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Appendix C
Notice of Completion & Environmental Document Transmittal
Mail to: State Clearinghouse, P.O. Box 3044, Sacramento, CA 95812-3044 (916) 445-0613
For Hand Delivery/Street Address: 1400 Tenth Street, Sacramento, CA 95814 SCH#
Project Title: Nutmeg Homes Residential Project
Lead Agency: City of Escondido Contact Person: Ann Dolmage, Associate Planner
Mailing Address: 201 N Broadway Phone: (760) 839-4548
City: Escondido Zip: 92025 County: San Diego
Project Location: County:San Diego City/Nearest Community: Escondido
Cross Streets: North Nutmeg Street and North Centre City Parkway Zip Code: 92026
Longitude/Latitude (degrees, minutes and seconds): 33 °09 59 ~N/ 117 °06 ‘23 W Total Acres: 6.7 (7.66 proposed)
Assessor's Parcel No,: 224-260-23, -46, and -47 Section; 5 Twp.: T128 Range: R2W Base: San Bern
Within 2 Miles:  State Hwy #: Interstate 15 Waterways: Vista Canal
Airports: Railways: Schools: Several; see proj. desc.
Document Type: Tt
CEQA: [X] NOP (] Draft EIR NEPA: [] NoI Other: [] Joint Document
(] Early Cons (] SupplemenvSubsequent EIR (] EA (] Final Document
[ Neg Dec {Prior SCH No.) ] Draft EIS ] Other:
[] MitNeg Dec  Other: (] FONSI
Local Action Type: T
[J General Plan Update (O Specific Plan X] Rezone [0 Annexation
X] General Plan Amendment [] Master Plan [ Prezone [0 Redevelopment
[ General Plan Element Planned Unit Development  [] Use Permit [ Coastal Permit
[J Community Plan ] site Plan Land Division (Subdivision, etc.) [X] Other:See proj. desc.
Development Type:
[X] Residential: Units 137 Acres 7-66
] Office: Sq.ft. Acres Employees (] Transportation: Type
(] Commercial:Sq.ft. Acres Employees (] Mining: Mineral
(] Industrial: ~ Sq.ft. Acres Employees (] Power: Type MW
[ Educational: ] Waste Treatment: Type MGD
[] Recreational; [] Hazardous Waste:Type
[] Water Facilities: Type MGD [ Other:
Project Issues Discussed in Documént:
Aesthetic/Visual ] Fiscal (] Recreation/Parks Vegetation
(] Agricultural Land [] Flogd Plain/Flooding [ Schools/Universities Water Quality
Air Quality [X] Forest Land/Fire Hazard ~ [] Septic Systems ] Water Supply/Groundwater
] Archeological/Historical Geologic/Seismic [] Sewer Capacity [] Wetland/Riparian
Biological Resources ] Minerals Soil Erosion/Compaction/Grading [] Growth Inducement
[ Coastal Zone Noise [ Solid Waste [X] Land Use
(] Drainage/Absorption [ Population/Housing Balance [] Toxic/Hazardous ] Cumulative Effects
] Economic/Jobs [ public Services/Facilities  [X] Traffic/Circulation [X] Other:Greenhouse Gas

Project Description: (please use a separate page if necessary)
Project includes a Tentative Subdivision Map for 137 attached townhome units; a General Plan Amendment from Office (O) to

Urban Ill (U-3); a Rezone from Residential Estates (RE-20, minimum lot size 20,000 SF) to Planned Development-Residential (PD-
R); a Master Development Plan; a Tentative Subdivision Map for 137 attached townhome units; a Grading Exemption for a fill
slope exceeding Grading Ordinance height limits, and a Specific Alignment Plan for Nutmeg Street.

Schools within 2 miles of project site: North Broadway School, Calvin Christian School, Reidy Creek Elementary School, Rincon

Middle School, Escondido High School, Woodland Park Middle School, Escondido Adventist Academy, Rock Springs Elementary
School.

Note: The State Clearinghouse will assign identification numbers for all new projects. Ifa SCH number already exists for a project (e.g. Notice of Preparation or

previous draft document) please fill in.
Revised 2010



Reviewing Agencies Checklist

Lead Agencies may recommend State Clearinghouse distribution by marking agencies below with and "X".
If you have already sent your document to the agency please denote that with an "S".

Air Resources Board ______ Office of Historic Preservation

Boating & Waterways, Department of Office of Public School Construction
California Emergency Management Agency Parks & Recreation, Department of
California Highway Patrol

X
Pesticide Regulation, Department of
X Caltrans District #11

Public Utilities Commission

Caltrans Division of Aeronautics Regional WQCB #9____
Caltrans Planning Resources Agency
Central Valley Flood Protection Board _____ Resources Recycling and Recovery, Department of
Coachella Valley Mtns. Conservancy ____ S.F. Bay Conservation & Development Comm.
Coastal Commission __ San Gabriel & Lower L.A. Rivers & Mtns. Conservancy
Colorado River Board __ SanlJoaquin River Conservancy

__ Conservation, Department of ______ Santa Monica Mtns. Conservancy

______ Corrections, Department of ____ State Lands Commission

____ Delta Protection Commission ___ SWRCB: Clean Water Grants

____ Education, Department of _______ SWRCB: Water Quality

___ Energy Commission ______ SWRCB: Water Rights

)_(____ Fish & Game Region #_5_ ______ Tahoe Regional Planning Agency

_ Food & Agriculture, Department of ____ Toxic Substances Control, Department of

X__ Forestry and Fire Protection, Department of ______ Water Resources, Department of

__ General Services, Department of

_____ Health Services, Department of Other:

____ Housing & Community Development Other:

X_ Native American Heritage Commission

Local Public Review Period (to be filled in by lead agency)

Starting Date August 28, 2018 Ending Date October 1, 2018

Lead Agency (Complete if applicable):

Consulting Firm: Vista Community Planners, Inc. Applicant; J@son Greminger, Consultants Collaborative

Address: 1278 Glenneyre St Ste 110 Address: 160 Industrial St Ste 200

City/State/Zip: Laguna Beach, CA 92651 City/State/Zip: San Marcos, CA 82078

Contact: Fred Talarico Phone: (760) 471-2365

Phone: (§49) 872-1160

/ v
Signature of Lead Agency Representative: CV\/ [ M Date: 8 «7101’/ 8

Authority cited: Section 21083, Public Resources Code. Reference: Section 21161, Public Resources Code.

Revised 2010



NOTICE OF PREPARATION AND
NOEICE OF PUBLIC SCOPING MEETING

- Date of Issuance: August 29, 2018

TO: State Agencies FROM: Bill Martin
. Responsible Agencies City of Escondido
Local and Public Agencies 201 N. Broadway
Trustee Agencies Escondido, CA 92025

Interested Parties

Subject: Notice of Preparation/Notice of Public Scoping Meetlng, Nutmeg Homes
Residential Project (Case No: ENV 18-0005; SUB 18-0005)

The City of Escondido will be the Lead Agency for the preparation of an Environmental Impact Report
(EIR) for the Nutmeg Homes Residential Project (proposed project). We need to know the views of
your agency (and the views of other interested parties) as to the scope and content of the
environmental information germane to your agency's statutory responsibilities in connection with the
proposed project.

The proposed project description, location and the scope of the EIR are contained in the Initial Study.
To review the Initial Study, please visit the Project's website at the link below:

https://www.escondido.org/nutmeg.aspx

The City will also conduct a Public Scoping Meeting on Thursday, September 6, from 4:30 p.m. to
7:00 p.m. in the Mitchell Room, Escondido City Hall, 201 North Broadway, Escondido. Your agency
and the public are invited to attend. The purpose of this scoping meeting is to further define the issues,
feasible alternatives and potential mitigation measures that may warrant in-depth analysis in the EIR.

Please send your response no later than 5:00 p.m. PST on Monday, October 1, 2018, to Ann
Dolmage, Associate Planner, City of Escondido Planning Division, at the address shown above. We
will need the name and contact information for the representative in your agency. Written comments
may also be submitted via e-mail to adolmage@escondido.org. In the event that no response or
request for additional time is received by the City by the end of the review period, the City may
presume that you have no response.

Project Title: Nutmeg Homes Residential Project
Project Applicant: Jasan Greminger, Consultants Collaborative
Project Location: 2390, 2400, and 2401 Nutmeg Street, Escondido, San Diego County,

California

Signature: Wé P

Bill Martin, Commqmty Development Director
City of Escondldo







The project proposes to build 137 attached townhome dwelling units. A complete project description
is included below. The following figure is an illustrative site plan of the proposed project.
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The EIR will consider all potential environmental effects of the proposed project to determine the
level of significance of the environmental effect, and will analyze the potential effects to the detail
necessary to make appropriate determinations on significance. In addition, the EIR may consider
those environmental issues which are raised by responsible agencies, trustee agencies, and
members of the public or related agencies during the NOP process. An electronic version of this
notice, including the Initial Study and project related documents can be found on the City's website:
https://www.escondido.orq/nutﬁneq.asu




We need to know the views of your agency or organization as to the scope and content of the
environmental information germane to your agency's statutory responsibilities or of interest to you
in connection with the proposed project. This includes the following for responsible and trustee
agencies:

1. Whether your agency will be a responsible or trustee agency.

2. List of permits or approvals required by your agency for the proposed project.

3. If your agency would like to meet with the City regarding the proposed project.

4. Significant environmental issues and reasonable alternatives and/or mitigation measure(s).

Due to the time limits mandated by state law, responses from responsible agencies, other agencies,
and organizations must be sent and received by the City of Escondido not later than 30 days following
the publication of this Notice of Preparation (5:00 p.m. on Monday, October 1, 2018).

Project-related comments may be sent to:

Ann Dolmage, Associate Planner
City of Escondido Planning Division
201 N. Broadway

Escondido, CA 92025
adolmage@escondido.org

If response from your agency or organization is not received, we will presume that your agency or
organization has no response. A responsible agency, trustee agency, or other public agency may
request a meeting with City representatives in accordance with Section 15082(c) of the CEQA

Guidelines.

Public Scoping Meeting

The City will also conduct a Public Scoping Meeting on Thursday, September 6, 2018, from 4:30
p.m. to 7:00 p.m. in the Mitchell Room, Escondido City Hall, 201 North Broadway, Escondido. Your
agency representative(s) and the public are invited to attend to provide comment. The purpose of
this scoping meeting is to further define the issues, feasible alternatives and potential mitigation
measures that may warrant in-depth analysis in the EIR.

Project Description ‘

The project proposal includes a Tentative Subdivision Map for 137 attached townhome units on a
6.7-acre site straddling Nutmeg Street. The portion of the site to the north of Nutmeg would be
developed with 39 homes, and the portion to the south of Nutmeg would be developed with 98
homes.

The project also includes requests for a General Plan Amendment to the Land Use Element, a
Rezone, and a Master Development Plan. The existing General Plan designation for the site is Office
(0), and the existing zoning designation is Residential Estates with a minimum lot size of 20,000 SF
(RE-20). Since the General Plan and zoning designations are not in alignment with each other, any
development proposal for this site would require a modification to at least one of the designations.
The applicant has proposed to amend the General Plan designation to Urban |l (U-3) to support a
multi-family residential development with a maximum density of 18 units/acre, and to change the
zoning to Planned Development-Residential (PD-R). The PD-R zoning designation would allow the



approval of a Master Development Plan, to allow flexibility in development standards while
encouraging high-quality site planning, building design, and open space.

Floorplans have been submitted for a range of two-bedroom, three-bedroom, and four-bedroom
layouts, with unit sizes ranging from 1,104 square feet to 1,950 square feet. Each unit would have
a private two-car garage on the ground floor, and an additional 34 guest parking spaces would be
provided throughout the development. While most units would be three stories in height, twelve two-
story units would be located within the southern portion of the development, primarily along the
Centre City frontage and a portion of the Nutmeg frontage.

Approximately 3.36 acres of open space would be provided throughout the development. This figure
includes landscaping, recreational amenities (tot lot, picnic area, benches, and exercise stations),
private balconies (included with most units), and areas that do not meet the City’s definition of
“usable” open space per Section 33-108 of the City of Escondido Zoning Code (due to steep slope,
small size, location within a proposed setback area, etc.)

Access to both the northern and southern portions of the project would be via a single driveway
entrance on Nutmeg Street. The applicant proposes to dedicate eight feet of right-of-way along each
side of Nutmeg Street (approximately 0.11 acre along each side) to the City of Escondido, and
construct improvements to include sidewalk, curb, and gutter along both sides of the street. The
project also proposes a vacation of approximately 0.96 acre of right-of-way along the Centre City
Parkway frontage, which would increase the size of the project site from 6.7 acres to 7.66 acres, and
thereby allow the proposed 137 units at a density of 18 units/acre. Street improvements to the west
side of Centre City Parkway have been proposed, to include curb, gutter, and sidewalk. Street
improvements to the east side of Center City Parkway may be included as well, to include grading
to Local Collector street standards.

A new sewer main extension would connect to an existing line within West Country Club Lane and
extend northward within Centre City Parkway to the project site. The project would also connect to
an existing water main within Nutmeg Street.

Following preliminary review of the project by the City’s Engineering Services Department, staff
expects that the applicant will submit a Specific Alignment Plan for Nutmeg Street, to allow a reduced
centerline radius. A Specific Alignment Plan has not been submitted to the City as of the date of this
notice.

As currently proposed, the project would involve extensive grading to include 17,900 cubic yards of
cut material and 201,200 cubic yards of fill material. An import of 183,300 cubic yards of material
would be necessary to accomplish the proposed grading. A Grading Exemption would also be
required for one fill slope in the northeast corner of the project site that would exceed the 10’ height
limit specified in the City of Escondido Grading Ordinance. Grading is proposed within the Interstate
15 right-of-way that runs alongside the project site, and would require discretionary review and
approval from the State of California Department of Transportation, as well as issuance of an
encroachment permit from that agency. As mentioned above, improvements to the east side of
Centre City Parkway (not yet shown on project plans, but anticipated to be added to the project), to
bring it to Local Collector standards, could require additional grading.



Project Entitlements/Approvals

The proposed project consists of the following entitiements and agency approvals, which wouid be
processed concurrently unless noted:

General Plan Amendment

Rezone

Master Development Plan

Tentative Subdivision Map

Specific Alignment Plan for Nutmeg Street

Grading Exemption

Certification of a Final Environmental Impact Report

Encroachment Permit from State of California, Department of Transportation

ONOORWN A

Issues to be Addressed in the EIR

An Initial Study was prepared for the project in accordance with Section 15063 of the CEQA
Guidelines (attached). Based on the results of the Initial Study, an EIR will be prepared to address
potential direct and cumulative impacts associated with aesthetics, air quality, biological resources,
cultural resourcesftribal resources, geology and soils, greenhouse gas emissions, hazards and
hazardous materials, hydrology/water quality, land use and planning, noise, transportation/traffic,
and mandatory findings of significance.

To review the Initial Study, please visit the City’s Project website at the link below:

https://www.escondido.org/nutmeg.aspx




City of Escondido
Nutmeg Homes Project

INITIAL STUDY
California Environmental Quality Act (CEQA)

NUTMEG RESIDENCES PROJECT

Project Case # SUB18-0005

Intersection of Center City Parkway and Nutmeg Street
Escondido, CA 92025

Assessor Parcel Nos.
224-260-23-00, 224-260-47-00, & 224-260-46-00

Prepared for:

City of Escondido
Planning Division
201 North Broadway
Escondido, CA 92025

Prepared by:

Vista Community Planners, Inc. (VISTA)
1278 Glenneyre Street, Suite 110
Laguna Beach, California 92651

August 2, 2018

Vista Community Planners, Inc.
August 2018
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1.0 BACKGROUND INFORMATION
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City of Escondido
Nutmeg Homes Project

1.1 Background
Document Purpose

This document is an Initial Study (IS) that evaluates the potential environmental effects that could result
from the proposed project. This document has been prepared in conformance with the California
Environmental Quality Act (CEQA) statutes (Public Resources Code Section 21000, et seq.), and the CEQA
Guidelines (14 Cal Code of Regulations, Sections 15000, et seq.). The purpose of this Initial Study is to
conduct a preliminary environmental review of the proposed project in order to determine whether the
proposed project may have potentially significant effects on the environmental. Any potential
significant effects on the environment will be the focus of an Environmental Impact Report (EIR).

Although this Initial Study (IS) was prepared with consultant support, all analysis, conclusions, findings
and determinations presented in the Initial Study fully represent the independent judgement and
position of the City of Escondido (City), acting as Lead Agency under CEQA. In accordance with the
provisions of CEQA and the State of California and local (City) CEQA Guidelines, as the Lead Agency, the
City is solely responsible for approval of the proposed project. As part of the decision-making process,
the City is required to review and consider the proposed project’s potential environmental effects.

Intended Uses of This Document

This Initial Study (IS) is an informational document, providing the City decision-makers, other (relevant)
public agencies, and the public with an objective assessment of the potential significant impacts that
could result from the proposed project. This Initial Study (IS) document has been prepared to determine
the appropriate scope and level of detail required in completing the environmental analysis for the
proposed project. This document will also serve as a basis for soliciting comments and input from
members of the public and other public agencies regarding the proposed project, following the
distribution of the Notice of Preparation (NOP) of the EIR. The NOP will be circulated for 30 days, during
which period comments regarding the issues to be addressed in the EIR are invited to be sent to:

Ann F. Dolmage

Planning Division
201 North Broadway Escondido, CA 92025-2798
(760) 839-4548

adolmage@escondido.org
Potential Environmental Effects

The analysis presented in this Initial Study indicates that the proposed project may result in or cause
potentially significant effects related to:

Vista Community Planners, Inc.
August 2018
4
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City of Escondido
Nutmeg Homes Project

e Aesthetics;

o Air Quality;

o Biological Resources;

e Cultural Resources;

e Geology and Soils;

e Greenhouse Gas (GHG) Emissions;
e Hazards and Hazardous Materials (Wildland Fires);
e Hydrology / Water Quality;

e Land Use & Planning;

e Noise; and,

e Transportation/Traffic.

Consistent with the conclusion and findings of this Initial Study, an EIR will be prepared for the proposed
project. At a minimum, the EIR will evaluate the proposed project’s potential environmental impacts
under the topical areas identified above. Additional issues or concerns that may be raised pursuant to
the EIR NOP process and/or scoping meeting(s) conducted for the proposed project will be evaluated
and addressed in the EIR.

No Significant Environmental Effects

While it has been determined that an EIR will be required, one of the additional purposes of an Initial
Study is to focus an “...EIR on the effects determined to be significant, identifying the effects determined
not to be significant, (and) explaining the reasons for determining that potentially significant effects
would not be significant.” (State CEQA Guidelines, Section 15063(c)). Therefore, one of the key
purposes of this Initial Study is to focus the EIR’s analysis on impacts that are potentially significant as
part of the proposed project, while eliminating potential impacts that are clearly less than significant.
The following list identifies the environmental issues that, pursuant to the findings of this Initial Study,
have been determined to pose no potentially significant environmental impacts:

e Agricultural;

e Mineral Resources;

Vista Community Planners, Inc.
August 2018
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City of Escondido
Nutmeg Homes Project

e Population and Housing;
e Public Services;
e Recreation; and,

o Utilities Systems.

These topics are not expected to be carried forward to further evaluation within the Draft EIR.

However, based upon additional information or concerns that may be raised pursuant to the EIR NOP

process and/or scoping meetings(s) conducted for the proposed project, additional issues may be

evaluated and addressed in the EIR.
1.2 Project:
Nutmeg Homes
1.3 Lead Agency:
City of Escondido
Planning Division
201 North Broadway Escondido, CA 92025-2798
(760) 839-4671
www.escondido.org Potential Environmental Effects
1.4 Contact Person & Phone:
Ann F. Dolmage
City of Escondido
Phone: (760) 839-4548

15 Project Location:

Addresses/Location:

Intersection of Center City Parkway and Nutmeg Street
Escondido, CA 92026

APN Numbers:

o 224-260-23-00
o 224-260-47-00
o 224-260-46-00

Vista Community Planners, Inc.
August 2018
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City of Escondido
Nutmeg Homes Project

1.6

1.7

1.8

Applicant:

Nutmeg South, LLC

1278 Glenneyre, Suite 110
Laguna Beach, CA 92651
Contact: John Martin

Phone: (949) 274-9324

General Plan Designation:

Existing General Plan Land
Use Designation

Requested General Plan
Land Use Designation

Office (O)

Urban IIl (U3)

Zoning:

Existing Zoning District
Classification

Requested Zoning
District Classification

Residential Estates (R-E)

Planned Development
Residential

Vista Community Planners, Inc.
August 2018
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City of Escondido
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2.0 PROJECT DESCRIPTION AND SETTING

Vista Community Planners, Inc.
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City of Escondido
Nutmeg Homes Project

2.1 Project Overview

The Nutmeg Homes Project (proposed project) includes the development of 137 unit attached
residential homes, off-street parking, on- and off-site circulation improvements, tot-lot, and outdoor
open space areas. The project site is comprised of three (3) parcels, Interstate—15 [Escondido Freeway
(I-15)] right-of-way, Nutmeg Street right-of-way, and Center City Parkway right-of-way. The project site
includes:

On-Site
1. Approximately 6.6979 acres of property in three (3) parcels; and,

2. Approximately 0.962 acres of excess right-of-way along the frontage of the project site on
Center City Parkway to be vacated.

Off-Site
1. Grading within the right-of-way of I-15.
2. Infrastructure improvements within a new right-of-way of Nutmeg Street.
3. Infrastructure improvements within the right-of-way of Center City Parkway.

All of the on- and off-site properties constitute the project site. There are no structures on the project
site. The proposed project would include three phases: First, the removal of all on-site vegetative
materials and grading; second, the construction of 137 residences and associated improvements; and,
third, the occupation of the residences. Access to the proposed project would be provided via two (2)
entrances for vehicles and pedestrians on Nutmeg Street.

2.2 Project Background

The project site is presently vacant and does not appear to ever have been developed with structures.
Existing and proposed City General Plan designations and Zoning Classifications for the project site are
provided in Table 1: General Plan and Zoning. The subject parcels are currently designated in the Land
Use Map of the City General Plan as “Office” (0). The Office designation provides for the development
of a variety of activities in an office environment, such as administrative and professional offices;
business support services; financial, insurance, and real estate services; and some supportive
commercial uses. Prior to the 2012 Comprehensive General Plan Update, the project site was
designated as “Estate (E).” The Estate designation permits a wide range of housing types, at a maximum
density of one (1) to two (2) dwelling units per acre.

The project site zoning is Residential Estate-20 (RE-20) has not been updated since the adoption of the
2012 Comprehensive General Plan Update. The RE-20 Zone classification is inconsistent with the City
General Plan designation and the project site would need to be rezoned prior to developing a

Vista Community Planners, Inc.
August 2018
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City of Escondido
Nutmeg Homes Project

commercial use. The proposed General Plan Amendment (GPA) and Rezone (ZC) would resolve the
current General Plan and zoning discrepancy by making them consistent again for residential

development.

Table 1: General Plan and Zoning

Assessor Parcel Existing General Requested Existing Zoning Requested
Number (APN) Plan Land Use General Plan Land District Zoning District
Designation Use Designation Classification Classification
. . Planned
224-260-23-00 Office (O) Urban 11l (U3) Residential Estates Development
(R-E) e
Residential
. . Planned
224-260-23-00
Office (O) Urban I (U3) Residential Estates Development
(R-E) e
Residential
. . Planned
224-260-23-00
Office (O) Urban 11l (U3) Residential Estates Development
(R-E) o
Residential
Interstate — 15
N/A N/A N/A N/A
(Right-of-Way)
. . . Planned
Center City Park
enter |_y aravay Office (O) Urban Il (U3) Residential Estates Development
(Excess Right-Of-Way) (R-E) Residential

Source: City of Escondido.

2.3 Project Location

The project site is located to the east of Interstate-15 [Escondido Freeway (I-15)], to the north and
south of North Nutmeg Street, and to the west of North Center City Parkway in the City of Escondido
(City), County of San Diego (County) CA. The I-15 Freeway bounds the project site to the west and is
substantially above the project site. North Nutmeg Street travels to the west under the Freeway to the
City. North Center City Parkway travels to the north and south providing access to the City. The project
site is approximately two (2) miles from the intersection of State Route 78 (SR-78) and the I-15. Figure
1: Regional Location Map provides the regional context. Figure 2: Local Vicinity Map and Figure 3: Aerial
View provides a more precise location and boundaries of the proposed project.

The project site is currently vacant and comprised of three (3) parcels, I-15 right-of-way, Nutmeg Street
right-of-way, and Center City Parkway right-of-way. The total disturbed area of the project site would
be 8.52 acres. Table 2: Project Site Size (Acreage) provides the total project site acreage.

Vista Community Planners, Inc.
August 2018
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City of Escondido
Nutmeg Homes Project

Table 2: Project Site Size (Acreage)"

Parcel Parcels/Location Acres Right-of-Way Acres | Total
Center City
Parkway
Southern To the south of Nutmeg Street. 4.37 To the south of 0.81 5.17
Nutmeg Street.
Northern To the north of Nutmeg Street. 2.33 To the north of 0.16 2.49
Nutmeg Street.
Sub-Total 6.69 0.96 7.66
[-15 Right-Of-Way 0.86
Sub-Total 0.86
TOTAL 8.52

Source: Excel Engineering.

1. The proposed project would realign Nutmeg Street. The change in acreage is nominal and not reflected in the
above statistics.

Assessor’s Parcel Number(s)

The I-15 Freeway and Center City Parkway portions of the project site do not have assessor’s parcel
numbers. The project site is comprised of the following assessor’s parcel numbers:

o 224-260-23-00
o 224-260-47-00
o 224-260-46-00

2.4 Environmental Setting and Surrounding Land Uses

The majority of the project site over the past several years has been routinely disked for weed
abatement in accordance with the requirements of the City. The I-15 and Center City Parkway rights-of-
way have not been disked.

Topography

Figure 4: Aerial Topography provides the topography and boundaries of the proposed project. The
topography of the project site to the north of Nutmeg Street is relatively flat and then rising to the
north. The project site elevations range from 880 feet above mean sea level adjacent to Nutmeg Street
to 995 feet above mean sea level adjacent to the vacant lands to the north. The project site drops from
995 feet above mean sea level to the I-15 improved right-of-way at 925 feet above mean sea level.

Nutmeg Street divides the project site. Nutmeg Street elevation ranges from 892.7 feet above mean sea
level at intersection of Center City Parkway to 890 feet above mean sea level at the intersection of I-15.

Vista Community Planners, Inc.
August 2018
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The topography of the project site to the south of Nutmeg Street is relatively flat with elevations ranging
from approximately 865 to 890 feet above mean sea level. This portion of the project site is at a
relatively low gradient of less than an estimated 10 percent to the southwest. The low point on the
project site is located on the south at approximately 875 feet above mean sea level.

Land Use

On-site and adjacent land uses are shown on Figure 3: Aerial View and Figure 4: Surrounding Land Uses.
Existing on-site and adjacent land uses and land use designations are shown in Table 3: Existing On-Site

and Adjacent Land Uses and Land Use Designations.

Table 3: Existing On-site and Adjacent Land Uses and Land Use Designations

Location Current Land Use

On-site Vacant undeveloped.

North Vacant undeveloped.

South Vacant undeveloped.
Center City Parkway.

East Across Center City Parkway are low density single-family residences and
open space.
I-15.

West . . .
Across I-15 are low density single-family residences and open space.

Source: Vista Community Planners, Inc.

2.5 Description of the Proposed Project

The proposed project includes the development of 137 homes, off-street parking, on-site circulation,
tot-lot, and outdoor open space areas. The proposed site plan is depicted on Figure 5, Nutmeg Homes
Site Plan.

Attached Homes

The homes and off-street parking would include construction of three (3) areas and two (2) types of
homes. The number of units, unit type, stories, bedrooms, bathrooms and parking for each is provided
in Table 4: Project Statistics.

Vista Community Planners, Inc.
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Table 4: Project Statistics

No.

Max

Units Type - Height Bed Bath Garage Open Total
NORTH .
A Villas
A 14 1 1,100 3 2 2.5 2 26
B 16 2 1,300 3 3 2.5 2 28
C 10 3 1,600 3 3 35 2 26
sub-
total 40 7 80
SO Villas
B
A 14 1 1,100 3 2 2.5 2 28
B 19 2 1,300 3 3 2.5 2 38
C 15 3 1,600 3 3 35 2 30
sub-
total 48 9 96
SOUTH
Row
C
A 13 1 1,150 2 2 2.0 2 26
B 13 2 1,575 20r3 3 3.0 2 26
C 11 3 1,575 2o0r3 3 2.5 2 22
15 4 1,300 2 3 3.0 2 30
sub-
total 52 9 104

Source: Summa Architecture.

Max = maximum; sq ft = square feet; and, No. = number

Figure 5, Nutmeg Homes Site Plan indicates the location of each of the proposed Villas. Overall the

proposed project includes development of 137 homes on 7.66 acres. The total disturbed area of the

project site including the grading within Caltrans right-of-way would be 8.52 acres. The overall density
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of the proposed project would be approximately 17.89 dwelling units per acre (137 dwelling units / 7.66

acres = 17.89 dwelling units per acre).

Parking

The proposed project would provide a total of 305 off-street parking spaces. Figure 5: Site Plan indicates

the location of all off-street parking spaces. Table 5: Parking Statistics indicates the proposed parking to

be provided and spaces required by the City Municipal Code.

The proposed project total parking

requirement equals 137 covered spaces, 137 other spaces, and 35 guest spaces for a total of 305 spaces.

The proposed project would provide garage spaces and guest parking spaces as noted in Table 5:

Parking Statistics. Therefore, the proposed project meets City standards for parking.

Table 5: Parking Statistics

Project Statistics

Unit Type Number Units | % Total Units
North Villas 39 29%
South Villas 48 34%
South Row Homes 50 37%
Total 137 100%
Unit Type Number of Units | Bedrooms | Baths
Villas (North & South)
Plan 1 29 2 25
Plan 2 42 3 25
Plan 3 16 3 35
Rowhomes
Plan 1 12 2 2
Plan 2 12 3 3
Plan 3 12 3 25
Plan 4 14 3 3
Total 137 Units
City Parking Requirements
Unit Type ';I;J[T:Ig Parking Requiired Covered Other Guest | Total
2 Bedroom 41 1.75 per unit 37 30.75 10.25 82

Vista Community Planners, Inc.
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City Parking Requirements
Unit Type Numper PN (R e Covered Other Guest | Total
of Units
1 per 4 units guest
96 2 per unit

3 Bedroom 1 per 4 units guest 192 24 216

Total 229 30.75 34.25 | 294
Proposed Project

Parking Site Plan Garage Open | Total

North Villas 80 7 87
South Villas & Row Homes 196 27 223
Total 276 34 310

Source: City of Escondido Municipal Code and Summa Architecture.

Access

Public (resident, guest, and deliveries) access to the proposed project would be provided from two (2)
driveways one on each side of Nutmeg Street. The proposed project would construct improvements to
Nutmeg Street to increase the horizontal safety. The proposed project would provide for frontage
improvements along Center City Parkway. No improvements are proposed to I-15.

Internal circulation within the project site is based on driveway aisles that measure 24 feet wide and
have been designed to meet the City’s design standards.

Drainage

The proposed project is an attached residential complex with minimal areas for landscape, vegetated
swales and other natural drainages that serve slow runoff velocity and reduce runoff volume. The
existing drainage pattern for the project site shows several drainage areas. To the south of Nutmeg
Street the project site stormwater flows into an existing inlet located in the southwest portion of the
site.

The proposed development would create several small drainage areas. Consequently the runoff from
some of the proposed drainage areas is captured and treated using LID BMP’s. The project site will
capture these runoffs using catch basins and inlets and discharge into proposed storm drain system.
The proposed storm drain pipes, in each respective drainage areas, are designed to flow southeast

Vista Community Planners, Inc.
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where the proposed infiltration basins are located. The infiltration basins will be design to provide the
same runoff flow and volume reducing benefits as natural drainages.

The project site proposes capturing all site stormwater runoff via yard inlets and catch basins, then
routed to the infiltration basins with natural infiltrating capacity. As a pre-treatment for the site, catch
basins will be installed with filter inserts. The infiltration basins will provide the infiltration properties in
order to reduce the quantity and velocity of the project site.

The project site will be fully developed and will be landscaped with native and/or non-native drought-
tolerant species. Runoff from the parking areas will be diverted to LID areas via curb openings. LID
areas will contain catch basins to convey stormwater toward the infiltration basins. Runoff from the site
will be infiltrated so as to treat the first flush. The roof runoff is proposed to drain into landscaped areas
before entering the area drain system. Several landscaped areas are designed to be below the finish
grade to help in treating and retaining some of the runoff before it continues to flow into the proposed
infiltration basin. Some drainage areas will disperse the runoff flow to the proposed filter catch basins.
Both conditions mentioned above will show that the project proposes to disperse runoff to adjacent
pervious areas to the maximum extent practicable.

Landscape and Fencing

With the exception of oak trees on the southern portion of the project site, there are no existing
significant trees on the project site. The proposed project would includes open space, tot-lots, and
outdoor space area central located within the complex. Pedestrian access would be provided from each
of the buildings to these areas. The entire project site area will be landscaped. The project site will be
fenced.

Project Phasing
The phasing of the proposed project improvements would follow the objectives described below:

e Build-out of the proposed project will be based upon market and economic conditions. Subject
to those conditions, build-out is expected to occur by the Year 2020.

e Provision of adequate infrastructure and public facilities concurrent with development.
Grading, Construction, Off-Site Improvements, and Occupancy
Demolition

Three are no structures on the project site. Demolition of the existing public infrastructure
improvements (i.e., streets, etc.) would occur with City approved improvement plans. The proposed
project would involve the removal of all vegetation in the on the project site. Subsequent to the
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removal of vegetation; the demolition of all existing public infrastructure improvements, grading, and
infrastructure improvements to the project site would occur.

Mass Grading and Super Pads

The Project Applicant has stated that grading and construction would start immediately after City
approvals. Grading would occur in approximately six (6) months and they anticipate completion by
December 2019.

Off-Site Improvements

The proposed project would require off-site improvements. These improvements include extension of
the sewer line south along North City Center parkway. Additionally, the proposed project includes cut
and fill within the California Department of Transportation (Cal Trans) right-away, adjacent to the
project site.

Construction

The construction would occur after the completion of the grading phase. It is anticipated that
construction would commence in September 2019 approximately 3 months after grading is completed.
For the purposes of providing a “worst case” analysis, this environmental document will assume that all
improvements are completed by June 2020.

Paving

Paving would occur after the completion of the building construction phase. The paving phase would
include the paving of the on-site roads and parking areas. Paving activities would occur over two
months.

Architectural Coating

The application of architectural coatings would occur after the completion of the paving phase.
Architectural coating would occur over one (1) month.

Occupancy

Occupancy would be anticipated begin in January 2020 and occur over approximately 12 months (12
homes per month). This document will assume that full occupancy would occur by January 2021.

2.6 Off-Site Improvements

To implement the proposed project, off-site improvements would be constructed in Center City
Parkway, Nutmeg Street, and I-15. These improvements are described below.
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Center City Parkway

Proposed project improvements to Center City Parkway would include the installation of improvements
including: pavement, curb and gutter, sidewalk, and landscaping. Additionally, the proposed project
would include the extension of sewer in Center City Parkway.

Nutmeg Street

Proposed project improvements to Nutmeg Street would include the realignment and installation of
improvements including: pavement, curb and gutter, sidewalk, and landscaping.

[-15 Freeway

Proposed project improvements to I|-15 Freeway right-of-way would include: grading, fill, and
landscaping.

2.7 Utilities
The following utilities would serve the proposed project and would be located underground:
Electrical Service: San Diego Gas & Electric;
Natural Gas Service: San Diego Gas & Electric;
Telephone Service: AT&T; and,
Cable Service: AT&T.
2.8 Services
The following utilities would serve the proposed project:
Fire: City of Escondido, Escondido Fire Department;
Library: City of Escondido;
Other Governmental:  City of Escondido;
Police Service: City of Escondido, Escondido Police Department;

Potable Water Service: City of Escondido.

High School: Escondido Union High School District
Elementary School: Escondido Union School District
Middle School: Escondido Union School District
High School: Escondido Union School District

Vista Community Planners, Inc.
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2.9

College: California State University San Marcos/Palomar College Palomar
Community College District

University: California State University at San Marcos
Storm Water Service:  City of Escondido
Waste Water Service: City of Escondido

Discretionary Actions

This environmental document addresses the potential environmental effects of the proposed Nutmeg

project, including all of the associated discretionary actions and approvals required to implement the

proposed project, as well as all subsequent construction and operational activities. As part of the

proposed project the following discretionary action would be required:

City of Escondido

Certification of the Environmental Documentation;
Approval of a General Plan Amendment (GPA);
Approval of a Zone Change (ZC);

Approval of a Tentative Tract Map for condominium purposes, vacation of Center City Parkway
right-of-way, and realignment of Nutmeg Street;

Approval of a Planned Development Residential (Site Plan, Floor Plans, Elevations, and
Landscape Plan);

Approval of encroachment permit(s); and,

Approval of demolition and grading permits.

State of California, Department of Transportation

Approval of an encroachment permit.
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3.0 CEQA CHECKLIST
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3.1 Summary Of Environmental Factors Potentially Affected:

The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a “Potentially Significant Impact” as indicated by the checklist on the following

pages.
X  Aesthetics (1 Agricultural X Air Quality
X Biological Resources X] Cultural Resources XI Geology/ Soils
XI Greenhouse GasEmissions [X] Hazards/Hazardous XI Hydrology/ Water Quality
Materials
Xl Land Use & Planning [] Mineral Resources XI Noise
[ ] Population & Housing [ ] Public Services [] Recreation
X Transportation/Traffic [] Utilities Systems X Mandatory Findings of

Significance

3.2 Environmental Checklist

This section analyzes the potential environmental impacts which may result from the proposed project.
For the evaluation of potential impacts, the questions in the Initial Study Checklist (Section 2) are stated
and answers are provided according to the analysis undertaken as part of the Initial Study. The analysis
considers the project’s short-term impacts (construction-related), and its operational or day-to-day
impacts. For each question, there are four possible responses. They include:

1. No Impact. Future development arising from the project’s implementation will not have any
measurable environmental impact on the environment and no additional analysis is required.

2. Less Than Significant Impact. The development associated with project implementation will
have the potential to impact the environment; these impacts, however, will be less than the
levels or thresholds that are considered significant and no additional analysis is required.

3. Potentially Significant Unless Mitigated. The development will have the potential to generate
impacts which may be considered as a significant effect on the environment, although
mitigation measures or changes to the project’s physical or operational characteristics can
reduce these impacts to levels that are less than significant.

4. Potentially Significant Impact. Future implementation will have impacts that are considered
significant, and additional analysis is required to identify mitigation measures that could reduce
these impacts to less than significant levels.
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Evaluation of Environmental Impacts

1.

A brief explanation is required for all answers except "No Impact" answers that are adequately
supported by the information sources a lead agency cites in the parentheses following each
guestion. A "No Impact" answer is adequately supported if the referenced information sources
show that the impact simply does not apply to projects like the one involved (e.g., the project
falls outside a fault rupture zone). A "No Impact" answer should be explained where it is based
on project-specific factors as well as general standards (e.g., the project will not expose sensitive
receptors to pollutants, based on a project-specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as on-site,
cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.

Once the Lead Agency (the City) has determined that a particular physical impact may occur,
then the checklist answers must indicate whether the impact is potentially significant, less than
significant with mitigation, or less than significant. "Potentially Significant Impact" is appropriate
if there is substantial evidence that an effect may be significant. If there are one or more
"Potentially Significant Impact" entries when the determination is made, an EIR is required.

"Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the
incorporation of mitigation measures has reduced an effect from "Potentially Significant Impact”
to a "Less Than Significant Impact.” The lead agency must describe the mitigation measures, and
briefly explain how they reduce the effect to a less than significant level (mitigation measures
from "Earlier Analyses," as described in (5) below, may be cross-referenced).

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration.
Section 15063(c)(3)(D). In this case, a brief discussion should identify the following:

a. Earlier Analysis Used. Identify and state where they are available for review.

b. Impacts Adequately Addressed. Identify which effects from the above checklist were
within the scope of and adequately analyzed in an earlier document pursuant to
applicable legal standards, and state whether such effects were addressed by mitigation
measures based on the earlier analysis.

c. Mitigation Measures. For effects that are "Less than Significant with Mitigation
Measures Incorporated,” describe the mitigation measures which were incorporated or
refined from the earlier document and the extent to which they address site-specific
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conditions for the project.

6. Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a previously
prepared or outside document should, where appropriate, include a reference to the page or
pages where the statement is substantiated.

7. Supporting Information Sources: A source list should be attached, and other sources used or
individuals contacted should be cited in the discussion.

8. Thisis only a suggested form, and lead agencies are free to use different formats; however, lead
agencies should normally address the questions from this checklist that are relevant to a
project’s environmental effects in whatever format is selected.

9. The explanation of each issue should identify:

a. The significance criteria or threshold, if any, used to evaluate each question; and,
b. The mitigation measure identified, if any, to reduce the impact to less than significance.
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4.0 ENVIRONMENTAL ANALAYSIS BY TOPIC
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Would the project:
a. Have a substantial adverse effect on a scenic vista? [] []

b. Substantially damage scenic resources, including, but not limited to
trees, rock outcroppings, and historic building along a State- | [ ] ] L] | X
designated scenic highway?

c. Substantially degrade the existing visual character or quality of the
site and its surroundings? L] o 0O

d. Create a new source of substantial light or glare which would [] ] X | [
adversely affect day or nighttime views in the area?

a. Have a substantial adverse effect on a scenic vista?

Potentially Significant. The proposed project may have a substantial adverse effect on a scenic vista.
The project site is located to the east of Interstate — 15 [Escondido Freeway (I-15)], to the north and
south of North Nutmeg Street, and to the west of North Center City Parkway in the City of Escondido
(City), County of San Diego (County) CA. The I-15 Freeway bounds the project site to the west and is
substantially above the project site. General Plan Visual Resources Policy 3.6 identifies the I-15 corridor
within the City as scenically important, and requires a visual assessment for projects within that
corridor.

This is a potentially significant impact that will be addressed in the EIR. A View Simulation will be
prepared and this issue will be evaluated in the EIR.

b. Substantially damage scenic resources, including, but not limited to trees, rock outcroppings, and

historic building along a State-designated scenic highway?

No Impact. The development of the proposed project would not substantially damage scenic resources,
as there are no significant trees, rock outcroppings, or other visual resources on the project site. The
project site is not located near a Scenic Highway, State Route 78 (SR-78); however, the portion of SR-78
that is designated by the State as a Scenic Highway occurs from the west boundary and terminates at
the east boundary of Anza Borrega Desert State Park for a span of 18.2 miles. This recognized stretch is
several miles away from the project site. Therefore, the proposed project would not substantially
damage scenic resources, including, but not limited to, trees, rock outcroppings, and historic buildings
within a state scenic highway. No impact would occur and no mitigation measures would be required.
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c. Substantially degrade the existing visual character or quality of the site and its surroundings?

Less than Significant Impact. The project site is presently vacant and does not appear to ever have been
developed with structures. The proposed project will include potential short-term and long-term
impacts both on-site and off-site related to the existing visual character or quality of the project site and
its surroundings.

Construction of the proposed project will cause short-term visual impacts. Views of the project site will
include heavy construction equipment and machinery preparing the land (i.e. grading). The proposed
project includes the development of 137 homes, off-street parking, on-site circulation, tot-lot, outdoor
open space areas and off-site potential long-term impacts.

Development standards for setbacks, building heights and landscaping would be consistent with the
existing and surrounding development, and the City Zoning Ordinance. Therefore, a less than significant
impact would occur and no mitigation measures would be required.

d. Create a new source of substantial light or glare which would adversely affect day or nighttime

views in the area?

Less than Significant Impact. Development of the proposed project would include the installation and
operation of lighting features that introduce new sources of light and glare on and in the proximity to
the project site. The proposed project will be required to comply with the City’s lighting standards for
residential development, which will reduce potential light impacts. Therefore, a less than significant
impact would occur related to lighting impacts that would adversely affect nighttime views in the area.

Vista Community Planners, Inc.
August 2018
31



City of Escondido
Nutmeg Homes Project

AGRICULTURAL RESOURCES

Potentially
Significant
Potentially
Significant
Unless Mit.
Less than

Significant
No Impact

In determining whether impacts to agricultural resources are significant
environmental effects, lead agencies may refer to the California
Agricultural Land Evaluation and Site Assessment Model (1997) prepared
by the California Dept. of Conservation as an optional model to use in
assessing impacts on agriculture and farmland. In determining whether
impacts to forest resources, including timberland, are significant
environmental effects, lead agencies may refer to information compiled
by the California Department of Forestry and Fire Protection regarding
the state’s inventory of forest land, including the Forest and Range
Assessment Project and the Forest Legacy Assessment project; and forest
carbon measurement methodology provided in Forest Protocols adopted
by the California Air Resources Board.

Would the project:

a. Convert Prime Farmland, Unique Farmland, Farmland of Statewide
Importance as depicted on maps prepared pursuant to the Farmland [] ] Nlx
Mapping and Monitoring Program of the CA. Resources Agency, to
non-agricultural use?

b. Conflict with existing zoning for agricultural use, or a Williamson Act
Contract? u u u I

c. Conflict with existing zoning for, or cause rezoning of, forest land (as
defined in Public Resources Code section 12220(g)), timberland (as

defined by Public Resources Code section 4526), or timberland zoned [] ] X
Timberland Production (as defined by Government Code section
51104(g))?
d. Result in the loss of forest land or conversion of forest land to non-
L] O |10 (K

forest use?

e. Involve other changes in the existing environment which, due to
their location or nature, could result in conversion of Farmland, to | [ ] [] ]| X
non-agricultural use?
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a. Convert Prime Farmland, Unique Farmland, Farmland of Statewide Importance as depicted on
maps prepared pursuant to the Farmland Mapping and Monitoring Program of the CA.

Resources Agency, to non-agricultural use?

No Impact. The project site is designated as “Urban and Built-up Land” by the State of California,
Department of Conservation, Division of Land Resources Protection, Farmland Mapping and Monitoring
Program. Therefore, development of the proposed project would not convert Important Farmland to
non-agricultural use and no mitigation measures would be required.

b. Conflict with existing zoning for agricultural use, or a Williamson Act Contract?

No Impact. The project site is currently designated in the Land Use Map of the City General Plan as
“Office” (0). The Office designation provides for the development of a variety of activities in an office
environment, such as administrative and professional offices; business support services; financial,
insurance, and real estate services; and some supportive commercial uses. The project site zoning is
Residential Estate-20 (RE-20) has not been updated since the adoption of the 2012 Comprehensive
General Plan Update. The RE-20 Zone classification is inconsistent with the City General Plan
designation and the project site would need to be rezoned prior to developing a commercial use.

The project site is not planned or zoned for an agricultural use and is not designated under a Williamson
Act contract. Therefore, the proposed project would not impact with existing zoning for agricultural use
or a Williamson Act contract and no mitigation measures would be required.

c. Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public
Resources Code section 12220(g)), timberland (as defined by Public Resources Code section
4526), or timberland zoned Timberland Production (as defined by Government Code section
51104(g))?

No Impact. The proposed project is not forest land, timberland, or timberland zoned Timberland
Production The proposed project would not cause the rezoning of forest land, timberland, or
timberland zoned Timberland Production. Therefore, no impacts would occur and no mitigation
measures would be required.

d. Result in the loss of forest land or conversion of forest land to non-forest use?

No Impact. The project site is presently vacant and does not appear to ever have been developed with
structures. The proposed project does not include forest land. Therefore, the proposed project would
not result in the loss of forest land or conversion of forest land to non-forest use. Therefore no impact
would occur and no mitigation measures would be required.

e. Involve other changes in the existing environment, which, due to their location or nature,

could result in conversion of Farmland, to non-agricultural use?
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e Land Use;
e Noise; and,
e Transportation/Traffic.

The proposed project EIR will address these environmental topics and present mitigation measures for
any potentially significant impacts.
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Ann Dolmage, Associate Planner
City of Escondido Planning Division
September 24, 2018

Page 6 of 8

a) A discussion of potential adverse impacts from lighting, noise, human activity,
exotic species, and drainage should also be included. The latter subject should
address: project-related changes on drainage patterns on and downstream of the
project site; the volume, velocity, and frequency of ekisting and post-project
surface flows; polluted runoff; soil erosion and/or sedimentation in streams and
water bodies; and post-project fate of runoff from the project site. The
discussions should also address the proximity of the extraction activities to the
water table, whether dewatering would be necessary, and the potential resulting
impacts on the habitat, if any, supported by the groundwater. Mitigation
measures proposed to alleviate such impacts should be included.

b) Discussions regarding indirect project impacts on biological resources, including
resources in nearby public lands, open space, adjacent natural habitats, riparian
ecosystems, and any designated and/or proposed or existing reserve lands (e.g.,
preserve lands associated with a NCCP). Impacts on, and maintenance of,
wildlife corridor/movement areas, including access to undisturbed habitats in
adjacent areas, should be fully evaluated in the DEIR.

c) The zoning of areas for development projects or other uses that are nearby or
adjacent to natural areas may inadvertently contribute to wildlife-human
interactions. A discussion of possible conflicts and mitigation measures to
reduce these conflicts should be included in the environmental document.

d) A cumulative effects analysis should be developed as described under CEQA
Guidelines, section 15130. General and specific plans, as well as past, present,
and anticipated future projects, should be analyzed relative to their impacts on
similar plant communities and wildlife habitats.

Mitigation for the Project-related Biological Impacts

6.

The DEIR should include measures to fully avoid and otherwise protect Rare Natural
Communities from project-related impacts. CDFW considers these communities as
threatened habitats having both regional and local significance.

The DEIR should include mitigation measures for adverse project-related impacts to
sensitive plants, animals, and habitats. Mitigation measures should emphasize
avoidance and reduction of project impacts. For unavoidable impacts, on-site
habitat restoration or enhancement should be discussed in detail. If on-site
mitigation is not feasible or would not be biologically viable and therefore not
adequately mitigate the loss of biological functions and values, off-site mitigation
through habitat creation and/or acquisition and preservation in perpetuity should be
addressed.

For proposed preservation and/or restoration, the DEIR should include measures to
perpetually protect the targeted habitat values from direct and indirect negative
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impacts. The objective should be to offset the project-induced qualitative and
quantitative losses of wildlife habitat values. Issues that should be addressed
include restrictions on access, proposed land dedications, monitoring and
management programs, control of illegal dumping, water pollution, increased human
intrusion, etc.

9. CDFW recommends that measures be taken to avoid project impacts to nesting
birds. Migratory nongame native bird species are protected by international treaty
under the Federal Migratory Bird Treaty Act (MBTA) of 1918 (Title 50, § 10.13, Code
of Federal Regulations. Sections 3503.5 and 3513 of the California Fish and Game
Code prohibit take of all raptors and other migratory nongame birds and section
3503 prohibits take of the nests and eggs of all birds. Proposed project activities
(including, but not limited to, staging and disturbances to native and nonnative
vegetation, structures, and substrates) should occur outside of the avian breeding
season which generally runs from February 1- September 1 (as early as January 1
for some raptors) to avoid take of birds or their eggs. If avoidance of the avian
breeding season is not feasible, CDFW recommends surveys by a qualified biologist
with experience in conducting breeding bird surveys to detect protected native birds
occurring in suitable nesting habitat that is to be disturbed and (as access to
adjacent areas allows) any other such habitat within 300 feet of the disturbance area
(within 500 feet for raptors). Project personnel, including all contractors working on
site, should be instructed on the sensitivity of the area. Reductions in the nest buffer
distance may be appropriate depending on the avian species involved, ambient
levels of human activity, screening vegetation, or possibly other factors.

10. CDFW generally does not support the use of relocation, salvage, and/or
transplantation as mitigation for impacts to rare, threatened, or endangered species.
Studies have shown that these efforts are experimental in nature and largely
unsuccessful.

11.Plans for restoration and revegetation should be prepared by persons with expertise
in southern California ecosystems and native plant revegetation techniques. Each
plan should include, at a minimum: (a) the location of the mitigation site; (b) the plant
species to be used, container sizes, and seeding rates; (¢) a schematic depicting the
mitigation area; (d) planting schedule; (e) a description of the irrigation methodology;
(f) measures to control exotic vegetation on site; (g) specific success criteria; (h) a
detailed monitoring program; (i) contingency measures should the success criteria
not be met; and (j) identification of the party responsible for meeting the success
criteria and providing for conservation of the mitigation site in perpetuity.

CONCLUSION
CDFW appreciates the opportunity to comment on the NOP to assist the City in

identifying and mitigating Project impacts on biological resources. Questions regarding
this letter or further coordination should be directed to Eric Hollenbeck, Senior
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Environmental Scientist (Specialist) at (858) 467-2720 or
Eric.Hollenbeck@wildlife.ca.gov.

Slncerety Q
,\

Gail K. Sevrens
Environmental Program Manager

cc:  Office of Planning and Research, State Clearinghouse, Sacramento
Janet Stuckrath, USFWS
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In Reply Refer To:
FWS-08B0480-18CPA0359
October 1, 2018
Sent by Email
Ms. Ann Dolmage
Associate Planner
City of Escondido
201 N. Broadway
Escondido, California 92025
adolmage@escondido.org

Subject:  Comments on the Notice of Preparation of a Draft Environmental Impact Report for the
Nutmeg Homes Residential Project, City of Escondido, San Diego County, California
(SDH #2018081063)

Dear Ms. Dolmage:

The U.S. Fish and Wildlife Service (Service) has reviewed the Notice of Preparation (NOP) of a
Draft Environmental Impact Report (DEIR) for the Nutmeg Homes Residential Project (project),
received on August 29, 2018. Our comments and recommendations are based on the information
provided in the NOP and associated documents; our knowledge of sensitive and declining vegetation
communities in San Diego County; and our participation in the Multiple Habitat Conservation Program
(MHCP) and the City of Escondido’s (City) draft MHCP Subarea Plan (SAP).

The primary concern and mandate of the Service is the protection of public fish and wildlife resources

and their habitats. The Service has legal responsibility for the welfare of migratory birds, anadromous
fish, and threatened and endangered animals and plants occurring in the United States. The Service is
also responsible for administering the Federal Endangered Species Act of 1973 (Act), as amended

(16 U.S.C. 1531 et seq.), including habitat conservation plans (HCP) developed under section 10(a)(l)

of the Act. The City of Escondido (City) was previously participating in the Service’s HCP program
through the preparation of a draft SAP.

The proposed project is located in the northern portion of the City, along both sides of North Nutmeg
Street, between Interstate 15 and North Centre City Parkway. The project proposes a General Plan
Amendment to the Land Use Element, a Rezone, and a Master Development Plan for 137 attached
townhomes on a 8.52-acre site straddling Nutmeg Street. The portion of the site to the north of Nutmeg
Street would be developed with 39 homes, and the portion to the south would be developed with
98 homes. Access to both the northern and southern portions of the project would be via a single
driveway entrance on Nutmeg Street.

The southern portion of the project site was subject to a previous stop work notice issued by the City
on August 2, 2006, for illegal grading of 2.9 acres of coastal sage scrub (CSS)/chaparral that was
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likely occupied by the coastal California gnatcatcher (Polioptila californica californica; gnatcatcher).
The City coordinated with the Service and the California Department of Fish and Wildlife (Department)
on a resolution that led to the conservation of 8.7 acres of gnatcatcher occupied CSS in an area now
included in the Red Mountain Conservation Bank.

We offer our comments and recommendations (Appendix) to assist the City in avoiding, minimizing,
and adequately mitigating project-related impacts to biological resources, and to ensure that the project
is consistent with ongoing regional habitat conservation planning efforts. We appreciate the opportunity
to comment on this NOP. The comments and recommendations provided are based on our knowledge
of sensitive and declining vegetation communities in the County of San Diego and our participation
in regional conservation planning efforts. We are hopeful that further consultation between you and
us will ensure the protection we find necessary for the biological resources that would be affected by
this project. If you have questions or comments regarding this letter, please contact Janet Stuckrath of
the Service (760) 431-9440.

Sincerely, Diitally sianed b
igitally signed by
DAVID DAVID ZOUTENDYK
Date: 2018.10.01
ZOUTENDY 15:05:00 -07'00'
for Karen A. Goebel
Assistant Field Supervisor

Appendix

cc:
State Clearinghouse
Eric Hollenbeck, CDFW



APPENDIX

U.S. Fish and Wildlife Comments and Recommendations on the
Notice of Preparation of a Draft Environmental Impact Report for
the Nutmeg Homes Residential Project
(FWS-08B0480-18CPA0359)

Specific Comments

1.

The 2006 biological assessment (Pacific Southwest Biological Services) prepared following
the unpermitted clearing activities on the southern portion of the property determined that
the cleared habitat likely supported gnatcatcher. We recommend that updated protocol-level
surveys be conducted for gnatcatcher at the project site.

The project description includes the removal of all on-site vegetation. The portion of the
project north of Nutmeg Street is mapped as a softline area in Figure 4-1 of the draft SAP.
As outlined in section 4 of the draft SAP, softline areas include conservation targets between
50 and 80 percent. Therefore, we recommend that the DEIR include alternatives that provide
levels of conservation from at least 50 to 80 percent of the portion of the project site north
of Nutmeg Street.

General Comments

To enable the Service to adequately review and comment on the proposed project from the standpoint
of the protection of plants, fish, wildlife, and other biological resources, we recommend the following
information be included in the DEIR.

3.

A complete discussion of the purpose and need for, and description of, the proposed project,
including all staging areas and access routes to the construction and staging areas.

A range of feasible alternatives to ensure that alternatives to the proposed project are fully
considered and evaluated; the analyses should avoid or otherwise minimize impacts to
sensitive biological resources, particularly wetlands. Specific alternative locations should
be evaluated in areas with lower resource sensitivity, where appropriate.

To provide a complete assessment of the flora and fauna within and adjacent to the project
area, with particular emphasis upon identifying state and federally listed endangered, threatened,
rare, or proposed candidate species, California Species of Special Concern and/or Protected
or Fully Protected species, and locally unique species and sensitive habitats, the DEIR should
include the following information:

a. Per the California Environmental Quality Act Guidelines, section 15125(c), information
on the regional setting that is critical to an assessment of environmental impacts, with
special emphasis on resources that are rare or unique to the region that would be affected
by the project.

b. A thorough, recent floristic-based assessment of special status plants and natural
communities, following Service protocols. The Service recommends that floristic,
alliance- and/or association-based mapping and vegetation impact assessments be
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conducted at the Project site and neighboring vicinity. The Manual of California
Vegetation, second edition, should also be used to inform this mapping and assessment
(Sawyer et al. 2008).! Adjoining habitat areas should be included in this assessment
where site activities could lead to direct or indirect impacts offsite. Habitat mapping
at the alliance level will help establish baseline vegetation conditions.

c.  Aninventory of rare, threatened, endangered and other sensitive species on site and
within the area of potential effect. This should include sensitive fish, wildlife, reptile,
and amphibian species. Seasonal variations in use of the project area should also be
addressed. Focused species-specific surveys, conducted at the appropriate time of year
and time of day when the sensitive species are active or otherwise identifiable, are
required. Acceptable species-specific survey procedures should be developed in
consultation with the Service.

6.  To provide a thorough discussion of direct, indirect, and cumulative project-related impacts
expected to adversely affect biological resources, with specific measures to offset such
impacts, the following should be addressed in the DEIR.

a.  Adiscussion of potential adverse impacts from lighting, noise, human activity, exotic
species, and drainage should also be included. The latter subject should address:
project-related changes on drainage patterns on and downstream of the project site;
the volume, velocity, and frequency of existing and post-project surface flows; polluted
runoff; soil erosion and/or sedimentation in streams and water bodies; and post-project
fate of runoff from the project site. The discussions should also address the proximity
of the extraction activities to the water table, whether dewatering would be necessary,
and the potential resulting impacts on the habitat, if any, supported by the groundwater.
Mitigation measures proposed to alleviate such impacts should be included.

b.  Discussions regarding indirect project impacts on biological resources, including resources
in nearby public lands, open space, adjacent natural habitats, riparian ecosystems, and
any designated and/or proposed or existing reserve lands (e.g., preserve lands associated
with the draft North County Plan — A Component of the San Diego County Multiple
Species Conservation Program). Impacts on, and maintenance of, wildlife
corridor/movement areas, including access to undisturbed habitats in adjacent areas,
should be fully evaluated in the DEIR.

7. The DEIR should include measures for adverse project-related impacts on sensitive plants,
animals, and habitats. Specifically, the DEIR should include/address:

a.  Measures to fully avoid and otherwise protect Rare Natural Communities from project-
related impacts. The Service considers these communities as threatened habitats having
both regional and local significance.

! Sawyer, J.0., T. Keeler-Wolf and J.M. Evens. 2009. A Manual of California Vegetation, Second Edition.
California Native Plant Society Press, Sacramento.
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b.

Where avoidance is infeasible, mitigation measures that emphasize minimization of
project impacts. For unavoidable impacts, on-site habitat restoration or enhancement
should be discussed in detail. If on-site mitigation is not feasible or would not be
biologically viable (e.g., it would not adequately mitigate the loss of biological functions
and values), off-site mitigation through habitat creation and/or acquisition and
preservation in perpetuity should be addressed. The Service generally does not encourage
the use of relocation, salvage, and/or transplantation as mitigation for impacts on rare,
threatened, or endangered species. Studies have shown these efforts are experimental
in nature and do not provide for the long-term viability of the target species.

Mitigation measures to alleviate indirect project-related impacts on biological resources,
including measures to minimize changes in the hydrologic regimes on site, and means
to convey runoff without damaging biological resources, including the morphology of
on-site and downstream habitats.

Where proposed grading or clearing is within 100 feet of proposed biological open
space, or otherwise preserved sensitive habitats, a requirement for temporary fencing.
Fencing should be placed on the impact side and should result in no vegetation loss
within open space. All temporary fencing should be removed only after the conclusion
of all grading, clearing, and construction activities.

A requirement that a Service-approved biological monitor to be present during initial
clearing, grading, and construction in sensitive habitat areas and/or in the vicinity of
biological open space areas to ensure that conservation measures associated with
resource agency permits and construction documents are performed. The biological
monitor should have the authority to halt construction to prevent or avoid take of any
listed species and/or to ensure compliance with all avoidance, minimization, and
mitigation measures. Any unauthorized impacts or actions not in compliance with the
permits and construction documents should be immediately brought to the attention of
the Lead Agency and the Service.

Plans for restoration and revegetation, to be prepared by persons with expertise in

southern California ecosystems and native plant revegetation techniques. Each plan

should include, at a minimum: (i) the location of the mitigation site; (ii) the plant species
to be used, container sizes, and seeding rates; (iii) a schematic depicting the mitigation
area; (iv) planting schedule; (v) a description of the irrigation methodology; (vi) measures
to control exotic vegetation on site; (vii) specific success criteria (e.g., percent cover of
native and non-native species; species richness); (viii) a detailed monitoring program;
(ix) contingency measures should the success criteria not be met; and (x) identification
of the party responsible for meeting the success criteria and providing for conservation
of the mitigation site in perpetuity.

Measures to protect, in perpetuity, the targeted habitat values of proposed preservation
and/or restoration areas from direct and indirect negative impacts. The objective should
be to offset the project-induced qualitative and quantitative losses of wildlife habitat
values. Permanent fencing should be installed between the impact area and biological
open space and be designed to minimize intrusion into the sensitive habitats from
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humans and domestic animals, particularly cats. There should be no gates that would
allow access between the development and biological open space. Additional issues
that should be addressed include proposed land dedications, monitoring and management
programs, control of illegal dumping, water pollution, etc.

h.  Development and implementation of a management and monitoring plan (MMP),
including a funding commitment, for any on- and/or off-site biological open space
easements, if applicable. An appropriate natural lands management organization, subject
to approval by the Service, should be identified. The MMP should outline biological
resources on the site, provide for monitoring of biological resources, address potential
impacts to biological resources, and identify actions to be taken to eliminate or minimize
those impacts. A Property Analysis Record (PAR), or PAR-equivalent analysis, should
be completed to determine the amount of funding needed for the perpetual management,
maintenance, and monitoring of the biological conservation easement areas by the
natural lands management organization. It should be demonstrated that the proposed
funding mechanism would ensure that adequate funds would be available on an annual
basis to implement the MMP. The natural lands management organization should submit
a draft MMP, PAR results, and proposed funding mechanism to the Service for review
and approval prior to initiating construction activities; the final plan should be submitted
to the Service and the funds for implementing the MMP transferred within 90 days of
receiving approval of the draft plan.

i.  The Service recommends that proposed project activities (including, but not limited to,
staging and disturbances to native and nonnative vegetation, structures, and substrates)
occur outside of the avian breeding season which generally runs from February 1-
September 1 (as early as January 1 for some raptors) to avoid take of birds or their eggs.

J. If avoidance of the avian breeding season is not feasible, the Service recommends
surveys by a qualified biologist with experience in conducting breeding bird surveys
to detect protected native birds occurring in suitable nesting habitat that is to be
disturbed and (as access to adjacent areas allows) any other such habitat within 300 feet
of the disturbance area (within 500 feet for raptors or federally listed species). Project
personnel, including all contractors working on site, should be instructed on the sensitivity
of the area. Reductions in the nest buffer distance may be appropriate depending on
the avian species involved, ambient levels of human activity, screening vegetation, or
possibly other factors.

8.  The Polyphagous and Kuroshio Shot Hole Borers (SHBs) are invasive ambrosia beetles that
introduce fungi and other pathogens into host trees. The adult female (1.8-2.5 mm long)
tunnels galleries into the cambium of a wide variety of host trees, where it lays its eggs and
propagates the Fusarium fungi species for the express purpose of feeding its young. These
fungi cause Fusarium Dieback disease, which interrupts the transport of water and nutrients
in at least 43 reproductive host tree species, with impacts to other host tree species as well.
With documented occurrences throughout Southern California, the spread of SHBs could
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have significant impacts in local ecosystems. Therefore, with regard to SHBs, we recommend
the DEIR include the following:

a.  athorough discussion of the direct, indirect, and cumulative impacts that could occur
from the potential spread of SHBs as a result of proposed activities in the DEIR;

b.  ananalysis of the likelihood of the spread of SHBs as a result of the invasive species’
proximity to above referenced activities;

c.  figures that depict potentially sensitive or susceptible vegetation communities within
the project area, the known occurrences of SHB within the project area (if any), and
SHB’s proximity to above referenced activities; and

d.  amitigation measure or measure(s) within the DEIR that describe Best Management
Practices (BMPs) which bring impacts of the project on the spread of SHB below a
level of significance. Examples of such BMPs include:

I. education of on-site workers regarding SHB and its spread;

ii.  reporting sign of SHB infestation, including sugary exudate (“weeping”) on trunks
or branches and SHB entry/exit-holes (about the size of the tip of a ballpoint pen),
to the Department and UCR’s Eskalen Lab;?

iii.  equipment disinfection;

iv.  pruning in infested areas where project activities may occur;

v.  avoidance and minimization of transport of potential host tree materials;

vi.  chipping potential host materials to less than one inch (<1”), prior to delivering
to a landfill;

vii.  chipping potential host materials to less than one inch (<1”), prior to composting
on-site;

viii. solarization of cut logs;
iX.  burning of potential host tree materials; and

X.  reporting suspected infestations to the Eskalen Lab at UC Riverside
(eskalenlab.ucr.edu).

2 Please refer to UCR’s Eskalen lab website for more information regarding SHBs:
http://eskalenlab.ucr.edu/pshb.html
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October 3, 2018

Ann Dolmage

Associate Planner

City of Escondido Planning Division
201 N. Broadway

Escondido, CA 92025

Via e-mail to: adoimage@escondido.org

REQUEST FOR COMMENTS ON THE NUTMEG HOMES RESIDENTIAL PROJECT (CASE NO: ENV 18-
0005; SUB 18-0005) IN THE CITY OF ESCONDIDO

Dear Ms. Dolmage,

The County of San Diego (County) reviewed the City of Escondido’s (City) Nutmeg Homes Residential Project
(Project), dated August 29, 2018.

The County appreciates the opportunity to review the Project and offers the following comments for your
consideration. Please note that none of these comments should be construed as County support for this Project.

TRANSPORTATION

1.

As identified in the proposed project's Traffic Impact Analysis (TIA) Report, dated November 13, 2017,
improvements are proposed by the City to mitigate a direct traffic impact at the intersection of N. Centre
City Parkway / N. Nutmeg Street. The mitigation would include restriping the southbound approach of N.
Centre City Parkway. Due to the City/County boundary located just north of the identified intersection,
please note that the restriping may encroach into the unincorporated County and the County’s maintained
portion of N. Centre City Parkway. As such, any work performed on the County's portion of N. Centre
City Parkway must meet the County’s Public Road and Design Standards and will require an
encroachment permit for any work within the County's road right-of-way.

The TIA Report (Section 3.1, Existing Roadway Network) includes a description of the surrounding
roadways, including N. Nutmeg Street. This section should be revised to clarify that a 300-foot segment
of N. Nutmeg Street (Echo Valley Lane to Rockhoff Road [City/County boundary]) is within the
unincorporated County, and as such is maintained by the County.

The TIA Report (Section 8, Site Access Evaluation) recommends “right-turn in only” access into the
proposed project’s Driveway 3 due to the close proximity of N. Centre City Parkway, and several exhibits
in the report depict this Driveway 3. However, the illustrative site plan published in the Notice of
Preparation (NOP) does not include Driveway 3, and Driveway 2 appears to have been relocated. As
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such, the Driveway 1 on the north side of N. Nutmeg Street resolves the issue with having two driveways
in the same proximity of the N. Centre City Parkway / N. Nutmeg Street intersection. Please revise the
TIA Report to reflect the most current project design as published in the NOP.

Any pavement, curb/gutter/sidewalk, culverts, utilities, traffic control-related infrastructure, as well as any
other infrastructure within the County-maintained road right-of-way that is damaged by the proposed
Project shall be replaced to its original condition or better to the satisfaction of the County Departmenit of
Public Works (DPW). Such activities would also require an encroachment and/or excavation permit in
consultation with the County.

As noted above, the County understands that the City proposes to restripe the southbound approach of
N. Centre City Parkway, which may require restriping on the County-maintained portion. Please be aware
that as part of the County's ongoing effort to improve road surfaces in the unincorporated County, this
portion of N. Centre City Parkway was resurfaced in May 2017. As such, any parallel cut into the
pavement within three years of May 2017 would conflict with the County’s policy to minimize excavation
on new road surface treatments. The County understands construction is not proposed at this time, and
may require several months of further design and planning. The County also understands restriping may
not necessarily require excavation of the roadway surface. Nonetheless, the County requests that the
City coordinate with the County DPW prior to any modification of the County's maintained roads, such as
N. Centre City Parkway.

Due to the proposed restriping of N. Centre City Parkway, please be aware several County-maintained
culverts are located adjacent to and near the proposed project site and surrounding areas. Specifically,
the closest culvert is located along N. Centre City Parkway approximately 140-feet north of the
intersection of N. Centre City Parkway / N. Nutmeg Street. This existing culvert is designated as ID
#12384 and consists of a 24-inch reinforced concrete pipe. Any damage or disturbance to the County-
maintained culverts associated with the proposed project must be repaired by the City to the satisfaction
of the County’s DPW.

The County appreciates the opportunity to comment on this Project. We look forward to receiving future
documents related to this Project and providing additional assistance, at your request. If you have any questions
regarding these comments, please contact Timothy Vertino, Land Use / Environmental Planner, at (858) 495-

5468, or via e-mail at timothy.vertino@sdcounty.ca.gov.

Sin@ti&:C %

Eric La

rdy, AICP

Chief (Acting}, Advance Planning Division
Planning & Development Services

E-mail cc: Jason Paguio, Policy Advisor, Board of Supervisors, District 3

Darren Gretler, Chief of Staff, Board of Supervisors, District 5
Mel Millstein, Group Program Manager, LUEG

Sharon Ippolito, Administrative Analyst, PDS

Jeff Kashak, Land Use / Environmental Planner, DPW
Kimberly Jones, Land Use / Environmental Planner, DPW
Richard Chin, Project Manager, DPW

Frank Arebalo, Sr. Civil Engineer, DPW

Miles Safa, Sr. Civil Engineer, DPW
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To: Mr. Bill Martin
Community Development Director
City of Escondido

201 North Broadway
Escondido, California 92025

Subject: Draft Environmental Impact Report
Nutmeg Homes Residential Project
ENYV 18-0005, SUB 18-0005

Dear Mr. Martin:

I have reviewed the cultural resources aspects of the subject DEIR on behalf of this committee of
the San Diego County Archaeological Society.

Based on the information contained in the cultural resources report prepared for this project by
Laguna Mountain Environmental, we agree with the impact analysis and mitigation measure
recommendations as stated therein.

Thank you for including SDCAS in the City's environmental review of this DEIR.

Sincerely,

U .

es W. Royle, Jr., Chai n
Environmental Review Committee

cC; Laguna Mountain Environmental
SDCAS President
File

P.O. Box 81106 San Diego, CA 92138-1106 (858) 538-0935
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