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1 SUMMARY

1.1 PROJECT SUMMARY

The applicant is proposing to develop the 192-unit multi-family residential Sunrise Specific Plan
project (proposed project) on a 14.4-acre site located at the southeastern limits of the City of San
Marcos (City). The proposed project would include approximately 6.2 acres of open space (which
includes, but is not limited to, 2.7 acres of active recreational areas and 1 acre of private open
space), circulation improvements, and a public services and facilities plan. Homes would range from
two to three stories, resulting in a gross density of approximately 13.3 dwelling units per acre. Access
would be provided from E. Barham Drive and Meyers Avenue.

The boundaries of the project site currently encompass portions of two jurisdictions: the northern
parcel of the project site is located within the City, while the southern portion is located within the
County of San Diego (County). The site is also adjacent to the City of Escondido. However, the entirety
of the project site is located within the City’s Sphere of Influence. The proposed project includes
actions to annex the site into the City, for which subsequent approval actions by the San Diego Local
Agency Formation Commission (LAFCO) would be required.

The project applicant is requesting the following discretionary approvals from the City and other
responsible agencies to allow for development of the proposed project:

City of San Marcos

e A General Plan Amendment would be required to re-designate the southern parcel of the
project site (APN 228-312-10-00) from Semi-Rural Residential (SR-1) (as currently
designated by the County of San Diego) and Light Industrial (LI) (as designated by the City, as
the parcel is within its Sphere of Influence) to Specific Plan Area (SPA). Additionally, a
General Plan Amendment is required to re-designate the northern parcel of the project site
(APN 228-312-09-00) from Low Density Residential (LDR) to Specific Plan Area (SPA). This
General Plan Amendment would allow the Specific Plan to provide rules and regulations for
development of the project site.

e A prezone and rezone would be required to re-designate the southern parcel of the project
site (APN 228-312-10-00) from Single Family Residential (RS) (as currently designated by the
County of San Diego) to Specific Plan Area (SPA). Additionally, a rezone is required to re-
designate the northern parcel of the project site (APN 228-312-09-00) from Mobile Home
Park (R-MHP) to Specific Plan Area (SPA). This Rezone would allow the Specific Plan to
provide rules and regulations for development of the project site.
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1 Summary

A Specific Plan would be required to be reviewed and approved concurrently with the Site
Development Plan application. The Specific Plan establishes the development rules and
regulations of all land uses within the project site. Upon adoption of the Specific Plan by the City,
all development within the project site must conform to the regulations of the Specific Plan.

A Multi-Family Site Development Plan would be required to ensure the development of multi-
family structures and conserves the value of adjacent properties by respecting adjacent
design standards and aesthetics.

A Tentative Map would be required for 192 multi-family residential units, open space,
active recreational areas, bio-retention areas, and circulation improvements (see Figures 2-
14a and 2-14b).

A Conditional Use Permit would be required for the potential (temporary) use of a rock
crusher on site.

A Grading Variance would be required to allow manufactured slopes in excess of 20 feet in
height without benching within the project area.

A Grading Plan/Permit would be required for construction of the proposed project.

A Public Improvement Plan/Permit would be required for construction/implementation of the
project’s public improvements.

City of San Marcos and San Diego LAFCO

Annexation of APN 228-312-10-00 from the County of San Diego into the City of San Marcos
would be required for the proposed project. The City will consider the annexation and rezone
request, after which approval and other related actions for the annexation from the San
Diego LAFCO would be required.

San Diego LAFCO and Vallecitos Water District

Annexation of APN 228-312-10-00 into the Vallecitos Water District for sewer service would
be required. Approval and other related action for this annexation from the San Diego LAFCO
would be required.

City of Escondido

An Encroachment Permit(s) would be required by the City of Escondido for Private Driveway
“B” and utility improvements on Meyers Avenue and E. Barham Drive.

An Off-site Grading Plan would be required for Private Driveway “B,” to be approved by the
City of Escondido.
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e A Landscaping Plan would be required for Private Drive “B,” to be approved by the City
of Escondido.

e Extra Territorial Service Agreement - Sewer Option #1 would require approval of an “Extra
Territorial Service Agreement for Sewer” between the City of Escondido, Vallecitos Water
District, and the project applicant.

1.2 SUMMARY OF SIGNIFICANT EFFECTS AND MITIGATION
MEASURES THAT REDUCE OR AVOID THE
SIGNIFICANT EFFECT

Table 1-1, Summary of Significant Environmental Impacts, provides a summary of significant
environmental impacts resulting from the project, mitigation measures identified to reduce and/or
avoid the environmental effects, and a determination of the level of significance of each impact
following implementation of the identified mitigation measures. The analysis shows that, as
mitigated, all project impacts with the exception of transportation impacts will be less than
significant. Detailed analyses of significant environmental effects and mitigation are provided in
Chapter 3 of this environmental impact report (EIR).

In addition to mitigation measures, regulatory standards for grading, construction, and
environmental protection have been incorporated into the project design to reduce adverse
environmental effects. These include, but are not limited to, grading design and earthwork
specifications, erosion control measures, Best Management Practices (BMPs) for pollutant control
during construction, biofiltration basins to handle and treat runoff, and implementation of a fire
evacuation plan for future residents.

The mitigation measures listed in Table 1-1 will reduce impacts related to biological resources,
cultural resources, noise, tribal cultural resources, and transportation (one intersection) to below a
level of significance. As shown in Table 1-1, the remaining impacts to transportation would remain
significant and unavoidable.

Table 1-1
Summary of Significant Environmental Impacts

Level of Significance
Impact Mitigation Measures After Mitigation

Biological Resources

BIO-1 and BIO-2: Impacts to candidate, | Implementation of MM-BIO-1 through MM- | Less than significant

sensitive, or special status species BIO-4, refer to Section 3.3.6

BIO-1: Impacts to riparian habitat and Implementation of MM-BIO-1, refer to Less than significant
sensitive natural communities Section 3.3.6
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Table 1-1

Summary of Significant Environmental Impacts

1 Summary

Impact

Mitigation Measures

Level of Significance
After Mitigation

Cultural Resources

CR-1: Impacts to archaeological
resources

Implementation of MM-CR-1 through MM-
CR-7, refer to Section 3.4.6

Less than significant

CR-2: Impacts to human remains

Implementation of MM-CR-1 through MM-
CR-8, refer to Section 3.4.6

Less than significant

Noise

NOI-1 through NOI-3: Generation of
noise levels in excess of standards
established in the local general plan or
noise ordinance during construction

Implementation of MM-NOI-1 through MM-
NOI-3, refer to Section 3.11.6

Less than significant

NOI-4 and NOI-5: Generation of
excessive groundborne vibration
during construction

Implementation of MM-NOI-4, refer to Section
3.11.6

Less than significant

Transportation

TR-1 through TR-3 and TR-7: Direct and
cumulative impacts to intersections

Implementation of MM-TR-1 through MM-
TR-3 and MM-TR-7, refer to Section 3.15.6.

Significant and
unavoidable (TR-1
through TR-3); Less
than significant (TR-7)

TR-4 and TR-5: Direct and cumulative Implementation of MM-TR-4 and MM-TR-5, | Significant and
impacts to street segments refer to Section 3.15.6. unavoidable
TR-6: Direct and cumulative impacts to | Implementation of MM-TR-6, refer to Significant and
freeway ramp meters Section 3.15.6. unavoidable

Tribal Cultural Resources

TCR-1: Impacts to Tribal Cultural
Resources

Implementation of MM-CR-1 through MM-
CR-8, refer to Section 3.4.6

Less than significant

1.3

AREAS OF CONTROVERSY

A Notice of Preparation (NOP) was distributed on April 1, 2019, for a 30-day public review and
comment period. Additionally, a public information meeting was held on April 10, 2019.

Public comments were received on the NOP for this EIR and reflect concern or controversy over a
number of environmental issues (refer to Appendix A for the NOP and NOP comment letters). A total
of 10 letters were received. Issues and concerns raised in the NOP comment letters include:

o Transportation: scope of the study area, existing roadway congestion, trip generation and
distribution, appropriate and adequate mitigation, means of alternative transportation,

project access

e Biological Resources: conversion of sensitive habitat, potential direct and indirect impacts to
special-status species, and inclusion of appropriate mitigation
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1 Summary

e Hazardous Materials: appropriate study of the historical agricultural use of the site

e Hydrology: consideration of potential flooding and review of Flood Insurance Rate Maps

e Cultural and Tribal Cultural Resources: compliance with Assembly Bill 52 and Senate Bill 18
e Land Use: compatibility with surround land uses/development

e Public Services: potential impact to schools.

These concerns are addressed in Chapters 3 and 4 of this EIR.

1.4 ISSUES TO BE RESOLVED BY THE DECISION
MAKING BODY

An EIR is an informational document intended to inform the public agency decision makers and the
public of the significant effects of a project, identify possible ways to minimize the significant effects,
and describe reasonable alternatives to the project.

The lead agency must respond to each significant effect identified in the EIR by making “Findings” for
each significant effect. The issues to be resolved by the decisions makers for the project include whether
or how to mitigate the associated significant effects, including whether to implement a project alternative.

Issues to be resolved that are directly related to the proposed project include the choice among the
alternatives and whether or how to mitigate the significant effects. In particular, the decision makers
must decide if the significant impacts associated with to biological resources, cultural resources, noise,
and transportation (one intersection) have been mitigated to less than significant and whether or not the
proposed project’s significant and unavoidable impacts to transportation would be offset by the benefits
of the project. Lastly, the decision makers must determine whether any of the project alternatives would
substantially reduce significant effects while still meeting key objectives of the project.

1.5 PROJECT ALTERNATIVES

Three alternatives are proposed to provide an understanding of how environmental effects could be
reduced by varying the design and scope of the project. Table 1-2 provides a comparison of the
impacts of project alternatives to the impacts of the proposed project.

1.5.1 No Project/No Development Alternative

Under the No Project/No Development Alternative, the proposed project would not be implemented and
the project site would remain undeveloped. Although the City's General Plan currently allows for low
density residential development within the southern parcel (as well as the County’s General Plan) and
light industrial uses within the northern parcel, this alternative assumes that the site would stay in its
current, undeveloped condition. This alternative is more fully discussed in Section 4.3.3.
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1.5.2 Existing Land Use Designation Alternative (City of San Marcos)

Under the Existing Land Use Designation Alternative (City of San Marcos), the project site would be
developed per the City’'s General Plan. The northern parcel of the project site is designated in the
City’s General Plan as “Low Density Residential” (LDR), while the southern parcel of the site, located
within the City’s sphere of influence, is designated as “Light Industrial.” This alternative assumes
that, like the proposed project, the southern parcel would be annexed into the City. The City’s
General Plan assigns the density/intensity of the LDR designation as 4.1-8.0 dwelling unit/acre
(du/a), with allowed land uses that include single-family and duplex residential development,
including detached condominiums, clustered homes, courtyard housing, and mobile home parks.
Land uses allowed under the “Light Industrial” designation include light manufacturing, processing,
assembly, wholesale, office, and research and development laboratories, limited retail, and business
services. Uses must not exceed a maximum floor area ratio (FAR) of 0.60 and must be developed as
freestanding or as campus-style industrial development.

As such, assuming the maximum intensity described in the City’'s General Plan, the Existing Land Use
Designation Alternative (City of San Marcos) would involve development of 29 single-family residential units
within the 3.68-acre northern portion of the site, as well as 282,269 square feet (of 6.5 acres) of light
industrial uses within the southern portion of the site. The Existing Land Use Designation Alternative (City of
San Marcos) would require ground-disturbance of the entire site. Due to rocky soil conditions present, it is
assumed that blasting and rock crushing activities would also be required for this alternative.

1.5.3 Existing Land Use Designation Alternative (County of San Diego)

As described in Section 2.2, the southern parcel of the project site is located in the County of San
Diego’s jurisdiction. This parcel is designated “Semi-Rural Residential” (SR-1) in the County’s General
Plan. Land uses allowed under the Semi-Rural Residential designation include residential units with
a maximum density of one unit per 2, 4, or 8 gross acres.

The Existing Land Use Designation Alternative (County of San Diego) assumes that the southern portion
of the site will remain under the jurisdiction of the County. Assuming that development would occur at
one unit per 2 acres, the southern parcel would be developed with 5 single-family residences. Similar to
the Existing Land Use Designation Alternative (City of San Marcos), the northern parcel of the site, located
within the City, would be developed with 29 single-family residential units.

1.5.4 Reduced Density Alternative

The Reduced Density Alternative would result in the development of the site similar to that of the
proposed project, but with a reduced number of residential dwelling units. This alternative was
determined by the number of residential units that would avoid some, but not all, potentially significant
transportation impacts. Therefore, the Reduced Density Alternative would include the development of 74
multi-family residential dwelling units, 118 units fewer than the proposed project. Open space,
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recreational facilities, and landscaping would be provided throughout the project site. The Reduced
Density Alternative would also require ground-disturbance of the majority of the site. Due to rocky
soil conditions present, it is assumed that blasting and rock crushing activities would also be
required for this alternative. This alternative also assumes annexation into the City of San Marcos.
Lastly, it is assumed that access to the site would still be provided via an off-site driveway connecting to
Meyers Avenue within the City of Escondido.

1.5.5 Environmentally Superior Alternative

Table 1-2 provides a qualitative comparison of the impacts for each alternative compared to the
proposed project. As shown in Table 1-2, the No Project/No Development Alternative would eliminate all
of the significant impacts identified for the project. However, the No Project/No Development Alternative
would not meet any of the project objectives. Additionally, there is no certainty that the project site would
remain undeveloped in perpetuity. CEQA Guidelines Section 15126.6(e)(2) states that if the No Project
alternative is identified as the environmentally superior alternative, then an environmentally superior
alternative should be identified among the other alternatives.

Among the other alternatives, not including the proposed project, the Existing Land Use Designation
Alternative (County of San Diego) is the environmentally superior alternative because it would reduce
various impacts and avoid some, but not all, significant and unavoidable impacts to transportation.
Although impacts would be slightly reduced under the Existing Land Use Designation Alternative
(County of San Diego) compared to the proposed project, mitigation measures would still be required
to mitigate impacts to biological resources, cultural resources, noise, tribal cultural resources, and
transportation (one intersection). Further, by developing single-family units, this alternative would not
provide a multi-family housing opportunity through a range of unit types, sizes, affordable price
points, and number of different bedroom counts, including 2, 3, and 4-bedroom units, to
accommodate a full spectrum of family demographics. Also, because this alternative would still be
located partially within the County of San Diego, it would not implement a maintenance program
unlike the project, which will ensure all common areas are maintained to standards set forth in the
City’s General Plan.

Table 1-2
Comparison of Impacts of Proposed Project and Alternatives
Existing Land Reduced
Existing Land Use Designation Density
No Project/No | Use Designation Alternative Alternative
Environmental Proposed Development Alternative (City | (County of San
Topic Project Alternative of San Marcos) Diego)
Aesthetics LTS No Impact LTS (Same) LTS (Same) LTS (Same)
(Reduced)
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Table 1-2
Comparison of Impacts of Proposed Project and Alternatives
Existing Land Reduced
Existing Land Use Designation Density
No Project/No | Use Designation Alternative Alternative
Environmental Proposed Development Alternative (City | (County of San
Topic Project Alternative of San Marcos) Diego)
Air Quality LTS No Impact LTS (Greater) LTS (Reduced) LTS (Reduced)
(Reduced)
Biological LTSM No Impact LTSM (Same) LTSM (Same) LTSM (Same)
Resources (Reduced)
Cultural LTSM No Impact LTSM (Same) LTSM (Same) LTSM (Same)
Resources (Reduced)
Geology and LTS No Impact LTS (Same) LTS (Same) LTS (Same)
Soils (Reduced)
Greenhouse LTS No Impact LTS (Greater) LTS (Reduced) LTS (Reduced)
Gas Emissions (Reduced)
Hazards and LTS No Impact LTS (Same) LTS (Reduced) LTS (Same)
Hazardous (Reduced)
Materials
Hydrology and LTS No Impact LTS (Same) LTS (Reduced) LTS (Reduced)
Water Quality (Reduced)
Land Use LTS No Impact LTS (Reduced) LTS (Same) LTS (Same)
(Reduced)
Noise LTSM No Impact LTSM (Same) LTS (Reduced) LTS (Same)
(Reduced)
Population and LTS No Impact LTS (Reduced) LTS (Reduced) LTS (Reduced)
Housing (Reduced)
Public Services LTS No Impact LTS (Reduced) LTS (Reduced) LTS (Reduced)
(Reduced)
Recreation LTS No Impact LTS (Reduced) LTS (Reduced) LTS (Reduced)
(Reduced)
Transportation LTSM and SU LTS (Reduced) SU (Greater) SU (Reduced) SU (Reduced)
Tribal Cultural LTSM No Impact LTSM (Same) LTSM (Same) LTSM (Same)
Resources (Reduced)
Utilities and LTS No Impact LTS (Same) LTS (Reduced) LTS (Reduced)
Service Systems (Reduced)

Notes: Impact Status: LTS = Less Than Significant Impact; LTSM = Less Than Significant with Mitigation; SU = Significant

and Unavoidable
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2 Project Description

2 PROJECT DESCRIPTION, LOCATION, AND
ENVIRONMENTAL SETTING

As required by Section 15124 of the California Environmental Quality Act (CEQA) Guidelines, this
section describes the Sunrise Specific Plan project (proposed project), and includes a statement of
the project objectives, a general description of the proposed project’s technical, economic, and
environmental characteristics, and a summary of the discretionary actions required to approve the
proposed project. The proposed project would establish a Specific Plan to provide guidelines and
standards for the implementation of future development of the proposed project. The Specific Plan is
included as Appendix B to this environmental impact report (EIR).

2.1  PROJECT OBJECTIVES

Section 15124(b) of the CEQA Guidelines requires that an EIR include a statement of the project
objectives. The project objectives include the following:

1. Provide a multi-family housing opportunity through a range of unit types, sizes, prices,
and number of different bedroom counts, including 2, 3, and 4-bedroom units, to
accommodate a full spectrum of family demographics;

2. Contribute to the growing housing needs of the region by providing livable development
in proximity to SR-78 and the Nordahl Road Sprinter Station;

3. Create a development which accommodates adequate recreational open space, including
common parks, playgrounds, recreational facilities, and private open space that are
convenient and accessible within the project site;

4. Provide development standards to ensure the aesthetically attractive appearance of all
construction within the project site through integration of land form design, architectural
design, unified landscape theme, and recreation areas;

5. Design a safe and efficient circulation system that provides convenient connections to adjoining
regional transportation routes, and provides for alternative modes of travel including bicycle and
pedestrian options;

6. Implement a maintenance program which will ensure all common areas are maintained to
standards set forth in the City’s General Plan; and

7. Provide opportunities to contribute to public infrastructure such as roadways and utilities.
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2 Project Description

2.2 PROJECT DESCRIPTION

The approximately 14.4-acre project site is located at the southeastern limits of the City of San
Marcos (City) and is comprised of Assessor’s Parcel Numbers (APNs) 228-312-09-00 and 228-312-
10-00. The project site is currently within portions of two jurisdictions: the City (APN 228-312-09-00,
approximately 3.6 acres) and the County of San Diego (APN 228-312-10-00, approximately 10.8
acres), however the entirety of the project resides within the City’s General Plan Sphere of Influence.
Additionally, the project site is located adjacent to the City of Escondido, with an additional access
driveway located within this adjacent jurisdiction. The project site boundary and location are shown
on Figures 2-1 through 2-2. Additionally, the project is considered an infill site within a transit priority
area per Public Resources Code Section 21099.

The proposed project proposes a development consisting of an Annexation(s), General Plan
Amendment, Rezone, Multi-Family Site Development Plan, Specific Plan, Tentative Map, and
Conditional Use Permit. If approved, these entitlements would allow the development of a
planned residential community within the project site. The Specific Plan is a comprehensive
planning document that establishes development guidelines for the project site. The document
will serve as the primary land use, policy, and regulatory document for the project by providing a
development planning review process, as authorized by California Government Code §65450, in
conjunction with the San Marcos Municipal Code Zoning Ordinance, Chapter 20.535. Under the
Specific Plan, the only permitted uses within the proposed project site are multi-family
residential and open space.

The proposed project would allow for the development of approximately 192 multi-family residential
dwelling units, resulting in a gross density of approximately 13.3 dwelling units per acre. The
proposed project also includes open space, active recreational areas, bio-retention areas, circulation
improvements, and a public services and facilities plan, as described in greater detail below.

2.2.1 Discretionary Actions Required of the City

As mentioned above, the requested project entitlements/discretionary actions, and permits by the
City include an Annexation, General Plan Amendment, Rezone, Multi-Family Site Development Plan,
Specific Plan, Tentative Map, Conditional Use Permit, Grading Variance, and Construction Permits as
detailed below:

e General Plan Amendment - A General Plan Amendment would be required to re-designate
the southern parcel of the project site (APN 228-312-10-00) from Semi-Rural Residential
(SR-1) (as currently designated by the County of San Diego) and Light Industrial (LI) (as
designated by the City, as the parcel is within its Sphere of Influence) to Specific Plan Area
(SPA). Additionally, a General Plan Amendment is required to re-designate the northern
parcel of the project site (APN 228-312-09-00) from Low Density Residential (LDR) to
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Specific Plan Area (SPA). This General Plan Amendment would allow the Specific Plan to
provide rules and regulations for development of the project site.

e Prezone and Rezone - A prezone and rezone would be required to re-designate the southern
parcel of the project site (APN 228-312-10-00) from Single Family Residential (RS) (as
currently designated by the County of San Diego) to Specific Plan Area (SPA). Additionally, a
rezone is required to re-designate the northern parcel of the project site (APN 228-312-09-
00) from Mobile Home Park (R-MHP) to Specific Plan Area (SPA). This Rezone would allow the
Specific Plan to provide rules and regulations for development of the project site.

e Specific Plan - A Specific Plan would be required to be reviewed and approved concurrently with
the Site Development Plan application. The Specific Plan establishes the development rules and
regulations of all land uses within the project site. Upon adoption of the Specific Plan by the City,
all development within the project site must conform to the regulations of the Specific Plan.

e Annexation of APN 228-312-10-00 from the County of San Diego into the City of San Marcos
would be required for the proposed project.

e A Multi-Family Site Development Plan would be required to ensure the development of multi-
family structures and conserves the value of adjacent properties by respecting adjacent
design standards and aesthetics.

e A Tentative Map would be required for 192 multi-family residential units, open space,
active recreational areas, bio-retention areas, and circulation improvements (see Figures 2-
14a and 2-14b).

e A Conditional Use Permit would be required for the potential (temporary) use of a rock
crusher on site.

e A Grading Variance would be required to allow manufactured slopes in excess of 20 feet in
height without benching within the project area.

e A Grading Plan/Permit would be required for construction of the proposed project.

e A Public Improvement Plan/Permit would be required for construction/implementation of the
project’s public improvements.

2.2.2 Project Characteristics
2.2.2.1 Land Uses

The proposed land uses within the project site are summarized in Table 2-1 and the conceptual site
plan is shown on Figure 2-3. As shown in Table 2-1, the proposed project would include
approximately 192 multi-family residential dwelling units; approximately 4.45 acres for circulation
and access; and 6.16 acres of open space comprised of common areas (approximately 4.88 acres),
private open space (approximately 0.99 acres), and bio-retention areas (approximately 0.29 acres).
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Table 2-1
Proposed Land Uses

Total Gross Dwelling Density (dwelling
Proposed Land Use Area (acres) Units units/acre)
Multi-Family Residential
Two-Story Townhome - 100 -
Three-Story Townhome - 92 -
Residential Subtotal 3.78 192 13.32
Open Space
Common Open Space (grades of 10% or greater) 2.12 - -
Common Open Space (grades of 10% or less) 2.76
Private Open Space 0.99 - -
Bio-retention areas 0.29 - -
Open Space Subtotal 6.16 - -
Driveways and Circulation 4.5 - -
Total 14.4 192 13.3

1 Density calculation includes the total site acreage.
Residential

The proposed project includes approximately 192 multi-family residential units on approximately 3.8
acres of the project site. The proposed residential units would be comprised of 100 two-story
townhomes and 92 three-story townhomes.

Architectural Design

Both residential unit types include multiple floor plans within several different building elevations.
The proposed project includes a maximum of seven floor plans and six building elevations with
several alternate elevations proposed. Unit types and building types may be considered
interchangeable by the area where that specific type is plotted and final configurations would be
approved by the City. Conceptual building elevations are shown on Figures 2-4a through 2-4f. All
buildings within the project site would not exceed 40 feet or three stories in height; all two-story
buildings would be approximately 30 feet in height.

Proposed project buildings would utilize materials such as wood, stone, stucco, and brick, while
metal accents and trims are acceptable. Exterior color finishes would include deep to light earth and
natural tones, including, but not limited to, white, brown, beige, tan, grey, and cream.
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Open Space and Landscaping
Open Space

The project includes approximately 6.2 acres of open space comprised of four categories: common
open space area with grades 10% or greater, common open space area with grades less than 10%,
private open space, and bio-retention areas. The proposed open space areas are also shown on
Figures 2-3 and 2-5.

Common open space with grades of 10% or greater. This category is, by definition, according to the
San Marcos Municipal Code Zoning Ordinance Title 20, open space which cannot be counted as
usable open space. This category includes approximately 2.12 acres of open space features such as
landscaping, open turf areas, and bio-retention areas (although for purposes of this description, bio-
retention areas are classified separately).

Common open space area with grades of 10% or less. These areas include usable open space areas,
which encourage passive recreation as well as active recreational open space areas such as pool
area, recreational facilities, tot lots, and barbeque stations.

As a recreational component of multi-family development within the City, one tot lot is required for
every 25 dwelling units with a minimum of 400 square feet of play area for each tot lot. With a
proposed 192 units, approximately 3,100 square feet of play area would be required (192 units
divided by 25 multiplied by 400 square feet), distributed among eight tot lots (192 units divided by 25
rounded up). The proposed project includes a deviation from the City’s Municipal Code requirement by
providing four tot lot spaces dispersed throughout the Specific Plan area totaling approximately 4,978
square feet, which is approximately 1,878 square feet more than the Municipal Code requires.

In addition to the common-area gathering spaces, the proposed project includes an approximately
10,283 square foot pool deck recreation area, which includes a 1,875 square foot pool, 130 square
foot spa, pool building (includes restrooms, storage area, and pool equipment), barbeque counter,
500 square foot outdoor dining area, 300 square foot bocce ball court/horseshoe court, an
approximately 1,624 square foot multi-age play structure, and a 983 square foot tot lot (described
above). Common Area Gathering Space #1 is approximately 1,075 square feet and includes a multi-
age play structure and artificial turf play area. Common Area Gathering Space #2 is approximately
1,175 square feet and includes a tot lot, playhouses, and artificial turf area. Common Area Gathering
Space #3 is approximately 1,745 square feet and includes a play structure and artificial turf area.
Finally, an overlook area (approximately 557 square feet) includes a barbeque counter, overlook
space, and artificial turf area. The proposed project includes an approximate total of 14,835 square
feet of recreational facilities. These common area gathering spaces and the pool deck recreation
area are shown on Figure 2-5. In total, the project would provide approximately 120,239 square feet
(2.76 acres) of common open space with grades less than 10%.
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Private Open Space. Private open space is required within the project site for each multi-family
dwelling unit. For units with usable ground floor living area, approximately 250 square feet of private
open space is required. For units with no usable ground floor living space, approximately 50 square
feet of private open space is required. The proposed project includes an approximate total of 40,264
square feet of private open space within the project site, which is greater than the 39,200 square
feet required by the City’s Municipal Code.

Bio-retention areas. These areas are passive open space areas which are used to direct stormwater
during rain events to control for flooding and to treat stormwater before it is discharged from the site.

Conceptual Landscaping

The conceptual landscape plan is shown on Figure 2-5. All plants and trees included in the proposed
project’s plant material guidelines have been chosen for their appropriateness to the architectural
design, local climate tolerance, soil conditions, and level of maintenance intensity. The selected plants
are consistent with Assembly Bill 1881 requirements and the City of San Marcos Water Efficient
Landscape Ordinance (WELO), Municipal Code, Title 20, and the Specific Plan. No non-native invasive
plant species shall be used. All street trees planted within 10 feet of public improvements would
include root barriers. The plant materials guidelines should be considered subject to change, with final
approval determined by the City. Should changes be necessary, the newly selected plants and trees
should be similar in tolerance and water usage to the conceptual list provided.

Irrigation within the project site would utilize the following:
e Installation of automatic controllers which feature evapotranspiration or moisture sensing

data, with manual and automatic shut-off,

e Low volume heads, subsurface irrigation system designed to prevent runoff, low head
drainage, and overspray,

e Grouping of plants by hydrozones and irrigation hydrozones separately.
Walls, Fencing, Entry Monuments, and Lighting
Walls and Fences

Walls and fences would create partitions between private open space, screen the development from
roadways, reduce noise from roadways, and enhance the overall site design. Fence and wall types
include tubular steel, block, living hedge, wood, or vinyl privacy fencing. Masonry retaining walls are
proposed to be located along the perimeter of the project site, as necessary. Preliminary locations for
walls and fencing are shown on Figure 2-6.
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Entry Monuments

The proposed project may incorporate a monument located at the Meyers entrance as a feature of
the landscape and architectural design, with an additional entry monument potentially located at the
Barham entrance. Monuments would incorporate materials compatible with the surrounding natural
landscape features and the proposed landscape design. A variety of materials may be used to design
monuments, including, but not limited to, tile, stucco, stone veneer plaster, metal-work, draught
tolerant shrubs and trees, or other drought tolerant vegetation. Monuments may include accent
lighting. Entry monuments would be limited to a maximum of six feet in height and setback a
minimum of five feet from any property line. While precise details for entry monuments would be
provided with construction plans, a conceptual monument design is shown on Figure 2-6.

Lighting

Lighting within the project site would be used to accent landscaping and buildings and to provide
safety. All lighting within the proposed project would be energy efficient, architecturally appropriate
fixtures designed to minimize glare, conflict, and light pollution, while providing illumination levels
that create a safe environment for both vehicles and pedestrians. All lighting would comply with the
City’s Municipal Code Section 20.300.080, Light and Glare Standards, and any other applicable
sections. All areas of the project site will be appropriately lit to coincide with their relevant use and
activities. Street lights would contain full cut-off fixtures and house-side shields would be used to
reduce light trespass and prevent light pollution. Conceptual lighting fixtures and locations are
shown on Figure 2-7.

2.2.2.2 Circulation and Access

The proposed circulation plan facilitates an interconnected mobility system for bicycles, pedestrians,
and vehicles. The proposed circulation plan provides residents with safe movement within the
project site, secondary emergency access, connections to existing roadways within the vicinity of the
project site, access to regional arterial and highway networks, and access to Sprinter light
rail/Breeze bus transit services. Private internal driveways and alleys have been designed to be a
minimum of 24 feet in width from curb to curb. The proposed project includes three internal
driveways and 19 private alleys to access multi-family buildings as well as connections to E. Barham
Drive and Meyers Avenue, which provide access to the project site. The conceptual circulation plan is
shown on Figure 2-8.
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Streets and Circulation
Driveways and Alleys

Internal private driveways and alleys proposed within the project site are neighborhood streets
designed to accommodate the level of traffic generated by the proposed project. Internal roadways
are designed to provide safe movement of bicycle, pedestrian, and vehicle traffic through the project
site and to provide attractive frontages to residential lots. A typical cross section for the proposed
private driveways and alleys is shown on Figure 2-9.

Private Driveway “A” - This private internal driveway connects to E. Barham Drive north of the project
site. The driveway is located on the northern portion of the project site and merges with private
driveway “C” which loops through the center of the project site and connects back to private
driveway “A” at the northeast portion of the site. Private driveway “A” features two 12-foot minimum
travel lanes with an intermittent sidewalk.

Private Driveway “B” - Private driveway “B” is a private driveway which connects the project site to
Meyers Avenue to the east. This driveway is located off-site within the City of Escondido and would
serve as additional project access. This private driveway features two 12-foot minimum travel lanes
and varies in width.

Private driveway “C” - This private driveway is an approximately 28-foot wide two-lane road (and
approximately 44 feet wide where street parking is provided) which loops through the project site.
Private driveway “C” would include a 14-foot wide street parking area to one side of the road.

Private Alleys - The proposed project would include 24-foot wide alleys for residents to access their
dwelling units. Alleys would feature two 12-foot wide travel lanes.

Access

Access to the project site occurs from Meyers Avenue and E. Barham Drive, providing ingress/egress
points, which would be gated. Access at Meyers Avenue would allow for full left/right in/out turn
movements for ingress/egress. Access at E. Barham Drive would permit only right-in/right-out turn
movements. Vehicles travelling westbound on E. Barham Drive would be prohibited to turn left into
the project site at this driveway.

The California Fire Code, along with the San Marcos Fire Department, administers the rules and
regulations on fire access design. At a minimum, the proposed project must present a design which
affords fire and emergency responders suitable fire access roads dimensions and surfaces (Chapter
5, §503.1 through §503.4 of the California Fire Code), an adequate number of emergency rated
entrances to the community (Appendix D, §D106 of the California Fire Code), and entryway gate
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access for first responders (Chapter 5 of the California Fire Code, §503.6). Two points of entry have
been identified for the project site and are designed to meet the design requirements codified in the
California Fire Code. Both project site entrances meet the qualifications for emergency access to the
Specific Plan area. The proposed private driveways have been desighed to accommodate fire and
emergency apparatus.

Alternative Transportation

The North County Transit District (NCTD) provides public transportation within the City and the County
of San Diego for Coaster rail service, Sprinter light rail service, and Breeze bus service. Sprinter
service operates between Escondido and Oceanside, with connections to Interstate 5 and the
Coaster rail service operating out of the City of Oceanside. The NCTD operates the Nordahl Road
Sprinter and Breeze transit station located approximately 0.3 miles from the proposed project’s E.
Barham Drive entrance and approximately 0.4 miles from its Meyers Avenue entrance.

Parking

Based on the proposed total dwelling units, the proposed project would be required by the City to
provide 448 parking spaces. The proposed project includes 384 garage spaces and 80 open parking
spaces for a total of 464 parking spaces, exceeding this requirement. Four parking spaces would
meet the requirements of the Americans with Disabilities Act. Each residential dwelling unit would
provide, at minimum, a two-car garage.

2.2.2.3 Conceptual Grading and Construction Phasing

For the purposes of analysis, it was assumed that construction of the proposed project would last
approximately 21 months, comprising of the following approximate phases:

e Site preparation - 10 days

e Grading - 106 days

e Building construction - 327 days

e Paving (including utility installation) - 88 days

e Architectural coating - 135 days
It is expected that the project would require approximately 78,800 cubic yards of cut and fill to be
balanced within the site, requiring no soil import/export truck trips. However, for the purposes of
providing a conservative analysis, this EIR assumes that approximately 10,000 cubic yards of export
of soil would be required. Additionally, due to existing vegetation on site, it is expected that truck

trips would be required during site clearing of vegetation. For the purposes of analysis, it was
assumed that approximately 1,000 cubic yards of vegetation and soil from site clearing would be
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exported. It is anticipated that off-site improvements would occur concurrently throughout the
construction on the project site. Construction would require the use of typical construction
equipment, including dozers, tractors, excavators, graders, pavers, rollers, and air compressors. In
addition, due to underlying geology, construction would require blasting and the use of a rock
crusher for materials processing. A conceptual grading plan is shown on Figures 2-10a and 2-10b,
and the potential location of the rock crusher is shown on Figure 2-10c. Additional detail regarding
construction assumptions can be found in Section 3.2, Air Quality.

A grading variance would be required for several slopes within the project site which exceed 20 feet in
height. Approval of a grading variance allows for grading of two main pads separated approximately on
a north-south centerline of the project site. Without the grading variance, the site would require
narrower development areas, separated by an access driveway through the middle of the site. The
variance also allows for a more efficient grading plan by requiring less landform modification and more
cohesive development. Refer to Figure 2-11 for the locations of these slopes. It should be noted that
this proposed grading variance has been previously granted on similar projects with similar soils and
topography in the area and would comply with Section 17.32.090 of the Municipal Code, which
requires approval of the variance by the City through the entitlement process.

2.2.2.4 Public Utilities and Services
Water Facilities

Water service for potable residential use and fire service for the proposed project would be provided by the
Rincon Del Diablo Municipal Water District (Rincon). The project site is located entirely within the service
area boundaries of Rincon. Water lines within the project site would range from 4- to 8- inches. Both water
lines would circulate beneath the main driveways throughout the project site, and would loop through the
proposed alleys, as shown on Figure 2-12. The proposed on-site private water lines would connect to an
existing 10-inch public water main within E. Barham Drive and an existing 8-inch public water main within
Meyers Avenue. Refer to Section 3.17, Utilities and Service Systems, for additional information.

Sewer Facilities

Wastewater service for the proposed project would be provided by either the City of Escondido or the
Vallecitos Water District (VWD). The proposed project presents two options for sewer service to be
provided to the project site, which are discussed below. Regardless of which option for sewer service is
ultimately selected, annexation into VWD would be required. Sewer Option #1 is the preferred option for
sewer provision to the project site. When compared to Sewer Option #1, Sewer Option #2 would:

e Require a larger area of disturbance within the public right-of-way disrupting traffic
movement and surround land uses

e Require a depth of excavation within E. Barham Drive that could reach approximately 20 feet
below the ground surface
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o Likely encounter hard rock, requiring blasting to remove

e Result in more costly and difficult maintenance and access during ongoing operations

Sewer Option #2 is under consideration because the northern parcel of the project site is within the
VWD service boundary.

City of Escondido

Wastewater service for the proposed project would be provided by the City of Escondido under Sewer
Option #1. Under Sewer Option #1: on-site sewer would be transported via a proposed 8-inch private
sewer main that would connect to an existing 8-inch public sewer main within Meyers Avenue, as shown
on Figure 2-12 for a total of 440 feet off site within the proposed project driveway.

The project site is located outside and adjacent to the City of Escondido’s sewer service boundary.
However, the project driveway connecting the project site to Meyers Avenue would be located within the
City of Escondido’s sewer service boundary. Because a portion of the project site is located within the
VWD sewer service boundary (discussed below), Sewer Option #1 would require annexation into VWD
and an “Extra Territorial Service Agreement for Sewer” between the City of Escondido, VWD, and the
project applicant to allow for the City of Escondido to provide sewer service to the project site. Sewer
Option #1 is the preferred option for provision of sewer to the project site.

Vallecitos Water District

Wastewater service for the proposed project would be provide by VWD under Sewer Option #2. The
southern parcel of the project site is not located within VWD’s sewer service boundary and would require
annexation. Under Sewer Option #2: an additional sewer connection option would require off-site
improvements within E. Barham Drive. Refer to Section 3.17, Utilities and Service Systems, for additional
information. Sewer Option #2 would require 965 feet of new sewer line to be installed off-site in E.
Barham Drive.

Site Drainage

Storm drain systems and connections would be designed to accommodate the proposed future
development. Two biofiltration basins are proposed at the northeast and southeast corners of
the project site, as shown on Figure 2-12. The northeast biofiltration basin is approximately
7,606 square feet, while the southeast biofiltration basin is approximately 5,000 square feet.
Stormwater flows would be conveyed to the biofiltration systems through storm drains, where
water would be treated prior to being discharged. Refer to Section 3.9, Hydrology and Water Quality,
for additional information.
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Electrical and Gas

Electricity and natural gas would be provided by San Diego Gas & Electric (SDG&E). The proposed
project would connect to the existing adjacent electrical line and natural gas pipeline within Meyers
Avenue. For on-site electricity, the project would include eight at grade transformers that would be
located and constructed in accordance with SDG&E electrical standards with respect to clearance
standards and setbacks from proposed residential structures.

The project would also include undergrounding of the existing 69-kilovolt (kV) electrical transmission
line (specifically, transmission line TL 684, Escondido to San Marcos), which traverses the project
site in a north-south direction. Undergrounding the transmission line would result in the removal of
electrical poles 2815154, 7114375, 2114374, and Z36342 and replaced with two steel cable
poles. The undergrounded 69kV line, which would include SDG&E fiber would be located within the
project’s proposed internal roadways. Construction of this component would occur during the
project’s grading phase. Grading would be staged such that the area for the new undergrounded line
is brought to final grade for the installation and energizing of the new undergrounded line prior to the
removal of the existing overhead line. A new easement would be granted to SDG&E to cover the new
location of the 69 kV line and facilities on the property. Undergrounding of the existing 69kV
transmission line is included in the overall construction assumptions in the analysis of this EIR.

Fire Protection

The project site is located within the San Marcos Fire Protection District (SMFPD) boundary. The City of
San Marcos Fire Department (SMFD) would provide fire protection and emergency medical services to
the project. The SMFD provides structural fire protection and advanced life support-level emergency
medical services within the City limits; unincorporated territory adjacent to the City’s northern boundary;
discontinuous, unincorporated areas between the City of San Marcos and the City of Escondido, which
includes the project site; and the community of Lake San Marcos. The SMFD operates two Fire Stations
(Stations 1 and 3) that would respond to an incident at the proposed project site.

Police Protection

Police protection services for the proposed project would be provided by the San Diego County
Sheriff’'s Department under contract with the City. The proposed project would be served by the
Sheriff's San Marcos Station, located at 182 Santar Place in the northeast quadrant of the City.

Schools

The project site is located within the San Marcos Unified School District (SMUSD). SMUSD is 49 square
miles in size and encompasses most of the City of San Marcos and portions of the cities of Vista, Escondido
and Carlsbad, as well as unincorporated areas of the County of San Diego between these cities.
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Schools that would serve the project site include:

e Knob Hill Elementary School, located at 1825 Knob Hill Rd. San Marcos, CA 92069
e Woodland Park Middle School, located at 1270 Rock Springs Rd. San Marcos, CA 92069
e Mission Hills High School, located at 1 Mission Hills Ct. San Marcos, CA 92069

Parks

There are 16 major community parks and 18 mini parks are located throughout the City. The City
residents in the project area are currently served by several nearby parks. The closest park to the
project site is Jack’s Pond Park, located approximately 0.60 mile west of the site. Jack’s Pond Park
consists of picnic areas, trails, tot play lot, restrooms, Native Center, and turf area. Other nearby
parks include Knob Hill Park, located 0.73 mile northeast of the site, and Montiel Park, located
approximately 0.85 mile northeast.

Libraries

The City is served by the San Diego County Library, San Marcos Branch located at 2 Civic Center
Drive, approximately 1.8 miles northwest of the project site.

2.2.2.5 Off-Site Improvements

The proposed project would require several off-site improvements, as shown on Figures 2-13a
through 2-13e. These improvements include the utility and roadway network improvements
discussed below. The construction of these facilities is incorporated into the analysis assumptions
throughout this EIR.

Storm Drainage Facilities

Storm drain improvements are proposed within private driveway “B” extending east from the project
site to Meyers Avenue, before turning north and extending approximately 1,000 feet from the project
driveway entrance to the Barham Drive / Meyers Avenue intersection. Additional storm drain
improvements are proposed from private driveway “A” extending east approximately 350 feet
connecting to the previously described storm drain improvement in Meyers Avenue. This off-site
improvement would occur entirely within the previously disturbed adjacent parcel and the Meyers
Avenue existing right-of-way.
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Private Roadway Construction

As described in Section 2.2.2.4 and shown on Figure 2-13a, private driveway “B” is a private
driveway which would connect the project site to Meyers Avenue to the east. This driveway is located
off-site within the City of Escondido.

Roadway Network Construction

The proposed project would include various off-site roadway network improvements. Refer also to
EIR Section 3.15, Transportation, for additional discussion regarding the off-site roadway
improvements required by mitigation.

Barham Drive. The project would implement the following improvements on Barham Drive, as shown
on Figures 2-13b through 2-13d:

o Widening of Barham Drive along the south side of the right-of-way between the proposed
project driveway and Meyers Avenue, as required by mitigation to reduce potential impacts
caused by project traffic. This would also include construction of a cement curb/gutter and
sidewalk to provide access to the Nordahl Road Sprinter Station.

e Widening of Barham Drive along the north side of the right-of-way from Bennett Court to
approximately 300 feet west of the Barham Drive / Mission Road intersection. Only a portion
of this improvement is required by mitigation; refer to Section 3.15 for additional discussion.
This improvement would allow for the creation of a new turn pocket for vehicles travelling
westbound on Barham Drive turning southbound onto Meyers Avenue. This improvement
would relocate any utilities as necessary.

e Installation of a traffic signal at the Barham Drive / Meyers Avenue intersection, as required by
mitigation. Accessibility ramps would also be provided at the southwest corner of this intersection.

e Modification of the traffic signal at the Barham Drive / Mission Road intersection, as
required by mitigation.

e Undergrounding of utility poles at the proposed project driveway.
Sewer and Water Improvements

Sewer Option #1, discussed above, would require construction of a proposed 8-inch private sewer
main within the private driveway “B”, located off site within the City of Escondido. Sewer Option #2,
discussed above, would require off-site improvements within E. Barham Drive. This option would
require the construction of a new 8-inch sewer line travelling west from the E. Barham Drive project
entrance for approximately 965 feet to connect to an existing 8-inch public sewer line (Figure 2-13e).
Construction would occur entirely within the E. Barham Drive right-of-way.
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2.2.2.6 Economic Characteristics

As discussed in Chapter 6 of the Sunrise Specific Plan (Appendix B), the proposed project would
include a Public Facilities and Financing Plan to ensure improvements are implemented in a timely
and successful manner. The financing mechanisms for each improvement will be timed with any
development of the project site, the City’s conditions of approval, and site plan/design review
approval. Refer to Chapter 6 of Appendix B for additional details regarding the methods of financing
of construction and operation of public improvements and services.

2.3 ENVIRONMENTAL SETTING
2.3.1 Existing Land Uses and Setting
On-site

The project site is currently vacant, with areas disturbed from previous agricultural uses. The site is
not currently accessible by a public roadway; however an existing 9-foot wide unimproved road
access easement provides site access via E. Barham Drive.

Six vegetation communities/land covers were mapped within the project site, including wild oats
grassland, California buckwheat scrub (including disturbed), black sage scrub, white sage scrub,
disturbed habitat, and ornamental. The majority of the project site is composed of wild oats
grassland, which is dominated by non-native, naturalized plant species. However, the southern
section of the site contains relatively uninvaded black sage scrub.

Surroundings

The project site is immediately bordered by low density residential manufactured homes to the north and
west. To the east and south of the project site is a light industrial business park with a variety of businesses
located within the City of Escondido. Further east/northeast are additional light industrial businesses and
development. An existing vacant lot is located within the City of Escondido (zoned as Planned Development
- Industrial) adjacent to the proposed project site access driveways, east/northeast of the project site. The
proposed driveway providing project site access from Meyers Avenue is located off-site within the City of
Escondido. To the southwest, within the County of San Diego are semi-rural residential lands with
associated agricultural and equestrian uses. E. Barham Drive and State Route 78 (SR-78) are located just
north of the project site, and Meyers Avenue is to the east. The NCTD operates the Nordahl Road Sprinter
and Breeze transit station located approximately 0.3 miles from the proposed project’s E. Barham Drive
entrance and approximately 0.4 miles from its Meyers Avenue entrance.
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2.3.2 Existing Land Use and Zoning Designations

Existing General Plan Land Use Designation

The southern parcel of the project site (APN 228-312-10-00) is designated as Semi-Rural Residential
(SR-1) by the County of San Diego General Plan. This parcel is also within the City’s General Plan
Sphere of Influence and is designated as Light Industrial (LI). The northern parcel of the project site
(APN 228-312-09-00) is designated as Low Density Residential (LDR) by the City’s General Plan.

Existing Zoning Designation

The County of San Diego has zoned the southern parcel of the project site (APN 228-312-10-00) as
Single Family Residential (RS). The City’s existing zoning for the northern parcel of the project site
(APN 228-312-09-00) is Mobile Home Park (R-MHP).

2.3.3 Regional Setting

The following provides a general description of various aspects of the project’s environmental
setting. Additional descriptions of the project’s environmental setting as it related to environmental
issue areas can be found in Chapters 3 and 5 of this EIR.

2.3.3.1 Climate

The weather of the San Diego region, as in most of Southern California, is influenced by the Pacific
Ocean and its semi-permanent high-pressure systems that result in dry, warm summers and mild,
occasionally wet winters. The average summertime high temperature in the region is approximately
74°F, with highs approaching 76°F in August on average. The average wintertime low temperature
is approximately 49°F, although record lows have approached 48°F in January. Average
precipitation in the local area is approximately 10 inches per year, with the bulk of precipitation
falling between December and March.

2.3.3.2 Air Basin

The City and project site is within the San Diego Air Basin (SDAB) and is under the jurisdiction of the
San Diego Air Pollution Control District (SDAPCD). The SDAB is one of 15 air basins that
geographically divide the State of California. The SDAB lies in the southwest corner of California and
comprises the entire San Diego region, covering 4,260 square miles, and it is an area of high air
pollution potential. The SDAB experiences warm summers, mild winters, infrequent rainfalls, light
winds, and moderate humidity. This usually mild climatological pattern is interrupted infrequently by
periods of extremely hot weather, winter storms, or Santa Ana winds.
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The SDAB is currently classified as a federal nonattainment area for ozone (0O3) and a state
nonattainment area for particulate matter less than or equal to 10 microns (coarse particulate matter
(PM10)), particulate matter less than or equal to 2.5 microns (fine particulate matter (PM25)), and Os.

2.3.3.3 Soils

The U.S. Department of Agriculture Soil Survey mapped most of the project site as underlain by the
following soil types: Fallbrook sandy loam (FaB), 2% to 5% slopes; Vista coarse sandy loam (VsC), 5%
to 9% slopes; Vista coarse sandy loam (VsD), 9% to 15% slopes; Vista coarse sandy loam (VsD2), 9%
to 15% slopes, eroded; and Visalia sandy loam (VaB), 2% to 5% slopes (USDA 2018).

2.3.3.4 Terrain and Topography

The project site is characterized by undeveloped terrain and has no existing impervious areas. Under
existing conditions, drainage flows to the southeast corner of the site to the northeast corner from
two drainage basins, into an existing concrete ditch located on the southeastern corner of the site,
and ultimately flows into existing inlets within Corporate Drive, Meyers Avenue, and Barham Drive.
The ground surface at the site generally descends from the southwest to the northeast and ranges in
elevation in approximately 700 to 815 feet above mean sea level (amsl).

2.3.3.5 Watersheds and Hydrology

The project site is located within the Carlsbad Hydrologic Unit. The Carlsbad Hydrologic Unit (904.00)
is a triangular area covering approximately 210 square miles (SWRCB 2002). This hydrologic unit is
bordered by San Luis Rey Hydrologic Unit to the north and San Dieguito Hydrologic Unit to the east
and south. The project site is located within the San Marcos Hydrologic Subarea. The Carlsbad
Hydrologic Unit includes one small coastal lagoon (Loma Alta Slough) and four major coastal
lagoons, including Buena Vista, Agua Hedionda, Batiquitos, and San Elijo (SWRCB 2002).

2.3.3.6 Regional Biology

The following two jurisdictions are included in the resource-planning context of the site: the City of San
Marcos and the County of San Diego. Because the project site falls within the City’s sphere of influence, it
is anticipated to be reviewed in accordance with the current regulatory framework in place with the City.
As such, the County is not anticipated to provide regulatory oversight or review. The City of San Marcos
Subarea Habitat Conservation Plan/Natural Community Conservation Plan (NCCP) has not been finalized
or implemented, and the City is no longer an active participant in the NCCP program and the subregional
Multiple Habitat Conservation Program (MHCP) conservation planning effort. However, it is the City’'s
General Plan policy to comply with the conservation policies identified in the MHCP through use of
the Draft San Marcos Subarea Plan as an implementation tool
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2.4 INTENDED USES FOR EIR

This EIR was prepared in accordance with CEQA (California Public Resources Code, Section 21000 et
seq.), CEQA Guidelines (14 CCR 15000 et seq.), and the City’s Environmental Review Procedures.

The EIR is an informational document that will provide the City’s decision makers, public agencies,
responsible and trustee agencies, and members of the public with information about (1) the potential for
significant adverse environmental impacts that would result from the development of the proposed
project, (2) possible ways to minimize any significant environmental impacts, and (3) feasible alternatives
to the proposed project that would reduce or avoid significant impacts associated with the proposed
project (California Public Resources Code, Section 21002.1[a]; 14 CCR 15121[a]). Responsible and
trustee agencies may use this EIR to fulfill their legal authority to issue permits for the proposed project.
The analysis and findings in this EIR reflect the independent judgment of the City.

Lead Agency

As defined by CEQA Guidelines Section 15367, a “Lead Agency” means the public agency which has
the principal responsibility for carrying out or approving a project. The City is the lead agency for the
proposed project because it will perform the entitlement processing of the proposed project. As the
designated lead agency, the City has assumed responsibility for preparing this EIR, and the analysis
and findings in this EIR reflect the City’s independent judgment. When deciding whether to approve
the proposed project, the City will use the information in this EIR to consider potential impacts to the
physical environment associated with the proposed project.

Responsible Agencies

As defined by CEQA Guidelines Section 15381, a “Responsible Agency” includes all public agencies
other than the lead agency which have discretionary approval power over the project, such as the
City of Escondido and Vallecitos Water District (refer to Section 2.4.5 below). Subsequent to
certification of the Final EIR, agencies with permitting authority over all or portions of the proposed
project will use the Final EIR as the basis for their evaluation of environmental effects related to the
proposed project that will culminate with the approval or denial of applicable permits.

2.4.1 Scope of the EIR

For the proposed project, the City determined that a Project EIR, as defined by CEQA Guidelines,
Section 15161, was required. The City made this determination based on the scope and the location
of the proposed project, as well as preparation of an Initial Study in accordance with CEQA
Guidelines, Section 15063 (included as Appendix A to this EIR).
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This EIR evaluates all subject areas listed in Appendix G to the CEQA Guidelines, with the exception
of those subject areas determined not to have a potentially significant impact on the environment,
as determined during preparation of the Initial Study (refer to Chapter 5 of this EIR). Chapter 3 of this
EIR evaluates in detail, the following subject areas: aesthetics, air quality, biological resources,
cultural resources, energy consumption, geology and soils, greenhouse gas emissions, hazards and
hazardous materials, hydrology and water quality, land use and planning, noise, population and
housing, public services, recreation, transportation, tribal cultural resources, utilities and service
systems, cumulative impacts, and growth-inducing impacts.

As a “Project EIR,” this EIR is “focused primarily on the changes in the environment that would result from
the development project” (CEQA Guidelines Section 15161). In addition, as a Project EIR, this EIR
examines all phases of the proposed project including planning, construction, and operation (CEQA
Guidelines Section 15161). Where environmental impacts have been determined to be significant, this
EIR recommends mitigation measures directed at reducing or avoiding those significant environmental
impacts. Alternatives to the proposed project are identified to evaluate whether there are ways to
minimize or avoid significant impacts associated with the proposed project.

2.4.2 Notice of Preparation and Scoping

CEQA establishes mechanisms to inform the public and decision makers about the nature of the
proposed project and the extent and types of impacts that the proposed project and alternatives to
the proposed project would have on the environment should the proposed project or alternatives be
implemented. Pursuant to Section 15082 of the CEQA Guidelines, the City circulated a Notice of
Preparation (NOP) dated April 1, 2019, to interested agencies, organizations, and parties. The NOP
was also sent to the State Clearinghouse at the California Office of Planning and Research. The State
Clearinghouse assigned a state identification number (SCH No. 2019049004) to this EIR.

The NOP is intended to encourage interagency and public communication regarding the proposed
action so that agencies, organizations, and individuals are afforded an opportunity to respond with
specific comments and/or questions regarding the scope and content of the EIR. A public scoping
meeting was held on April 10, 2019 at San Marcos City Hall (1 Civic Center Drive) to gather
additional public input. The 30-day public scoping period ended on May 2, 2019.

Comments received during the NOP public scoping period were considered part of the preparation of this
EIR. The NOP and written comments are included in Appendix A to this EIR. Comments covered
numerous topics, including biological resources, traffic, public services, hazardous materials,
alternative transportation, flooding, and public safety. Public scoping comments regarding the
proposed project’s potential impact on the environment have been incorporated in the analysis in
Chapters 3, 4, 5, and 6 of this EIR.
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2.4.3 Draft EIR and Public Review

This Draft EIR was prepared under the direction and supervision of the City. The Draft EIR will be
made available to members of the public, responsible agencies, and interested parties for a 45-
day public review period in accordance with CEQA Guidelines, Section 15105.

Public review of the Draft EIR is intended to focus “on the sufficiency of the document in identifying and
analyzing the possible impacts on the environment and ways in which the significant effects of the project
might be avoided or mitigated” (14 CCR 15204). The Notice of Completion of the Draft EIR will be filed
with the State Clearinghouse as required by CEQA Guidelines, Section 15085. In addition, the Notice of
Availability of the Draft EIR will be distributed pursuant to CEQA Guidelines, Section 15087. Interested
parties may provide comments on the Draft EIR in written form. This EIR and related technical
appendices are available for review during the 45-day public review period at the following locations:

City of San Marcos Planning Division County Library
1 Civic Center Drive 2 Civic Center Drive
San Marcos, CA 92069 San Marcos, CA 92069

City of San Marcos website: https://www.san-marcos.net/

Interested agencies and members of the public may submit written comments on the adequacy
of the Draft EIR to the City’s Development Services Department at the address above, addressed
to Susan Vandrew Rodriguez, Associate Planner, or emailed at svandrew@san-marcos.net.
Comments on the Draft EIR must be received by the close of business on the last day of the 45-
day review period.

2.4.4 Final EIR Publication and Certification

Once the 45-day public review period has concluded, the City will review all public comments on the
Draft EIR and provide a written response to all written comments pertaining to environmental issues
as part of the Final EIR. The Final EIR will include all written comments received during the public
review period; responses to comments; and, if applicable, edits and errata made to the Draft EIR.
The City will then consider certification of the Final EIR (14 CCR 15090). If the EIR is certified, the
City may consider project approval (14 CCR 15092).

When deciding whether to approve the proposed project, the City will use the information provided in
the Final EIR to consider potential impacts to the physical environment. The City will also consider all
written comments received on the Draft EIR during the 45-day public review period in making its
decision to certify the Final EIR as complete and compliant with CEQA and in making its
determination whether to approve or deny the proposed project. Environmental considerations, as
well as economic and social factors, will be weighed by the City to determine the most appropriate
course of action.
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Prior to approving the proposed project, the City must make written findings and adopt a Statement
of Overriding Considerations with respect to any significant and unavoidable environmental effect
identified in the Draft EIR (14 CCR 15091, 15093). If the proposed project is approved, the City will
file a Notice of Determination with the State Clearinghouse and San Diego County Clerk within 5
working days after project approval (14 CCR 15094.)

Subsequent to certification of the Final EIR, agencies with permitting authority over all or portions of
the proposed project will use the Final EIR’s evaluation of the proposed project’s environmental
effects in considering whether to approve or deny applicable permits.

2.4.5 Matrix of Project Approvals and Permits

Consistent with the City’'s General Plan and San Marcos Municipal Code Zoning Ordinance Title 20, the
proposed project requires certain entitlements be submitted, reviewed, and approved by the City. The
requested entitlements include an Annexation, General Plan Amendment, Rezone, Multi-Family Site
Development Plan, Specific Plan, Tentative Map, Conditional Use Permit and Grading Variance. These
entitlements, listed and described in Table 2-2, would govern the development of the project site.

The City will use this EIR and associated documentation in its decision to approve or deny the
required discretionary permits. Other responsible and/or trustee agencies can use this EIR and
supporting documentation in their decision-making process to issue additional approvals. These
additional approvals may include but are not limited to approval of a site-specific Stormwater
Pollution Prevention Plan and approvals from neighboring jurisdictions. Additional permits and
approvals from responsible and other agencies are also listed in Table 2-2.

Table 2-2
Required Actions and Approvals
Agency Required Action/Approval
City of San Marcos (Lead Initiation of proceedings to annex APN 228-312-10-00 from the County of San
Agency) Diego into the City of San Marcos

General Plan Amendment - A General Plan Amendment is required to re-
designate the southern parcel of the project site (APN 228-312-10-00) from
Semi-Rural Residential (SR-1) (as currently designated by the County of San
Diego) and Light Industrial (LI) (as designated by the City, as the parcel is
within its Sphere of Influence) to Specific Plan Area (SPA). Additionally, a
General Plan Amendment is required to re-designate the northern parcel of
the project site (APN 228-312-09-00) from Low Density Residential (LDR) to
Specific Plan Area (SPA). This General Plan Amendment would allow the
Specific Plan to provide rules and regulations for development of the project
site.

Prezone and Rezone - A prezone and rezone is required to re-designate the
southern parcel of the project site (APN 228-312-10-00) from Single Family
Residential (RS) (as currently designated by the County of San Diego) to
Specific Plan Area (SPA). Additionally, a rezone is required to re-designate the
northern parcel of the project site (APN 228-312-09-00) from Mobile Home
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Table 2-2
Required Actions and Approvals

Agency Required Action/Approval

Park (R-MHP) to Specific Plan Area (SPA). This Rezone would allow the Specific
Plan to provide rules and regulations for development of the project site.

Specific Plan - A Specific Plan is required to be reviewed and approved
concurrently with the Site Development Plan application. The Specific Plan
establishes the development rules and regulations of all land uses within the
project site. Upon adoption of the Specific Plan by the City, all development
within the project site must conform to the regulations of the Specific Plan.

Multi-Family Site Development Plan

Tentative Map, as shown on Figures 2-14a and 2-14b

Conditional Use Permit

Grading Variance

Grading Plan/Permit

Public Improvement Plan/Permit

Landscape Plan/Permit

San Diego Local Agency Approval and other related actions for the annexation of APN 228-312-10-00
Formation Commission into the City from unincorporated County of San Diego lands.

Approval and other related action for the annexation of APN 228-312-10-00
into the Vallecitos Water District.

City of Escondido Encroachment Permit - An Encroachment Permit(s) would be required for
Private Driveway “B” and utility improvements on Meyers Avenue and E.
Barham Drive.

Utility Improvement Plan for water, sewer, water quality, drainage, dry utilities,
gates, signage, lighting, and road repairs.

Grading Plan for Private Driveway “B”

Landscaping Plan for Private Driveway “B”

Extra Territorial Service Agreement - Sewer Option #1 would require approval
of an “Extra Territorial Service Agreement for Sewer” between the City of
Escondido, Vallecitos Water District, and the project applicant.

Vallecitos Water District Initiation of proceedings to annex APN 228-312-10-00 into the Vallecitos
Water District.

Extra Territorial Service Agreement - Sewer Option #1 would require approval
of an “Extra Territorial Service Agreement for Sewer” between the City of
Escondido, Vallecitos Water District, and the project applicant.

San Diego Regional Water National Pollutant Discharge Elimination System Construction General Permit
Quiality Control Board (State Water Resources Control Board Order 2009-09-DWQ)
Sunrise Specific Plan Environmental Impact Report December 2019
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2.5 PROJECT INCONSISTENCIES WITH APPLICABLE
REGIONAL AND GENERAL PLANS

Throughout Chapter 3 of this EIR, the project has been evaluated in relation to the applicable goals,
policies, and objectives of: the City’s General Plan and San Marcos Municipal Code Zoning Ordinance
Title 20 (Section 3.10, Land Use); San Diego Forward: The Regional Plan (Section 3.10, Land use);
Regional Air Quality Strategy (Section 3.2, Air Quality); San Diego Air Pollution Control District policies
(Section 3.2, Air Quality); City’s Climate Action Plan (Section 3.7, Greenhouse Gas Emissions);
Regional Water Quality Control Board permits (Section 3.9, Hydrology and Water Quality); the
Multiple Habitat Conservation Program (Section 3.3, Biological Resources); Airport Land Use
Compatibility Plans (Sections 3.8, Hazards and Hazardous Materials, 3.10, Land Use, and 3.11,
Noise); and various other applicable regional and local plans and policies.

As described previously, the proposed project would require a General Plan Amendment, Rezone,
and annexation to allow for the proposed development. As discussed in Section 3.10, Land Use, of
the EIR, the proposed project was found to be consistent with the applicable goals of the various
elements and overall vision of the General Plan.

2.6  LIST OF PAST, PRESENT AND REASONABLY
ANTICIPATED FUTURE PROJECTS IN THE
PROJECT AREA

CEQA requires an EIR to analyze cumulative impacts. Section 15355 of CEQA Guidelines defines
cumulative impacts as “two or more individual effects which, when considered together, are
considerable or which compound or increase other environmental impacts.” Section 15130 of the
CEQA Guidelines provides guidance for analyzing significant cumulative impacts in an EIR. The
discussion of cumulative impacts “need not provide as great detail as is provided for the effects
attributable to the project alone,” but instead is to be “be guided by standards of practicality and
reasonableness” (CEQA Guidelines §15130(b)). The discussion should also focus only on significant
effects resulting from the project’s incremental effects and the effects of other projects. According to
Section 15130(a)(1), “an EIR should not discuss impacts which do not result in part from the project
evaluated in the EIR.”

Cumulative impacts can result from the combined effect of past, present, and future projects located in
proximity to the project under review. Therefore, it is important for a cumulative impacts analysis to be
viewed over time and in conjunction with other related past, present, and reasonably foreseeable future
developments whose impacts might compound or interrelate with those of the project under review.
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According to Section 15130(b)(1) of the CEQA Guidelines, a cumulative impact analysis may be
conducted and presented by either of two methods:

(A) a

list of past,

present, and probable activities producing related or
cumulative impacts; or

(B) a summary of projections contained in an adopted general plan or related
planning document, or in a prior environmental document that has been adopted
or certified, which described or evaluated regional or area-wide conditions
contributing to the cumulative impact.

With the exception of the impact analyses of air quality and greenhouse gas emissions, the
cumulative list approach has been used in this cumulative analysis, as discussed below. The
cumulative impacts of air quality and greenhouse gas emissions have been evaluated using
the summary of projections method because the geographic scope of such impacts tends to be
broad and area-wide.

An inventory of past, present, and reasonably foreseeable future projects within the vicinity of
the project site is presented in Table 2-3 and shown on Figure 2-15.

Table 2-3
Cumulative Projects

No. Project Location Description
City of San Marcos
1 Corner @ 2 Oaks Southwest corner of San Marcos Approximately 13,500 s.f. of
Boulevard and N. Twin Oaks Valley commercial and 118 townhomes
Road
2 University District Campus Way 68 multi-family condominums
Block K
3 Kaiser Permanente 400 Craven Road Approximately 70,700 s.f. of
Master Plan medical/hospital use
4 Main Square Southeast corner of San Marcos 486 apartments and approximately
Boulevard and McMahr Road 44,000 s.f. of commercial
5 San Elijo Hills San Elijo Road 124 residential dwelling units and
approximately 11,700 s.f. of
commercial
6 Pacific Commercial Northeast corner of Grand Avenue Approximately 29,200 s.f. of
and Pacific Street commericial
7 Brookfield Residential | S. Twin Oaks Valley Road 346 SFR and 220 MFR dwelling units
8 San Marcos Highlands | North end of N. Las Posas Road 189 SFR dwelling units
9 The Marc 1045 Armorlite Drive 416 MFR dwelling units and
approximately 15,000 s.f. of
commercial
10 El Dorado Il Specific Southwest corner of Richmar 72 MFR dwelling units and 2,000 s.f.

Plan

Avenue and Pleasant Way

of commercial
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No. Project Location Description
11 San Elijo Hills Town San Elijo Road and Elfin Forest 12 MFR dwelling units and
Center Road approximately 22,900 s.f. of
commercial
12 JR Legacy I Montiel Road 128 room hotel
13 Meadowlark Canyon San Marcos Boulevard 33 SFR dwelling units
14 Mariposa Il Richmar Avenue and Los Olivos 60 MFR dwelling units
Drive
15 Murai N. Las Posas Road 89 SFR dwelling units
16 Copper Hills Specific San Elijo Road Approximately 139,000 s.f.
Plan commercial/light industrial and 351
MFR dwelling units
17 Pacifica San Marcos S. Rancho Santa Fe Road and 31 MFR dwelling units and 4,375 s.f.
Creek Street of commercial
18 Fenton South Future Discovery Street 220 SFR dwelling units
19 Windy Pointe Phase Il | Windy Pointe Drive 15,000 s.f. of office and 18,600 s.f. of
industrial
20 Fitzpatrick Fitzpatrick Road 78 MFR and 2 SFR dwelling units
21 MacDonald Group San Marcos Boulevard 82 MFR dwelling units and 5,000 s.f.
of commercial
22 Mission 24 Mission Road at Avenida Chapala 24 MFR dwelling units
23 Mission 316 West Mission Road at Woodward Street 67 MFR dwelling units
24 Lanikai Mission Road at Woodward Street 115 senior dwelling units
25 Mesa Rim Climbing 285 Industrial Street 28,000 s.f. of commercial
Center
26 Artis Senior Housing San Elijo Road at Paseo Plomo 64 bed senior living complex
27 Lomas San Marcos 1601 San Elijo Boulevard Approximately 180,500 s.f. of
commercial
28 Montiel Commercial 2355 and 2357 Montiel Road Approximately 33,000 s.f. of office use
29 California Allstars East side of Twin oaks Valley Road Approximately 28,000 square foot
industrial use
30 Budhi Hill Buddhist Poinsettia Avenue near Linda Vista | Approximately 44,000 s.f. of
Center Drive institutional uses
31 Mercy Hill and Marian | Borden Road Approximately 22,800 s.f. of
Center institutional uses
32 West Health Pace 1706 Descanso Avenue Approximately 20,150 s.f. of senior
center uses
33 Karl Strauss Brewery Las Posas Road and Los Vallecitos | Approximately 10,500 s.f. of
Boulevard commercial, restaurant, and brewery
34 C3 Church 1760 Descanso Avenue 825 seat church facility within
approximately 75,000 s.f.
35 Sandy Lane Estates Sandy Lane 9-lot subdivision
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Table 2-3
Cumulative Projects

2 Project Description

No. Project Location Description
County of San Diego
36 T&R Mini Storage 25338 Centre City Parkway 4-building storage facility: 2,388-s.f.
manager building and three 2-story
storage buildings (46,706-s.f., 52,470-
s.f., and 57,754-s.f. in size).

37 Montiel 1310 Montiel Road 70 condominiums; 1 existing SFR to be
Heights/Montiel Road removed. Located on a 5.01-acre site.
Townhomes

38 Harmony Grove North and south of Harmony Grove | Up to 742 dwelling units, commercial
Village Road, and east and west of Country | services, park and community gathering

Club Drive locales, and equestrian facilities on a
468-acre site.

39 Harmony Grove Country Club Drive/Harmony Grove | 453 dwelling units and 5,000-s.f. of
Village South Road commercial/civic uses, open space,

and parks on a 111-acre site.

40 Valiano Development South of Hill Valley Drive and west 334 SFRs, parks and open space on a

of Country Club Drive 210-acre lot.
City of Escondido

41 Citracado Parkway West Valley Parkway to Andreasen Improvements and extension of

Extension Drive, Escondido Citracado Parkway from West Valley
Parkway to Andreasen Drive and
annexation of 30 acres from the County
to the City and an up-zone of two of the
parcels.

42 Oak Creek Intersection of Hamilton 65 SFRs and 4 open space lots; 1

Lane/Miller Avenue, Escondido existing SFR to be removed. Located on
a 41.4-acre site.

43 Escondido Country 1800 W. Country Club Lane 380 single-family dwelling unit
Club - The Villages development project on a 109-acre

site.

44 Center City Shopping 425 and 427 West Mission Avenue | Commercial development consisting of
Center three buildings (6,374-s.f., 5,404-s.f.,

and 4,308-s.f.) on a 2.24-acre site.

45 Escondido Innovation | 1925 and 2005 Harmony Grove Industrial development project
Center Road consisting of 212,088-s.f. on an 11.04-
(Exeter Industrial Park acre site.

& Victory Industrial

Park)

46 Gateway Grand 700 W Grand Ave 126 multifamily residential units, a
Residential leasing office, parking areas, and open

space on a 2.6-acre site.

47 Latitude Il Centre City Parkway and W 112-unit residential development,
Condominiums Washington Ave offices, recreational facilities, and open

space on a 3.44-acre site.

48 Nutmeg Residences East of I-15 on N Nutmeg St 137-unit residential development and

open space on an 8.52-acre site.
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Table 2-3
Cumulative Projects

2 Project Description

No. Project Location Description
49 Zenner Development Irregularly shaped site: Vista 43 SFR lots and 3 open space lots on a
and Annexation Avenue to the south, North Ash 13.97-acre site.
Street along a portion of the
eastern boundary and bisected by
Lehner Avenue.
50 Escondido Research Citracado Parkway 74,400 s.f. medical office building
and Technology
Center (ERTC) Medical
Office
51 Stone Brewery Hotel Citracado Parkway, opposite of 44-room boutique hotel
existing Stone Brewing
52 Pacific Harmony South of Harmony Grove Road, Corporate headquarters and
Grove east of the Harmony Grove Road / warehouse/distribution center for
Kauana Loa Drive intersection Stone Brewing
Notes: SCH = State Clearinghouse

CUP = Conditional Use Permit
du = dwelling unit

GPA = General Plan Amendment
MFR = multi-family residence
MUP = Major Use Permit

REZ = Rezone

S = Site Plan

s.f. = square feet

SP = Specific Plan

SPA = Specific Plan Amendment
SFR = single-family residence
TM = Tentative Map

TPM = Tentative Parcel Map
VTM = Vesting Tentative Map
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CONDUCTOR SCHEDULE
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WORK TO BE DONE:

THE_IMPROVEMENTS CONSIST OF THE FOLLOWING WORK TO BE DONE ACCORDING
TO THIS PLAN AND THE SPECIFICATIONS AND STANDARD DRAWINGS OF THE
CITY OF ESCONDIDO.
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CONSTRUCTION NOTES (rhis_sHEED)
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NO.14 CABLES POLE — 1. STATE OF CALIFORNIA, DEPARTMENT OF TRANSPORTATION, STANDARD PLANS,
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Off-site Improvement - Barham Drive and Mission Road
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3 ENVIRONMENTAL ANALYSIS

3.1  AESTHETICS

This section describes the existing visual setting of the project site and vicinity, identifies associated
regulatory requirements, evaluates potential impacts, and identifies mitigation measures related to
implementation of the proposed project.

Table 3.1-1 summarizes the project- and cumulative-level aesthetics impacts, by threshold.

Table 3.1-1
Aesthetics Summary of Impacts

Project-Level Cumulative- Significance

Threshold of Significance Impact Level Impact Determination
#1 - Have a substantial adverse impact on a scenic Less than Less than Less than
vista. Significant Significant Significant
#2 - Substantially damage scenic resources, including No Impact No Impact No Impact
but not limited to trees, rock outcroppings, and historic
buildings within a state scenic highway.
#3 - In non-urbanized areas, substantially degrade the Less than Less than Less than
existing visual character or quality of public views of the Significant Significant Significant
site and its surroundings? (Public views are those that
are experienced from publicly accessible vantage point).
If the project is in an urbanized area, would the project
conflict with applicable zoning and other regulations
governing scenic quality?
#4 - Create a new source of substantial light or glare Less than Less than Less than
which would adversely affect day or nighttime views in Significant Significant Significant
the area.

3.1.1 Existing Conditions

3.1.1.1 Existing Visual Resources and Environment

Scenic Highways

According to Caltrans’ California Scenic Highway Mapping System, the project site is not located
adjacent to, or in the vicinity of, a designated state scenic highway (Caltrans 2011). State Route 78
(SR-78) is a designated state scenic highway from the west boundary of the Anza-Borrego Desert
State Park to the east boundary of the State Park. SR-78 is located approximately 0.25 miles north
of the project site, however the portion designated as a state scenic highway begins approximately
37 miles east of the project site. Additionally, the portion of SR-78 from the west boundary of the
Anza-Borrego Desert State Park to the junction of SR-78 and SR-79 in Santa Ysabel is eligible for
state scenic highway designation (Caltrans 2011). The project site is located approximately 26 miles

December 2019
3.1-1
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3.1 Aesthetics

east of the closest point of this eligible state scenic highway. Interstate 5 (I-5) and State Route 76
(SR-76) are also eligible state scenic highways, though not officially designated. I-5 is located
approximately 11 miles west and SR-76 approximately 10.75 miles northwest of the project site.

At a local level, the City has designated SR-78 as a view corridor for its unobstructed visual
passageway. The highway corridor provides views of the Merriam Mountains, Mount Whitney, Double
Peak, CSUSM, and Palomar Community College. Views of the project site from SR-78 are generally
obscured from the view of motorists due to existing commercial and residential developments and
tall vegetation south of the highway. However, a portion of the project site is visible from SR-78
generally between the highway entrance at E Barham Dr and Nordahl Road. Views from SR-78 are
addressed below in the discussion for Key Observation Point (KOP 2).

Scenic Vista

A scenic vista is typically defined as a panoramic view or vista from an identified view/vista point,
public road, public trails, public recreational areas, or scenic highways.1 The City’s General Plan does
not identify any designated scenic vistas; however, the General Plan more generally aims to protect
the City’s scenic resources such as the San Marcos, Merriam, and Double Peak Mountains, creek
corridors, mature trees, rock outcroppings, and ocean views (City of San Marcos 2012a). The project
site and surrounding valley terrain are encompassed by mountains to the west and south that
provide opportunities for elevated vantage points offering long and broad views, which may include
views of the project site. Potential vantage points include Mount Whitney and Franks Peak located 2
miles and 2.25 miles southwest of the project site, respectively. There is a potential for the project
site to be visible from the Mount Whitney peak; however, this peak is accessible only by a private
road and peak access is prohibited to the public. The Franks Peak summit is accessible by various
public recreational trails, which could serve as potential vantage points of the project site. Views of
the project site from Franks Peak and associated trails would be partially obstructed by Mount
Whitney. Double Peak is also a prominent landform with long and broad views located approximately
3 miles southwest of the project site; however, views of the project site from Double Peak are
entirely obstructed by various ridgelines.

Visual Character

The following is a description of the existing visual characteristics and quality of the project site and
surroundings. As discussed below, KOPs with visual simulations are used to aid in visual analysis.

1 Potential scenic views from private properties are not under consideration in this analysis.
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Project Site

The project site is currently a primarily undeveloped, vacant lot that generally slopes from east to
west, with hills in the northwest and southwest corners of the site. On site elevations range from
approximately 700 feet above mean sea level (amsl) (where the proposed “Private Driveway A”
would intersect with E Barham Drive) to 815 feet amsl (in the southeast corner of the project site).
Visually, the project site is heavily influenced by the existing vegetation that covers the majority of
the site. As detailed in the Biological Technical Report prepared for the project, the project site
supports black sage scrub, California buckwheat scrub, wild oats grassland, and white sage scrub.
The southern portion of the project site exhibits a rolling form and consists mostly of dense and low-
lying, dark colored black sage scrub interspersed with some tan dirt. The northernmost portion of the
project site consists of low-lying wild oats grassland and California buckwheat scrub. This vegetation
generally displays a flat form and light green and light brown color. Finally, a cluster of large boulders
occurs on the northeast portion of the project site, and ornamental plantings are located off-site
adjacent to the proposed access driveway from Meyers Avenue.

The project site also contains some man-made features including electrical infrastructure poles and
associated wiring. The electrical distribution lines span from the center of the northern boundary of
the project site to the southeast corner of the site. Electrical poles appear tall, narrow, and dark
brown in color. There are also various unauthorized, light brown dirt trails spanning from the
northeast portion of the project site, where access from Meyers Avenue is proposed, to the middle of
the site.

Surrounding Area

The project site is surrounded by development on all sides with the exception of the northeast
corner, which is directly adjacent to a vacant, undeveloped lot. To the north and west of the project
site are existing residential developments. To the east and south of the project site are existing
commercial developments. The residential development to the west is the Casitas Del Amigos
community, characterized by densely packed, rectangular mobile homes, ranging in exterior color.
However, aerial views show these residences as light brown and grey. single-story residences. The
closest residences adjacent to the western-most edge of the project site are at a lower elevation
than the project site. There is also a light brown fence between the western boundary of the project
site and the Casitas Del Amigos development. The residential development to the north of the
project site is the Casitas Del Sol community, also characterized by densely packed, rectangular
mobile homes, though primarily white and grey colored. Some ornamental landscaping divides these
single-story residences from the northern boundary of the project site. A light tan fence also lines the
northern boundary of the project site along this residential development. Finally, private roadways
circulate throughout each of these residential developments.
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To the south and east of the project site are existing commercial and light-industrial land uses,
including the Nordahl Industrial Park, characterized by large, multi-story, grey-colored buildings with
associated dark, asphalt surface parking areas. Building facades are tall and sterile with limited
windows, starkly contrasting the mobile home communities that exist across the project site. Public
roadways in the area primarily provide access to these developments and are generally lined with
concrete sidewalks and tall, mature trees and other ornamental landscaping. The commercial and
industrial land uses adjacent to the southern and eastern borders of the project site are at a lower
elevation as the landscape descends from the project site. There are also light brown walls dividing
the project site from these adjacent developments. Finally, ornamental landscaping exists along the
southern and eastern boundaries of the project site to provide separation and some visual screening
between adjacent land uses and the project site.

Key Observation Points and Visual Simulations

Factors considered in the selection of KOPs used in visual simulations included proximity to the
project site, angle of observation, volume of viewer, viewer sensitivity, and length of time the
proposed project is in view. KOPs were selected by the applicant in collaboration with City staff.

Photographic simulations that depict the proposed project and potential visual change to the
landscape were created from the KOPs. The simulations are used to illustrate the anticipated level of
contrast associated with implementation of the proposed project and to determine the significance
of anticipated change in the visual landscape. The simulations include existing site photographs as
background images and true-scale 3-D models for the proposed project rendered onto the existing
photographs. Where applicable, visual simulations are referred in the CEQA impacts analysis as it
relates to scenic vistas, scenic highways, and existing visual character or quality. Below is a
discussion of how KOPs were chosen for the proposed project.

The majority of the project site is not visible due to existing adjacent development and a general lack of
public vantage points. The project site is surrounded by residential developments with private roads to
the north and west and commercial and industrial developments to the south and east. Views from the
closest public road to the south of the project site (Executive Place) are blocked by existing commercial
buildings. The closest public roads to the east of the project site are Corporate Drive and Meyers Avenue.
Corporate Drive is at a lower elevation than the project site and is also lined with commercial buildings;
therefore, views of the site are obstructed. Meyers Avenue is the closest public roadway with greatest
visibility, and the northeast corner of the project site is visible form this location. Thus, this location was
chosen as KOP 1. Views of the project site from Meyers Avenue slope upwards with distance. Some tall,
mature trees and low-lying wild oats grassland can be seen at a distance from Meyers Avenue and are
characterized by various shades of green and some light brown, earth-tone colors.
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A small portion of the project site can also be viewed from E. Barham Drive. Between an existing
Casitas Del Sol residential development to the west and a self-storage facility to the east exists a
narrow strip of undeveloped land with an unimproved tan access road. Wild oats grassland,
California sage scrub, and several palm trees are visible along this strip of land from E. Barham
Drive. Visually, this portion of the project site exhibits light brown, earth-tone colors with some light
green interspersed.

Finally, as previously discussed, a portion of the project site is visible from SR-78 generally between
the highway entrance at E Barham Dr and Nordahl Road. Views of the project site from SR-78 are
generally obscured from the view of motorists due to exiting commercial and residential
developments and tall vegetation south of the highway. However, as a heavily trafficked State
Highway with some visibility of the project site, this location was chosen as KOP 2.

Key Observation Point 1 - Meyers Avenue

KOP 1, as shown in Figure 3.1-1, is located along Meyers Avenue, approximately 350 feet east of the
northeastern corner of the project site. Meyers Avenue is the closest public roadway with greatest
visibility of the project site. Potential viewers at KOP 1 would primarily include motorists traveling
south along Meyers Avenue. Based on the location and surrounding land uses, these motorists
would likely be employees and customers associated with the commercial developments south and
east of the project site. It is unlikely that pedestrians would be located at KOP 1 because there are
no sidewalks along either side of this segment of Meyers Avenue. From KOP 1, views of the project
site are limited to the northeastern project boundary, which slopes gradually upwards with distance.
Currently, there is a vacant and undeveloped lot between Meyers Avenue and this corner of the
project site, which allows for clear, unobstructed views of this small portion of the site. Due to this
topographical incline from Meyers Avenue; however, the project site is the highest visible point and
thus distant views of the mountains to the south and west are nonexistent from this location.

Currently, flat, light brown grassland and scrub exist on the project site and are visible from KOP 1,
across the undeveloped lot adjacent to Meyers Avenue and the project site. The tall, narrow
electrical distribution poles and wiring on the project site are also visible from this location. Low-lying,
light brown grassland densely covers the flat, undeveloped off-site lot. Additionally, few single-family
residences to the north of the project site are visible. These residences are single story mobile
homes that appear generally rectangular and horizontal in form, blending with the topography of the
landscape. Observable colors of these residences include light yellow, blue, white, and light brown.
Finally, one commercial building east of the project site is partially visible; however, tall and mature,
dark green trees and other ornamental vegetation screen the majority of this building. Viewers’ eyes
are likely drawn to the existing tall trees in the distance off the project site, and the existing vertical
electrical distribution poles, as these elements protrude from the ground-level vegetation that
dominates most of the landscape.
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Key Observation Point 2 - State Route 78

KOP 2, as shown on Figure 3.1-2, is located along SR-78, approximately where SR-78 crosses over E.
Mission Road. The view is oriented looking south towards the project site. Potential viewers at KOP 2
would be motorists traveling along SR-78 either east or westbound. From KOP 2, the viewable
portion of the project site is approximately 2,000 feet southwest of SR-78, beyond existing
commercial and residential developments. Although the project site is beyond existing development,
it is at a higher elevation than this development. Thus, the northern portion of the project site is fairly
visible from this segment of SR-78. However, viewers would be traveling at high speeds in an east or
west direction as the speed limit along this segment of SR-78 is 65 miles per hour (MPH).
Additionally, viewers would not be directly facing any viewable portion of the project site at any point
while traveling along SR-78. Thus, while there would be a higher volume of viewers at KOP 2 as
compared to KOP 1, they would have low to no sensitivity to changes in the visual environment.

From KOP 2, wide and expansive views are afforded as viewers travel along SR-78. Foreground
views from KOP 2 are dominated by existing commercial development intermixed with tall,
mature trees, which occasionally block views of the project site. Distant views include prominent
ridgelines southwest of the project site, which are included in the City’s Ridgeline Protection &
Management Overlay Zone (City of San Marcos 2012b). However, the project site is not located
in a Ridgeline Overlay Zone as identified by the San Marcos Municipal Code Zoning Ordinance
Title 20. The peak of Mount Whitney is also visible from KOP 2. Partial views of Franks Peak are
also visible, however mostly obstructed, as Mount Whitney exists between KOP 2 and Franks
Peak. While not included in the existing image from KOP 2, street lamps, electrical distribution
poles, and highway signs occasionally block these distant features from views as motorists travel
along this segment of SR-78. Beyond the existing commercial developments, views of the project
site from KOP 2 are limited to the northern portion of the site. Mobile homes adjacent to the
northern project boundary also partially screen the northernmost portion of the project site;
however, the project site slopes upwards, away from these mobile homes. Thus, views of the site
are still afforded from this location as the project site is at a higher elevation than adjacent
development. Similar to KOP 1, viewers can see the elevated hill and flat, light brown grassland
and scrub currently existing on the northern portion of the project site. Viewers are drawn to the
distant ridgelines and peak of Mount Whitney southwest of the project site, as these are the
most prominent landforms in this view.
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Existing Light and Glare Conditions

The project site is currently undeveloped and thus does not contain any existing sources of light or glare.
Additionally, the project site does not contain any reflective surfaces that would act as sources for glare.

With the exception of the undeveloped vacant lot to the northeast of the project site, developed
areas to the west, north, east and south contain sources of nighttime lighting typical of residential,
commercial, and industrial development. Residential developments existing to the north and west of
the project site contain typical sources of residential lighting including outdoor lighting fixtures on
structures and at parking areas. No sources of substantial glare are present in this area.

Commercial and industrial developments existing to the east and south of the project site also
contain sources of lighting typical of these land uses. Sources of nighttime lighting in this area could
occur from exterior building lighting, street lighting, and lighting in parking lots. No sources of
substantial glare are present in this area.

3.1.2 Regulatory Setting
State

California Public Resources Code Section 20199

California Public Resources Code Section 20199 (d)(1) stipulates that “aesthetic and parking
impacts of a residential, mixed-use residential, or employment center project on an infill site within a
transit priority area shall not be considered significant impacts on the environment.” The proposed
project would qualify as a residential project on an infill site within a transit priority area. This is
further addressed in Section 3.1.4 below.

California Scenic Highway Program

The California State Legislature created the California Scenic Highway Program in 1963 with the
intent “to protect and enhance the natural scenic beauty of California highways and adjacent
corridors, through special conservation treatment.” The state laws that govern the Scenic Highway
Program are Sections 260 through 263 of the Streets and Highways Code. A highway may be
designated scenic based on the natural landscape visible by travelers, the scenic quality of the
landscape, and the extent to which development intrudes upon the views of the highway. The Scenic
Highway Program includes both officially designated scenic highways and highways that are eligible
for designation. A highway may be designated as scenic based on aesthetic quality of viewable
landscape, extent of views upon the natural landscape, and the degree to which development
impedes these views. It is the responsibility of local jurisdictions to apply for scenic highway
approval, which requires the adoption of a Corridor Protection Program (Caltrans 2011). There are no
state-designated scenic highways in the vicinity of the project site.
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Local
City of San Marcos General Plan

The City’'s Conservation and Open Space Element identifies one goal and associated policies to
protect natural resources that have scenic value. Landforms such as the mountain ranges in the
northern and southern portions of the City contribute to its scenic corridors. The following goal and
policies from the City of San Marcos General Plan, Conservation and Open Space Element pertain to
aesthetics and visual quality (City of San Marcos 2012a):

o Goal COS-3: Protect natural topography to preserve and enhance the natural beauty of San Marcos.

o Policy COS-3.1: Preserve scenic resources, including prominent landforms such as
Double Peak, Owens Peak, San Marcos Mountains, Merriam Mountains, Cerro de Las
Posas, Franks Peak, and canyon areas through conservation and management policies.

o Policy COS-3.2: Encourage and maintain high-quality architectural and landscaping
designs that enhance or complement the hillsides, ridgelines, canyons, and view
corridors that comprise the visual character in San Marcos.

o Policy C0S-3.3: Continue to work with new development and redevelopment project
applicants in designing land use plans that respect the topography, landforms, view
corridors, wildlife corridors, and open space that exists.

o Policy COS-3.4: Evaluate potential impacts to visual and aesthetic resources, including
the potential to create new light sources, while still maintaining and being sensitive to
rural lighting standards.

San Marcos Municipal Code Zoning Ordinance, Title 20

The provisions of Title 20 of the San Marcos Municipal Code are referred to as the Zoning Ordinance.
The San Marcos Municipal Code Zoning Ordinance Title 20 is the primary implementation tool for the
policies of the General Plan. The Zoning Ordinance provides more detailed direction related to design
and development standards; permitted, conditionally permitted, and prohibited uses; and other
regulations such as lighting and sign regulations. The land uses specified in the Zoning Ordinance are
based upon and consistent with the land use policies set forth in the General Plan. Specifically,
building design, setbacks, lighting, and signage standards as well as open space requirements for
development to protect open space and ambient light levels in the City. Lighting standards of the
Ordinance require energy-efficient lighting that limits light and glare for private projects, with exceptions
for specialized streetscape lighting. Private developments are required to submit lighting plans to
ensure consistency with dark sky needs of the region (City of San Marcos 2012b).
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Title 20, Section 20.300.080, Site Planning and General Development Standards

The City of San Marcos Street Lighting Standards and Specifications describes the lighting and glare
standards for the City. These standards require lighting to be directed downward, and limit the type
and spacing of lighting to maintain reasonable lighting levels that do not contribute to light pollution.
The City uses International Dark Sky Association (IDA) thresholds to inform its own testing, leading to
a policy that allows for the use of energy-efficient lighting sources that include, but are not limited to,
light-emitting diode (LED) and induction lighting technologies (City of San Marcos 2012b).

Title 20, Chapter 20.260, Ridgeline Protection and Management Overlay Zone

The City of San Marcos adopted a Ridgeline Protection and Management Overlay Zone in November
2008, set forth in Ordinance 2008-1314, to minimize visual impacts to important ridgelines. These
guiding principles are in place to protect natural viewsheds, minimize physical impacts to ridgelines,
and establish innovative site and architectural design standards. The Ordinance identifies primary
and secondary ridgelines within the City, plus buffer zones, or Ridgeline Overlay Zones (ROZ),
surrounding these ridgelines (City of San Marcos 2012b). No primary or secondary ridgelines are
located within or adjacent to the project site; the nearest ridgeline is a secondary ridgeline located
approximately 1.25 miles west of the project site. The nearest primary ridgeline is located
approximately 1.75 miles southwest of the project site.

3.1.3 Thresholds of Significance

The significance criteria used to evaluate the project impacts to aesthetics are based on Appendix G
of the CEQA Guidelines. According to Appendix G of the CEQA Guidelines, a significant impact related
to aesthetics would occur if the project would:

e Threshold #1: Have a substantial adverse effect on a scenic vista.

e Threshold #2: Substantially damage scenic resources, including, but not limited to trees, rock
outcroppings, and historic buildings within a state scenic highway.

o Threshold #3: In non-urbanized areas, substantially degrade the existing visual character or
quality of public views of the site and its surroundings. (Public views are those that are
experienced from publicly accessible vantage point). If the project is in an urbanized area, would
the project conflict with applicable zoning and other regulations governing scenic quality?

o Threshold #4: Create a new source of substantial light or glare which would adversely affect
day or nighttime views in the area.
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3.1.4 Project Impact Analysis

As previously mentioned, California Public Resources Code (PRC) Section 21099 dictates that
aesthetic impacts of a residential project on an infill site within a transit priority area shall not be
considered significant impacts on the environment. According to this same section at Section
21099(d)(1), an “infill site” is defined as “a lot located within an urban area that has been previously
developed, or on a vacant site where at least 75 percent of the perimeter of the site adjoins, or is
separated only by an improved public right-of-way from, parcels that are developed with qualified
urban uses.” The project site is located on a vacant lot and more than 75% of the project boundary is
adjacent to “qualified urban uses” (i.e. residential and commercial) per PRC Section 21072.

Furthermore, per PRC Section 21071, an “urbanized area” is defined as “(a) an incorporated city
that meets either of the following criteria: (1) Has a population of at least 100,000 persons, or (2)
Has a population of less than 100,000 persons if the population of that city and not more than two
contiguous incorporated cities combined equals at least 100,000 persons.” PRC Section 21071 also
defines an urbanized area for unincorporated areas; however, San Marcos and the contiguous City of
Escondido are both incorporated cities, so this definition was not included.

As of July 1, 2017, the US Census Bureau estimated the population of San Marcos to be 96,198
persons (USCB 2017). While this is less than 100,000 persons, the City of San Marcos is contiguous
with the City of Escondido, which has an estimated population of 151,969 persons as of July 1,
2017 (USCB 2017). The combined estimated population of these two contiguous cities is would be
248,167 persons, which is well over the 100,000 persons threshold. Thus, the City of San Marcos
would be considered an urbanized area per CEQA.

Finally, the project site would be located within a “transit priority area” according to Section 21099
of the PRC. A “transit priority area” is defined as “an area within one-half mile of a major transit stop
that is existing or planned.” The project site is located less than one-half mile from the Nordahl Road
Sprinter Light Rail station, and any existing rail transit station is considered to be a major transit stop
per PRC Section 21064.3. Thus, the proposed project would be considered a residential project on
an infill site within a transit priority area per PRC 21099. Therefore, aesthetic impacts shall not be
considered significant impacts on the environment.

However, regardless of this exemption in PRC Section 21099, potential impacts to aesthetics are still
discussed below for informational purposes.

Threshold #1: Would the project have a substantial adverse effect on a scenic vista?

The project site is not identified as a protected scenic vista. The proposed residential development
would be surrounded by existing development on all sides, with the exception of a vacant and
undeveloped lot adjacent to the northeast corner of the project site. Existing developments include
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single-story mobile homes to the north and west and large, commercial and industrial buildings to
the south and east. Thus, the proposed project would be compatible with the surrounding
environment and blend with adjacent developments. While the project site is not identified as a
scenic vista in the San Marcos General Plan, the General Plan does include policies regarding the
protection of scenic resources (City of San Marcos 2012a). Below is a summary of the proposed
project’s consistency with applicable scenic resource preservation policies.

Policy COS-3.1 of the Conservation and Open Space Element of the City’s General Plan calls for the
preservation of scenic resources, including prominent landforms such as Double Peak, Owens Peak,
San Marcos Mountains, Merriam Mountains, Cerro de Las Posas, Franks Peak, and canyon areas
through conservation and management policies (City of San Marcos 2012a). The closest identified
scenic resource to the project site is Franks Peak located 2.25 miles southeast of the project site.
Mount Whitney, although not identified, could be considered a prominent landform as well. Mount
Whitney is located 2 miles southeast of the project site. Views of the project site could potentially be
afforded from these prominent landforms, as they are at a higher elevation than the site and allow
for broad and expansive views of the surrounding area. However, as previously mentioned, peak
access to Mount Whitney is prohibited to the public and views towards the project site from Franks
Peak are partially obstructed by Mount Whitney. Although views of the project site may be possible
from the summit of Franks Peak and adjacent public recreational trails, the proposed project would
blend with adjacent developments due to the distance and thus would not substantially change
these views. Further, the proposed project would not result in development within any of the areas
listed in this policy, therefore the proposed project would be consistent with this policy.

Policy COS-3.2 encourages high-quality architectural and landscaping designs that enhance or
complement the hillsides, ridgelines, canyons, and view corridors that comprise the visual character
of San Marcos (City of San Marcos 2012a). The Sunrise Specific Plan includes design rules and
themes to create a foundation for development (see EIR Appendix B). The Specific Plan area
addresses community planning goals and incorporates core recreational concepts into the
development design. The architectural style proposed in the Specific Plan is Contemporary
Brownstone. The Specific Plan does not limit the Plan area to this style. However, this style was
chosen as it respects the adjacent commercial and industrial buildings (Appendix B). A conceptual
landscape plan has also been prepared for the proposed project and is included as Figure 2-5 of
Chapter 2, Project Description, of this EIR.

Implementation of the proposed project would result in changes in the existing visual character and
quality of the project site; however, these changes are not characterized as a substantial
degradation. The project incorporates extensive design features that address landscaping, and
architectural treatments and design. In summary, the project would not have a substantial adverse
impact on a scenic vista, or City scenic resources, and impacts would be less than significant.

Sunrise Specific Plan Environmental Impact Report December 2019
City of San Marcos 3.1-11



3.1 Aesthetics

Threshold #2: Would the project substantially damage scenic resources, including, but not limited to
trees, rock outcroppings, and historic buildings within a state scenic highway?

SR-78 is located 0.25 miles north of the project site. However, as previously discussed, the section
of SR-78 proximate to the project site is not identified as a Scenic Highway per the Caltrans State
Scenic Highways Program, although the City has designated SR-78 as a view corridor to surrounding
ridgelines. Additionally, a portion of SR-78 is also identified as an Eligible State Scenic Highway;
however, this eligible segment begins 26 miles east of the project site in Santa Ysabel. |-5 and SR-76
are also designated State Scenic Highways but are located approximately 11 miles west and 10.75
miles northwest of the project site, respectively. Therefore, the project site is not located within a
state scenic highway.

As detailed, views of the project site from SR-78 are generally limited due to existing commercial and
residential developments and vegetation. Additionally, only the northern portion of the project site is
visible due to the on-site topography. With project implementation, views of the surrounding hillsides
and ridgelines would not be substantially obstructed from SR-78.

Further, the project site is currently undeveloped and thus does not support any historic buildings.
There are also no rock outcroppings or trees on site. Thus, the proposed project would not
substantially damage scenic resources within a state scenic highway. No impact would occur.

Threshold #3: Would the project, in non-urbanized areas, substantially degrade the existing visual
character or quality of public views of the site and its surroundings? (Public views are those that are
experienced from publicly accessible vantage point). If the project is in an urbanized area, would the
project conflict with applicable zoning and other regulations governing scenic quality?

As previously discussed, the City of San Marcos (which includes the project site) is considered an
urbanized area per the PRC. Therefore, the first question of Threshold #3 does not apply to the
proposed project, as it is directed at non-urbanized areas. However, a discussion of potential
impacts to the existing visual character or quality is still included below, as well as a discussion of
project consistency with applicable zoning and other regulations governing scenic quality.

The project site is located on two parcels, one within the jurisdiction of the City and the other within
County of San Diego jurisdiction. The northern parcel within the City is currently zoned Mobile Home Park
(R-MHP), and is designated as Low Density Residential (LDR) by the City's General Plan. The southern
parcel within the County is currently zoned Single Family Residential (RS), and is designated Semi-Rural
Residential (SR-1) by the County’s General Plan. The southern parcel is also designated Light Industrial
(L) by the City’'s General Plan, as the parcel is within its Sphere of Influence. The project site is not
currently subject to any zoning governing scenic quality, such as a scenic overlay zone.
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The proposed project would consist of an Annexation, General Plan Amendment, Rezone, Multi-
Family Site Development Plan, and Specific Plan. With future approval of the request discretionary
actions, the project site would be rezoned and re-desighated such that the rules and regulations of
the Specific Plan would govern all development within the site. The project’s Specific Plan would
establish the development rules and regulations of all land uses within the project site, including
visual and aesthetic requirements. Therefore, because the proposed project is within an urbanized
area and would not conflict with applicable zoning and other regulations governing scenic quality,
impacts would be less than significant.

As identified above, the existing visual character of the site is an undeveloped lot that currently
supports black sage scrub, California buckwheat scrub, wild oats grassland, and white sage
scrub. Further, the site is entirely surrounded by existing development with the exception of a
vacant, undeveloped lot adjacent to the northeast corner of the project site. Surrounding
development includes single-story mobile homes to the west and north, and large commercial
and industrial buildings to the east and south. The proposed project would allow for the
development of approximately 192 multi-family residential dwelling units.

Although there is generally a lack of public vantage points of the project site, visual simulations were
prepared from two viewpoints. Figure 3.1-2 provides before and after views of the project site from
SR-78, approximately where SR-78 crosses over E Mission Road.

As discussed above under KOP 2, the existing view from SR-78 is of commercial and residential
developments and tall, mature trees in the foreground and middleground, and partially obstructed
distant views of Mount Whitney, Franks Peak, and various ridgelines. The project site is visible beyond
the existing commercial and residential developments as the site is at a higher elevation than SR-78.
However, due to the hill in the northeast corner of the project site, only the northernmost portion of the
site is visible from this vantage point. As seen in this visual simulation (Figure 3.1-2), proposed
residences would be visible in the middleground of this view, but would be softened by the intervening
landscaping proposed on-site. Although the project would be visible from SR-78, distant views to Mount
Whitney, Franks Peak, and the various ridgelines would not be significantly impacted, as the most
distinct features of these peaks and ridgelines occur further west than the boundary of the project site.
Therefore, views would not substantially change from this viewpoint.

The existing view from Meyers Avenue, as discussed above under KOP 1, is of a vacant and
undeveloped lot in the foreground and some residences of the Casitas Del Sol community adjacent
to the north boundary of the project site in the middleground. Additionally, existing trees and scrub
are visible both on and off the project site. There are no distant views due to the inclining slope
from Meyers Avenue to the project site. Only the northeast corner of the project site is visible from
this location. With project implementation, a biological retention area would be located in the
northeast corner of the project site, adjacent to the undeveloped lot which dominates the majority
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of this view. This biological retention area would be used to direct water during rain events to
control for flooding and to treat water before it is discharged from the site. As the closest project
component to Meyers Avenue, this passive open space, bio-retention basin would ease potential
visual impacts from this viewpoint since it would contribute to screening the man-made project
components beyond the basin.

A private driveway would also be constructed as an offsite improvement in the City of Escondido,
connecting Meyers Avenue to the project site. From this viewpoint along Meyers Avenue, this off-site
driveway would be visible and would be adjacent to an existing driveway and the ornamental vegetation
that currently screens the industrial development east of the project site. Although views from this
location would change, the proposed project would result in the construction of a residential
development in a highly urbanized area, adjacent to an existing mobile home community to the north and
industrial development to the east. Therefore, the proposed project would visually blend with the existing
development and character of the surrounding environment. Furthermore, the majority of this view would
remain unchanged with project implementation as only the northeast corner of the site is visible from
Meyers Avenue. Thus, the project would not substantially change views from this viewpoint.

Finally, a small portion of the project site is visible from E. Barham Drive when oriented south. The
foreground of this view is of the Casitas Del Sol residential development to the west and a self-
storage commercial development to the east of the project site. Several visible trees and electrical
distribution poles and wires exist in the foreground both on and off the project site as well. Between
these developments lies a narrow strip of undeveloped land with an unimproved access road, which
is included in the project site. Project implementation would develop this narrow strip of land into the
access driveway for the project site. However, this driveway would appear to blend with the adjacent
developments and would not be a substantially noticeable change in the visual environment as there
are many similar driveways along E Barham Drive. Lastly, distant views from this location are
generally obstructed by existing developments in the foreground. Construction of this driveway as
part of the proposed project would not obstruct any existing views. Thus, views would not
significantly change from this viewpoint.

As described above, the visual character of the site would be altered by the proposed development
from vacant and undeveloped land to a residential development. While the project changes the
existing visual character on the site, it is not characterized as a substantial degradation since few
public vantage points of the project site exist and the site is entirely surrounded by adjacent
development in a highly urbanized area. The project would thus conform to the existing character of
the surrounding area and would not substantially change the views from any public viewpoint.
Further, a landscape plan would be implemented to soften the visual impact of the proposed project.
The conceptual landscape plan is included as Figure 2-5 of this EIR. The proposed project would not
substantially degrade the existing visual character or quality of the site and its surroundings. Impacts
would be less than significant.
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Threshold #4: Would the project create a new source of substantial light or glare which would
adversely affect day or nighttime views in the area?

Lighting

Lighting in the project vicinity is associated with roadway lighting along Meyers Avenue and lighting
associated with the existing residential, commercial, and industrial uses that surround the project
site. Development of the proposed project would introduce lighting to a site that is currently
undeveloped and has no existing source of lighting.

Lighting within the project site would be used to accent landscaping and provide safety and accent
lighting for multi-family building clusters. All lighting within the proposed project would be energy
efficient, architecturally appropriate fixtures designed to minimize glare and light pollution, while
providing illumination levels that create a safe environment for both vehicles and pedestrians. All
areas of the project site will be appropriately lit to coincide with their relevant use and activities.
Street area lights would contain full cut-off fixtures and would utilize house-side shields to reduce
light trespass and prevent light pollution. Further, all lighting would comply with the City’s Municipal
Code Section 20.300.080, Light and Glare Standards, and any other applicable sections. Conceptual
lighting fixtures and locations are shown on Figure 2-7 of this EIR.

The proposed project would create a new source of light in the area; however, the project site is in a
highly urbanized area and is surrounded by existing development with existing sources of day and
nighttime lighting, as discussed above. Compliance with the City’s Municipal Code would minimize
and restrict nighttime light pollution and light trespass on adjacent properties. Thus, new sources of
day or nighttime lighting associated with the proposed project would not be considered substantial.
Impacts associated with project lighting would be less than significant.

Glare

The use of reflective building materials and finishes, as well as reflective lighting structures and
metallic surfaces would be minimized to the extent feasible to impede the creation of project-
generated glare. The proposed residential structures would have facades incorporating windows for
internal lighting and visual articulation; none of the proposed structures would have large,
uninterrupted expanses of reflective glazing or glass. The proposed buildings would utilize materials
such as wood, stone, stucco, and brick, while metal for accents and trims would be acceptable.
Further, exterior color finishes would include deep to light earth and natural tones, including but not
limited to, white, brown, beige, tan, grey, and cream. Therefore, the project does not propose any
features that would be characterized as creating a substantial new source of glare that would
adversely affect daytime or nighttime views in the area. Impacts would be less than significant.
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3.1.5 Cumulative Impact Analysis

As discussed above in Sections 3.1.2 and 3.1.4, under PRC Section 21099(d)(1), aesthetic
impacts resulting from the project shall not be considered significant. Notwithstanding, potential
cumulative impacts to aesthetics are discussed below for informational purposes.

Projects contributing to a cumulative aesthetic impact include those within the project viewshed.
The viewshed encompasses the geographic area within which the viewer is most likely to
observe the proposed project and surrounding uses. Typically, this is delineated based on
topography, as elevated vantage points, such as from scenic vistas, offer unobstructed views of
expansive visible landscapes.

Cumulative aesthetic impacts would occur if projects combine to result in substantial adverse
impacts to the visual quality of the environment and increase sources of lighting and glare. As
discussed above, the proposed project would have no substantial impact on a scenic vista or City
protected scenic resource, would not adversely impact the visual character of the area, and would
not introduce a substantial new source of lighting or glare.

Although not technically designated scenic vistas, Mount Whitney, Franks Peak, and the adjacent
prominent ridgelines are scenic resources, which the City’s General Plan aims to protect and
preserve for their natural visual quality. Three cumulative residential developments in the County of
San Diego (Harmony Grove, Harmony Grove South, and Valiano) would be in the same viewshed as
the proposed project from atop these scenic resources. As previously discussed, the summit of
Mount Whitney is off limits to the public, but Franks Peak and its surrounding recreational trails are
publicly accessible. From Franks Peak, viewers would be able to see all three of these County
residential projects, and potentially portions of the proposed project. However, as mentioned, Mount
Whitney partially obstructs views towards the project site from Franks Peak. Viewers oriented east
and northeast from Franks Peak, towards these cumulative projects and the proposed project,
experience broad and expansive views of the urbanized landscapes of Escondido and San Marcos,
with Daley Ranch and the Merriam Mountains in the distance. These cumulative projects would be
highly visible and dominate views in the foreground, as they would be some of the closest residential
developments to this viewpoint.

Although these three cumulative projects would substantially change the landscape from semi-
rural residential, agricultural, and equestrian uses to planned residential neighborhoods, the
proposed project would not contribute to this major physical change for several reasons.
Primarily, when viewed from off-site locations, including expansive vantage points such as
Franks Peak, the proposed project would not substantially contrast with the visual patterns of
the area as it would blend with the existing development and appear as an extension of the
already highly urbanized landscape. Secondly, the proposed project is not contiguous with these
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cumulative projects and is located further north, on a separate vacant and undeveloped lot that
is entirely surrounded by existing residential, commercial, and industrial uses, with the exception
of a small, undeveloped lot adjacent to the northeast corner of the project site. Finally, these
large, planned residential developments would visually “outweigh” the proposed project, totaling
818 acres of contiguous development versus the 14.4-acre site for the proposed project.
Therefore, the proposed project’s contribution to the cumulative change in visual character of
the surrounding area would be less than significant.

As discussed, the closest Designated State Scenic Highway is SR-78; however, the segment
designated as a State Scenic Highway is located in Anza Borrego State Park, approximately 37 miles
east of the project site; and the segment designated as an eligible state scenic highway is 26 miles
east. Therefore, the proposed project would not result in a cumulative impact to either the
Designated State Scenic Highway or Eligible State Scenic Highway segments of SR-78. Nor would the
proposed project result in a cumulative impact to Designated State Scenic Highways |-5 or SR-76, as
they are located beyond intervening topography approximately 11 miles west and 10.75 miles
northwest of the project site, respectively.

As discussed, the project site is surrounded by existing developments that contain sources of lighting
typical of residential, commercial, and industrial uses. The proposed project would also introduce
new sources of lighting to the project site, as the site is currently undeveloped and contains no
sources of light. However, compliance with the City’s Municipal Code would restrict light trespass into
adjacent properties and ensure that the proposed project would not have a significant impact with
regard to a new source of lighting. The Valiano project would be the closest cumulative project to
also result in new sources of lighting. The closest residences proposed in the Valiano project would
be located approximately 2,000 feet southwest of the proposed project. Further, the Valiano project
would be in compliance with the County of San Diego Light Pollution Code and would thus not result
in a significant impact related to day or nighttime lighting. Therefore, the proposed project would not
result in a cumulatively considerable lighting impact due to the distance between projects and a
compliance with applicable lighting policies.

Concerning glare, the use of reflective building materials and finishes, as well as reflective lighting
structures and metallic surfaces, would be minimized with the proposed project. Materials used for the
proposed residential buildings would be non-reflective and neutral in color. Similarly, existing
development surrounding the project site is not made of reflective materials that result in glare. There
are no cumulative projects in the vicinity of the proposed project that would result in substantial new
sources of glare. Therefore, the proposed project would not combine with other cumulative projects or
existing developments to result in significant glare. Under PRC Section 21099(d)(1), the proposed
project would result in a less than significant cumulative impact on aesthetics.
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3.1.6 Mitigation Measures

No significant impacts to aesthetics were identified. No mitigation measures are required.
3.1.7 Conclusion

As previously mentioned, the proposed project would be considered a residential project on an infill
site within a transit priority area per PRC Section 21099 (2)(A). Therefore, aesthetic impacts shall not
be considered significant impacts on the environment and all impacts related to aesthetics would be
less than significant due to this exemption.

Development of the proposed project would result in a less than significant impact to scenic vistas
and resources. The project would not develop on any primary or secondary ridgelines nor would the
project substantially affect a scenic vista.

The project site is not located proximate to a designated State Scenic Highway per the Caltrans State
Scenic Highway Program, although the City has designated SR-78 as a view corridor to surrounding
ridgelines. The project would not significantly change views from SR-78. The project would not
impede views to any primary or secondary ridgelines from SR-78.

The project site is located in an urbanized area and would not conflict with applicable zoning and
other regulations governing scenic quality, including the scenic resource protection policies in the
Conservation and Open Space Element of the City’s General Plan. Implementation of the project
would result in changes to the visual character of the site from undeveloped to residential
development; however, impacts would be less than significant due to a general lack of public
vantage points and a visual conformance with adjacent development. The project’s landscaping
would also soften views of the proposed project.

Lighting and glare impacts were also determined to be less than significant, as future building would
not include highly reflective finishes or excessive lighting. Further, the exterior lighting proposed for
the project would comply with the City’s Street Lighting Standards and Specifications and Municipal
Code. Cumulative impacts were determined to be less than significant as well. Therefore, aesthetic
impacts are concluded to be less than significant.
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3.2 AR QUALITY

This section describes the project’s potential impacts on air quality and contribution to regional air
quality conditions, identifies associated regulatory requirements, evaluates potential impacts, and
identifies mitigation measures related to implementation of the Sunrise Specific Plan (proposed
project). This section is based on the Air Quality and Greenhouse Gas Emissions Technical Report for
the Sunrise Specific Plan Project (Air Quality and Greenhouse Gas Emissions Technical Report)
prepared by Dudek in December 2019. The complete Air Quality and Greenhouse Gas Emissions
Technical Report is included as Appendix C of this environmental impact report (EIR).

Table 3.2-1 summarizes the project- and cumulative-level air quality impacts, by threshold.

Table 3.2-1
Air Quality Summary of Impacts
Project Direct | Project Cumulative Significance
Threshold of Significance Impact Impact Determination
#1 - Conflict with or obstruct implementation of the | Less than Less than Less than
applicable air quality plan. Significant Significant Significant
#2 - Result in a cumulatively considerable net Less than Less than Less than
increase of any criteria pollutant for which the project | Significant Significant Significant
region is in non-attainment under an applicable
federal or state ambient air quality standard.
#3 - Expose sensitive receptors to substantial Less than Less than Less than
pollutant concentrations. Significant Significant Significant
#4 - Result in other emissions (such as those Less than Less than Less than
leading to odors) adversely affecting a substantial Significant Significant Significant
number of people.

3.2.1 Existing Conditions

This section introduces the environmental setting of the project area, including the
meteorological/climate conditions for the project area, current physical setting, and pollutant levels
in proximity to the proposed project.

Climate and Topography

The weather of the San Diego region, as in most of Southern California, is influenced by the Pacific
Ocean and its semi-permanent high-pressure systems that result in dry, warm summers and mild,
occasionally wet winters. The average summertime high temperature in the region is approximately
74°F, with highs approaching 76 °F in August on average. The average wintertime low temperature is
approximately 49°F, although record lows have approached 48°F in January. Average precipitation in
the local area is approximately 10 inches per year, with the bulk of precipitation falling between
December and March (WRCC 2017).
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The topography in the San Diego region varies greatly, from beaches on the west to mountains and
desert on the east; along with local meteorology, topography influences the dispersal and movement
of pollutants in the air basin. The mountains to the east prevent dispersal of pollutants in that
direction and help trap them in inversion layers.

The interaction of ocean, land, and the Pacific High Pressure Zone maintains clear skies for much of
the year and influences the direction of prevailing winds (westerly to northwesterly). Local terrain is
often the dominant factor inland, and winds in inland mountainous areas tend to blow through the
valleys during the day and down the hills and valleys at night.

Baseline Air Quality
Regional

The project site is located in the land use jurisdictions of both the City of San Marcos (City) and the
County of San Diego (County) within the San Diego Air Basin (SDAB) under the jurisdiction of the San
Diego Air Pollution Control District (SDAPCD). The SDAB is one of 15 air basins that geographically
divide the State of California. Current attainment designations for the SDAB are presented in Table
3.2-2. As shown, the SDAB is currently classified as a federal nonattainment area for ozone (0s) and
a state nonattainment area for particulate matter less than or equal to 10 microns (coarse
particulate matter [PM1o]), particulate matter less than or equal to 2.5 microns (fine particulate
matter [PM2s]), and Os.

The SDAB lies in the southwest corner of California and comprises the entire San Diego region,
covering 4,260 square miles, and it is an area of high air pollution potential. The SDAB experiences
warm summers, mild winters, infrequent rainfalls, light winds, and moderate humidity. This usually
mild climatological pattern is interrupted infrequently by periods of extremely hot weather, winter
storms, or Santa Ana winds.

The SDAB experiences frequent temperature inversions. Subsidence inversions occur during the warmer
months as descending air associated with the Pacific High Pressure Zone meets cool marine air. The
boundary between the two layers of air creates a temperature inversion that traps pollutants. Another
type of inversion, a radiation inversion, develops on winter nights when air near the ground cools by heat
radiation and the air aloft remains warm. The shallow inversion layer formed between these two air
masses also can trap pollutants. As the pollutants become more concentrated in the atmosphere,
photochemical reactions occur that produce O3, commonly known as smog (CARB 2014).

Regional air quality can be best characterized from ambient measurements made by the SDAPCD.
SDAPCD operates a network of ambient air monitoring stations throughout San Diego County, which
measure ambient concentrations of pollutants and determine whether the ambient air quality meets
the California Ambient Air Quality Standards (CAAQS) and the National Ambient Air Quality Standards
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(NAAQS). Pursuant to the 1990 Clean Air Act amendments, U.S. Environmental Protection Agency
(EPA) classifies air basins (or portions thereof) as “attainment” or “nonattainment” for each criteria
air pollutant, based on whetherthe NAAQS have been achieved. Generally, if the recorded
concentrations of a pollutant are lower than the standard, the area is classified as “attainment” for
that pollutant. If an area exceeds the standard, the area is classified as “nonattainment” for that
pollutant. As previously discussed, these standards are set by EPA or the California Air Resources
Board (CARB) for the maximum level of a given air pollutant that can exist in the outdoor air without
unacceptable effects on human health or the public welfare. If there is not enough data available to
determine whether the standard is exceeded in an area, the area is designated as “unclassified” or
“unclassifiable.” The designation of “unclassifiable/attainment” means that the area meets the
standard or is expected to meet the standard despite a lack of monitoring data. Areas that achieve
the standards after a nonattainment designation are re-designated as maintenance areas and must
have approved maintenance plans to ensure continued attainment of the standards. The California
Clean Air Act, like its federal counterpart, calls for the designation of areas as “attainment” or
“nonattainment,” but based on the CAAQS rather than the NAAQS. The SDAB attainment
classifications for the criteria pollutants are outlined in Table 3.2-2.

Table 3.2-2
San Diego Air Basin Attainment Classification

Pollutant Federal Designation State Designation
O3 (1-hour) Attainmenta Nonattainment
O3z (8-hour - 1997) Attainment (maintenance) Nonattainment
(8-hour - 2008) Nonattainment (moderate)
NO2 Unclassifiable/attainment Attainment
(010] Attainment (maintenance) Attainment
S0z Not designatedP Attainment
PMao Unclassifiable/attainment Nonattainment
PM2.s Unclassifiable/attainment Nonattainment
Lead Unclassifiable/attainment Attainment
Sulfates No federal standard Attainment
Hydrogen sulfide No federal standard Unclassified
Visibility-reducing particles No federal standard Unclassified
Vinyl chloride No federal standard No designation

Sources: EPA 2016b (federal); CARB 2016a (state).

Notes: O3 = ozone; NO2 = nitrogen dioxide; CO = carbon monoxide; SO2 = sulfur dioxide; PM1o = coarse particulate matter;

PM2.s = fine particulate matter.

Attainment = meets the standards; attainment/maintenance = achieve the standards after a nonattainment

designation; nonattainment = does not meet the standards; unclassified or unclassifiable = insufficient data to classify;

unclassifiable/attainment = meets the standard or is expected to be meet the standard despite a lack of monitoring data.

a  The federal 1-hour standard of 0.12 parts per million was in effect from 1979 through June 15, 2005. The revoked
standard is referenced here because it was employed for such a long period and because this benchmark is
addressed in State Implementation Plans (SIPs).

b Federal designations for SO2 are on hold by EPA; EPA expects to make the designations by December 2017 (EPA 2016c).
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In summary, the SDAB is designated as a nonattainment area for the 2008 8-hour O3 NAAQS. The
SDAB is designated as a nonattainment area for Os, PM1o, and PM2.5 CAAQS. The portion of the SDAB
where the project site is located is designated as attainment or unclassifiable/unclassified for all
other criteria pollutants under the NAAQS and CAAQS (Appendix C).

Local

SDAPCD operates a network of ambient air monitoring stations throughout San Diego County, which
measure ambient concentrations of pollutants and determine whether the ambient air quality meets the
CAAQS and the NAAQS. The SDAPCD monitors air quality conditions at 11 locations throughout the SDAB.
Escondido - East Valley Parkway monitoring station ceased to collect data post-2015; thus, due to
proximity to the site and similar geographic and climactic characteristics, the ElI Cajon-Lexington
Elementary School and El Cajon-Floyd Smith Drive monitoring station concentrations for all pollutants are
considered most representative of the project site. Data for this site was available for 8-hour Os, 1-hour
03, CO, SO2, NO2, PM1o, and PMa2s concentrations. Ambient concentrations of pollutants from 2015
through 2017 are presented in Table 3.2-3. The state 8-hour Os standards were exceeded in 2016 and
2017. Air quality within the project region was in compliance with both the CAAQS and NAAQS for NO2,
CO, SO2, and PM1o (NAAQS only) during this monitoring period (Appendix C).

Table 3.2-3
Local Ambient Air Quality Data

Ambient Air Measured Concentration
Agency/ Quality by Year Exceedances by Year

AveragingTime | Unit | Method | Standard | 2015 | 2016 | 2017 | 2015|2016 | 2017

Ozone (03) - El Cajon

Maximum 1- ppm State 0.12 0.082 0.096 0.096 0 0 0
hour

concentration

Maximum 8- ppm State 0.070 0.067 0.077 0.081 0 3 9
hour Federal 0.070 0.067 0.077 0.081 0 3 9

concentration

Nitrogen Dioxide (NO2) - EI Cajon

Maximum 1- ppm State 0.18 0.059 0.057 0.044 0 0 0
hour . Federal 0.100 0.059 0.057 0.044 0 0 0
concentration

Annual ppm State 0.030 0.011 0.009 0.010 — — —
concentration Federal 0.053 0.011 | 0.009 0.010 - - -

Carbon Monoxide (CO) - El Cajon

Maximum 1- ppm State 20 1.4 1.7 2.0 0 0 0
hour . Federal 35 1.4 1.7 2.0 0 0 0
concentration

Maximum 8- ppm State 9.0 1.1 1.3 1.4 0 0 0
hour Federal 9 1.1 1.3 1.4 0 0 0

concentration
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Table 3.2-3
Local Ambient Air Quality Data

Ambient Air Measured Concentration
Agency/ Quality by Year Exceedances by Year

AveragingTime | Unit | Method | Standard | 2015 | 2016 | 2017 |[2015 | 2016 | 2017

Sulfur Dioxide (SO2) - El Cajon

Maximum 1- ppm Federal 0.075 0.012 0.018 0.011 0 0 0
hour
concentration

Maximum 24- ppm Federal 0.14 0.004 0.005 0.004 0 0 0
hour
concentration

Annual ppm Federal 0.030 0.00011 | 0.0011 | 0.00011 — — —
concentration

Coarse Particulate Matter (PMz10)2 — El Cajon

Maximum 24- | pg/m3 | State 50 48.0 39.0 50.0 0.0 0.0 | 0.0
hour (0) (0) (0)
concentration Federal 150 48.0 39.0 50.0 0.0 0.0 0.0

Annual ug/ms3 | State 20 ND ND ND — — —
concentration

Fine Particulate Matter (PM2.5)2 - El Cajon

Maximum 24- ug/ms3 | Federal 35 24.7 19.3 31.8 0.0 0.0 0.0
hour (0) (0) (0)
concentration

Annual ug/ms3 | State 12 8.2 7.4 9.6 — — —
concentration Federal 12.0 8.2 7.4 9.6 — — —
Sources: CARB 2016b; EPA 2016b.

Notes: ppm = parts per million by volume; ND = insufficient data available to determine the value; — = not available; ug/m3

= micrograms per cubic meter.

Data taken from CARB iADAM (http://www.CARB.ca.gov/adam) and EPA AirData (http://www.epa.gov/airdata/) represent

the highest concentrations experienced over a given year.

Daily exceedances for particulate matter are estimated days because PM1o and PM2s are not monitored daily. All other

criteria pollutants did not exceed federal or state standards during the years shown. There is no federal standard for 1-hour

ozone, annual PM1o, or 24-hour SOz, nor is there a state 24-hour standard for PM2.s.

The El Cajon-Floyd Smith Drive monitoring station is located at 10537 Floyd Smith Drive, El Cajon, California.

The El Cajon-Lexington Elementary School monitoring station is located at 533 First Street, El Cajon, California.

2017 data have not been released for the El Cajon-Floyd Smith Drive monitoring station; therefore, 2017 data were

obtained from the EI Cajon-Lexington Elementary School.

@ Measurements of PM1o and PMzs are usually collected every 6 days and every 1 to 3 days, respectively. Number of days exceeding the
standards is a mathematical estimate of the number of days concentrations would have been greater than the level of the standard had
each day been monitored. The numbers in parentheses are the measured number of samples that exceeded the standard.

Sensitive Receptors

Some land uses are considered more sensitive to changes in air quality than others, depending on
the population groups and the activities involved. People most likely to be affected by air pollution,
as identified by CARB, include children, the elderly, and people with cardiovascular and chronic
respiratory diseases. Sensitive receptors include residences, schools, playgrounds, childcare
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centers, long-term healthcare facilities, rehabilitation centers, convalescent centers, and retirement
homes. The closest existing sensitive receptors include single-family residents across Poco Grande
Vista Road to the west side of the project site and directly adjacent to the project on the north side.

Pollutants and Effects
Criteria Air Pollutants

Criteria air pollutants are defined as pollutants for which the federal and state governments have
established ambient air quality standards, or criteria, for outdoor concentrations to protect public
health. The federal and state standards have been set, with an adequate margin of safety, at levels
above which concentrations could be harmful to human health and welfare. These standards are
designed to protect the most sensitive persons from illness or discomfort. Pollutants of concern
include Os, NO2, CO, SO2, PM1o, PM25, and lead. These pollutants, as well as toxic air contaminants
(TACs), are discussed in the following text.1 In California, sulfates, vinyl chloride, hydrogen sulfide,
and visibility-reducing particles are also regulated as criteria air pollutants.

Ozone. Oz is a strong-smelling, pale blue, reactive, toxic chemical gas consisting of three oxygen
atoms. It is a secondary pollutant formed in the atmosphere by a photochemical process involving
the sun’s energy and Os precursors, such as hydrocarbons and NOx. These precursors are mainly
NOx and volatile organic compounds (VOCs). The maximum effects of precursor emissions on O3
concentrations usually occur several hours after they are emitted and many miles from the source.
Meteorology and terrain play major roles in Os formation, and ideal conditions occur during
summer and early autumn, on days with low wind speeds or stagnant air, warm temperatures, and
cloudless skies. Oz exists in the upper atmosphere ozone layer (stratospheric ozone) as well as at
the Earth’s surface in the troposphere (ozone). Os in the troposphere causes numerous adverse
health effects; short-term exposures (lasting for a few hours) to Oz at levels typically observed in
Southern California can result in breathing pattern changes, reduction of breathing capacity,
increased susceptibility to infections, inflammation of the lung tissue, and some immunological
changes. These health problems are particularly acute in sensitive receptors such as the sick, the
elderly, and young children.

Nitrogen Dioxide. NO2 is a brownish, highly reactive gas that is present in all urban atmospheres. The
major mechanism for the formation of NO2 in the atmosphere is the oxidation of the primary air
pollutant nitric oxide (NO), which is a colorless, odorless gas. NOx plays a major role, together with
VOCs, in the atmospheric reactions that produce Os. NOx is formed from fuel combustion under high
temperature or pressure. In addition, NOx is an important precursor to acid rain and may affect both

1 The descriptions of health effects for each of the criteria air pollutants associated with project construction and
operations are based on the U.S. Environmental Protection Agency’'s (EPA’s) “Criteria Air Pollutants” (EPA
2016a) and CARB'’s “Glossary of Air Pollution Terms” (CARB 2014).
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terrestrial and aquatic ecosystems. The two major emissions sources are transportation and
stationary fuel combustion sources such as electric utility and industrial boilers. NO2 can irritate the
lungs, cause bronchitis and pneumonia, and lower resistance to respiratory infections.

Carbon Monoxide. CO is a colorless, odorless gas formed by the incomplete combustion of
hydrocarbon, or fossil, fuels. CO is emitted almost exclusively from motor vehicles, power plants,
refineries, industrial boilers, ships, aircraft, and trains. In urban areas such as the project location,
automobile exhaust accounts for the majority of CO emissions. CO is a non-reactive air pollutant that
dissipates relatively quickly; therefore, ambient CO concentrations generally follow the spatial and
temporal distributions of vehicular traffic. CO concentrations are influenced by local meteorological
conditions; primarily, wind speed, topography, and atmospheric stability. CO from motor vehicle
exhaust can become locally concentrated when surface-based temperature inversions are combined
with calm atmospheric conditions, a typical situation at dusk in urban areas from November to
February. The highest levels of CO typically occur during the colder months of the year, when
inversion conditions are more frequent. In terms of adverse health effects, CO competes with
oxygen, often replacing it in the blood, thus reducing the blood’s ability to transport oxygen to vital
organs. The results of excess CO exposure can include dizziness, fatigue, and impairment of central
nervous system functions.

Sulfur Dioxide. SOz is a colorless, pungent gas formed primarily from incomplete combustion of
sulfur-containing fossil fuels. The main sources of SO2 are coal and oil used in power plants and
industries; as such, the highest levels of SO2 are generally found near large industrial complexes. In
recent years, SO2 concentrations have been reduced by the increasingly stringent controls placed on
stationary source emissions of SO2 and limits on the sulfur content of fuels. SO2 is an irritant gas that
attacks the throat and lungs and can cause acute respiratory symptoms and diminished lung
function in children. When combined with particulate matter, SO2 can injure lung tissue and reduce
visibility and the level of sunlight. SO2 can also yellow plant leaves and erode iron and steel.

Particulate Matter. Particulate matter pollution consists of very small liquid and solid particles,
which can include smoke, soot, dust, salts, acids, and metals, floating in the air. Particulate matter
can form when gases emitted from industries and motor vehicles undergo chemical reactions in the
atmosphere. PM2s and PM1o represent fractions of particulate matter. PMas (fine particulate matter)
is roughly 1/28 the diameter of a human hair. PM2s results from fuel combustion (e.g., from motor
vehicles and power generation and industrial facilities), residential fireplaces, and woodstoves. In
addition, PM25 can be formed in the atmosphere from gases such as sulfur oxides (SOx), NOx, and
VOCs. PM1o (respirable particulate matter, or coarse particulate matter), is about 1/7 the thickness
of a human hair. Major sources of PM1o include crushing or grinding operations; dust stirred up by
vehicles traveling on roads; wood-burning stoves and fireplaces; dust from construction, landfills,
and agriculture; wildfires and brush/waste burning; industrial sources; windblown dust from open
lands; and atmospheric chemical and photochemical reactions.
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PM2s and PMio pose a greater health risk than larger-size particles. When inhaled, these tiny
particles can penetrate the human respiratory system’s natural defenses and damage the
respiratory tract. PM2.s and PM1o can increase the number and severity of asthma attacks, cause or
aggravate bronchitis and other lung diseases, and reduce the body’s ability to fight infections. Very
small particles of substances such as lead, sulfates, and nitrates can cause lung damage directly or
be absorbed into the bloodstream, causing damage elsewhere in the body. Additionally, these
substances can transport adsorbed gases such as chlorides or ammonium into the lungs, also
causing injury. Whereas PM1o tends to collect in the upper portion of the respiratory system, PMzs is
so tiny that it can penetrate deeper into the lungs and damage lung tissue. Suspended particulates
also damage and discolor surfaces on which they settle, as well as producing haze and reducing
regional visibility.

People with influenza, people with chronic respiratory and cardiovascular diseases, and the elderly
may suffer worsening iliness and premature death as a result of breathing particulate matter. People
with bronchitis can expect aggravated symptoms from breathing in particulate matter. Children may
experience a decline in lung function due to breathing in PM1o and PMazs. Other groups considered
sensitive are smokers, people who cannot breathe well through their noses, and exercising athletes
(because many breathe through their mouths).

Lead. Lead in the atmosphere occurs as particulate matter. Sources of lead include leaded gasoline;
the manufacturing of batteries, paints, ink, ceramics, and ammunition; and secondary lead smelters.
Prior to 1978, mobile emissions were the primary source of atmospheric lead. Between 1978 and
1987, the phaseout of leaded gasoline reduced the overall inventory of airborne lead by nearly 95%.
With the phaseout of leaded gasoline, secondary lead smelters, battery recycling, and manufacturing
facilities are becoming lead-emissions sources of greater concern.

Prolonged exposure to atmospheric lead poses a serious threat to human health. Health effects
associated with exposure to lead include gastrointestinal disturbances, anemia, kidney disease, and in
severe cases, neuromuscular and neurological dysfunction. Of particular concern are low-level lead
exposures during infancy and childhood. Such exposures are associated with decrements in
neurobehavioral performance, including intelligence quotient (IQ) performance, psychomotor
performance, reaction time, and growth. Children are highly susceptible to the effects of lead.

Volatile Organic Compounds. Hydrocarbons are organic gases that are formed from hydrogen and
carbon, and sometimes other elements. Hydrocarbons that contribute to formation of Os are referred
to and regulated as VOCs. Combustion engine exhaust, oil refineries, and fossil-fueled power plants are
sources of hydrocarbons. Other sources of hydrocarbons include evaporation from petroleum fuels,
solvents, dry-cleaning solutions, and paint.
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The primary health effects of VOCs result from the formation of Oz and its related health effects. High
levels of VOCs in the atmosphere can interfere with oxygen intake by reducing the amount of
available oxygen through displacement. Carcinogenic forms of hydrocarbons, such as benzene, are
considered TACs. There are no separate health standards for VOCs as a group.

Non-Criteria Air Pollutants

Toxic Air Contaminants. A substance is considered toxic if it has the potential to cause adverse
health effects in humans, including increasing the risk of cancer upon exposure, or acute and/or
chronic noncancer health effects. A toxic substance released into the air is considered a TAC. TACs
are identified by federal and state agencies based on a review of available scientific evidence. In the
State of California, TACs are identified through a two-step process that was established in 1983
under the Toxic Air Contaminant ldentification and Control Act. This two-step process of risk
identification and risk management and reduction was designed to protect residents from the health
effects of toxic substances in the air. In addition, the California Air Toxics “Hot Spots” Information
and Assessment Act, Assembly Bill (AB) 2588, was enacted by the legislature in 1987 to address
public concern over the release of TACs into the atmosphere. The law requires facilities emitting toxic
substances to provide local air pollution control districts with information that will allow an assessment
of the air toxics problem, identification of air toxics emissions sources, location of resulting hotspots,
notification of the public exposed to significant risk, and development of effective strategies to
reduce potential risks to the public over 5 years.

Examples include certain aromatic and chlorinated hydrocarbons, certain metals, and asbestos.
TACs are generated by a number of sources, including stationary sources, such as dry cleaners, gas
stations, combustion sources, and laboratories; mobile sources, such as automobiles; and area
sources, such as landfills. Adverse health effects associated with exposure to TACs may include
carcinogenic (i.e., cancer-causing) and noncarcinogenic effects. Noncarcinogenic effects typically
affect one or more target organ systems and may be experienced on either short-term (acute) or
long-term (chronic) exposure to a given TAC.

CARB classified “particulate emissions from diesel-fueled engines” (i.e., diesel particulate matter
[DPM]) as a TAC in August 1998. DPM is part of a complex mixture that makes up diesel
exhaust. Diesel exhaust is composed of two phases, gas and particle, both of which contribute to
health risks. DPM is emitted from a broad range of diesel engines: on-road diesel engines of
trucks, buses, and cars and off-road diesel engines including locomotives, marine vessels, and
heavy-duty construction equipment, among others. Approximately 70% of all airborne cancer risk
in California is associated with DPM (CARB 2000). To reduce the cancer risk associated with
diesel particulate matter, CARB adopted a diesel risk reduction plan in 2000 (CARB 2000).
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Valley Fever. Coccidioidomycosis, more commonly known as “Valley Fever,” is an infection caused by
inhalation of the spores of the Coccidioides immitis fungus, which grows in the soils of the
southwestern United States. When fungal spores are present, any activity that disturbs the soil, such
as digging, grading, or other earth-moving operations, can cause the spores to become airborne and
thereby increase the risk of exposure. The ecologic factors that appear to be most conducive to
survival and replication of the spores are high summer temperatures, mild winters, sparse rainfall,
and alkaline sandy soils. Valley Fever is not considered highly endemic to San Diego. Per the San
Diego County Health and Human Services Agency, the 10-year average (2008-2017) for
Coccidioidomycosis cases in the County of San Diego is 4.5 cases per 100,000 people per year. The
project area is wholly contained within the 92078 zip code. For the 92078 zip code, there were 10
cases of Coccidioidomycosis between 2008 and 2017, which is equivalent to a rate of 2.3 cases per
100,000 people (Nelson 2018). Statewide incidences in 2016 were 13.7 per 100,000 people
(CDPH 2017; Appendix C).

3.2.2 Regulatory Setting

The following section provides a general description of the applicable regulatory requirements
pertaining to air quality, including federal, state and local guidelines.

Federal
Federal Clean Air Act

The federal Clean Air Act (CAA), passed in 1970 and last amended in 1990, forms the basis for the
national air pollution control effort. The U.S. Environmental Protection Agency is responsible for
implementing most aspects of the Clean Air Act, including setting National ambient air quality
standards (NAAQS) for major air pollutants, setting hazardous air pollutant standards, approving
state attainment plans, setting motor vehicle emission standards, issuing stationary source emission
standards and permits, and establishing acid rain control measures, stratospheric Os protection
measures, and enforcement provisions. Under the Clean Air Act, NAAQS are established for the
criteria pollutants O3, CO, NO2, SO2, PM1o, PM25, and lead.

The NAAQS describe acceptable air quality conditions designed to protect the health and welfare of
the citizens of the nation. The NAAQS (other than for Oz, NO2, SO2, PM10, PM25, and those based on
annual averages or arithmetic mean) are not to be exceeded more than once per year. NAAQS for Os,
NO2, SO2, PM1o, and PM2s are based on statistical calculations over 1- to 3-year periods, depending
on the pollutant. The Clean Air Act requires EPA to reassess the NAAQS at least every 5 years to
determine whether adopted standards are adequate to protect public health based on current
scientific evidence. States with areas that exceed the NAAQS must prepare a state implementation
plan that demonstrates how those areas will attain the standards within mandated time frames.
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State
California Ambient Air Quality Standards

In California, the task of air quality management and regulation has been legislatively granted to
CARB, with subsidiary responsibilities assigned to air quality management districts and air pollution
control districts at the regional and county levels. CARB, which became part of the California
Environmental Protection Agency in 1991, is responsible for ensuring implementation of the
California Clean Air Act of 1988, responding to the federal Clean Air Act, and regulating emissions
from motor vehicles and consumer products.

The CARB has established California ambient air quality standards (CAAQS), which are generally
more restrictive than the NAAQS. The CAAQS describe adverse conditions; that is, pollution levels
must be below these standards before a basin can attain the standard. Air quality is considered “in
attainment” if pollutant levels are continuously below the CAAQS and violate the standards no
more than once each year. The CAAQS for Oz, CO, SO2 (1-hour and 24-hour), NO2, PM1o, and PM2s
and visibility-reducing particles are values that are not to be exceeded. All others are not to be
equaled or exceeded. Additionally, sulfates, vinyl chloride, hydrogen sulfide, and visibility-reducing
particles are also regulated as criteria air pollutants in California. The NAAQS and CAAQS are
presented in Table 3.2-4.

Table 3.2-4
Ambient Air Quality Standards
CAAQS= NAAQSP

Pollutant | Averaging Time Concentration® Primary®d Secondary®e

(05 1 hour 0.09 ppm (180 pug/ms3) — Same as primary
8 hours 0.070 ppm (137 pg/md) 0.070 ppm (137 pg/m3) | Standard’

NO28 1 hour 0.18 ppm (339 pg/ms3) 0.100 ppm (188 pg/m3) Same as primary
Annual 0.030 ppm (57 pg/ms3) 0.053 ppm (100 pg/m3) | Standard
arithmetic mean

Cco 1 hour 20 ppm (23 mg/m3) 35 ppm (40 mg/ms3) None
8 hours 9.0 ppm (10 mg/m3) 9 ppm (10 mg/m3)

SO2N 1 hour 0.25 ppm (655 pg/ms3) 0.075 ppm (196 pg/m3) —

3 hours — — 0.5 ppm (1,300
ng/ms3)
24 hours 0.04 ppm (105 pg/m3) 0.14 ppm (for certain -
areas)s
Annual — 0.030 ppm (for certain —
areas)e

PMaof 24 hours 50 pg/ms3 150 ug/m3 Same as primary
Annual 20 pug/m3 — standard
arithmetic mean

PM2.5! 24 hours - 35 ug/ms3 Same as primary

standard
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Table 3.2-4
Ambient Air Quality Standards

CAAQS? NAAQSP

Pollutant | Averaging Time Concentration® Primary©d Secondary®e

Annual 12 pg/ms3 12.0 pg/ms3 15.0 pg/ms
arithmetic mean

Leadik 30-day average 1.5 pg/ms3 — —

Calendar quarter | — 1.5 pg/m3 (for certain Same as primary
areas)k standard
Rolling 3-month — 0.15 pg/m3
average
Hydroge 1 hour 0.03 ppm (42 ug/ms3) — —
n sulfide
Vinyl 24 hours 0.01 ppm (26 ug/ms3) — —
chloridel
Sulfates | 24- hours 25 yg/ms3 — —
Visibility | 8 hour (10:00 Insufficient amount to — —

reducing | a.m.to 6:00 p.m. | produce an extinction
particles | PST) coefficient of 0.23 per

kilometer due to particles
when the relative humidity
is less than 70%

Source: CARB 2016a.

Notes: CAAQS = California Ambient Air Quality Standards; NAAQS = National Ambient Air Quality Standards; O3 = ozone; ppm
= parts per million by volume; ug/m3 = micrograms per cubic meter; NO2 = nitrogen dioxide; CO = carbon monoxide; mg/m3=
milligrams per cubic meter; SO2 = sulfur dioxide; PM1o = coarse particulate matter; PM2.s = fine particulate matter.

a

California standards for O3, CO, SO2 (1-hour and 24-hour), NO2, suspended particulate matter—PM1o, PM25, and
visibility-reducing particles, are values that are not to be exceeded. All others are not to be equaled or exceeded.
CAAQS are listed in the Table of Standards in Section 70200 of Title 17 of the California Code of Regulations.

National standards (other than 03, NO2, SO2, particulate matter, and those based on annual averages or annual
arithmetic mean) are not to be exceeded more than once a year. The O3 standard is attained when the fourth-highest
8-hour concentration measured at each site in a year, averaged over 3 years, is equal to or less than the standard. For
PM1o, the 24-hour standard is attained when the expected number of days per calendar year with a 24-hour average
concentration above 150 pyg/m3 is equal to or less than 1. For PM2s, the 24-hour standard is attained when 98% of
the daily concentrations, averaged over 3 years, are equal to or less than the standard.

Concentration expressed first in units in which it was promulgated. Equivalent units given in parentheses are based upon a
reference temperature of 25°C and a reference pressure of 760 torr. Most measurements of air quality are to be corrected
to a reference temperature of 25°C and a reference pressure of 760 torr; ppm in this table refers to ppm by volume, or
micromoles of pollutant per mole of gas.

National primary standards: the levels of air quality necessary, with an adequate margin of safety to protect the
public health.

National secondary standards: the levels of air quality necessary to protect the public welfare from any known or
anticipated adverse effects of a pollutant.

On October 1, 2015, the primary and secondary NAAQS for O3 were lowered from 0.075 ppm to 0.070 ppm.

To attain the 1-hour national standard, the 3-year average of the annual 98th percentile of the 1-hour daily maximum
concentrations at each site must not exceed 100 parts per billion (ppb). Note that the national 1-hour standard is in
units of ppb. California standards are in units of ppm. To directly compare the national 1-hour standard to the
California standards the units can be converted from ppb to ppm. In this case, the national standard of 100 ppb is
identical to 0.200 ppm.

On June 2, 2010, a new 1-hour SO2 standard was established and the existing 24-hour and annual primary standards
were revoked. To attain the 1-hour national standard, the 3-year average of the annual 99th percentile of the 1-hour daily
maximum concentrations at each site must not exceed 75 ppb. The 1971 SO2 national standards (24-hour and annual)
remain in effect until 1 year after an area is designated for the 2010 standard, except that in areas designated
nonattainment of the 1971 standards, the 1971 standards remain in effect until implementation plans to attain or
maintain the 2010 standards are approved.
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i On December 14, 2012, the national annual PM2s primary standard was lowered from 15 ug/ms3 to 12.0 pg/ms3. The
existing national 24-hour PM2s standards (primary and secondary) were retained at 35 pg/ms3, as was the annual
secondary standard of 15 pug/m3. The existing 24-hour PM1o standards (primary and secondary) of 150 pg/ms3 also were
retained. The form of the annual primary and secondary standards is the annual mean, averaged over 3 years.

i CARB has identified lead and vinyl chloride as TACs with no threshold level of exposure for adverse health effects
determined. These actions allow for the implementation of control measures at levels below the ambient concentrations
specified for these pollutants.

k  The national standard for lead was revised on October 15, 2008, to a rolling 3-month average. The 1978 lead
standard (1.5 yg/ms3 as a quarterly average) remains in effect until 1 year after an area is designated for the 2008
standard, except that in areas designated nonattainment for the 1978 standard, the 1978 standard remains in effect
until implementation plans to attain or maintain the 2008 standard are approved.

California Clean Air Act

The California Clean Air Act (CCAA), signed into law in 1988, requires all areas of the state to achieve
and maintain the CAAQS by the earliest practical date. Air pollution from commercial and industrial
facilities is regulated by local air quality management districts, whereas mobile sources of air
pollution are regulated by CARB and the EPA. All air pollution control districts have been formally
designated as “attainment” or “nonattainment” for each state air quality standard, as shown in Table
3.2-2. Areas in California where ambient air concentrations of pollutants are higher than the state
standard are considered to be in “non-attainment” status for that pollutant. Non-attainment
designations are categorized into three levels of severity: (1) moderate, (2) serious, and (3) severe. If
there are inadequate or inconclusive data to make a definitive attainment designation, districts are
considered “unclassified.”

Local
San Diego Air Pollution Control District

Although CARB is responsible for the regulation of mobile emission sources within the state, local air
quality management districts and air pollution control districts are responsible for enforcing
standards and regulating stationary sources. The project is located within the SDAB and is subject to
SDAPCD guidelines and regulations. In San Diego County, O3z and particulate matter are the
pollutants of main concern, because exceedances of the CAAQS for those pollutants are experienced
here in most years. For this reason, the SDAB has been designated as a nonattainment area for the
state PM1o, PM2s, and Os (1-hour and 8-hour) standards. The SDAB is also designated as a federal
03 maintenance attainment area for the 1997 8-hour NAAQS and a marginal nonattainment area for
the 2008 8-hour NAAQS for Os.

SDAPCD and the San Diego Association of Governments (SANDAG) are responsible for developing
and implementing the clean air plan for attainment and maintenance of the ambient air quality
standards in the SDAB. The Regional Air Quality Strategy (RAQS) for the SDAB was initially adopted in
1991, and is updated every 3 years (most recently in 2016). The RAQS outlines SDAPCD'’s plans and
control measures designed to attain the CAAQS for Os. The RAQS relies on information from CARB
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and SANDAG, including mobile and area source emissions, as well as information regarding
projected growth in San Diego County and the cities in the County, to project future emissions and
then determine from that the strategies necessary for the reduction of emissions through regulatory
controls. CARB mobile source emission projections and SANDAG growth projections are based on
population, vehicle trends, and land use plans developed by the County and the cities in the County
as part of the development of their general plans.

The 8-Hour Ozone Attainment Plan for San Diego County indicates that local controls and state programs
would allow the region to reach attainment of the federal 8-hour Oz standard by 2018 (SDAPCD 2016). In
this plan, SDAPCD relies on the RAQS to demonstrate how the region will comply with the federal O3
standard. The RAQS details how the region will manage and reduce Os precursors (NOx and VOCs) by
identifying measures and regulations intended to reduce these contaminants. The control measures
identified in the RAQS generally focus on stationary sources; however, the emissions inventories and
projections in the RAQS address all potential sources, including those under the authority of CARB and
EPA. Incentive programs for reduction of emissions from heavy-duty diesel vehicles, off-road equipment,
and school buses are also established in the RAQS. In response to court decisions, some elements in the
8-hour Ozone Attainment Plan for San Diego County required updates. CARB staff prepared the 2018
Updates to the California State Implementation Plan to update SIP elements for nonattainment areas
throughout the state as needed. The applicable attainment date for San Diego County is in 2021.

In December 2005, SDAPCD prepared a report titled “Measures to Reduce Particulate Matter in San
Diego County” to address implementation of Senate Bill (SB) 656 in San Diego County (SB 656
required additional controls to reduce ambient concentrations of PM1io and PMa25s). In the report,
SDAPCD evaluates the implementation of source-control measures that would reduce particulate
matter emissions associated with residential wood combustion.

As stated previously, SDAPCD is responsible for planning, implementing, and enforcing federal and
state ambient standards in the SDAB. The following rules and regulations would apply to the project:

o SDAPCD Regulation Il: Permits; Rule 20.2: New Source Review Non-Major Stationary
Sources. Requires new or modified stationary source units (that are not major stationary
sources) with the potential to emit 10 pounds per day or more of VOC, NOx, SOx, or PM1o to
be equipped with best available control technology (BACT). For those units with a potential to
emit above Air Quality Impact Assessments Trigger Levels, the units must demonstrate that
such emissions would not violate or interfere with the attainment of any national air quality
standard (SDAPCD 1998).

o SDAPCD Regulation IV: Prohibitions; Rule 50: Visible Emissions. Prohibits discharge into the
atmosphere from any single source of emissions whatsoever any air contaminant for a period
or periods aggregating more than 3 minutes in any period of 60 consecutive minutes that is
darker in shade than that designated as Number 1 on the Ringelmann Chart, as published by
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the United States Bureau of Mines, or of such opacity as to obscure an observer’s view to a
degree greater than does smoke of a shade designated as Number 1 on the Ringelmann
Chart (SDAPCD 1997).

o SDAPCD Regulation IV: Prohibitions; Rule 51: Nuisance. Prohibits the discharge, from any
source, of such quantities of air contaminants or other materials that cause or have a
tendency to cause injury, detriment, nuisance, annoyance to people and/or the public, or
damage to any business or property (SDAPCD 1976).

o SDAPCD Regulation IV: Prohibitions; Rule 55: Fugijtive Dust. Regulates fugitive dust emissions
from any commercial construction or demolition activity capable of generating fugitive dust
emissions, including active operations, open storage piles, and inactive disturbed areas, as well
as track-out and carry-out onto paved roads beyond a project site (SDAPCD 2009).

o SDAPCD Regulation [V: Prohibitions; Rule 67.0.1: Architectural Coatings. Requires
manufacturers, distributors, and end users of architectural and industrial maintenance
coatings to reduce VOC emissions from the use of these coatings, primarily by placing limits
on the VOC content of various coating categories (SDAPCD 2015).

City of San Marcos General Plan

The City’s General Plan (City of San Marcos 2012) includes various policies related to reducing Air
Quality and GHG emissions. Applicable policies include the following:

Land Use and Community Design Element
o Goal LU-2: Promote compact development patterns that reduce air pollution and automobile

dependence and facilitate walking, bicycling, and transit use.

o Policy LU-2.1: Promote compact development patterns that reduce air pollution and
automobile dependence and facilitate walking, bicycling, and transit use.

e Goal LU-3: Develop land use patterns that are compatible with and support a variety of
mobility opportunities and choices.

o Policy LU-3.1: Require that new development and redevelopment incorporate
connections and reduce barriers between neighborhoods, transit corridors, and activity
centers within the City.
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Conservation and Open Space Element

Goal COS-4: Improve regional air quality and reduce greenhouse gas emissions that
contribute to climate change.

o Policy COS-4.1: Continue to work with the U.S. EPA, CARB, SANDAG, and the SDAPCD to
meet State and federal ambient air quality standards.

o Policy C0OS-4.5: Encourage energy conservation and the use of alternative energy sources
within the community.

o Policy COS-4.6: Promote efficient use of energy and conservation of available resources
in the design, construction, maintenance and operation of public and private facilities,
infrastructure and equipment.

o Policy COS-4.8: Encourage and support the generation, transmission and use of
renewable energy.

Mobility Element

Goal M-2: Protect neighborhoods by improving safety for all modes of travel and calming
traffic where appropriate.

o Policy M-2.1: Work with new development to design roadways that minimize traffic volumes
and/or speed, as appropriate within residential neighborhoods; while maintaining the City’s
desire to provide connectivity on the roadway network (City of San Marcos 2012).

The project’s consistency with applicable General Plan goals and policies is discussed in Section
3.10, Land Use. As detailed in Section 3.10.4, the project is consistent with the applicable General
Plan goals and policies pertaining to air quality.

3.2.3 Thresholds of Significance

The significance criteria used to evaluate the project impacts to air quality are based on Appendix G
of the CEQA Guidelines. According to Appendix G of the CEQA Guidelines, a significant impact related
to air quality would occur if the project would:

Threshold #1.: Conflict with or obstruct implementation of the applicable air quality plan.

Threshold #2: Result in a cumulatively considerable new increase of any criteria pollutant for
which the project region is non-attainment under an applicable federal or state ambient air
quality standard.

Threshold #3: Expose sensitive receptors to substantial pollutant concentrations.

Threshold #4: Result in other emissions (such as those leading to odors) adversely affecting
a substantial number of people.
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Appendix G of the CEQA Guidelines (14 CCR 15000 et seq.) indicates that, where available, the
significance criteria established by the applicable air quality management district or pollution control
district may be relied upon to determine whether the project would have a significant impact on air
quality. As part of its air quality permitting process, SDAPCD has established thresholds in Rule 20.2
requiring the preparation of Air Quality Impact Assessments for permitted stationary sources.
SDAPCD sets forth quantitative emission thresholds below which a stationary source would not have
a significant impact on ambient air quality. Project-related air quality impacts estimated in this
environmental analysis would be considered significant if any of the applicable significance
thresholds presented in Table 3.2-5 are exceeded.

For CEQA purposes, these screening criteria can be used as numeric methods to demonstrate that a
project’s total emissions would not result in a significant impact to air quality.

The thresholds listed in Table 3.2-5 represent screening-level thresholds that can be used to evaluate
whether project-related emissions could cause a significant impact on air quality. Emissions below the
screening-level thresholds would not cause a significant impact. For nonattainment pollutants, if
emissions exceed the thresholds shown in Table 3.2-5, the project could have the potential to result in a
cumulatively considerable net increase in these pollutants and thus could have a significant impact on
the ambient air quality. A project that involves a use that would produce objectionable odors would be
deemed to have a significant odor impact if it would affect a considerable number of off-site receptors.

Table 3.2-5
San Diego Air Pollution Control District Air Quality Significance Thresholds

Construction Emissions

Pollutant Total Emissions (Pounds per Day)
Respirable particulate matter (PM1o) 100
Fine particulate matter (PM2.5) 55
Oxides of nitrogen (NOx) 250
Sulfur oxides (SOx) 250
Carbon monoxide (CO) 550
Volatile organic compounds (VOC) 1372

Operational Emissions
Total Emissions

Pollutant Pounds per Hour | Pounds per Day | Tons per Year
Respirable particulate matter (PMa1o) — 100 15
Fine particulate matter (PM2.5) — 55 10
Oxides of nitrogen (NOx) 25 250 40
Sulfur oxides (SOx) 25 250 40
Carbon monoxide (CO) 100 550 100
Lead and lead compounds — 3.2 0.6
Volatile organic compounds (VOC) — 1372 13.7

Source: SDAPCD Rules 1501 and 20.2(d)(2).Appendix C.

a  VOC threshold based on South Coast Air Quality Management District (SCAQMD) levels per the SCAQMD and the
Monterey Bay Air Pollution Control District, which have similar federal and state attainment status to San Diego.
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Impact Analysis Approach and Methodology
Construction

Emissions from construction of the project were estimated using the California Emissions Estimator
Model (CalEEMod)? Version 2016.3.2. For purposes of estimating project emissions, and based on
information provided by the applicant and CalEEMod default values, it was estimated that
construction of the project would commence in March 2020 and would last approximately 21
months, ending in December 2021. The analysis contained herein is based on the following
parameters (duration of phases is approximate):

e Site preparation - 10 days (March 2020-April 2020)

e Grading - 106 days (March 2020-August 2020)

e Building construction - 327 days (October 2020-December 2021)
e Paving - 88 days (July 2020-0ctober 2020)

e Architectural coating - 135 days (June 2021 -December 2021)

The construction equipment mix used for estimating the construction emissions of the project is
based on CalEEMod default data, which is outlined in Appendix C. For this analysis, it was estimated
that heavy construction equipment would operate 5 days a week during project construction.

Construction-worker and vendor estimates by construction phase were generated by CalEEMod.
Based on the project’s grading plans, it was estimated that approximately 78,800 cubic yards of
cut and fill would be balanced on site; however, for the purposes of modeling, it was conservatively
estimated that 10,000 cubic yards of soil would be exported off site in trucks with a capacity of 16
cubic yards, thus, 625 one-way trips were estimated. Additionally, based on the project’s grading
plans, it was estimated that 1,000 cubic yards of vegetation and soil from site clearing would be
exported in trucks with a capacity of 8 cubic yards; therefore, 125 one-way trips were modeled.

Blasting

Blasting operations would be required for site preparation. Rock blasting is the controlled use of
explosives to excavate, break down, or remove rock. The result of rock blasting is often known as a
rock cut. The most commonly used explosives today are ammonium nitrate/fuel oil (ANFO)-based
blends due to their lower cost compared to dynamite.

2 CalEEMod is a statewide land use emissions computer model designed to provide a uniform platform for
government agencies, land use planners, and environmental professionals to quantify potential criteria air
pollutant and GHG emissions from a variety of land use projects.
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It is anticipated that blasting operations would occur during the grading phase. An average of one
ton of ANFO would be applied per blast; 2,000 cubic yards of rock would be blasted per blast and
20,000 total cubic yards of rock would be blasted for the project; and a maximum of 2 blasts per day
and 10 total blasts for the project.

Rock Crushing

In addition to blasting emissions, emissions associated with rock crushing were quantified in a
separate calculation, since CalEEMod does not account for rock crushing. Emissions factors were
obtained from AP-42, Section 11.9.2 - Crushed Stone Processing and Pulverized Mineral Processing
(EPA 2004; Appendix C). Approximately 30,000 tons of rock would be processed; the rock processing
rate would be 750 tons of rock per day; and the total operating days would be 40 days.

The rock-crushing equipment was assumed to consist of a crusher, screen, and conveyor, and
the crushed rock would be stockpiled for future use. Although a single primary crusher and
screen may be all that is required, use of a secondary crusher and additional screen would
expedite this process. To generate a conservative emissions estimate, it was assumed that a
feed hopper, primary and secondary crushers, two screens, and several conveyors for transfers
would be used. Particulate emissions from the crushers, screens, and conveyors would be
controlled with water sprays.

It is expected that the rock-crushing equipment would be powered by a diesel-engine generator. It
was assumed that the engine generator would be rated at 350 horsepower. The engine generator
would operate up to 4 hours per day. The VOC, NOx, CO, SOx, PM1o, and PM2s emissions from the
diesel-engine generator were estimated using the off-road-engine load factor and emissions factors
from the CalEEMod User's Guide for a typical generator operating in 2020 (the first year of
construction). Blasting and rock-crushing emissions calculations are provided in Appendix C.

Off-site Improvements

Blasting

As described in Section 2.2.2.5, Off-site Improvements, of the Project Description, Sewer Option #2
would require blasting. It is anticipated that Sewer Option #2 blasting operations would occur during
the grading phase. Blasting emissions are quantified using AP-42, Section 13.3 - Explosives
Detonation (EPA 1980) and AP-42, Section 11.9 - Western Surface Coal Mining (EPA 1998).

Based on data provided by the applicant, an average of one ton of ANFO would be applied per blast;
50 cubic yards of rock would be blasted per blast and 165 total cubic yards of rock would be blasted
for the project; and a maximum of 3 blasts per day and 11 total blasts for the project.
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Rock Crushing

Rock crushing would be required for Sewer Option #2, occurring in the grading phase. The same
rock-crushing equipment described above would be used for the Sewer Option #2 construction. As
described above, emissions factors were obtained from AP-42, Section 11.9.2 - Crushed Stone
Processing and Pulverized Mineral Processing (EPA 2004). For transfers to the feed hopper and
stockpiles, the “drop” equation in Section 13.2.4 (Aggregate Handling and Storage Piles) of AP-42
(EPA 2006) was used to derive an emissions factor. Based on data provided by the applicant, 200
tons of rock would be processed; the rock processing rate would be 15 tons of rock per day; and the
total operating days would be 13 days.

The diesel-engine generator would operate up to 4 hours per day. The same off-road-engine load
factor and emissions factors from the CalEEMod User’s Guide for a typical generator operating in
2020 (the first year of construction) as described above is used for the emission estimates.

Haul Truck Trips

It was estimated that 70 one-way haul truck trips would be required to remove blasting materials off-
site. Blasting, rock-crushing, and haul truck trip emissions calculations for Sewer Option #2 are
provided in Appendix C.

Operation

CalEEMod was used to estimate operational emissions from area sources, including emissions from
consumer product use, architectural coatings, and landscape maintenance equipment. Emissions
associated with natural gas usage in space heating and water heating are calculated in the building
energy use module of CalEEMod, as described herein.

Area Sources

Consumer products are chemically formulated products used by household and institutional
consumers, including detergents; cleaning compounds; polishes; floor finishes; cosmetics; personal
care products; home, lawn, and garden products; disinfectants; sanitizers; aerosol paints; and
automotive specialty products. Other paint products, furniture coatings, or architectural coatings are
not considered consumer products (Appendix C). Consumer product VOC emissions are estimated in
CalEEMod based on the floor area of residential buildings and on the default factor of pounds of VOC
per building square foot per day. The CalEEMod default values for consumer products were modeled.

VOC off-gassing emissions result from evaporation of solvents contained in surface coatings, such as
in paints and primers used during building maintenance. CalEEMod calculates the VOC evaporative
emissions from application of surface coatings based on the VOC emission factor, the building
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square footage, the assumed fraction of surface area, and the reapplication rate. The VOC emission
factor is based on the VOC content of the surface coatings, and SDAPCD’s Rule 67.0.1 (Architectural
Coatings) governs the VOC content for interior and exterior coatings (Appendix C).

Landscape maintenance includes fuel combustion emissions from equipment such as lawn mowers,
rototillers, shredders/grinders, blowers, trimmers, chainsaws, and hedge trimmers. The emissions
associated from landscape equipment use are estimated based on CalEEMod default values for
emission factors (grams per square foot of nonresidential building space per day) and number of
summer days (when landscape maintenance would generally be performed) and winter days.
Emissions associated with potential landscape maintenance equipment were included to
conservatively capture potential project operational emission sources. No hearths or woodstoves
would be included in the project design; therefore, they were not included in the CalEEMod analysis.

Energy Sources

As represented in CalEEMod, energy sources include emissions associated with building electricity and
natural gas usage (non-hearth). Electricity use would contribute indirectly to criteria air pollutant
emissions; however, the emissions from electricity use are only quantified for GHGs in CalEEMod,
because criteria pollutant emissions occur at the site of the power plant, which is typically off-site.
Therefore, for the purposes of the air quality analysis, the energy source parameters focus on criteria air
pollutants generated as a result of natural gas consumption within the built environment. Natural gas
consumption is attributed to systems like heating, ventilation, and air conditioning and water heating.

Mobile Sources (Motor Vehicles)

Mobile sources for the project would primarily be motor vehicles (automobiles and light-duty trucks)
traveling to and from the project site. Motor vehicles may be fueled with gasoline, diesel, or
alternative fuels. Based on the project-specific traffic report prepared for the project by Linscott, Law
& Greenspan, Engineers, the proposed residential development is anticipated to generate eight trips
per dwelling unit (Appendix J; Appendix C), which was assumed for the weekday trip rate. A 5%
reduction for proximity to high quality, multimodal Nordahl Station and the Class | Inland Rail Trail
bikeway was applied. The California Air Pollution Control Officers Association (CAPCOA) has
developed methodologies for quantifying the emission reductions associated with numerous
mitigation measures (Appendix C). Several of the measures would also reduce air pollutant
emissions that are related to land use and transportation planning. These measures would reduce
vehicle trips and/or trip lengths, enhance walking and bicycles as alternative modes of
transportation, enhance availability of transit, and incorporate other approaches. Regarding mobile
source emission reduction features relating to land use, it was assumed that the project would
involve an increase in access to transit. The project is approximately 0.6 miles from the Sprinter
station, which provides light rail access into the nearby cities of Escondido, Vista, and Oceanside.
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Additionally, the Sprinter connects to the Surfliner and Coaster routes, which provide north-south
access to Los Angeles County, Orange County, and the City of San Diego. Providing non-motorized
access to multiple job centers through quality transit would reduce the project’s vehicle miles
traveled and is included in the CalEEMod vehicle trip estimates (Appendix C). The project would be
providing connectivity by extending the sidewalk to neighboring community and the Sprinter station.

Accordingly, the 192 dwelling units would generate approximately 1,536 trips per day during the
week. Because the default CalEEMod weekday trip rates for multifamily homes differed from the
assumed project trip rate, the project weekend trip rates were adjusted. Furthermore, SANDAG’s
average trip length of 7.9 miles for residential was used for the analysis (SANDAG 2002).
CalEEMod default data, including trip characteristics, variable start information, emissions factors,
were conservatively used for the model inputs to estimate daily emissions from proposed vehicular
sources. Project-related traffic was assumed to include a mixture of vehicles in accordance with the
model outputs for traffic. CalEEMod default emissions factors and vehicle fleet mix were
conservatively used for the model inputs to estimate daily emissions from proposed vehicular
sources.3 Emission factors representing the vehicle mix and emissions for 2022 were used to
estimate emissions associated with full buildout of the project.

3.2.4 Project Impact Analysis

Threshold #1: Would the project conflict with or obstruct implementation of the applicable air
quality plan?

As mentioned in Section 3.2.2, Regulatory Setting, the SDAPCD is responsible for developing and
implementing the clean air plans for attainment and maintenance of the ambient air quality
standards in the basin—specifically, the State Implementation Plan (SIP) and RAQS4. SANDAG is
responsible for developing forecasts and data that are used by SDAPCD in preparing the SIP and
RAQS. The federal O3 maintenance plan, which is part of the SIP, was adopted in 2012. The SIP
includes a demonstration that current strategies and tactics will maintain acceptable air quality in
the basin based on the NAAQS. The RAQS was initially adopted in 1991 and is updated every 3 years
(most recently in 2016). The RAQS outlines SDAPCD’s plans and control measures designed to attain
the state air quality standards for Os. The SIP and RAQS rely on information from CARB and SANDAG,
including mobile and area source emissions as well as information regarding projected growth in the
County as a whole and the cities in the County, to project future emissions and determine the
strategies necessary for the reduction of emissions through regulatory controls. CARB mobile source

3 Motor vehicles may be fueled with gasoline, diesel, or alternative fuels. The default vehicle mix (vehicle
class distribution including automobiles, trucks, buses, motorcycles) provided in CalEEMod 2016.3.2,
which is based on CARB’s Mobile Source Emissions Inventory model, EMFAC Version 2014, was applied.

4 For the purpose of this discussion, the relevant federal air quality plan is the Ozone Maintenance Plan
(SDAPCD 2012). The RAQS is the applicable plan for purposes of State air quality planning. Both plans
reflect growth projections in the basin.
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emission projections and SANDAG growth projections are based on population, vehicle trends, and
land use plans developed by the County and the cities in the County as part of the development of
their general plans.

While the SDAPCD and City do not provide guidance regarding the analysis of impacts associated
with air quality plan conformance, the County’s Guidelines for Determining Significance and Report
and Format and Content Requirements - Air Quality does discuss conformance with the RAQS
(County of San Diego 2007). The guidance indicates that, if the project, in conjunction with other
projects, contributes to growth projections that would not exceed SANDAG’s growth projections for
the City, the project would not be in conflict with the RAQS (County of San Diego 2007). If a project
includes development that is greater than that anticipated in the local plan and SANDAG’s growth
projections, the project might be in conflict with the SIP and RAQS and may contribute to a potentially
significant cumulative impact on air quality. A General Plan Amendment (GPA) is required to re-
designate the southern parcel of the project site (APN 228-312-10) from Semi-Rural Residential (SR-
1) (as currently designated by the County of San Diego) and Light Industrial (LI) (as designated by the
City, as the parcel is within its Sphere of Influence) to Specific Plan Area (SPA). Additionally, a GPA is
required to re-designate the northern parcel of the project site (APN 228-312-09) from Low Density
Residential (LDR) to SPA.

Based on the existing land use designations of LI, CalEEMod Version 2016.3.2 default trip rates,
maximum floor area ratio of 0.6 for the LI land use on the 10.8-acre lot, the existing LI land use
(which provides for loading, deliveries, warehousing, and office spaces) would generate 5,740,917
vehicle miles traveled (VMT) annually. The existing LDR land use designation would generate
1,013,859 VMT annually. Thus, the total existing land use would generate 6,754,776 VMT annually.
The project’s proposed 192 residential units would generate 3,471,675 VMT annually. As a result,
the project would generate fewer trips and fewer VMT (and associated emissions) than that allowed
under the existing land use for the project site. Refer to Appendix C for details regarding the
CalEEMod trip rates, as well as Appendix J for a trip comparison of the different land use types.

The City projects an increase of 3,170 housing units and an increase of 10,180 persons between
2020 and 2035 (SANDAG 2013). The project would account for 6% of the projected housing units and
6% of the population projected to increase in the City between 2020 and 2035 in the SANDAG Series
13 forecast. The project’s proposed growth would be within the growth projections for the City. Thus,
the project would result in regional growth that is accounted for within the RAQS and at a regional level,
it is consistent with the underlying growth forecasts in the SIP and RAQS. Therefore, implementation of
the proposed project would not conflict with the RAQS or SIP and proposed development would be
consistent with the growth in the region. Furthermore, the project is an infill site surrounded by existing
development and is linked to the community through a multi-modal transportation system to include
roads, alternative transportation, pedestrian, and bicycle mobility options. The project’s proximity to
Interstate 15 and State Route 78 and the Nordahl North County Transit District (NCTD) transit station
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make for an ideal connectivity to a regional transportation network, employment centers, and shopping
and services. Impacts would be less than significant.

Threshold #2: Would the project result in a cumulatively considerable net increase of any criteria
pollutant for which the project region is non-attainment under an applicable federal or state ambient
air quality standard?

In analyzing cumulative impacts from the project, the analysis must specifically evaluate a
project’s contribution to the cumulative increase in pollutants for which the basin is designated as
nonattainment for the CAAQS and NAAQS. If the project does not exceed thresholds and is
determined to have less-than-significant project-specific impacts, it may still contribute to a
significant cumulative impact on air quality if the emissions from the project, in combination with
the emissions from other proposed or reasonably foreseeable future projects, are in excess of
established thresholds. However, the project would only be considered to have a significant
cumulative impact if the project’s contribution accounts for a significant proportion of the
cumulative total emissions (i.e., it represents a “cumulatively considerable contribution” to the
cumulative air quality impact).

Additionally, for the SDAB, the RAQS serves as the long-term regional air quality planning document
for the purpose of assessing cumulative operational emissions in the basin to ensure the SDAB
continues to make progress toward NAAQS and CAAQS attainment status. As such, cumulative
projects located in the San Diego region would have the potential to result in a cumulative impact to
air quality if, in combination, they would conflict with or obstruct implementation of the RAQS.
Similarly, individual projects that are inconsistent with the regional planning documents upon which
the RAQS is based would have the potential to result in cumulative operational impacts if they
represent development and population increases beyond regional projections.

The SDAB has been designated as a federal nonattainment area for Oz and a state nonattainment
area for Os, PM1o, and PM2s. PM1o and PM2s emissions associated with construction generally result
in near-field impacts. The nonattainment status is the result of cumulative emissions from all
sources of these air pollutants and their precursors within the basin.

Construction of the project would result in the temporary addition of pollutants to the local airshed
caused by soil disturbance, fugitive dust emissions, blasting, rock crushing, off-site improvements, and
combustion pollutants from on-site construction equipment, as well as from off-site trucks hauling
construction materials. Construction emissions can vary substantially from day to day, depending on
the level of activity, the specific type of operation, and for dust, the prevailing weather conditions.
Fugitive dust (PM1o and PMa2s) emissions would primarily result from grading and site preparation
activities. NOx and CO emissions would primarily result from the use of construction equipment and
motor vehicles.
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Construction emissions were calculated using CalEEMod for the estimated worst-case day over the
construction period associated with each phase and reported as the maximum daily emissions
estimated during each year of construction (2020 through 2021). Construction schedule
assumptions, including phase type, duration, and sequencing, were based on information provided
by the applicant and is intended to represent a reasonable scenario based on the best information
available. A detailed depiction of the construction schedule—including information regarding phasing,
equipment utilized during each phase, haul trucks, vendor trucks, and worker vehicles—is included in
Appendix C. The information contained in Appendix A (CalEEMod Output Files) of Appendix C was
used as CalEEMod inputs.

Implementation of the project would generate temporary air pollutant emissions from entrained dust,
off-road equipment, vehicle emissions, architectural coatings, and asphalt pavement application.
Entrained dust results from the exposure of earth surfaces to wind from the direct disturbance and
movement of soil, resulting in PM1o and PM2s emissions. The project is subject to SDAPCD Rule 55,
Fugitive Dust Control. This rule requires that the project take steps to restrict visible emissions of
fugitive dust beyond the property line. The SDAPCD is responsible for enforcing compliance with Rule
55. Compliance with Rule 55 would limit fugitive dust (PM1o and PM2s) that may be generated during
grading and construction activities. To account for dust control measures in the calculations, it was
assumed that the active sites would be watered at least three times daily, resulting in an approximately
61% reduction of particulate matter. Compliance with Rule 55 would be required as a standard
condition of project approval or for issuance of a grading permit.

Exhaust from internal combustion engines used by construction equipment, hauling trucks (dump
trucks), vendor trucks (delivery trucks), and worker vehicles would result in temporary emissions of
NOx, VOC, CO, SOx, PMio, and PMa2s. The application of architectural coatings, such as
exterior/interior paint and other finishes, would also produce VOC emissions; however, the
contractor is required to procure architectural coatings from a supplier in compliance with the
requirements of SDAPCD Rule 67.0.1, Architectural Coatings. This rule requires manufacturers,
distributors, and end users of architectural and industrial maintenance coatings to reduce VOC
emissions from the use of these coatings, primarily by placing limits on the VOC content of various
coating categories (SDAPCD 2015). The project would comply with SDAPCD Rule 67.0.1 through the
incorporation of low-VOC architectural coatings. The VOC content assumed for the analysis includes
50 g/L for interior coatings and 100 g/L for exterior coatings.

Table 3.2-6 shows the estimated maximum daily construction emissions associated with the
construction of the project. For details regarding the emissions calculations, see CalEEMod
Output Files, provided in Appendix C of this EIR.
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Table 3.2-6
Estimated Maximum Daily Construction Emissions
vOC | NOx | co | SO« | PMwo PM2s
Year Pounds per Day

2020 (Construction) 6.95 63.78 197.14 4.13 8.95 441
2020 (Sewer Option #2) 0.31 55.12 203.34 6.01 0.16 0.12
2020 Total 7.26 118.90 400.48 10.14 9.12 4.53
2021 Total 22.50 39.95 46.85 0.09 4.61 2.64
Maximum daily emissions | 22.50 118.90 400.48 10.14 9.12 4.53

Emission threshold 75 250 550 250 100 55

Threshold exceeded? No No No No No No

Source: Appendix C.

Notes: VOC = volatile organic compound; NOx = oxides of nitrogen; CO = carbon monoxide; SOx = sulfur oxides; PM1o = particulate
matter with an aerodynamic diameter equal to or less than 10 microns; PM2s = particulate matter with an aerodynamic diameter
equal to or less than 2.5 microns.

The values shown are the maximum summer or winter daily emissions results from CalEEMod and provided in Appendix C.
Blasting and rock crushing was assumed to occur in the grading phase, which includes utility undergrounding (2020). The
maximum emissions assumes compliance with SDAPCD Rule 67.0.1, Architectural Coatings, and SDAPCD Rule 55, Fugitive
Dust Control. Sewer Option #2 offsite improvements was assumed to occur in the grading phase (2020). Sewer Option #2
construction emissions include blasting, rock crushing, generator, and haul truck trip emissions.

As shown in Table 3.2-6, daily construction emissions would not exceed the significance thresholds
for VOC, NOy, CO, SOx, PM1o, or PM2s. Further, construction would be short term and temporary in
nature. Once construction is completed, construction-related emissions would cease.

Following the completion of construction activities, the project would generate VOC, NOy, CO, SOx, PM1o,
and PMzs emissions from mobile sources, including vehicular traffic generated by residents of the
project; area sources, including the use of landscaping equipment and consumer products; and from
architectural coatings (Appendix C). Table 3.2-7 presents the maximum daily emissions associated with
the operation of the project after all construction has been completed. The values shown for motor
vehicles and area sources are the maximum summer or winter daily emissions results from CalEEMod.

Table 3.2-7
Estimated Project Maximum Daily Operational Emissions

VoC | Nox | co | s0x | PMo PMzs
Emission Source pounds per day

Area 7.55 0.18 15.87 0.00 0.09 0.09
Energy 0.05 0.47 0.20 0.00 0.04 0.04
Mobile 2.34 9.56 25.43 0.09 7.64 2.09
Total 9.95 10.21 41.50 0.09 7.76 2.21

Emission threshold 55 250 550 250 100 55

Threshold exceeded? No No No No No No

Source: Appendix C.

Notes: VOC = volatile organic compound; NOx = oxides of nitrogen; CO = carbon monoxide; SOx = sulfur oxides; PM1o = particulate
matter with an aerodynamic diameter equal to or less than 10 microns; PM2s = particulate matter with an aerodynamic diameter
equal to or less than 2.5 microns.
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As shown in Table 3.2-7, the daily operational emissions from the project would not exceed the
significance thresholds for VOC, NOx, CO, SOx, PM1o, or PM2s. Therefore, operational emissions would
not cause a significant impact. Regarding long-term cumulative operational emissions in relation to
consistency with local air quality plans, the SIP and RAQS serve as the primary air quality planning
documents for the state and SDAB, respectively. The SIP and RAQS rely on SANDAG growth
projections based on population, vehicle trends, and land use plans developed by the cities and the
County as part of the development of their general plans. Development that is consistent with the
growth anticipated by local plans would be consistent with the SIP and RAQS and would result in
emissions that are accounted for. Projects that conform to the permitted land use, or result in a less
emissions-intensive use, and are therefore accounted for in the SIP and RAQS, would not be
considered to result in cumulatively considerable impacts from operational emissions. As stated
previously, the project would result in fewer emissions than buildout of the existing permitted land
use that was anticipated by the RAQS and therefore would not result in significant regional emissions
that are not accounted for within the RAQS. As a result, the project would not result in a cumulatively
considerable contribution to regional Oz concentrations or other criteria pollutant emissions.
Therefore, the project’s cumulative impacts would be less than significant.

Threshold #3: Would the project expose sensitive receptors to substantial pollutant concentrations?

Some land uses are considered more sensitive to changes in air quality than others, depending on
the population groups and the activities involved. People most likely to be affected by air pollution,
as identified by the CARB, include children, the elderly, and people with cardiovascular and chronic
respiratory diseases. Sensitive receptors include residences, schools, playgrounds, childcare
centers, long-term healthcare facilities, rehabilitation centers, convalescent centers, and retirement
homes. The closest existing sensitive receptors include single-family residents across Grande Vista
Road to the west side of the project site and directly adjacent to the project on the north side.

Health Impacts of Criteria Pollutants

As previously discussed, construction and operation of the project would not result in emissions that
exceed the SDAPCD significance thresholds for any criteria air pollutants including VOC, NOx, CO,
S0x, PM1o, or PM2s. Regarding VOCs, some VOCs would be associated with motor vehicles and
construction equipment, while others are associated with architectural coatings, the emissions of
which would not result in the exceedances of the SDAPCD significance thresholds as shown in Table
3.2-5, San Diego Air Pollution Control District Air Quality Significance Thresholds. Generally, the VOCs
in architectural coatings are of relatively low toxicity. Additionally, the project would use low-VOC
architectural coatings that would comply with SDAPCD Rule 67.0.1, which restricts the VOC content
of coatings for both construction and operational applications (SDAPCD 2015). In addition, VOCs and
NOx are precursors to Os, for which the SDAB is designated as nonattainment with respect to the
NAAQS and CAAQS (the SDAB is designated by the EPA as an attainment area for the 1-hour O3 NAAQS
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standard and 1997 8-hour NAAQS standard). The health effects associated with Os, as discussed in
Section 2.2, are generally associated with reduced lung function. The contribution of VOCs and NOx
to regional ambient Os concentrations is the result of complex photochemistry. The increases in O3
concentrations in the SDAB due to Oz precursor emissions tend to be found downwind from the
source location to allow time for the photochemical reactions to occur. However, the potential for
exacerbating excessive O3 concentrations would also depend on the time of year that the VOC
emissions would occur because exceedances of the Oz ambient air quality standards tend to occur
between April and October when solar radiation is highest.

Similar to O3, construction of the project would not exceed the SDAPCD significance thresholds for PM1o
or PM2s and would not contribute to exceedances of the NAAQS and CAAQS for particulate matter; refer
to Table 3.2-6. Due to the minimal contribution of particulate matter during construction and operation,
health impacts would be considered less than significant.

Regarding nitrogen dioxide, according to the construction emissions analysis, construction of the project
would not contribute to exceedances of the NAAQS and CAAQS for NO2. As described in Section 3.2.1,
NO2 and NOx health impacts are associated with respiratory irritation, which may be experienced by
nearby receptors during the periods of heaviest use of off-road construction equipment. Off-road
construction equipment would be operating at various portions of the site and would not be concentrated
in one portion of the site at any one time. Construction of the project would not require any stationary
emission sources that would create substantial, localized NOx impacts. Therefore, health impacts would
be considered less than significant.

In summary, construction and operation of the project would not result in exceedances of SDAPCD
significance thresholds for criteria pollutants; refer to Tables 3.2-6 and 3.2-7. The VOC and NOx
emissions would minimally contribute to regional Os concentrations and the associated health
effects. In addition to O3, NOx emissions would not contribute to potential exceedances of the NAAQS
and CAAQS for NO2. As shown in Table 3.2-3, the existing NO2 concentrations in the area are well
below the NAAQS and CAAQS standards. Thus, the project’'s operational NOx emissions are not
expected to result in exceedances of the NO2 standards or contribute to the associated health
effects. PM1o and PMa2.s would not contribute to potential exceedances of the NAAQS and CAAQS and
would not obstruct the SDAB from coming into attainment for these pollutants and would not
contribute to significant health effects associated with particulates. Therefore, health impacts
associated with criteria air pollutants, and specifically with regard to sensitive receptors, would be
considered less than significant.
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Health Impacts of Carbon Monoxide

Projects that generate vehicular traffic have the potential to create high concentrations of carbon
monoxide (CO) on two scales of motion. Regionally, project-related construction travel would add to
regional trip generation and increase the vehicle miles traveled within the local airshed and the
SDAB. Locally, construction traffic would be added to the roadway system in the vicinity of the project
site. Although the SDAB is currently an attainment area for CO, there is a potential for the formation
of CO “hotspots” to occur immediately around points of congested traffic.

To verify that the project would not cause or contribute to a violation of the CO standards, a
screening evaluation of the potential for CO hotspots was conducted. CO hotspots are typically
evaluated when (1) the level of service (LOS) of an intersection or roadway decreases to LOS E or
worse; (2) signalization and/or channelization is added to an intersection; and (3) sensitive receptors
such as residences, schools, and hospitals are located in the vicinity of the affected intersection or
roadway segment. Additionally, the SDACPD provides an additional screening threshold of 3,000
peak hour trips (SDAPCD 2007).

According to the Transportation Impact Analysis (TIA) prepared by Linscott, Law & Greenspan Engineers
(LLG) (Appendix J), the results of the LOS assessment show that under Existing Plus Project conditions,
two key study intersections (Rancheros Drive/SR-78 westbound ramp and Mission Road/Nordahl Road)
are forecast to operate at LOS E or worse during the peak hours with a volume of over 3,000 trips. The
potential impact of the project on local CO levels was assessed at these intersections with the Caltrans
CL4 interface based on the California LINE Source Dispersion Model (CALINE4) (Caltrans 1998).

The SCAQMD guidance recommends using the highest 1-hour measurement in the last 3 years as the
projected future 1-hour CO background concentration for the analysis. A CO concentration of 3.8 parts
per million by volume (ppm) was recorded in 2014 for the Escondido monitoring station in San Diego and
was assumed in the CALINE4 model for 2021 (EPA 2016b). To estimate an 8-hour average CO
concentration, a persistence factor of 0.69, as calculated based on SCAQMD guidance (SCAQMD 1993),
was applied to the output values of predicted concentrations in ppm at each of the receptor locations.

Using this method, the maximum CO concentration predicted for the 1-hour averaging period at the
studied intersections would be 4.1 ppm, which is below the 1-hour CO CAAQS of 20 ppm (CARB 2014).
The maximum predicted 8-hour CO concentration of 2.84 ppm at the studied intersections would be
below the 8 hour CO CAAQS of 9.0 ppm (CARB 2016b). Neither the 1-hour nor 8-hour CAAQS would be
equaled or exceeded at any of the intersections studied. Accordingly, the project would not result in any
violations of the CAAQS or any other air quality standard. CO tends to be a localized impact associated
with congested intersections. Thus, the project’'s CO emissions would not contribute to significant health
effects associated with this pollutant. As such, impacts with regard to potential CO hotspots resulting
from project contribution to cumulative traffic-related air quality impacts would be less than significant.
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Health Impacts of Toxic Air Contaminants

In addition to impacts from criteria pollutants, project impacts may include emissions of
pollutants identified by the state and federal government as TACs or hazardous air pollutants.
State law has established the framework for California’s TAC identification and control program,
which is generally more stringent than the federal program and aimed at TACs that are a
problem in California. The state has formally identified more than 200 substances as TACs,
including the federal hazardous air pollutants, and is adopting appropriate control measures for
sources of these TACs. The greatest potential for TAC emissions during construction would be
diesel particulate emissions from heavy-duty equipment operations and heavy-duty trucks, and
the associated health impacts to sensitive receptors. State law also recommends various
measures to reduce particulate matter emissions, such as Title 13 California Code of
Regulations, Chapter 9, Section 2449, aimed to reduce DPM and criteria pollutant emissions
from in-use (existing) off-road diesel-fueled vehicles; and Title 13, Section 2485 of the California
Code of Regulations, which limits engine idling time.

During construction of the project, DPM emissions from heavy-duty equipment operations and heavy-duty
trucks would be the greatest potential for TAC emissions. As shown in Table 3.2-6, Estimated Maximum
Daily Construction Emissions, maximum daily particulate matter (PM1o or PM25) emissions generated by
construction equipment operation and haul-truck trips (exhaust particulate matter, or DPM), combined
with fugitive dust generated by equipment operation and vehicle travel, would be below the SDAPCD
significance thresholds. Moreover, total construction of the project would last less than 2 years, after
which project-related TAC emissions would cease. Thus, the project would not result in a long-term source
of TAC emissions. No residual TAC emissions and corresponding cancer risk are anticipated after
construction, and no long-term sources of TAC emissions are anticipated during operation of the project.
No emissions for criteria pollutants exceed the SDAPCD significance thresholds. A wind rose is provided
on Figure 3.2-1 for the Escondido meteorological station (station ID 53120) located in the City of San
Marcos. The closest sensitive receptors are located to the west and north of the project site; however, the
wind rose shows that the wind would blow from the west to the east in the opposite direction. Therefore,
the exposure of project-related TAC emission impacts to sensitive receptors would be less than significant
because the construction of the project would be short-term and cease upon completion, the wind rose
shows the wind direction would blow from west to east in the opposite direction of the sensitive
receptors, the project construction emissions would not exceed the SDAPCD significance thresholds, and
operation of the project would not result in long-term sources of TAC emissions. The project would also
not result in substantial DPM emissions during construction and operation and therefore, would not
result in significant health effects related to DPM exposure.

Further, CARB recommends that sensitive receptors not be located downwind or in proximity to certain
types of facilities or sources that may emit substantial quantities of TACs, including but not limited to
high-traffic freeways and roads (CARB 2005). While the project is located near high-traffic roadways
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(Interstate 15 and SR-78), the project site is beyond the 1,000-foot siting distance as recommended by
CARB. Therefore, the project would not expose residents to TAC emissions from the surrounding high-
traffic roadways during project operation, and impacts would be less than significant.

Valley Fever Exposure

Valley Fever is not highly endemic to San Diego County, and within San Diego County, the incidence
rate in the project area is below the County average and the statewide average. Construction of the
project would comply with SDAPCD Rule 55, which limits the amount of fugitive dust generated
during construction. Strategies the project would implement to comply with SDAPCD Rule 55 and
control dust include watering three times per day, using magnesium chloride for dust suppression on
unpaved roads, and limiting speed on unpaved roads to 15 miles per hour.

Based on the low incidence rate of Coccidioidomycosis in San Diego County, and the requirement
that the project implement dust control strategies (required as a standard condition of approval or
for grading permit issuance), it is not anticipated that earth-moving activities during project
construction would result in exposure of nearby sensitive receptors to Valley Fever. Therefore, the
project would have a less-than-significant impact with respect to Valley Fever exposure for
sensitive receptors.

Threshold #4: Would the project result in other emissions (such as those leading to odors) adversely
affecting a substantial number of people?

Odors would be generated from vehicles and/or equipment exhaust emissions during construction of
the project. Odors produced during construction would be attributable to concentrations of unburned
hydrocarbons from tailpipes of construction equipment and architectural coatings. Such odors would
disperse rapidly from the project site and generally occur at magnitudes that would not affect
substantial numbers of people. Therefore, impacts associated with other emissions (such as those
leading to odors, during construction would be considered less than significant.

Land uses and industrial operations typically associated with odor complaints include agricultural
uses, wastewater treatment plants, food-processing plants, chemical plants, composting, refineries,
landfills, dairies, and fiberglass molding (CARB 2005). The project does not propose any of these
activities. Moreover, typical odors generated from operation of the project would primarily include
vehicle exhaust generated by residents, as well as through the periodic use of landscaping or
maintenance equipment. Therefore, impacts associated with other emissions (such as those leading
to odors), during construction, would be less than significant.
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3.2.5 Cumulative Impact Analysis

See Threshold #2 in Section 3.2.4, above, for a detailed discussion of the project’s cumulative
air quality impacts.

In analyzing cumulative impacts from the project, the analysis must specifically evaluate a project’s
contribution to the cumulative increase in pollutants for which the basin is designated as
nonattainment for the CAAQS and NAAQS.

Project construction emissions would be temporary and cease upon completion. The daily
operational emissions from the project would not exceed the SDAPCD significance thresholds. As
described above, the project would result in fewer emissions than buildout of the existing permitted
land use that was anticipated by the RAQS and therefore would not result in significant regional
emissions that are not accounted for within the RAQS. As a result, the project would not result in a
cumulatively considerable contribution to regional Os concentrations or other criteria pollutant
emissions. Therefore, the project’s cumulative impacts would be less than significant.

3.2.6 Mitigation Measures

Impacts would be less than significant. Therefore, no mitigation measures are required.
3.2.7 Conclusion

The project does conflict with the existing land use, which does not permit housing within the portion
of the project site zoned LI. However, the project’s proposed growth would be within the growth
projections for the City; thus, the project would result in regional growth that is accounted for within
the RAQS. Therefore, at a regional level, it is consistent with the underlying growth forecasts in the
SIP and RAQS. Therefore, implementation of the proposed project would not conflict with the RAQS
or SIP and proposed development would be consistent with the growth in the region.

Implementation of the project would not violate any air quality standards or contribute substantially
to an existing or projected air quality violation during construction or operation. Additionally, the
project would not expose sensitive receptors to substantial pollutant concentrations, nor would it
expose a substantial number of people to objectionable odors.
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3.3

Biological Resources

This section describes the existing biological resources of the project site, identifies associated

regulatory requirements, evaluates potential impacts, and identifies mitigation measures related to
implementation of the proposed project. This section is based on the Draft Biological Resources
Technical Report (BTR) prepared by Dudek in August 2019 and is included as Appendix D of this

environmental impact report (EIR).

Table 3.3-1 summarizes the project- and cumulative-level biological resource impacts, by threshold.

Table 3.3-1

Biological Resources Summary of Impacts

Project Direct Project Cumulative Significance

Threshold of Significance Impact Impact Determination
#1 - Have a substantial adverse effect, either Potentially Less than Less than
directly or through habitat modifications, on any | Significant Significant Significant with
species identified as a candidate, sensitive, or MM-BIO-1
special status species in local or regional plans, through MM-
policies, or regulations, or by the California BIO-4
Department of Fish and Game or U.S. Fish and
Wildlife Service.
#2 - Have a substantial adverse effect on any Potentially Less than Less than
riparian habitat or other sensitive natural Significant Significant Significant with
community identified in local or regional plans, MM-BIO-1
policies, regulations or by the California
Department of Fish and Game or U.S. Fish and
Wildlife Service.
#3 - Have a substantial adverse effect on state No Impacts No Impacts No Impacts
or federally protected wetlands (including, but
not limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological
interruption, or other means.
#4 - Interfere substantially with the movement of | Less than Less than Less than
any native resident or migratory fish or wildlife Significant Significant Significant
species or with established native resident or
migratory wildlife corridors, or impede the use of
native wildlife nursery sites.
#5 - Conflict with any local policies or ordinances | Less than Less than Less than
protecting biological resources, such as a tree Significant Significant Significant
preservation policy or ordinance.
#6 - Conflict with the provisions of an adopted Less than Less than Less than
Habitat Conservation Plan, Natural Community Significant Significant Significant
Conservation Plan, or other approved local,
regional, or state habitat conservation plan.
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3.3.1 Existing Conditions

The approximately 14.4-acre project site is composed of two undeveloped lots within the
jurisdictions of the City of San Marcos and the County of San Diego. The project site is located
approximately 0.25 miles southeast of Highway 78, 1.5 miles east of the California State University
San Marcos, and approximately 1.5 miles west of Interstate 15. Specifically, the project site is west
of Meyers Avenue/Corporate Drive and south of E. Barham Drive. The site is located on the U.S.
Geological Service (USGS) 7.5-Minute San Marcos Quadrangle Map on Section 18, in Township 12
South, Range 2 West of the San Bernardino Base and Meridian. The on-site land use is currently
unoccupied and disturbed from previous grading and past agricultural use. The surrounding land
uses are primarily residential neighborhoods to the west and commercial development to the east,
north, and south. This analysis also considers off-site improvements, which are primarily comprised
of access improvements, and total approximately 1.07 acres (refer to Section 2.2.2.5 of this EIR).

To assess biological resources, Dudek conducted a literature review and subsequent
reconnaissance-level and focused surveys to determine the presence or potential presence of
sensitive biological resources on the project site. Over the course of 8 site visits, Dudek biologists
completed reconnaissance-level surveys for sensitive resources, vegetation mapping, focused
botanical and rare plant surveys, focused coastal California gnatcatcher surveys, and wetland
delineation surveys within the project site to gain a clear understanding of natural resources
present and the species with potential to occur based on the habitats present. The entirety of the
15.51-acre project site and off-site areas were included in the biological study area (BSA) (Figure
3.3-1). Each survey included an inventory of the plant and wildlife species encountered, and
biologists documented the presence of special-status species. Survey methodologies are detailed
in the BTR (Appendix D of this EIR).

To locate and characterize natural vegetation communities, including habitats for special-status
species, within the project area, Dudek conducted vegetation mapping. Mapping was performed
in the field through interpretation of field maps with high-quality aerial photographic basemap.
All plant species encountered during the field surveys were identified to subspecies or variety, if
possible. Species that could not be identified in the field were brought into the laboratory for
further investigation. During site reconnaissance, biologists identified special-status plant
species and performed a subsequent, focused botanical survey for additional mapping. Further,
Dudek biologists recorded animal species detected during field surveys by sight, calls, tracks,
scat, or other signs. Focused surveys for the coastal California gnatcatcher were also performed
in spring 2018 in conformance with the currently accepted protocol of the U.S. Fish and Wildlife
Service (USFWS) (USFWS 1997).
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The project area is located within the Carlsbad Hydrologic Unit, which covers approximately 210
square miles (SDRWQCB 2002). This hydrologic unit is bordered by San Luis Rey Hydrologic Unit to
the north and San Dieguito Hydrologic Unit to the east and south. The project area is located within
the San Marcos Hydrologic Subarea. Dudek’s survey efforts also included a formal wetland
delineation in July 2017 to define and characterize the jurisdictional waters present within the BSA.

The project does not fall within the North County Multiple Species Conservation Program (MSCP) or
any other approved subarea plan.

3.3.1.1 Vegetation Communities

As described above, to locate and characterize natural vegetation communities, including habitats for
special-status species within the project area, Dudek conducted vegetation mapping. Six vegetation
communities/land covers were mapped within the BSA, including wild oats grassland, California
buckwheat scrub (including Disturbed), black sage scrub, white sage scrub, disturbed habitat, and

ornamental. Refer to Table 3.3-2 for on and off site acreages for identified vegetation communities.

Table 3.3-2

Vegetation Communities and Land Covers

Holland 1986, as Acres
Oberbauer General Vegetation modified by Vegetation/Land
Community (Code) Oberbauer 2008 Cover Type On Site Off Site
Disturbed or developed areas (10000) 11300 Disturbed Disturbed habitat* 2.94 -
Habitat
10000 (not Ornamentalt — 0.15
specified in Holland)
Scrub and chaparral (30000) 32500 Diegan Black sage scrub 4.52 -
Coastal Sage scrub
32800 Flat-topped California 0.36 0.02
buckwheat buckwheat scrub
32800 Flat-topped Disturbed California 1.55 -
buckwheat buckwheat scrub
32500 Diegan White sage scrub 0.07 —
Coastal Sage scrub
Grasslands, vernal pools, meadows, 42200 Non-native Wild oats 5.00 0.90
and other herb communities (40000) grassland grassland?!
Total 14.44 1.072

Source: Appendix D.
Note:

1 Dominated by non-native plant species.

2 The 1.07 acres off-site is comprised of 0.76 acres for the eastern access road and 0.31 acres for grading associated

with the entrance from Meyers Avenue within the City of Escondido.
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The majority of the project site is composed of wild oats grassland, which is dominated by non-
native, naturalized plant species. However, the southern section of the site contains relatively
uninvaded black sage scrub. Native vegetation communities within the project site include 4.52
acres of black sage scrub, 0.38 acres of California buckwheat scrub, 1.55 acres of disturbed
California buckwheat scrub, and 0.07 acres of white sage scrub, which is a total of 6.52 acres of
coastal sage scrub and its subcategories of habitat. Non-native vegetation communities include
5.90 acres of wild oats grassland (on and off site), 0.15 acres of ornamental vegetation (off site),
and 2.94 acres of disturbed habitat comprised of historic/abandoned agricultural (orchard) land
uses (Appendix D).

Black Sage Scrub

There are 4.52 acres of black sage scrub on the project site. Black sage scrub is dominated by black
sage (Salvia mellifera) in the shrub canopy that is less than 6 feet in height and is a subcategory of
scrub and chaparral plant community. The shrub canopy is continuous or intermittent with a variable
herbaceous layer and seasonal grasses. Black sage scrub communities occur between an elevation
of 3 feet and 4,430 feet above mean sea level on dry slopes and alluvial fans (Appendix D).

California Buckwheat Scrub (Including Disturbed Form)

There are 1.93 acres of California buckwheat scrub on the project site, 1.55 acres of which is
disturbed. There are also 0.02 acres located off site. California buckwheat scrub is dominated by
California buckwheat (Eriogonum fasciculatum) in the shrub canopy that is less than 6 feet in height
and is a subcategory of scrub and chaparral plant community. The shrub canopy is continuous to
intermittent with a variable grassy herbaceous layer. California buckwheat scrub occurs between sea
level and 3,900 feet above mean sea level on upland slopes and intermittently flooded washes
(Appendix D). Disturbed California buckwheat scrub is also dominated by California buckwheat;
however, these areas have been subjected to historic anthropogenic disturbance, which has resulted
in lower overall native shrub cover, higher relative non-native species cover, and generally reduced
habitat quality.

White Sage Scrub

There are 0.07 acres of White sage scrub located on the project site. White sage scrub is dominated
by white sage (Salvia apiana) in the shrub canopy that is less than 1.5 feet and 6 feet in height and
is a subcategory of scrub and chaparral plan community. The shrub canopy is intermittent to
continuous and two tiered with a variable herbaceous layer. White sage scrub occurs between an
elevation of 900 feet and 5,250 feet above mean sea level on dry slopes and rarely flooded low-
gradient deposits along streams (Appendix D).
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Wild Oats Grassland

There are 5 acres of wild oats grassland located on the project site, and 0.9 acres off site. Wild oats
grassland is dominated by white oats (slender oat [Avena barbata] and/or wild oat [Avena fatua]) in
the open to continuous herbaceous layer that is less than 4 feet. Wild oats grassland is a
subcategory of non-native grassland plant community. Wild oats grassland occurs between 30 feet
and 3,900 feet above mean sea level on rangelands and openings in woodlands (Appendix D).

Disturbed Habitat

There are 2.94 acres of disturbed habitat located on the project site, which typically occurs in areas
where soils have been recently or repeatedly disturbed by grading or compaction resulting in
the growth of very few native perennials. The disturbed habitat is comprised largely of a prior
orchard, and is nearly entirely dominated by non-native annual weedy species. Note that the
disturbed habitat was previously mapped as agricultural (orchard) land during initial site surveys;
however, since the time of initial surveying and report preparation, on site trees from previous
historic agricultural uses have been removed by the property owner in June 2018, separate from the
proposed project. Dudek completed a nesting bird survey prior to the orchard tree removals, the
results of which were negative.

Ornamental

There are 0.15 acres of ornamental lands located off site. This land cover type is described as an
area where non-native ornamental species and landscaping schemes have been installed and
maintained. This vegetation community is associated primarily with residential landscaping
between urban/developed plots. This land cover supports a myriad of ornamental species in the
BSA, including but not limited to jade plant (Crassula ovata), ice plant (Carpobrotus edulis), and
oleander (Nerium oleander).

Floral Diversity

A total of 81 vascular plant species, consisting of 43 native species (53%) and 38 non-native
species (47%), were recorded within the BSA (Appendix D).

3.3.1.2 Wildlife

The project site supports habitat for a number of upland wildlife species within the native and non-
native dominated vegetation communities present on site. A total of 43 wildlife taxa were recorded
within the BSA during surveys conducted by Dudek biologists in 2017/2018. Appendix D includes a
list of wildlife species observed on the project site.

Sunrise Specific Plan Environmental Impact Report December 2019
City of San Marcos 3.35



3.3  Biological Resources

Invertebrates

The project site provides a variety of microhabitats that invertebrates could use for foraging and
reproduction. No focused invertebrate surveys were conducted; however, three species of butterfly
were identified during the biological surveys including queen (Danaus gilippus), Behr's metalmark
(Apodemia mormo virgulti), and anise swallowtail (Papilio zelicaon).

Amphibians and Reptiles

Amphibians require standing or flowing water for part or all of their life cycles. Ponds, seasonal pools,
and drainages provide suitable habitat for common amphibian species. The project site does not
contain water features suitable for the aquatic portion of the amphibian life cycle, and no
amphibians were observed within the BSA.

Reptiles occur in a variety of habitats. Many species shelter in small burrows, which they use as
refuge from extreme temperatures and to avoid predators. Biologists observed two reptile species,
western fence lizard (Sceloporus occidentalis) and Belding’s orange-throated whiptail (Aspidoscelis
hyperythra beldingi), within the BSA during surveys in 2017/2018.

Birds

In total, 36 bird species representing 20 families were observed on site, including species common
to grasslands, shrublands, and woodland habitats. Grassland species occurring on site include
foraging raptors, such as red-tailed hawk (Buteo jamaicensis). Common shrubland species observed
on the site include California towhee (Melozone crissalis), spotted towhee (Pipilo maculatus),
California quail (Callipepla californica), California scrub-jay (Aphelocoma californica), wrentit
(Chamaea fasciata), California thrasher (Toxostoma redivivum), and phainopepla (Phainopepla
nitens). Common woodland species observed on site include great horned owl (Bubo virginianus).
Several of the bird species observed on site are species that are urban-tolerant or attracted to urban
settings, including American crow (Corvus brachyrhynchos), white-crowned sparrow (Zonotrichia
leucophrys), and western kingbird (Tyrannus verticalis). See Appendix D for the cumulative list of
birds observed on the project site.

Mammals

The project site provides a variety of vegetative communities that common small mammalian
species can use as cover and for food gathering, in turn providing a prey base for larger mammals
and birds of prey. Biologists observed one native mammal species, woodrat (Neotoma sp.), as well
as one introduced species, domestic cat (Felis catus), during surveys conducted in 2017/2018.
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3.3.1.3 Special-Status/Regulated Resources

Special-Status Plant Species

Dudek did not observe special-status plant species within the project site during reconnaissance-
level and focused rare plant surveys. Black sage scrub is the vegetation community least invaded by
non-native species on the project site and was considered the most likely to contain sensitive
species. However, no such species were observed. Further, no sensitive plant species have
moderate or high potential to occur within the project site (Appendix D).

Special-Status Wildlife Species

A coastal California gnatcatcher point (California Natural Diversity Database) exists within the black
sage scrub mapped on site. A focused survey conducted within suitable coastal California gnatcatcher
habitat on the project site failed to detect any coastal California gnatcatcher in 2006 (Cadre
Environmental 2006). However, one coastal California gnatcatcher individual was observed during the
focused surveys completed by Dudek in 2018. In addition, one special-status reptile, Belding's orange-
throated whiptail, was observed during the field surveys. Along with the two special-status species
observed during the 2018 surveys, the following five species have moderate to high potential to occur
within the project site: red diamondback rattlesnake (Crotalus ruber), Cooper's hawk (Accipiter
cooperii), Southern California rufous-crowned sparrow (Aimophila ruficeps canescens), pallid bat
(Antrozous pallidus), and northwestern San Diego pocket mouse (Chaetodipus fallax fallax) (Appendix
D). The one federally listed species, coastal California gnatcatcher, is discussed below. The other
special-status wildlife species are discussed in Section 3.3.4, Project Impact Analysis.

Coastal California Gnatcatcher

Coastal California gnatcatcher is federally listed as threatened and is a California Species of Special
Concern. Coastal California gnatcatcher breeds in lower elevations (less than 500 meters, or 1,640
feet) south and west of the Transverse and Peninsular Ranges (Appendix D). Higher densities of this
species occur in coastal San Diego and Orange Counties, and lower densities are found in Los
Angeles, inland Orange, western Riverside, southwestern San Bernardino, and inland San Diego
Counties (Atwood 1993; Preston et al. 1998). The coastal California gnatcatcher primarily occupies
open coastal sage scrub habitat that is dominated by California sagebrush.

The BSA supports suitable habitat for the coastal California gnatcatcher within the black sage, white
sage, and California buckwheat vegetation communities present on site. The coastal California
gnatcatcher observations in 2018 found a single male individual located within the black sage scrub
vegetation community. USFWS occurrence records for this species are also located within the black
sage scrub vegetation community. An incidental observation made during the 2017 reconnaissance-
level survey found an individual coastal California gnatcatcher on site; however, this area does not
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constitute suitable habitat for this species. Coastal California gnatcatcher do not typically occupy
black sage- and white sage-dominated vegetation communities; however, because the species was
identified within the black sage scrub vegetation, the habitat available within the BSA is determined
to support relatively good quality habitat for this species.

Special-Status Vegetation Communities

CDFW rankings of 1, 2, or 3 are considered high priority for inventory or special-status vegetation
communities, and impacts to these communities typically require mitigation. Within the project site,
one vegetation community, white sage scrub (State Rank 3), is considered special status. In
addition, vegetation communities that provide suitable habitat for special-status plant or wildlife
species are considered special status in accordance with CEQA Guidelines, Section 15206 (b)(5). In
addition to white sage scrub, California buckwheat scrub and black sage scrub would be considered
special status due to the presence of coastal California gnatcatcher on site and their potential
presence within each of these vegetation community types.

3.3.1.4 Jurisdictional Waters

The results of the literature review indicated that no potential wetland or non-wetland water features
were present within the BSA. A subsequent jurisdictional delineation field assessment completed by
Dudek in 2017 as part of the overall survey effort concluded that no jurisdictional wetlands or waters
were present within the BSA. Prior formal jurisdictional delineations previously referenced that were
completed on the adjoining property in 2005 by REC Consultants and in 2007 by Kleinfelder West
Inc., did not result in the identification of jurisdictional wetlands or waters within the BSA.

3.3.1.5 Wildlife Corridors and Habitat Linkages

Wildlife corridors are linear features that connect large patches of natural open space and provide
avenues for the migration of animals. Wildlife corridors contribute to population viability by ensuring
continual exchange of genes between populations, providing access to adjacent habitat areas for
foraging and mating, and providing routes for recolonization of habitat after local extirpation or
ecological catastrophes (e.g., fires).

Habitat linkages are small patches that join larger blocks of habitat and help reduce the adverse
effects of habitat fragmentation. Habitat linkages provide a potential route for gene flow and long-
term dispersal of plants and animals. They may also serve as primary habitat for smaller animals,
such as reptiles and amphibians. Habitat linkages may be continuous habitat or discrete habitat
islands that function as stepping stones for dispersal.
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To function effectively, a wildlife corridor must link two or more patches of habitat for which
connectivity is desired, and it must be suitable for the focal target species to achieve the desired
demographic and genetic exchange between populations. Movement corridors identified within the
City are generally composed of relatively narrow riparian corridors including San Marcos Creek, Las
Posas Creek, Twin Oaks Valley Creek, Buena Creek, and Agua Hedionda Creek (City of San Marcos
2012). The project site is located a minimum of approximately 2 miles from the nearest identified
wildlife corridor. Larger tracts of developed open space within the County are farther to the south
and southwest in the vicinity of Mount Whitney, the Olivenhain Reservoir, the Elfin Forest
Recreational Preserve, and Lake Hodges, which is presumed to provide the best quality wildlife
habitat in the local region that would be used by the majority of the resident and migratory wildlife.

The project site is not expected to provide for wildlife movement or serve as an important habitat
linkage, and is not located within a designated Biological Core Linkage Area (BCLA); however, there is
potential for some use of the project site by both resident and migratory species due to the presence
of limited habitat features, including mature trees, coastal sage scrub vegetation, and open areas for
foraging. The project is located within a currently undeveloped parcel that is surrounded by existing,
high-density commercial and residential development. Because of regular human activity and
considerable vehicle traffic in and surrounding the BSA, predominantly urban-adapted wildlife
species are expected to occur in this area, such as raccoons (Procyon lotor), Virginia opossum
(Didelphis virginiana), striped skunk (Mephitis mephitis), and brush rabbits (Sylvilagus spp.).

3.3.2 Regulatory Setting
Federal
Federal Endangered Species Act

The federal Endangered Species Act (ESA) of 1973 designates threatened and endangered animals
and plant species and provides measures for their protection and recovery. Under the ESA, “take” of
listed animal and plant species in areas under federal jurisdiction is prohibited without obtaining a
federal permit. The ESA defines “take” as “to harass, harm, pursue, hunt, shoot, wound, kill, trap,
capture, or collect, or attempt to engage in any such conduct” (16 USC 1531). Harm includes any act
that actually kills or injures fish or wildlife, including significant habitat modification or degradation
that significantly impairs essential behavioral patterns of fish or wildlife. Activities that damage (i.e.,
harm) the habitat of listed wildlife species require approval from USFWS for terrestrial species. If
critical habitat has been designated under the ESA for listed species, impacts to areas that contain
the primary constituent elements identified for the species, whether or not it is currently present, is
also prohibited without obtaining a federal permit. ESA, Sections 7 and 10, provide two pathways for
obtaining permission to take listed species.
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Clean Water Act

The CWA is intended to restore and maintain the quality and biological integrity of the nation’s waters.
Section 402 of the CWA prohibits the discharge of pollutants to “waters of the United States” from any
point source unless the discharge is in compliance with a National Pollutant Discharge Elimination
System Permit. The CWA, Section 402, requires a National Pollutant Discharge Elimination System
Permit for the discharge of stormwater from municipal separate storm sewer systems serving urban
areas with a population greater than 100,000, construction sites that disturb 1 acre or more, and
industrial facilities. The RWQCB administers these permits with oversight provided by the State Water
Resources Control Board and U.S. Environmental Protection Agency Region IX.

Section 404 of the CWA authorizes the Secretary of the Army, acting through ACOE, to issue permits
regulating the discharge of dredged or fill materials into the “navigable waters at specified disposal
sites.” CWA Section 502 further defines “navigable waters” as “waters of the United States, including
territorial seas.” Waters of the United States are broadly defined in the Code of Federal Regulations
(CFR), Title 33, Section 328.3, Subdivision (a), to include navigable waters; perennial and intermittent
streams, lakes, rivers, and ponds; and wetlands, marshes, and wet meadows.

The lateral limits of ACOE’s CWA, Section 404, jurisdiction in non-tidal waters are defined by the ordinary
high water mark, unless adjacent wetlands are present. The ordinary high water mark is a line on the
shore or edge of a channel established by the fluctuations of water and indicated by physical
characteristics such as a clear, natural line impressed upon the bank, shelving, changes in the character
of soil, destruction of vegetation, or presence of debris (33 CFR 328.3). As a result, waters are recognized
in the field by the presence of a defined watercourse with appropriate physical and topographic features.
If wetlands occur within or adjacent to waters of the United States, the lateral limits of ACOE'’s jurisdiction
extends beyond the ordinary high water mark to the outer edge of the wetland.

Section 401 of the CWA requires that an applicant for a federal license or permit to discharge into
navigable waters provide the federal agency with a water quality certification declaring that the
discharge would comply with water quality standard requirements of the CWA. ACOE is prohibited
from issuing a CWA permit until the applicant receives a CWA, Section 401, water quality certification
or waiver from the RWQCB.

Migratory Bird Treaty Act

The Migratory Bird Treaty Act (MBTA) (16 USC 703 et seq.) is a federal statute that implements
treaties with several countries on the conservation and protection of migratory birds. The number of
bird species covered by the MBTA is extensive and is listed in 50 CFR 10.13. The regulatory definition
of “migratory bird” is broad and includes any mutation or hybrid of a listed species and includes any
part, egg, or nest of such bird (50 CFR 10.12). Migratory birds are not necessarily federally listed
endangered or threatened birds under the ESA. The MBTA, which is enforced by USFWS, makes it
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unlawful “by any means or in any manner, to pursue, hunt, take, capture, [or] kill” any migratory bird or
attempt such actions, except as permitted by regulation. The applicable regulations prohibit the take,
possession, import, export, transport, sale, purchase, barter, or offering of these activities, except
under a valid permit or as permitted in the implementing regulations (50 CFR 21.11).

State
California Department of Fish and Wildlife

Under Section 1602 of the California Fish and Game Code, the California Department of Fish and
Wildlife (CDFW) regulates activities that will divert or obstruct the natural flow or substantially change
the bed, channel, or bank of any river, stream, or lake that supports fish or wildlife. CDFW has
jurisdiction over riparian habitats (e.g., mulefat scrub) associated with watercourses. Jurisdictional
waters are delineated by the outer edge of riparian vegetation or at the top of the bank of streams or
lakes, whichever is wider. CDFW jurisdiction does not include tidal areas or isolated resources.

California Endangered Species Act

CDFW administers the California ESA (California Fish and Game Code, Section 2050 et seq.), which
prohibits the take of plant and animal species designated by the Fish and Game Commission as
endangered or threatened in California. Under the California ESA, Section 86, take is defined as
“hunt, pursue, catch, capture, or Kill, or attempt to hunt, pursue, catch, capture, or kill.” California
ESA, Section 2053, stipulates that state agencies may not approve projects that would “jeopardize
the c