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1.0 Summary

1.1 Project Summary

The applicant is proposing to develop 46 duplex residential units, associated infrastructure, and
common and private open space on an approximately 8.57 gross acre site located on Woodward Road
in the City of San Marcos.

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

e Specific Plan Amendment (SP22-0006) - A Specific Plan Amendment to modify the Heart of
the City Specific Plan to remove the current Richmar Sub-Plan designation on the project site
in order to establish its own development criteria under the proposed Woodward 46 Specific
Plan..

e Specific Plan (SP22-0005) - The Woodward 46 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 General Plan Amendment (GPA22-0004) - A General Plan Amendment to the Land Use
Element for the purpose of amending land use maps and text related to changing the sub-plan
designation of the subject property from Richmar Specific Plan to Woodward 46 Specific Plan.

o Multi-Family Site Development Plan (MFSDP22-0005) - Multi-Family Site Development Plan
approval would be required to construct 46 multi-family residential units and address the
details of the architectural style, building elevation, fencing, and landscaping, among other
criteria, within the development.

e Tentative Subdivision Map (TSM22-0004) - Tentative Subdivision Map approval would be
required for formation of residential condominium units, private driveways, and open space
areas.

o Conditional Use Permit (CUP22-0005) - Conditional Use Permit approval would be required for
potential use of a temporary rock crusher.

1.2 Summary of Significant Effects/Mitigation

Table 1-1 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, with implementation of mitigation measures, all project impacts
will be mitigated to below a level of significance. 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 for pollutant control during construction, and biofiltration
basins to handle and treat runoff.

Woodward 46 Specific Plan Draft EIR March 2025
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1.0 Executive Summary

The mitigation measures listed in Table 1-1 will reduce impacts related to biological resources, cultural
resources, noise. and tribal cultural resources. As shown in Table 1-1, all impacts would be reduced

to below a level of significance.

Table 1-1. Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Level of Significance After

Biological Resources

BIO-1: The proposed project has the
potential to result in direct and indirect
impacts to coastal California
gnatcatcher

Implementation of MM-BIO-
1a and MM-BIO1b, refer to
Section 3.3.6

Less than significant

BIO-2: Focused surveys found the
Diegan Coastal Sage Scrub on site to
be occupied by Crotch’s bumble bee.
Thus, there is potential for “take” of
Crotch’s bumble bee and adverse
impacts may occur through the
removal of occupied habitat.

Implementation of MM-BIO-
2, refer to Section 3.3.6

Less than significant

BIO-3: The proposed project has the
potential to result in direct and indirect
impact to special-status wildlife
species including Orange-throated
whiptail, coastal whiptail, Southern
California rufous-crowned sparrow,
Cooper’s hawk, Crotch’s bumble bee,
and Bryant’'s woodrat.

Implementation of MM-BIO-
3a through MM-BIO-3d,
refer to Section 3.3.6

Less than significant

BIO-4: The proposed project has the
potential to impact nesting birds and
raptors that are afforded protection
under the California Fish and Game
Code and the Migratory Bird Treaty Act.

Implementation of MM-BIO-
4, refer to Section 3.3.6

Less than significant

BIO-5: The proposed project has the
potential to result in indirect impacts
to sensitive species due to urban run-
off, introduction of meso-predators
(e.g., dogs and cats), invasive plant
species, and noise and lighting effects.

Implementation of MM-BIO-
3a through MM-BIO-3d,
refer to Section 3.3.6

Less than significant

BI0O-6: The proposed project would
impact 5.24 acres of Diegan coastal
sage scrub and 0.26 acre of disturbed
Diegan coastal sage scrub for a total of
5.50 acres of impact.

Implementation of MM-BIO-
6, refer to Section 3.3.6

Less than significant
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1.0 Executive Summary

Impact

Mitigation Measures

Level of Significance After

Cultural Resources

CR-1: Due to grading and ground
disturbing activities, the project has
the potential to impact unidentified
archeological resources on the project
site.

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

Less than significant

CR-2: There is a potential for project
construction activities to disturb
previously unidentified human remains
on the project site.

Implementation of MM-CR-
2, refer to Section 3.4.6

Less than significant

Noise

N-1: Potential for noise impacts due to
rock drilling and blasting.

Implementation of MM-N-1,
refer to Section 3.9.6

Less than significant

N-2: Potential for noise impacts due to
rock crushing.

Implementation of MM-N-2,
refer to Section 3.9.6

Less than significant

Tribal Cultural Resources

TCR-1: As a result of tribal
consultation, the City has determined
that construction of the proposed
project has the potential to cause a
substantial adverse change to a tribal
cultural resource that is determined,
by the City, based on substantial
evidence, to be a tribal cultural
resource.

Implementation of MM-TCR-
1 through MM-TCR-12, refer
to Section 3.12.6

Less than significant

1.3 Areas of Controversy

A Notice of Preparation (NOP) was distributed on August 21, 2023 for a 30-day public review and
comment period. Additionally, a public scoping meeting was held on August 30, 2023.

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 Appendices B.2 and B.3 to this EIR. Topics
raised during the NOP comment period and scoping meeting include:

e Aesthetics: views from adjacent private homes

o Biological Resources: Multiple Habitat Conservation Program plan consistency, sensitive
species, sensitive habitat, and biological resources mitigation

e Cultural and Tribal Cultural Resources: compliance with Assembly Bill 52 and Senate Bill 18

e Land Use: provision of low-income or senior housing

e Noise: construction and vehicular noise, vibration from blasting

Woodward 46 Specific Plan Draft EIR
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1.0 Executive Summary

e Public Services (police): City should consider having their own police department
e Transportation (pedestrian): pedestrian safety
e Transportation (vehicular): congestion

e Utilities and Service Systems: water use

These concerns are addressed in Chapter 3 of the EIR.

1.4 Issues to be Resolved

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 decision 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 to biological resources, cultural resources, resources, noise, and
tribal cultural resources have been mitigated to less than significant. 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.

15.1 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 and in its current condition. No grading or construction
would occur on the project site under this alternative. The project site is currently undeveloped and
supports Diegan coastal sage scrub, disturbed Diegan coastal sage scrub, disturbed habitat, and
urban/developed areas (Rincon 2025).

Since the No Project/No Development Alternative would not develop any residential uses on the
project site, overall impacts would be less than those of the proposed project or eliminated entirely.
There are some benefits of the project that would not be realized under this alternative, including
providing additional housing units in the City which helps the City meet its Regional Housing Need
Allocation numbers. Under this alternative there would not be any payment of the City’s Public Facilities
Fee (PFF), which goes toward supporting a variety of services and improvements in the City, including
but not limited to Circulation Streets, State Route78 Interchanges, National Pollutant Discharge
Elimination System, Tech Improvements, Parks, and Habitat Conservation. Payment of these fees
provide improvements that benefit all residents of the city. Similarly, this alternative would not

Woodward 46 Specific Plan Draft EIR March 2025
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1.0 Executive Summary

contribute any school fees. Finally, this alternative would not meet any of the project objectives (Table
1-3).

15.2 No Project/Existing Plan Alternative

Typically, under a No Project/Existing Plan Alternative, the project site would be developed consistent
with the site’s existing land use designation. The project site has a General Plan Designation of SPA
(Specific Plan Area) and is associated with the Heart of the City Specific Plan (HOCSP). The HOCSP
comprises approximately 1,528 acres in the geographic center of the City. In the HOCSP, certain
properties along the Mission Road corridor, including the project site, have a sub-plan designation of
Richmar Specific Plan. Prior to the site’s inclusion under the Richmar sub-plan, the underlying
designation for the property was Single-Family Detached 2 to 4 du/ac per the HOCSP.

Development criteria for the Richmar Specific Plan have not been adopted by the City and there is no
current City effort to do so. Therefore, properties requesting development within this sub-plan area are
required to establish individual specific plans. As such, there is no fixed land use or density currently
assigned to the project site. The Richmar Specific Plan identifies commercial, office and multifamily
residential as land use options within the Richmar planning area.

Due to its location and the adjacent residential land uses, a multifamily residential development, under
a Specific Plan, is the most suitable land use for the subject property. City policy requires that a
secondary access be provided if more than 50 units are proposed. Given the topographical constraints
of the site and the adjacent residential land uses, multifamily residential land use is assumed as the
existing land use for this analysis. The project site would not be suitable for commercial or office
development given the site topography and adjacent uses. It is also assumed that a maximum of 50
multifamily residential units could be built on the site given the topographical constraints and the lack
of availability of a secondary/emergency vehicle access point. Under this scenario the site would have
a density of 5.9 du/acre and a Specific Plan would be required.

The overall footprint of development for the 50 units (25 buildings with two units each) is assumed to
be the same as the proposed project. The units would still be duplexes; however, the units would be
smaller. Building heights could be up to 45 feet. Site access would be similar to the proposed project
and would be via a driveway from Woodward Street. Grading, blasting and rock crushing as well as fire
fuel modification would be required for this alternative.

The No Project/Existing Plan Alternative would result in a slightly more intensive use on the project
site, including an increase in trip generation compared to the proposed project (400 ADT compared to
368 ADT). This results in a corresponding proportional increase in air pollutants and noise from
vehicles compared to the proposed project. Construction-related air pollutants are expected to be
slightly increased as construction duration would be longer due to additional building construction but
a similar amount of grading, blasting, rock crushing and site preparation would be required.
Construction-related noise impacts due to rock drilling and rock crushing would be similar to the
proposed project. Footprint-specific impacts, such as those related to biological resources, cultural
resources, and tribal cultural resources, would be similar to the proposed project, as the same amount
of site area would be disturbed. This alternative would slightly increase the number of students
generated for San Marcos Unified School District (SMUSD) and would increase demand for parks,
libraries, and solid waste facilities compared to the proposed project. This alternative would have a
similar water demand and wastewater generation as the proposed project. This alternative could meet
the majority of the project objectives, as detailed in Table 1-3.
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153 Reduced Density Alternative

Under the Reduced Density Alternative, the project site would be developed with single family
residential uses at a reduced density of 2 du/acre, resulting in 16 single family homes. Prior to the
last comprehensive update of the City’'s General Plan, the project site was designated for Single-Family
Detached under the HOCSP with a density of 2 to 4 du/acre assigned to it. The Reduced Density
Alternative assumes the lower end of the density range given the steep slope of the property and the
preparation of a Specific Plan would be required. The maximum building height under this alternative
would be 35 feet or two stories. Due to the topographical constraints of the site, access would be
similar to the proposed project and would be via a driveway on Woodward Street. Grading, blasting
and rock crushing as well as fire fuel modification would be required for this alternative.

The Reduced Density Alternative would result in a less intensive use on the project site, including a
reduction in trip generation compared to the proposed project (192 ADT compared to 368 ADT). This
results in a corresponding proportional decrease in air pollutants and noise from vehicles compared
to the proposed project. Grading-related air pollutants are expected to be similar under this alternative
since a similar amount of grading, blasting, rock crushing and site preparation would be required.
Fewer air pollutants would be generated from building coating and finishes, since seven fewer
buildings would be constructed. Construction-related noise impacts due to rock drilling and rock
crushing would be similar as the proposed project. Footprint-specific impacts, such as those related
to biological resources, cultural resources, and tribal cultural resources, would be similar as the
proposed project, as the same amount of site area would be disturbed. This alternative would reduce
the number of students generated for SMUSD and would reduce demand for parks, libraries, water,
sewer, and solid waste services compared to the proposed project. The Reduced Density alternative
could meet the majority of the project objectives, as detailed in Table 1-3, but would not provide multi-
family housing in the 4.1-8.0 dwelling unit range.

154 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 potentially significant impacts identified for the project. However, the No Project/No
Development Alternative would not meet any of the project objectives (see Table 1-3). Additionally,
there is no certainty that the project site would remain undeveloped in perpetuity. The California
Environmental Quality Act 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 No Project/Reduced Density
Alternative is the environmentally superior alternative because it would provide a reduced level of
impact in some environmental analysis areas including air quality, energy, noise, public services, and
utilities/service systems. Mitigation measures would still be required to mitigate impacts to biological
resources, cultural resources/tribal cultural resources, and noise. However, the Reduced Density
Alternative was not selected as it would result in a significant new and unmitigated impact related to
transportation (vehicle miles traveled).
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Table 1-2. Comparison of Impacts of Proposed Project and Alternatives

1.0 Executive Summary

Proposed No Project/No No Project/ Reduced
Environmental Topic Pfo'ect Development Existing Plan Density
J Alternative Alternative Alternative
) LTS No Impact LTS LTS
Aesthetics
(Reduced) (Same) (Same)
. . LTS No Impact LTS LTS
Air Quality
(Reduced) (Increased) (Reduced)
Biological ReSoUrces LTSM No Impact LTSM LTSM
g (Reduced) (Same) (Same)
Cultural Resources LTSM No Impact LTSM LTSM
(Reduced) (Same) (Same)
LTS No Impact LTS LTS
Energy
(Reduced) (Increased) (Reduced)
. LTS No Impact LTS LTS
Geology and Soils
(Reduced) (Same) (Same)
) LTS No Impact LTS LTS
Hydrology and Water Quality
(Reduced) (Same) (Same)
) LTS No Impact LTS LTS
Land Use and Planning
(Reduced) (Same) (Same)
Noise LTSM No Impact LTSM LTSM
(Reduced) (Increased) (Reduced)
) . LTS No Impact LTS LTS
Public Services
(Reduced) (Increased) (Reduced)
) LTS No Impact LTSM SuU
Transportation
(Reduced) (Increased) (Increased)
. LTSM No Impact LTSM LTSM
Tribal Cultural Resources
(Reduced) (Same) (Same)
LTS No Impact LTS LTS
Utilities and Service Systems P
(Reduced) (Increased) (Reduced)

Notes: Impact Status: LTS = Less than significant impact; LTSM = Less than significant with mitigation; SU = Significant

and Unmitigated
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Table 1-3. Summary of Alternatives and Project Objectives

Objective

Proposed
Project

No Project/No
Development

No
Project/Existing
Plan Alternative

Reduced
Density
Alternative

Provide multi-family housing
opportunities close to major transit,
educational facilities, shopping
opportunities, employment uses, and
trails to optimize alternative modes of
transportation, reduce reliance on
automobiles, and potentially reduce
greenhouse gas emissions.

Meets objective

Does not meet
this objective

Meets objective

Does not meet
this objective

To the extent possible given site
constraints, maximize the opportunity
to provide housing for the City of San
Marcos in the 4.1 to 8.0 dwelling unit
density range which is comparable to
low-density housing developments in
the City of San Marcos.

Meets objective

Does not meet
this objective

Meets objective

Does not meet
this objective

Could be Could be
Cluster development to lessen site designed in a designed in a
. L _— Does not meet
impacts and minimize landform Meets objective ) L manner that manner that
o this objective . .
modification. meets this meets this
objective objective
Develop high-quality attainable C_ould b_e C.OUId b_e
. > . designed in a designed in a
housing which meets the housing N Does not meet
. Meets objective . L manner that manner that
needs of the City of San Marcos and this objective . .
. meets this meets this
the region. - C
objective objective
C_reate a (_jevelo_pment thqt promotes a Could be Could be
high-quality-of-life by providing each . . . .
. o . - designed in a designed in a
dwelling unit its own private patio/yard L Does not meet
L Meets objective ) L manner that manner that
space and by providing a common this objective . .
. . meets this meets this
recreational open space gathering S o
objective objective
area.
Establish development standards and
design guidelines that ensure
distinctive architecture, landscaping Could be Could be
and recreational amenities that designed in a designed in a
S Does not meet
complements and enhances the Meets objective this obiective manner that manner that
existing surrounding neighborhood ) meets this meets this
while providing a desirable living objective objective
environment for residents within the
Specific Plan Area.
Institute a program for the long-term Could be Could be
. . designed in a designed in a
maintenance of the community to — Does not meet
- Meets objective ) L manner that manner that
ensure all facilities are adequately this objective . .
. . meets this meets this
maintained to City standards. S s
objective objective
Woodward 46 Specific Plan Draft EIR March 2025
City of San Marcos Page 1-8




1.0 Executive Summary

. No Reduced
Objective ng%s;d I\é%s;%e(r% ':f: Project/Existing Density
) P Plan Alternative Alternative
Finance or contribute a fair share of Could be Could be
funding to all community services and designed in a designed in a
X N Does not meet
infrastructure needed to support Meets objective . o manner that manner that
- this objective . .
Specific Plan development to promote meets this meets this
economic stability. objective objective
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2.0 Project Description, Location, and Environmental Setting

2.0 Project Description, Location and Environmental Setting

This Draft Environmental Impact Report (EIR) has been prepared by the City of San Marcos to evaluate
the potential effects associated with the construction and implementation of the proposed Woodward
46 Specific Plan Project (proposed project) as described in Section 2.2 of this EIR. The EIR is intended
to provide information to the San Marcos City Council, public agencies, stakeholders and
organizations, and the general public regarding the potential environmental impacts, mitigation
measures, and alternatives to the proposed project

2.1 Project Objectives

The following objectives describe the underlying purpose of the proposed project and provide a basis
for identification of a range of reasonable alternatives evaluated in the EIR.

e Provide multi-family housing opportunities close to major transit, educational facilities,
shopping opportunities, employment uses, and trails to optimize alternative modes of
transportation, reduce reliance on automobiles, and potentially reduce greenhouse gas
emissions.

e To the extent possible given site constraints, maximize the opportunity to provide housing for
the City of San Marcos in the 4.1 to 8.0 dwelling unit density range which is comparable to low-
density housing developments in the City of San Marcos.

e Cluster development to lessen site impacts and minimize landform modification.

e Develop high-quality attainable housing which meets the housing needs of the City of San
Marcos and the regjon.

o Create a development that promotes a high-quality-of-life by providing each dwelling unit its
own private patio/yard space and by providing a common recreational open space gathering
area.

e Establish development standards and design guidelines that ensure distinctive architecture,
landscaping and recreational amenities that complements and enhances the existing
surrounding neighborhood while providing a desirable living environment for residents within
the Specific Plan Area.

e Institute a program for the long-term maintenance of the community to ensure all facilities are
adequately maintained to City standards.

e Finance or contribute a fair share of funding to all community services and infrastructure
needed to support Specific Plan development to promote economic stability.

2.2 Project Description

The approximate 8.57-acre project site is located on the east side of Woodward Street, generally
between E. Mission Road to the south and Vineyard Road to the north in the Richland neighborhood
in City of San Marcos (City) in North County San Diego, California (Figure 2-1a). The project site is
approximately 0.5 mile north of State Route 78 (SR-78) and 0.1 mile north from the Civic Center
SPRINTER rail station (Figure 2-1b). The assessor parcel number (APN) is 220-210-49-00.
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2.0 Project Description, Location, and Environmental Setting

The project applicant is requesting approval of a Specific Plan Amendment to the Heart of the City
Specific Plan (HOCSP) (SP22-0006), adoption of a new Woodward 46 Specific Plan (SP22-0005),
General Plan Amendment (GPA22-0004), Multi-Family Site Development Plan (MFSD22-0005),
Tentative Subdivision Map (TSM22-0004), and Conditional Use Permit (CUP22--0005). If approved,
these entitlements would allow for the development of the proposed 46-unit condominium
development on the project site. The conceptual site plan is presented in Figure 2-2.

221 Discretionary Actions

As mentioned above, the requested project entitlements/discretionary actions, and permits by the City
include a Specific Plan Amendment, a Specific Plan, General Plan Amendment, Multi-Family Site
Development Plan, Tentative Subdivision Map, and a Conditional Use Permit. Each of these actions is
described in more detail below. The Specific Plan is included as Appendix A.1, the amendment to the
HOCSP is included as Appendix A.2, and the project plans are included as Appendix A.3.

e Specific Plan Amendment (SP22-0006) - A Specific Plan Amendment to modify the Heart of
the City Specific Plan to remove the current Richmar Sub-Plan designation on the project site
in order to establish its own development criteria under the proposed Woodward 46 Specific
Plan.

e Specific Plan (SP22-0005) - The Woodward 46 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 General Plan Amendment (GPA22-0004) - A General Plan Amendment to the Land Use
Element for the purpose of amending land use maps and text related to changing the sub-plan
designation of the subject property from Richmar Specific Plan to Woodward 46 Specific Plan.

e Multi-Family Site Development Plan (MFSD22-0005) )- A Multi-Family Site Development Plan
approval would be required to construct 46 multi-family residential units and address the
details of the architectural style, building elevation, fencing, and landscaping, among other
criteria, within the development.

e Tentative Subdivision Map (TSM22-0004) - Tentative Subdivision Map approval would be
required for formation of residential condominium units, private driveways, and open space
areas.

e Conditional Use Permit (CUP22-0005) - Conditional Use Permit approval would be required for
potential use of a temporary rock crusher.

222 Project Characteristics

This section details the characteristics of the proposed project.
2221 Land Use

Residential Land Use

The project proposes 46 duplex residential units in 23 buildings situated on approximately 8.57 gross
acres for a project density of 5.37 du/acre. The proposed residential units would all be three bedroom
and 3.5 baths and range from 1,585 square feet (s.f.) to 1,900 s.f. The units would be three stories
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2.0 Project Description, Location, and Environmental Setting

and approximately 35 feet in height. Each unit would have a two-car garage. The Specific Plan’s
development standards require a minimum of 0.75 floor area ratio.

Open Space

There are three main categories of open space proposed for the project: private open space, common
open space with grades of 10% or greater, and common open space with grades less than 10%.
Recreational open space is sub-categorized under the common open space with grades less than 10%.

Private open space is associated with private patio/yard areas for each of the residential units. Table
2-1 presents the open space summary as detailed in the Specific Plan. Figure 2-3 presents the open
space concept plan as proposed for the project.

Table 2-1. Open Space Summary

Type of Open Space Total (Acres)

Common Open Space - Grades of 10% and Greater 5.18 acres
Common Open Space - Grades less than 10% 0.86 acres
Private Open Space@ 38.375s.f.
Recreation Areas(? 0.2 acres
Common Open Space Total 6.04 acres

Notes: Private open space square footages are not included in the total.
Recreation area calculations included within the Common Open Space with Grades Less than 10%.

Common Open Space

Common Open Space — Grades 10 Percent or Greater

Open space with grades of 10 percent or above typically constitute landscape slope areas that are not
usable open space. The project site contains steep slopes on the south, west, and north, however
inclusion of strategically placed walls around the site would produce a level area for residential
development to occur. Graded areas of development containing slopes over 10 percent shall be
landscaped to prevent erosion of slopes. Landscaping and water quality basins may fall into this
category of open space supporting the functionality of drainage systems as well as enhancing and
beautifying the Specific Plan area. Portions of the common open space area within Lot A may be
preserved as biological habitat and subject to an open space easement. The project includes 5.18
acres of common open space - grades 10 percent and greater.

Common Open Space - Grades Less than 10 Percent

This category of open space would be included within the developed footprint of the residential land
uses within the Specific Plan. Recreation areas within the Specific Plan shall provide at least three
major amenities for each residential planning area. A list of comparable recreation amenities can be
found in Section 3.3.3 of the Woodward 46 Specific Plan. Landscaping and water quality basins may
fall into this category of open space supporting the functionality of drainage systems as well as
enhancing and beautifying the Specific Plan area. The project includes 0.86 acres of common open
space - grades less than 10 percent, including the recreation area discussed below. Recreation Areas
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The project includes a 7,480 s.f. (0.2 acre) community recreation area which would be located in the
southcentral portion of the site. The recreational amenities would include a tot lot with fall-safe
surfacing, turf play areas, shaded picnic table, looped trike track, and a sensory play area. The
homeowners association would be responsible for the maintenance of the common open space areas,
including the recreation area.

Private Open Space

Private open space within the proposed project consists of private patio space and private
balcony/deck space. The City requires that each unit with ground floor living must provide 250 s.f. of
private open space. Units with living space on the second floor and above must provide 50 s.f. of
private open space in the form of decks or balconies. Each dwelling unit included within the Specific
Plan area would be provided with private open space. Each unit with ground floor living would include
a minimum of 250 square feet of private open space which would be provided as a private rear yard
area. For units located on the second story and above a minimum of 50 square feet of private open
space would be provided. The project includes a total of 38,375 s.f. (0.88 acres) of private open space.

Landscape Plan

The proposed landscape plan includes a mix of trees, shrubs, and groundcover and the plant selection
emphasizes low and moderate water use species and species that are suitable for rocky slope
conditions. Proposed tree species include: evergreen elm, Marina strawberry tree, Chitalpa pink dawn,
Australian willow, Tuscarora crape myrtle, Chinese pistache, African sumac, eastern redbud, bronze
loquat, sweetshade, shrubby yew podocarpus, Torrey pine, coast live oak, southern live oak, Brisbane
box, and little gem magnolia. The proposed project would also comply with the City’'s Model Water
Efficient Landscape Ordinance (WELO) and Municipal Code, Title 20. The landscape concept plan is
included as Figure 2-4 and the complete landscape plan and planting palette is included in Appendix
AA4.

2222 Architectural Design

The proposed project would be developed with two building types (Elevation A and Elevation B). Each
building type would provide a variation of contemporary/modern style architecture. For each elevation
type, some of the units have been identified for enhanced elevation treatments. Figures 2-5a, 2-5b, 2-
6a and 2-6b present conceptual building elevations for each elevation type and Figure 2-7 presents
the rendered building elevations.

The proposed architectural style takes inspiration from contemporary/modern style architecture.
Elements and materials traditionally used for this style include angular pitched roofs using concrete
roof tiles, simple forms with stucco or stone veneer walls, metal and stucco railings, and awnings. The
architecture was chosen to complement existing architecture adjacent to the project site. The
architectural style would be complemented with a color scheme which incorporates neutral wall colors
to complement the project with nearby development within the area. The Specific Plan identifies design
concepts to minimize the bulk and scale of the project. This includes: using building-form elements
such as place breaks, roof forms, and changes in materials to define individual units; articulating the
front and rear elevations both vertically and horizontally; and avoiding long unbroken surfaces on front
and rear elevations by providing a change in plane at least every 25 feet.
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2.2.23 Walls, Fencing and Lighting

Fencing and Walls

Generally, walls and fences within the proposed development are designed to function in five ways;
(1) as aesthetic boundaries for open space, (2) sound attenuation, (3) retaining barriers along
roadways or lots, (4) safety fencing around recreational areas, and (5) privacy fencing between private
open space for multi-family dwelling units. Fence and wall types allowed within the Specific Plan Area
may include geogrid retaining walls, soil nail retaining walls, tan block retaining wall, tubular steel
fencing, tubular steel on retaining wall, and vinyl privacy fencing. Wall and fencing materials may be
substituted with other wall and fence types and materials upon review and approval by the
Development Services Department. Figure 2-8 presents the conceptual fence and wall plan and Figure
2-9 presents examples of the proposed wall and fencing materials.

Lighting

Lighting for the proposed project would be used to accent landscaping and provide safety and accent
lighting for duplex buildings. All lighting fixtures for the proposed project would be energy efficient,
architecturally appropriate, and designed to minimize glare, conflict, and light pollution, while providing
illumination levels that create a safe environment for both vehicles and pedestrians. Street area lights
would be full cut-off fixtures and would utilize house-side shields to reduce light trespass and prevent
light pollution. Common area lighting would be used to enhance and complement the character of the
development. Conceptual lighting fixtures and locations are illustrated on Figure 2-10. Lighting would
be required to conform with the City’s lighting ordinance and standards, (San Marcos Municipal Code
Title 20, Section 20.300.080).

2224 Access, Circulation and Parking

Project Access

Access to the project site would be via one unsignalized driveway on Woodward Street. The entrance
driveway would be ungated and would be 24 feet wide. Internal vehicular movement would be via a
24-foot-wide drive aisle.

Circulation

The project site would have one internal circulation system. The conceptual circulation plan is included
as Figure 2-11. The driveway in the Specific Plan Area would provide a minimum of 24 feet of paved
driving surface measured curb to curb. Where provided, a minimum 4-foot concrete sidewalk would
accommodate safe pedestrian travel through each area. Units requiring Americans with Disability Act
(ADA) accessibility would be located on the western side of the driveway where a 4.5-foot sidewalk
would run the length of the development and connect units to the common recreation area. A concrete
sidewalk would be constructed along the west side of the main project driveway to connect the project
to Woodward Street. A 6-inch curb and gutter would be constructed to either side of the driveway and
each travel lane would be a minimum of 12 feet from center line.

Emergency Access

The Specific Plan Area would accommodate the Pierce Pumper truck, which is the emergency vehicle
in operation with the City of San Marcos Fire Department. A 24-foot minimum curb to curb driveway
would be constructed to maintain a minimum road width and any portion of the driveway with grades
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12% and steeper would require concrete pavement surface with a broom finish suitable for emergency
vehicles per City of San Marcos Fire Department requirements. The project design would include a 30-
foot-wide emergency vehicle turnaround area at the northeast corner of the proposed development.
The cul-de-sac at the southern end of the site would also serve as an emergency vehicle turnaround
area. Both turnaround areas would accommodate the Pierce Pumper truck.

Parking

The project proposes a total of 108 on-site parking spaces. This includes two-car garages for each
residential unit and 16 open parking spaces. Each garage would be wired to accommodate an electric
vehicle charter. The open parking spaces would be located throughout the project area.

2225 Grading and Construction Phase

The proposed project is expected to start construction in 2025 and full occupancy is anticipated in
2027.

Grading

Earthwork activities include 41,989 cubic yards (CY) of cut volume. With over-excavation and bulking,
the total fill volume would be 50,270 CY, for a difference of 8,281 CY. If suitable, the excess material
would be used as wall backfill and the site would balance. If it is not suitable, it would be exported
from the site. To be conservative, the environmental analysis assumes the materials would be
exported. Assuming 15 cy truck trips, that would equate to 553 trips. These trips would be spread over
approximately 23 working days for 24 trips per day associated with export.

The project design incorporates retaining walls to manage the topography of the site and create areas
for the access driveway and building pads. The proposed retaining walls include slump block, geogrid,
and soil nail styles, depending on the location within the project. The retaining walls would be earth-
tone color and textured to blend in with the surrounding terrain.

There is existing netting along the Woodward Street frontage to minimize the potential for rock and
debris fall onto the roadway. As noted on the proposed grading plans for the project, a portion of this
netting would be removed to accommodate the project grading. The netting would be re-anchored to
the new top of slope or as recommended by the soils engineer during project construction.

The import and export of earth material is guided by Section 17.32.080 of the City’s Municipal Code
and prior to any export of soils, a haul route would be submitted for review and approval by the City
Engineer. Additionally, grading and other earth moving activities are restricted to the hours of 7:00 AM
and 4:30 PM, Monday through Friday, per Section 17.32.180 of the City’s Municipal Code.

The proposed project would comply with San Diego Air Pollution Control District (SDAPCD) Rule 55 -
Fugitive Dust Control. This rule limits airborne dust beyond the property line and roadway dust
associated with construction equipment and trucks.

Blasting and Rock Crushing

Due to bedrock conditions, blasting would be required on the project site. The proposed project would
comply with all provisions identified in the City’s Municipal Code Section 17.60.06 as it relates to
blasting and blasting would only be permitted between the hours of 9:00 AM and 4:00 PM during any
weekday. Blasting also requires issuance of a Blasting Permit from the San Marcos Fire Department.
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The proposed project’s requested approvals include a Conditional Use Permit (CUP22-0005), which
would allow for the use of the temporary rock crusher. The rock crusher, a Thunderbird Hazemag
impact crusher, would be located in the central portion of the site to provide the most distance from
adjacent residential uses. The crusher would be approximately 329 feet from the residential use to
the east, 667 feet from the closest residential use to the north and 531 feet from the closest
residential use to the south.

2.2.2.6 Public Utilities and Services

Water Facilities

The project site lies within the service area of Vallecitos Water District (VWD) for water service and
sewer service. The project would connect to the existing 8-inch water main in Woodward Street at the
main entry to the project site. Water connections to the dwelling units would be provided via 4-inch
lines. An 8-inch fire main would parallel the potable water line for fire service to the site.

Wastewater Facilities

The project site is also in the VWD service area for sewer service. For sewer service, the proposed
project would extend the existing gravity sewer main located north of the project site in Woodward
Street for approximately 490 feet. The proposed sewer line extension would be within the existing
roadway on Woodward Street. Dwelling units would connect to sewer via an 8-inch sewer main that
would run the length of the main driveway.

Site Drainage and Stormwater Management

Storm drain systems and connections would be designed to accommodate the proposed future
development. The proposed project would construct two biofiltration basins (BMP-A and BMP-B) for
storm water quality and hydromodification, which would be located at the northeast corner and
northwest edge of the project site. These features would collect storm water from the buildings and
street and direct the storm water through storm water drainage pipes to existing points of confluence
(POC). In conformance with the 2023 City of San Marcos BMP Design Manual.

Electricity and Gas

The proposed project would be served by San Diego Gas & Electric (SDG&E) for electricity and gas
service. The design for the dry utilities connection are still under preparation, however the proposed
project would connect to existing infrastructure within Woodward Street. This work would take place
within the existing right-of-way and would not disturb any vegetation.

Solid Waste Disposal

Solid waste collection and recycling services to the proposed project would be provided by EDCO Waste
& Recycling. Non-recyclable waste, including general trash and green materials, would be collected
and transported to the Sycamore Sanitary Landfill in Santee. Recyclable materials would be
transferred to the Escondido Resources Recovery Transfer Station for further processing.

Fire Protection

The San Marcos Fire Department (SMFD) would provide fire protection for urban and wildland fires
and emergency services to the project site. SMFD services San Marcos with four stations, the closest
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of which is Fire Station No. 1 located at 180 W. Mission Road, approximately 0.25 miles west of the
project site. There are two easements on the project site associated with vegetation management for
fire fuel reduction. One is located along a portion of the project site’s eastern boundary and the other
is located along a portion of the project site’s southern boundary. These are associated with fire buffer
maintenance requirements of adjacent development.

The proposed project would also implement a zoned brush management plan which would provide a
minimum of 150 feet of clearance. The brush management plan would follow the California
Department of Forestry and Fire Protection’s (CAL FIRE) guidance for defensible space (CAL FIRE
2023) which includes three zones of defensible space. The preliminary brush management plan is
included as Figure 2-12. The brush management plan and implementation would be the responsibility
of the Home Owners Association. The brush management zones include:

e Zone 1 (Structures) - This zone covers 50 feet around structures and is measured from the
structure outward to 50 feet or to the property line. Zone 1 landscaping shall be permanently
irrigated and landscaped with fire resistive, low fuel plant material lower than 18 inches high.
At maturity, trees shall be located so crowns are a minimum 10 feet from structures at maturity
and spaced with a minimum of 10 feet between crowns at maturity. No combustible fencing
shall be allowed. No bark mulch shall be allowed within 5 feet of structure walls.

o Zone 1 (Roadway Adjacent) - This zone measures 30 feet outwards from the roadway curb to
30 feet each side of the roadway. Landscaping shall be permanently irrigated and landscaped
with fire-resistive, low-fuel plant material.

e Zone 2 - This zone is measured from the outside edge of Zone 1 outward to 100 feet from the
structure. This zone has a reduced fuel, non-irrigated area and shall be maintained, thinned,
and trimmed. A maximum of 50 percent of native vegetation shall be retained with single
specimen shrubs 20 feet off center maximum. Groundcover shall be maintained at 6 inches
height. Trees shall be maintained with a minimum 20 feet between canopies.

e Zone 3 - This zone measures from the outside of edge of Zone 2 outward to 150 feet from the
structure. This zone is a reduced fuel, non-irrigated area and shall be maintained, thinned, and
trimmed. A maximum of 30 percent of native vegetation shall be retained with single specimen
shrubs 20 feet off center maximum. Groundcover shall be maintained at 6 inches height. Trees
shall be maintained with a minimum 20 feet between canopies.

2.2.2.7 Vacation of Easement

As part of the project, an existing easement for drainage, slope and public street, and utility is recorded
in favor of the City (recoded March 26, 2002, Document No. 2002-0251944). As part of the project
all drainage rights will be vacated on the final map and portions of the slope rights will be vacated on
the Final Map. The City will reserve the public street and utility rights associated with this existing
easement.

2.2.2.8 Offsite Improvements

Wastewater Infrastructure

As discussed in Section 2.2.2.6, prior to project occupancy, the proposed project would implement the
following improvement:
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Extend the existing 8-inch gravity sewer main located north of the project site in Woodward Street for
approximately 490 feet. The proposed sewer line extension would be within the existing roadway on
Woodward Street.

Transportation Infrastructure Improvements

The proposed project would construct a minimum 50-foot southbound left-turn pocket on Woodward
Street for left-turn access to the project site outside of the southbound through lane.

2.2.2.9 Economic Characteristics

As discussed in Chapter 8 of the Woodward 64 Specific Plan (Appendix A.1), the proposed project
would include a Facilities Financing Plan to ensure improvements are implemented in a timely and
successful manner. The financing mechanisms for each improvement would be timed with
development of the project site, the City’s conditions of approval, and site plan/design review approval.
Refer to Chapter 8 of Appendix A.1 for additional details regarding the methods of financing of
construction and operation of public improvements and services.

2.2.2.10 Project Design Features

The project incorporates the following design features and would adhere to specific regulatory
requirements that would minimize potential environmental effects. These are summarized, in Table 2-
2.

Table 2-2. Project Design Features

Aesthetics
e Implementation of the Landscape Plan to provide a cohesive and visually appealing planting
scheme.

e Compliance with the City of San Marcos Street Lighting Standards and Specifications and San
Marcos Municipal Code Title 20, Section 20.300.080, Light and Glare Standards.

Air Quality
e Compliance with SDACPD Rule 55 - Fugitive Dust.

e In accordance with SDAPCD Rule 67.0 (Architectural Coatings), the project would utilize low-
volatile organic compound (VOC) paint that does not exceed 100 grams of VOC per liter for
interior surfaces and 150 grams of VOC per liter for exterior surfaces.

e Heavy diesel construction equipment shall be rated Tier IV.

Energy
e Ensure proper maintenance of all construction equipment per manufacturer
recommendations.
e |nstallation of rooftop solar consistent with Title 24.

Greenhouse Gas Emissions
e |nstallation of rooftop solar consistent with Title 24.

e Compliance with the City’s Model Water Efficient Landscape Ordinance and Municipal Code,
Title 20.

e None of the units would have fireplaces.
e Planting of shade trees.
e Each garage would be wired to accommodate an electric vehicle charger.
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Geology and Soils

o Implement all recommendations from the preliminary geotechnical investigation (GeoTek
2019). These recommendations include general provisions related earthwork, and design
recommendations related to stormwater infiltration, foundation design, seismic design
parameters, corrosion, retaining all design and construction, and post-construction
considerations. The detailed recommendations are included in Chapter 5 of the geotechnical
report, which is included as Appendix G of this document.

e Removal and replacement of netting along Woodward Street frontage to minimize potential for
rock and debris fall on the roadway, as noted on the project grading plans.

Hazards

e Implementation of a zoned brush management plan which would provide a minimum of 150
feet of clearance from structures.

e Future residents shall be notified of potential annoyances commonly associated with proximity
to airports (e.g., noise, vibrations, and overflights) through the recording of overflight
notification documents as outlined in the McClellan-Palomar Airport Land Use Compatibility
Plan and Chapter 20.265 of the City’s Municipal Code.

Hydrology and Water Quality

Source control BMPs include, but are not limited to:
e Preventing illicit discharges into the MS4

e Stenciling the future on-site public road storm drain inlets
e Protecting trash storage areas from rainfall, run-on, runoff, and wind dispersal.

Site design BMPs include, but are not limited to:
e Conserving natural drainage pathways and hydrologic features

e Conserving natural areas, soils, and vegetation

e Minimizing impervious areas

e Minimizing soil compaction

e Runoff collection through multiple private inlets

e Landscaping with native or drought tolerant species.

Permanent Structural BMPs, include, but are not limited to:

e Biofiltration basins and hydromodification facility including 100-year post-development
detention
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Noise/Vibration

e Grading, excavation, and other earth moving activities would occur between 7:00 AM and 4:30
PM, Monday through Friday. No grading, excavation and other earth moving activities would
occur on the weekends or holidays in accordance with the City’s Municipal Code, Section
17.32.180.

e The project would comply with all provisions identified in the City’s Municipal Code Section
17.60.06 as it relates to blasting and blasting shall only be permitted between the hours of
9:00 AM and 4:00 PM during any weekday. Blasting also required issuance of a Blasting Permit
from the San Marcos Fire Department.

e All construction equipment would be properly fitted with mufflers and all staging and
maintenance would be conducted as far away from the existing residence as possible.

e To ensure compliance with CCR Title 24, a final noise assessment is required prior to the
issuance of the first building permit to identify the interior noise requirements based upon
architectural and building plans. Interior noise levels of 45 dBA CNEL can be obtained with
conventional building construction methods and providing a closed window condition requiring
a means of mechanical ventilation (e.g., air conditioning) and upgraded windows for all
sensitive rooms (e.g., bedrooms and living spaces).

Public Services - Fire Protection, Police Protection Schools, and Parks

e The applicant/developer/property owner shall submit an executed version of petition to annex
into and establish, with respect to the property, the special taxes levied by the following
Community Facility District: CFD 2001-01 (Fire and Paramedic).

e The applicant/developer/property owner shall submit an executed version of petition to annex
into and establish, with respect to the property, the special taxes levied by the following
Community Facility District: CFD 98-01 (Police).

e The applicant shall pay the San Marcos Unified School District developer fees that are in effect
at the time of building permit issuance. The current residential fee is $4.79 per square foot.

e Payment of Public Facility Fees, a portion of which go towards park development.

Transportation
e The applicant/developer/property owner shall construct an access point that provides
adequate driveway sight distance.

o The applicant/developer/property owner shall construct a southbound left-turn pocket on
Woodward Street for left-turn access to the project site outside of the southbound through lane.

e The applicant/developer/property owner shall submit an executed version of petition to annex
into and establish, with respect to the property, the special taxes levied by the following
Community Facility District: CFD 2011-01 (Congestion Management).

e Payment of Public Facility Fees, a portion of which go towards improvements to circulation
streets and State Route 78 interchanges.

Utilities and Service Systems

e The applicant would pay applicable Water and Wastewater Capital Facility Fees to Vallecitos
Water District per Ordinances Nos. 175 and 176. Proof of payment would be provided to the
City’s Planning Manager.

e Extend the existing 8-inch gravity sewer main located north of the project site in Woodward
Street for approximately 490 feet.
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2.3 Environmental Setting

23.1 Existing Land Use and Setting
On-Site

The project site is currently undeveloped, steeply-sloped vacant land. The earliest-available aerial
images of the project site, dating to 1928, appear to show two graded areas with a dirt road connecting
the two. By 1938, at least one of the dirt roads appears to have been abandoned. Between 1953 and
1964, another episode of disturbance is visible on the aerial imagery, with grading over a portion of
the project area and possibly the widening of Woodward Street. By 1980, a four-sided feature is visible
in these graded areas. By 1987, this feature is no longer visible. Post-1987, activity in the project site
appears to be sporadic and included clearing of some of the previously cut roadways. In the most-
recent google earth images dating to 2021, a small approximately 7-x-10-ft feature is visible in the
southern portion of the project area. During the cultural resources site survey, it was determined that
this feature was an abandoned asphalt-related machine (ASM 2024). There is existing netting along
the Woodward Street frontage to minimize the potential for rock and debris fall onto the roadway.

Surroundings

The project site is in a developed portion of the City. The project vicinity includes single-family
residential neighborhoods to the north and east, multi-family residential developments to the south,
and undeveloped land to the west across Woodward Street. Directly north of the project site is an area
designated as Open Space in the City’s General Plan. The City of San Marcos Civic Center is located
south of the project site across E. Mission Road and contains a mix of institutional, office, and medical
office uses as well as adjacent commercial land uses which offer a variety of retail space, restaurants,
service uses, and shopping. The Civic Center SPRINTER rail station is located approximately 0.1 miles
from the project site at the intersection of E. Mission Road and San Marcos Boulevard.

23.2 Existing General Plan and Zoning

Existing General Plan Land Use Designation

The project site has a General Plan Designation of SPA (Specific Plan Area) and is associated with the
HOCSP. The HOCSP comprises approximately 1,528 acres in the geographic center of the City. In the
HOCSP, certain properties along the Mission Road corridor, such as the project site, have a sub-plan
designation of Richmar Specific Plan. Prior to the site’s inclusion under the Richmar sub-plan, the
underlying designation for the property was Single-Family Detached 2 to 4 du/ac per the HOCSP.

Development criteria for the Richmar Specific Plan has not been adopted by the City; therefore,
properties requesting development within this sub-plan area are required to establish individual
specific plans. As such, there is no fixed land use or density currently assigned to the project site. The
General Plan identifies commercial, office and multifamily residential as land use options within the
Richmar Specific Plan Area. Due to its location and the adjacent residential land uses, a multifamily
residential development, under a Specific Plan, is the most suitable land use for the subject property.
Given the topographical constraints and the lack of availability of a secondary/emergency vehicle
access point, a maximum of 50 multifamily residential units could be built on the site. This would result
in a density of 5.9 du/acre. The project site would not be suitable for commercial or office development
given the site topography and adjacent uses.
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Existing Zoning Designation

The project site is located within the HOCSP Specific Plan Area and zoned SPA. No change in zoning is
proposed as part of the project.

233 Regional Setting

The following provides a general description of various aspects of the proposed project’s
environmental setting. Additional descriptions of the project’s environmental setting as it relates to
environmental issue areas can be found in Chapter 3.

23.3.1 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°Fahrenheit (F), with highs approaching 76°F in August on average. The average wintertime low
temperature is approximately 49 °F. 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.

The SDAB is currently classified as a federal nonattainment area for ozone (03) and a state
nonattainment area for particulate matter less than or equal to 10 microns of coarse particulate
matter (PM1o), particulate matter less than or equal to 2.5 microns (fine particulate matter (PM2.s)),
and ozone (03).

2.3.3.3 Soils

The earth materials present at the project site consist of sporadic undocumented fill materials,
colluvium, and Cretaceous age plutonic bedrock (GeoTek 2019). There is existing netting along the
Woodward Street frontage to minimize the potential for rock and debris fall onto the roadway. As noted
on the proposed grading plans for the project, a portion of this netting would be removed to
accommodate the project grading. The netting would be re-anchored to the new top of slope or as
recommended by the soils engineer during project construction.

2.3.34 Terrain and Topography

The project site is located within the 7.5-minute San Marcos Quadrangle map. The project site is
undeveloped and steeply sloped. Elevation ranges from 754 feet above mean sea level (amsl) in the
eastern portion of the project site down to 615 feet in the southwestern portion of the project site.
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2.3.35 Watershed and Hydrology

The project site is located within the jurisdiction of the San Diego Regional Water Quality Control Board
(RWQCB). The San Diego Region is divided into eleven hydrologic units. The project site is located in
the Richland Hydrologic Subarea (904.52) within the San Marcos Hydrologic Area (904.5) of the
Carlsbad Watershed Hydrologic Unit (904). The existing drainage conveyance is natural and fronts
Woodward Street and E. Mission Road.. The upper east side of the project site drains westerly to the
existing 18-inch and 24-inch storm drain pipes, then to POC-1 which is located at the southeast corner
of the project site. The lower east side of the project site drains southerly to the existing 18-inch and
24-inch storm drain pipes then to POC-2, which is located at the southeast corner of the project site.
At the most northern portion of the project site, surface runoff drains northerly to POC-3, which is
located at the northwest edge of the project site.

2.3.3.6 Regional Biology

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.
The project site is not located within a Focused Planning Area (FPA) in the City’s Draft Subarea Plan.
Directly north of the project site is an area designated as Open Space in the City’s General Plan.

Based upon the biological resources study prepared for the project (Rincon 2025), the project site
supports Diegan coastal sage scrub, disturbed Diegan coastal sage scrub, disturbed habitat, and
urban/developed areas. No drainages or wetlands occur on the project site. Focused surveys for costal
California gnatcatcher (CAGN) were conducted in 2023 and no CAGN were observed on the project
site. Rare plant surveys were conducted in June and September 2023 and no rare plants were
observed on the project site. (Rincon 2024).

2.3.3.7 Public Services

Police Protection

Police protection for the proposed project would be provided by the County of San Diego Sheriff's
Department. The County Sheriff provides contract law enforcement services to the City of San Marcos
through the station located at 182 Santar Place, approximately 0.75 miles east of the project site.

Schools

The project site is within the San Marcos Unified School District (SMUSD) boundary. 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. Students generated by the project would attend Richland Elementary School, Woodland
Park Middle School, and Mission Hills High School.

Parks

There are 24 community parks, 13 neighborhood parks and three recreation centers in the City. The
parks closest to the project site are Richmar Park and Hollandia Park. Richmar Park is located 0.25
mile west of the project site at 110 Richmar Avenue. Richmar Park is developed with adapted play
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equipment, a performance plaza, permanent restrooms, a picnic shelter, picnic tables, play equipment
and turf play areas. Hollandia Park is located 0.8 miles east of the project site at 12 Mission Hills
Court. Hollandia Park is developed with an amphitheater, lighted ballfield, barbeque area, dog park,
horseshoe court, lighted multi-purpose fields, park space, permanent restrooms, a picnic shelter, play
equipment, skate plaza and turf play areas.

Libraries

The City is served by the San Diego County Library. The San Marcos Branch is located at 2 Civic Center
Drive, approximately 1.75 miles southeast of the project site.

2.4 Intended Uses of EIR

The EIR was prepared in accordance with CEQA (California Public Resources Code, Section 21000 et
seq.), CEQA Guidelines (14 CCR 15000 et seq.).

The EIR is an informational document that provides 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 the EIR to fulfill their legal authority to issue permits for
the proposed project. The analysis and findings in the 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 would perform the entitlement processing of the proposed project. As the
designated lead agency, the City has assumed responsibility for preparing the EIR, and the analysis
and findings in the EIR reflect the City’s independent judgment. When deciding whether to approve
the proposed project, the City will use the information in the 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. Subsequent to
certification of the Final EIR, agencies with permitting authority over all or portions of the proposed
project would use the Final EIR as the basis for their evaluation of environmental effects related to the
proposed project that would culminate with the approval or denial of applicable permits.

Trustee Agencies

As defined by CEQA Guidelines Section 15381, a “Trustee Agency” means a state agency having
jurisdiction by law over natural resources affected by a project which are held in trust for the people
of the State of California. The California Department of Fish and Wildlife (CDFW) is a Trustee Agency
with regard to the fish and wildlife of the state, to designate rare and endangered native plants, and

Woodward 46 Specific Plan Draft EIR March 2025
City of San Marcos Page 2-15



2.0 Project Description, Location, and Environmental Setting

to game refuges, ecological reserves, and other areas administered by the department. CDFW is a
Trustee Agency for the project.

24.1 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 B.1 to the EIR).

The 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 the EIR). Chapter 3 of the EIR
evaluates in detail, the following subject areas: aesthetics, air quality, biological resources, cultural
resources, energy, geology and soils, hydrology and water quality, land use and planning, noise, public
services, transportation, tribal cultural resources, utilities and service systems, and cumulative
impacts. growth-inducing impacts are analyzed in Chapter 6.

As a “Project EIR,” the 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, the 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, the
EIR recommends mitigation measures directed at reducing or avoiding those significant environmental
impacts.

24.2 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 August 21, 2023, to interested agencies, organizations, and parties. The NOP
was also posted to the State Clearinghouse CEQANet portal. State Clearinghouse assigned a state
identification number (SCH No 2023080449) to the 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 August 30, 2023 in the Valley of Discovery Room at San Marcos
City Hall and two community members attended. The 30-day public scoping period ended on
September 20, 2023. A total of five NOP comment letters were received.

Comments received during the NOP public scoping period were considered part of the preparation of
the EIR. The NOP and written comments are included in Appendices B.2 and B.3 to the EIR.
Environmental-related topics raised during the NOP comment period and scoping meeting include:

o Aesthetics: views from adjacent private homes;

e Biological Resources: MHCP, sensitive species, sensitive habitat, and biological resources
mitigation
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e Cultural and Tribal Cultural Resources: compliance with Assembly Bill 52 and Senate Bill 18;
e Land Use: provision of low-income or senior housing

e Noise: construction and vehicular noise, vibration from blasting

e Public Services (police): City should consider having their own police department

e Transportation (pedestrian): pedestrian safety

e Transportation (vehicular): congestion

e Utilities and Service Systems: water use

Public scoping comments regarding the proposed project’s potential impact on the environment have
been incorporated in the analysis in the EIR in Sections 3.1 (Aesthetics), 3.3 (Biological Resources),
3.4 (Cultural Resources), 3.8 (Land Use - level of service analysis for traffic), 3.9 (Noise), 3.10 (Public
Services), 3.11 (Transportation), 3.12 (Tribal Cultural Resources), and 4.0 (Alternatives).

24.3 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. The EIR and related
technical appendices are available for review during the 45-day public review period at: City of San
Marcos.

Development Services Department Counter
1 Civic Center Drive
San Marcos, CA 92069

The document is also available online at: https://www.san-marcos.net/departments/development-
services/planning/environmental-review-sustainability/environmental-documents.

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 Scott
Nightingale, Principal Planner or emailed at: snightingale@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.

24.4 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
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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.

If the proposed project is approved, the City will file a Notice of Determination with the State
Clearinghouse and San Diego County Clerk within five 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.

2.5 Matrix of Project Approvals

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 a Specific Plan Amendment, Specific Plan, General Plan
Amendment, Multi-Family Site Development Plan, Tentative Subdivision Map, Conditional Use Permit,
among others listed and described in Table 2-3. These entitlements would govern the development of
the project site.

The City will use the EIR and associated documentation in its decision to approve or deny the required
discretionary permits. Other responsible and/or trustee agencies can use the EIR and supporting
documentation in their decision-making process to issue additional approvals.

Table 2-3. Required Actions and Approvals

Agency Required Action/Approval

e Specific Plan Amendment

e Specific Plan

e General Plan Amendment

e Multi-Family Site Development Plan
e Tentative Subdivision Map

City of San Marcos - Lead Agency e Conditional Use Permit

e Grading Plan/Permit

e Public Improvement Plan/Permit
e Landscape Plan/Permit

e Building Permits

e Blasting Permit
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Agency Required Action/Approval

National Pollutant Discharge Elimination System
Construction General Permit (State Water Resources
Control Board Order 2009-09-DWQ)

San Diego Regional Water Quality
Control Board

Vallecitos Water District Approval for water and sewer service

2.6 Project Inconsistencies with Applicable Regional and General Plans

Throughout Chapter 3 of this EIR, the proposed 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 3.8, Land Use); Regional Air Quality Strategy (Section 3.2, Air Quality); San
Diego Air Pollution Control District policies (Section 3.2, Air Quality); Regional Water Quality Control
Board permits (Section 3.7, Hydrology and Water Quality); the Multiple Habitat Conservation Program
(Section 3.3, Biological Resources); Airport Land Use Compatibility Plans (3.8, Land Use, 3.9, Noise,
and 5.7, Hazards and Hazardous Material); the City’s Climate Action Plan (Section 5.6, Greenhouse
Gas Emissions) and various other applicable regional and local plans and policies.

2.7 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.

According to Section 15130(b)(1) of the CEQA Guidelines, a cumulative impact analysis may be
conducted and presented by either of two methods:

e Alist of past, present, and probable activities producing related or cumulative impacts; or

o 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, the cumulative list approach has been used
in this cumulative analysis, as discussed below. The cumulative impacts of air quality has been
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2.0 Project Description, Location, and Environmental Setting

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 2-4.

Table 2-4. Cumulative Projects

No. Project Location Description®
1 Armorlite Lofts 225 N. Las Posas Road 119 apartments and 5,600 s.f. of
commercial
Breakers Real Southeast corner of Twin 174 bed assisted living facility
2 Estate Oaks Valley Road and
Richmar Avenue
CRP lll Mission, LLC | 528 W. Mission Road Redevelop existing 10.83 acre
3 industrial park with 3 new industrial
buildings.
Hollandia Dairy CUP | 620 E. Mission Road CUP to demolish and reconstruct a
4 100,000 s.f. portion of an existing
dairy.
Hollandia Farms 641 E. Mission Road Develop and establish a screened
5 SDP outdoor construction contractor yard
on 12.45 acres. storage
Karl Strauss Northeast corner of Las 10,528 s.f. of commercial
6 Brewery & Tasting | Posas Road and Vallecitos
Room Road
Lanikai Senior Northwest corner of E. 115 multi-family residential (MFR)
7 Residential Mission Road and Woodward | units (age-restricted for 55+)
Street
Lonnie Tabbaa Southwest corner of W. Gas station, car wash, commercial
8 Mission Road and N. Las drive thru and convenience store
Posas Road
Mariposa ll/Phase |Richmar Avenue and Los 100 MFR affordable units to replace
9 1 Olivos Drive 40 existing MFR units (net increase
of 60 units)
Mariposa ll/Phase |Richmar Avenue and Los 96 MFR affordable units to replace
10 |2 Olivos Drive 30 existing MFR units (net increase
of 66 units)
Meritage Homes West of Las Posas Road and | 120 MFR units
(Grand Vista Multi- | Palm Road intersection
11 | Family)
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2.0 Project Description, Location, and Environmental Setting

No. Project Location Description®
12 | Pico Investments 236 Pico Avenue 16 MFR units
Twin Oaks Fuel Twin Oaks Valley Road and Fuel station, 4,083 s.f. convenience
13
Borden Road store, and car wash.
University District Twin Oaks Valley Road, south | Various projects within the University
Specific Plan and of SR-78, Discovery, and District Specific Plan (North City) and
Discovery Villages | Barham Street areas adjacent area:

e Block 3 student housing

e Discovery Village North -
Office/Commercial/Residential

e Discovery Village South - Single-
Family Residential

14 e SH North City, LLC - Condo Units,
Master Association Community
Rec Center, Public And Private
Trail Systems
e Univ District SPA - North City
Phase A&B - Mixed-Use
Development comprised of
20,000 s.f. retail, 100,00 s.f.
office, and 537 multi-family units
Villa Serena Northwest corner of Richmar | Demolish 136 MFR units and
15 Avenue and Marcos Street construct 148 MFR units (net
increase of 12 units)
Woodmont Land Northeast corner of Twin 11,430 s.f. preschool
16 | Company Oaks Valley Road and Windy
Way

Notes: (1) SFR = Single-Family Residential, MFR= Multi-Family Residential
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2.0 Project Description, Location, and Environmental Setting

Figure 2-1a. Regional Location
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2.0 Project Description, Location, and Environmental Setting

Figure 2-1b. Vicinity Map
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2.0 Project Description, Location, and Environmental Setting

Figure 2-2-Conceptual Site Plan
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2.0 Project Description, Location, and Environmental Setting

Figure 2-3. Conceptual Open Space Plan
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2.0 Project Description, Location, and Environmental Setting

Figure 2-4. Conceptual Landscape Plan
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2.0 Project Description, Location, and Environmental Setting

Figure 2-5a. Building A Elevations

I

2
E|
4
5
&
7
2

Woodward 46 Specific Plan Draft EIR March 2025
City of San Marcos Page 2-27



2.0 Project Description, Location, and Environmental Setting

Figure 2-5b. Building A Enhanced Elevations
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2.0 Project Description, Location, and Environmental Setting

Figure 2-6a. Building B Elevations
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2.0 Project Description, Location, and Environmental Setting

Figure 2-6b. Building B Enhanced Elevations
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2.0 Project Description, Location, and Environmental Setting

Figure 2-7. Conceptual Building Renderings
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2.0 Project Description, Location, and Environmental Setting

Figure 2-8. Conceptual Wall and Fencing Plan
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2.0 Project Description, Location, and Environmental Setting

Figure 2-9. Wall and Fencing Materials Examples

Woodward 46

Cornerstone Communities

— Ton Vinyl Fence — Tubuler $teel Fence with Slump
block pllasters per plan

Tan Slump Block Retaining Wal —— 30il Mail Retgining Wall to match —— Tan Geogrid Retaining vall == 42" Ht. Lodge Fole Salety Roiing
wall an adjacent Mission 316 praject,
i eolar and finish

B3 CORNERSTONE  =¥=
! COMMUNITIES CTHOWA I?::

ASSDCIATES.
“aliding ¥ dwerican Desea ™ P ek Ly

Woodward 46 Specific Plan Draft EIR March 2025
City of San Marcos Page 2-33



2.0 Project Description, Location, and Environmental Setting

Figure 2-10. Conceptual Lighting Plan
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2.0 Project Description, Location, and Environmental Setting

Figure 2-11. Conceptual Circulation Plan
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2.0 Project Description, Location, and Environmental Setting

Figure 2-12. Preliminary Brush Management Plan
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3.0 Environmental Impact Analysis

Sections 3.1 through 3.13 provide the project- and cumulative-level environmental impact analysis for
the proposed project.

After preparation of the Initial Study for the proposed project (Appendix B.1), it was concluded that
impacts to agriculture/forestry resources, greenhouse gas emissions, hazards/hazardous materials,
mineral resources, population and housing, recreation, and wildfire would be less than significant.
However, it was also concluded that the following issue areas could possibly result in significant
impacts: aesthetics, air quality, biological resources, cultural resources, energy, geology and soils,
hydrology and water quality, land use and planning, noise, public services, transportation, tribal
cultural resources, and utilities and services systems. Therefore, this Environmental Impact Report
(EIR) evaluates the potential for impacts related to these issue areas

The 13 environmental topics analyzed in Sections 3.1 through 3.13 are organized as follows:

e Introduction - provides a brief overview to each section.

o Existing Conditions - describes the existing environmental conditions on the project site as it
relates to the specific environmental topic being addressed in the subchapter.

o Regulatory Setting - describes the federal, state, regional, and local regulatory requirements
applicable to the proposed project.

o Thresholds of Significance - describes the thresholds by which the significance of project
impacts are determined. A “no impact” conclusion means the project will not have any impacts
for a given threshold. A “less than significant impact” conclusion means the project may have
an impact; however, the impact is not to a level that would be deemed significant per the given
threshold. A “significant impact” means the project has an impact that meets or exceeds a
threshold and mitigation is required to reduce the impact.

e Project Impact Analysis - analyzes the project-level impacts, by threshold.

o Cumulative Impact Analysis - analyzes the cumulative-level impacts of the project. Cumulative
projects considered in this analysis are listed in Table 2-4 in Chapter 2.0, Project Description.

o Mitigation Measures - identifies the mitigation measures to reduce project- and/or
cumulative-level impacts to below a level of significance.

e Conclusion - briefly summarizes the analysis of each section.

The focus of the environmental analysis in each of the following sections 3.1 through 3.13 is the suite
of proposed actions as described in Chapter 2.0, Project Description.
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3.1 Aesthetics

Introduction

This section addresses the aesthetic resources of the proposed project area and the potential effects
that implementation of the proposed project may have related to aesthetics, including impacts to
degradation of visual character and lighting/glare. The analysis also considers the California
Environmental Quality Act (CEQA) Guidelines Appendix G, and applicable State and Local regulations,
including the City of San Marcos General Plan. The General Plan is available on the City’s website.1

In the Initial Study prepared for the proposed project (Appendix B.1), it was determined that there
would be no potential for the project to have an adverse impact on a scenic vista, nor would the project
damage scenic resources, including, but not limited to, trees, rock outcroppings, and historic buildings
within a State Scenic Highway. Therefore, these issues will not be discussed further in the
Environmental Impact Report (EIR). Section 5.1, Environmental Effects Found Not to be Significant -
Aesthetics, of the EIR provides additional information on this topic.

Table 3.1-1 summarizes the project- and cumulative-level impact analysis for each threshold of
significance.

Table 3.1-1. Aesthetics Summary of Impacts

. . Project
Threshold of Significance el sl Uizs Cumulative Impz:_\ct A_\fter
Impact Mitigation
Impact
#1 - In non-urbanized areas, substantially degrade
the existing visual character or quality of public
views of the site and its surroundings? (Public Less Than
views are those that are experienced from publicly Less Than Less Than Significant
accessible vantage point). If the project is in an Significant Significant Without
urbanized area, would the project conflict with Mitigation
applicable zoning and other regulations governing
scenic quality?
- Less Than
#2 - Create a new source of substantial light or Less Than Less Than Significant
glare which would adversely affect day or Significant Significant Without
nighttime views in the area. Mitigation

3.1.1 Existing Conditions

Visual Character

The following is a description of the existing visual characteristics and visual quality of the project site
and surrounding area.

The City of San Marcos (City) is in the northern portion of San Diego County. The majority of the City is
located on the valley floor, with State Route 78 (SR-78) running through the center of the City.

1 http://www.san-marcos.net/work/economic-development/general-plan
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3.1 Aesthetics

Landforms such as the mountain ranges to the north and south of San Marcos contribute to its scenic
corridors.

The project site is located on the east side of Woodward Street, generally between E. Mission Road to
the south and Vineyard Road to the north in the Richland neighborhood in the City. The project site is
undeveloped and steeply slopped. Elevation ranges from 754 feet above mean sea level (amsl) in the
eastern portion of the project site down to 615 feet in the southwestern portion of the project site. The
project site supports Diegan coastal sage scrub, disturbed Diegan coastal sage scrub, disturbed
habitat, and urban/developed areas (Rincon 2025). No drainages or wetlands occur on the project
site. The project vicinity includes single-family residential neighborhoods to the north and east, multi-
family residential development to the south, and undeveloped land to the west across Woodward
Street. Directly north of the project site is an area designated as Open Space in the City’s General Plan.
The City of San Marcos Civic Center is located south of the project site and contains a mix of
institutional, office, and medical office uses as well as adjacent commercial land uses which offer a
variety of retail space, restaurants, service uses, and shopping. The Civic Center SPRINTER rail station
is located approximately 0.1-mile from the project site at the intersection of E. Mission Road and San
Marcos Boulevard.

Figure 3.1-1 provides an overview of the locations for photos simulations prepared for the project.
Figures 3.1-2 through 3.1-5 provide current and future views of the project site from area roadways.

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 function as
sources for glare. The project vicinity contains sources of nighttime lighting typical of residential uses.
The project site is adjacent to developed areas and typical lighting sources in the project vicinity would
include outdoor lighting fixtures on structures, in parking areas, and street lights on poles. Additionally,
the project site is adjacent to Woodward Street and near E. Mission Road and vehicular headlights are
visible at night. There are no sources of substantial glare present in this area.

3.1.2 Regulatory Setting

This section describes the local regulations related to aesthetics that are applicable to the proposed
project.

Local
San Marcos General Plan - Conservation and Open Space Element

The following goal and policies from the City of San Marcos General Plan, Conservation and Open
Space Element pertain to aesthetics and visual quality:

e 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.

Woodward 46 Specific Plan Draft EIR March 2025
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3.1 Aesthetics

o Policy C0S-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.

The project’s consistency with applicable General Plan goals and policies is discussed in Section 3.8,
Land Use and Planning. As detailed in Table 3.8-12 in Section 3.8, the project is consistent with all the
applicable goals and policies.

San Marcos Municipal Code and 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. The 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 2023a).

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 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 2023b).

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, and Ridgeline Overlay Zones (ROZ), surrounding
these ridgelines (City of San Marcos 2023b). No primary or secondary ridgelines are located within or
adjacent to the project site. The nearest primary ridgeline is within the North City Area #1 map and
includes Owens Peak and “P” Mountain. This primary ridgeline is located approximately 1.25 miles
northwest of the project site.
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3.1 Aesthetics

3.1.3 Thresholds of Significance

According to Appendix G of the California Environmental Quality Act (CEQA) Guidelines, visual quality
and aesthetics impacts are considered potentially significant if the project would:

e Threshold #1: 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 #2: Create a new source of substantial light or glare which would adversely affect
day or nighttime views in the area.

314 Project Impact Analysis

Construction

Project construction involves grading and site preparation activities to prepare the site for future
buildings and infrastructure improvements. The project design incorporates retaining walls to manage
the topography of the site and create areas for the access driveway and building pads. The proposed
retaining walls include slump block, geogrid, and soil nail styles, depending on the location within the
project. The retaining wall would be earth-tone color and textured to blend in with the surrounding
terrain. Construction would require staging areas with construction equipment and supplies, and
portable trailers to serve as temporary office space or storage. Grading on the site would change or
alter the existing topography on the project site to prepare the site for development. The project plans
are included in Appendix A.3.

Operations

The project proposes 46 duplex residential units on 8.57 gross acres. The conceptual site plan is
included as Figure 2-2 in Chapter 2. The proposed project would be developed with two building types
(Elevation A and Elevation B). Each building type would provide a variation of contemporary/modern
style architecture. Figure 2-5 and Figure 2-6 present conceptual building elevations for each elevation
type and Figure 2-7 presents the rendered building elevations. The proposed residential units would
all be three bedroom and 3.5 baths and range from 1,585 square feet (s.f.) to 1,900 s.f. The units
would be three stories and approximately 35 feet in height. Each unit would have a two-car garage.
Figures 3.1-2 through 3.1-7 provide visual simulations of the proposed development from offsite
locations, including Woodward Street, Mission Road, and the bridge on Twin Oaks Valley Road.

The proposed landscape plan includes a mix of trees, shrubs, and groundcover and the plant selection
emphasizes low and moderate water use species and would be suitable for rocky slope conditions.
Proposed tree species include: evergreen elm, Marina strawberry tree, Chitalpa pink dawn, Australian
willow, Tuscarora crape myrtle, Chinese pistache, African suman, eastern redbud, bronze loquat,
sweetshade, shrubby yew podocarpus, Torrey pine, coast live oak, southern live oak, Brisbane box,
and little gem magnolia. The plant palette for the manufactured slopes would blend in with the
surrounding native vegetation. The proposed project would also comply with the City’s Model Water
Efficient Landscape Ordinance (WELO) and Municipal Code, Title 20. The landscape concept plan is
included as Figure 2-4 and the complete landscape plan and planting palette is included in Appendix
A.4.
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3.1 Aesthetics

Threshold #1.: 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?

The City of San Marcos (which includes the project site) is considered an urbanized area per the Public
Resources Code (PRC). 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.” As of July 1, 2022, the US
Census Bureau (USCB) estimated the population of San Marcos to be 94,854 persons (USCB 2023).
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 151,074 persons as of July 1, 2022 (USCB 2023).
The combined estimated population of these two contiguous cities is 245,928 persons, which is well
over the 100,000 persons threshold. Thus, the City would be considered an urbanized area per CEQA.
Therefore, the first question of this aesthetics threshold does not apply to the proposed project, as it
is directed at non-urbanized areas.

The second part of this threshold is for projects in urbanized areas, which applies to the project. A
significant impact would occur if the project conflicts with the applicable zoning and other regulations
that govern scenic quality. Scenic quality is a measure of the visual appeal of the landscape, which is
subjective and varies.

The project site has a General Plan and zoning designation of SPA (Specific Plan Area) and is
associated with the Heart of the City Specific Plan (HOCSP). The HOCSP comprises approximately
1,528 acres in the geographic center of the City. In the HOCSP, certain properties along the Mission
Road corridor, such as the project site, have a sub-plan designation of Richmar Specific Plan. Prior to
the site’s inclusion under the Richmar sub-plan, the underlying designation for the property was Single-
Family Detached 2 to 4 du/ac per the HOCSP.

Development criteria for the Richmar Specific Plan has not been adopted by the City; therefore,
properties requesting development within this sub-plan area are required to establish individual
specific plans. As such, there is no fixed land use or density currently assigned to the project site. The
General Plan identifies commercial, office and multifamily residential as land use options within the
Richmar Specific Plan Area. Due to its location and the adjacent residential land uses, a multifamily
residential development, under a Specific Plan, is the most suitable land use for the subject property.
Given the topographical constraints and the lack of availability of a secondary/emergency vehicle
access point, a maximum of 50 multifamily residential units could be built on the site. This would result
in a density of 5.9 du/acre. The project site would not be suitable for commercial or office development
given the site topography and adjacent uses.

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 ROZ surrounding these ridgelines (City of
San Marcos 2023b).

No primary or secondary ridgelines are located within or adjacent to the project site. The nearest
primary ridgeline is within the North City Area #1 map and includes Owens Peak and “P” Mountain.
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This primary ridgeline is located approximately 1.25 miles northwest of the project site. The project
would not result in any visual impact to primary and secondary ridgelines. Therefore, the project would
not conflict with the ordinance.

Figures 3.1-2 through 3.1-5 provide a comparison of the existing view and a visual simulation of the
future view with implementation of the project from offsite locations, including Woodward Street, E.
Mission Road, and the bridge on Twin Oaks Valley Road. The greatest level of visual change would be
from the Twin Oaks Valley Road bridge, as shown in Figure 3.1-4. In the current view, the project area
is undeveloped and covered in vegetation. The existing trees and homes on Silk Mill Place, which sit
at a higher elevation than the project site, are visible. With construction of the proposed project, the
project site would change to a graded site with retaining walls and residential development. The future
development would sit, visually, below the existing homes on Silk Mill place. The use neutral colors on
the retaining walls and the future homes, as well as the implementation of the landscape plan and
plant palette for the manufactured slopes that would blend in with the surrounding native vegetation
would soften the look of the development from offsite views.

The project’s consistency with the General Plan goals and policies related to scenic views and
aesthetics is presented in Table 3.8-12 in Section 3.8, Land Use and Planning. No conflicts were
identified.

The proposed architectural style takes inspiration from contemporary/modern style architecture.
Elements and materials traditionally used for this style include angular pitched roofs using concrete
roof tiles, simple forms with stucco or stone veneer walls, metal and stucco railings, and awnings. The
architecture was chosen to complement existing architecture adjacent to the project site. The
architectural style would be complemented with a color scheme that incorporates neutral wall colors
to complement the project with nearby development within the area and minimize the potential for
visual impacts due to the highly visible nature of the project site. The project would also use low-
reflective window glass. The Specific Plan identifies design concepts to minimize the bulk and scale of
the project including using building-form elements such as place breaks, roof forms, and changes in
materials to define individual units; articulating the front and rear elevations both vertically and
horizontally; and avoiding long unbroken surfaces on front and rear elevations by providing a change
in plane at least every 25 feet. Figures 3.1-2 through 3.1-7 show renderings of the proposed
development from offsite locations.

The proposed landscape plan would further enhance the project site through implementation of a
comprehensive and aesthetically pleasing landscape design, which would be maintained by the
Homeowners Association. The landscape plan is included as Appendix A.4 of the EIR. The project would
not conflict with applicable zoning and other regulations governing scenic quality and impacts would
be less than significant.

Threshold #2: Would the project create a new source of substantial light or glare which would adversely
affect day or nighttime views in the area?

Excessive, poorly designed, or unshielded lighting can be detrimental to astronomical observations.
Two observatories are located in San Diego County: Palomar Observatory, located over 20 miles
northeast of the proposed project site, and Mount Laguna Observatory - located approximately 50
miles southeast of the proposed project site.

Lighting in the project vicinity is associated with roadway lighting along E. Mission Road and lighting
associated with existing residential uses in the area and immediately adjacent to the project site.
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Development of the proposed project would introduce permanent lighting to a site that is currently
undeveloped and does not have lighting.

Exterior lighting for the proposed project would be used to accent landscaping and provide safety and
accent lighting for duplex buildings. The project’s lighting plan is included in Figure 2-10 in Chapter 2.
As proposed, the project’s exterior lighting would include street and parking area lighting on poles,
building lighting, monument and tree accent lighting and a backlit fire directory. All lighting fixtures for
the proposed project would be energy efficient, architecturally appropriate, and designed to minimize
glare, conflict, and light pollution, while providing illumination levels that create a safe environment
for both vehicles and pedestrians. Street area lights would be full cut-off fixtures and would utilize
house-side shields to reduce light trespass and prevent light pollution. Common area lighting would
be used to enhance and complement the character of the development. Section 4.2.6 of the Specific
Plan (Appendix A.1 of the EIR) details the guidelines related to proposed lighting. Lighting would be
required to conform with the City’s lighting ordinance and standards, (San Marcos Municipal Code Title
20, Section 20.300.080).

The project does not propose features that would be characterized as creating a new source of glare
that would adversely affect daytime or nighttime views in the area. The proposed materials include
concrete roof tiles, simple forms with stucco or stone veneer walls, metal and stucco railings, and
awnings. The roof and wall colors and materials are not reflective and would not create significant
sources of glare.

Since the project would be required to comply with the lighting standards set forth by the City, all
lighting would be shielded to mi