plans, which will no more than the dog relief
areas, so call them out as such and design them for that purpose.
I also think that if this is TOD development the developer and/or the City should implement the proposed
bike path per the bike master plan for Alvarado from 70th Street Station to Guava. I would recommend
that it be a class 4 cycle track instead of the class II proposed. We need better and more progressive
bicycle infrastructure. You should eliminate any on-street parking along this site, since this is TOD there
will not be a need for it. If you think people will need to park on the street, then the on-site parking
should increase.
It looks like there are bulb-outs at the entrances to the development. I do not advocate for bulb-outs.
They severely limit the ability to put in better bicycle infrastructure.
Regards,
Kathleen Brand
Senior Planner/Landscape Architect
Civic San Diego
401 B Street, Suite 400
San Diego, CA 92101-4298
619.533.7138 www.civicsd.com brand@civicsd.com

From: Angela Deegan [mailto:ieukcoca@gmail.com]
Sent: Monday, June 17, 2019 9:56 PM
To: Alvarado SP
Subject: Comments on NOTICE OF PREPARATION AND SCOPING MEETING DRAFT
ENVIRONMENTAL IMPACT REPORT

Dear Kirt,

I reviewed the NOTICE OF PREPARATION AND SCOPING MEETING DRAFT ENVIRONMENTAL
IMPACT REPORT for the Alvarado Specific Plan. Here are my scoping comments in relation to it:
•

•
•
•
•
•
•
•
•

•

There needs to be a minimum of 20% affordable housing (in perpetuity) in this development. We
desperately need more affordable housing in La Mesa, especially near transit. Lower income
folks are less likely to own a car and therefore more likely to use transit. So it makes sense to
site affordable homes here since it's adjacent to a trolley station.
Because the development is next to a trolley station, provide free or heavily discounted transit
passes to all residents, to ensure they develop the habit of using transit.
Because the development is next to a trolley station, the number of parking spaces provided
needs to be kept to a minimum! Centainly there should be no more than one level of parking in
any of the buildings.
Any parking spots that are provided need to have 240 Volt electric vehicle charging facilities so
that use of gas-powered cars is not incentivized.
Any parking spots provided need to be unbundled from the cost of the housing units, so that
residents who wish to live car-free are not incentivized to own a car.
Bicycle storage facilities must be provided.
To make composting feasible and to improve the quality of life of the residents, there should be
composting facilities for each of the four buildings and an area designated for a community
garden where the compost can be used.
The roofs of the buildings should have photovoltaic panels to serve the buildings.
There should be no artificial turf! Artificial turf retains heat. It creates a “heat island” effect,
which holds in heat during the day and releases it at night – not what we need in drought-prone
California. Underneath, it kills healthy soil bacteria, worms and root systems. It must be watered
regularly to keep it cool — water that can be better used to maintain any of several types of
drought-resistant sod or lush drought-resistant planting.
No palm trees should be included - only shade trees!

Sincerely,

Angela Deegan
La Mesa resident
619 916 9017

From: donshields66 [mailto:donshields66@gmail.com]
Sent: Saturday, May 25, 2019 11:05 AM
To: Alvarado SP
Subject: Alvarado Specific Plan

Kirt,

I want to make a few comments about the project on Alvarado road near the 70th street trolley station.

The first is there going to be enough parking to keep cars off Alvarado road? There is barely a shoulder
there so there is really no parking and if childeren are going to be living in these residences how are
they protectef from careless drivers on that road? Is there going to be a side walk put in as people
transit from the trolley station all the way to the National University building. There are runners who use
the road and could use a sidewalk. Just thinking about safety.

When all the RV`s are displaced what is the plan to keep them from living on the streets of La Mesa and
San Diego ad some currenly do?

Best Regards,
Don Shields

