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1 Introduction

1.1 Project Overview

The proposed Restaurant Row Project (project) includes a request for a Specific Plan (SP22-0004), General Plan
Amendment (GPA22-0002), Rezone (R22-0002), Site Development Plan (SDP22-0006) for the private
development , and Vesting Tentative Subdivision Map (TSM22-0003) for a mixed-use residential development
project on a 10.5-acre site in the City of San Marcos (City; see Figure 1, Project Location, and Figure 2, Project Site).
Additionally, the project requests a separate Site Development Plan (SDP23-0004) for the development of a
proposed 1.1-acre neighborhood public park. The General Plan Amendment and Rezone would change the General
Plan designation and Zoning from Mixed-Use 1 (MU 1) and Light Industrial (L-I) to Specific Plan Area (SPA). The
Specific Plan (Appendix M) has been prepared with the intent to provide a comprehensive plan to ensure the
efficient development of a new mixed-use residential community. The Specific Plan serves as both a policy
document and a regulatory document for the systematic implementation of the policies and goals of the General
Plan. The Site Development Plan would configure the site for multifamily dwelling units, ground floor commercial
mixed-use space, recreational open space, and private open space. The Tentative Subdivision Map presents
specific infrastructure and lot and street configurations for the site.

The project consists of demolition of 63,484 square feet of existing (primarily vacant) restaurant uses on site, and
redevelopment of 202 multifamily residential units and 10,400 square feet of commercial retail uses on the 10.5-
acre project site (Figure 3, Conceptual Site Plan). Residential units would consist of 8 three-bedroom townhomes
over commercial (town over commercial); 17 front street townhomes ranging in size from three to four bedrooms;
57 greencourt townhomes ranging in size from two to four bedrooms; and 120 motorcourt units ranging in size
from two to three bedrooms. The residential and mixed-use buildings A through T would be developed on site as
shown in Figure 3. Useable open space amenities would be located in the north-central/northeastern portion of the
project site, including the proposed public park, the proposed dog parks and proposed private tot lots and barbeque
area, while commercial uses would be placed along the southern and eastern project boundaries. Primary project
access would be via West San Marcos Boulevard at the project’s southern boundary. The project would provide 501
parking spaces.

Due to the widening of San Marcos Boulevard and the addition of the multi-way improvements, there would be
numerous utility structures that would need to relocate to accommodate these improvements. The San Diego Gas
and Electric (SDG&E) items that would be moved are SDG&E Fuse Cabinet, SDG&E 2-3316 primary handholes,
SDG&E 1-3314 primary handhole, SDG&E 1-3421 single phase transformer, SDG&E 2-secondary handholes,
SDG&E 1-PME switch, and City of San Marcos 1-meter pedestal serving irrigation and streetlights. Additionally, due
to the project development requirements, there would be a need to relocate an SDGE fuse cabinet from a partial
easement position to a franchise/partial position.

1.2 California Environmental Quality Act Compliance

This document has been prepared to satisfy the California Environmental Quality Act (CEQA) (California Public
Resources Code, Section 21000 et seq.), and the CEQA Guidelines (14 CCR 15000 et seq.). CEQA requires that all
state and local government agencies consider the environmental consequences of projects over which they have
discretionary authority before acting on those projects. CEQA Section 15152 encourages lead agencies to tier
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environmental analysis to avoid repetitive discussion within subsequent environmental documents and focus on
issues directly related to the topic of evaluation.

1.3 Project Planning Setting

The project site is located at 1020 West San Marcos Boulevard (northwest corner of West San Marcos Boulevard
and Via Vera Cruz), in the City of San Marcos (Assessor’s Parcel Numbers 219-200-30, 219-200-31, and 219-200-
45). Please refer to Figure 1, Project Location and Figure 2, Project Site. The existing project site has been previously
disturbed and is currently developed with existing, primarily vacant, commercial uses and associated parking.
Partial demolition of an existing on-site building would occur as part of the project. The project site is located in an
urban area of the City surrounded on all sides by existing development, including industrial uses to the north, and
commercial uses and associated paved parking to the east, west, and south.

1.4 Public Review Process

In accordance with CEQA, a good faith effort has been made during the preparation of this Initial Study/Mitigated
Negative Declaration (IS/MND) to contact affected agencies, organizations, and persons who may have an interest
in this project.

In reviewing the IS/MND, affected public agencies and the interested public should focus on the sufficiency of the
document in identifying and analyzing the project’s possible impacts on the environment. The Draft IS/MND and
related documents are available for review on City’s website:

https://www.san-marcos.net/departments/development-services/planning/environmental-review-
sustainability/environmental-documents

Comments on the IS/MND may be made in writing before the end of the public review period. The public review
period for this IS/MND is August 21 through September 20, 2023. Following the close of the public comment period,
the City will consider this IS/MND and comments thereto in determining whether to approve the proposed project.

Written comments on the IS/MND should be sent to the following address by September 20, 2023, by 4:30 p.m.

City of San Marcos
Planning Division
1 Civic Center Drive
San Marcos, California 92069
Contact: Sean del Solar
Email: sdelsolar@san-marcos.net

1.5 Initial Study Checklist

Dudek, under the City’s guidance, prepared the project’s Environmental Checklist (i.e., IS) per CEQA Guidelines
Sections 15063-15065. The CEQA Guidelines include a suggested checklist to indicate whether a project would
have an adverse impact on the environment. The checklist is found in Section 2 of this document. Following the
Environmental Checklist, Sections 2.1 through 2.21 include an explanation and discussion of each significance
determination make in the checklist for the project.
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For this IS/MND, the following four possible responses to each individual environmental issue area are included in
the checklist:

Potentially Significant Impact
Less-than-Significant Impact with Mitigation Incorporated

Less-than-Significant Impact

e

No Impact

The checklist and accompanying explanation of checklist responses provide the information and analysis necessary
to assess relative environmental impacts of the project. In doing so, the City will determine the extent of additional
environmental review, if any, for the project.
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Initial Study Checklist

Project title:
Restaurant Row Project
Lead agency name and address:

City of San Marcos

Development Services Department, Planning Division
1 Civic Center Drive

San Marcos, California 92069

Contact person:

Sean del Solar, Senior Planner
760.744.1050 ext. 3223
sdelsolar@san-marcos.net

Project location:

The project site is located at 1020 West San Marcos Boulevard (northwest corner of West San Marcos
Boulevard and Via Vera Cruz), in the City of San Marcos (Assessor’'s Parcel Numbers 219-200-30,
219-200-31, and 219-200-45). Please refer to Figure 1, Project Location, and Figure 2, Project Site.

Project sponsor’s name and address:

Lennar
16465 Via Esprillo, Suite 150
San Diego, California 92127

General plan designation:

The existing General Plan land use designations for the project site are Mixed-Use 1 (MU 1) and Light
Industrial (L-1). The project includes a General Plan Amendment to change the existing General Plan
designations of all parcels within the project area to Specific Plan Area (SPA).

Zoning:

The existing zoning designations for the project site are Mixed-Use 1 (MU-1) and Light Industrial (L-I). The project
includes a change of the existing zoning of all parcels within the project area to Specific Plan Area (SPA).

Description of project. (Describe the whole action involved, including but not limited to later phases of the
project, and any secondary, support, or off-site features necessary for its implementation. Attach additional
sheets if necessary):

The project includes a General Plan Amendment, Zoning Amendment, Specific Plan, Tentative Map, and
two Site Development Plans (one for the residential mixed-use development and one for the public park).
The General Plan Amendment and Rezone would change the General Plan designation and zoning from
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Light Industrial (L-I) and Mixed Use (MU-1) to Specific Plan Area (SPA). The Specific Plan (Appendix M to this
IS/MND) serves as both a policy document and a regulatory document for the systematic implementation
of the policies and goals of the General Plan. The Tentative Map presents the specific lot configuration for
the site. The Site Development Plan will configure the site for townhome dwelling units, street configuration,
infrastructure, recreational public open space, and private open space.

The project consists of redevelopment of a 10.5-acre site to include 10,400 square feet of commercial
space, a 1.1-acre neighborhood public park, and 202 multifamily residential homes linked together by a
series of pedestrian paseos and common use areas (Figure 3, Conceptual Site Plan). The project would
require the demolition of 63,484 square feet of existing (primarily vacant) restaurant uses on site. However,
elements from the Old California Restaurant Row would be preserved and incorporated into the project
design to create an old meets new aesthetic that celebrates the history of the site. The approximate grading
quantities for the project include approximately 4,500 cubic yards of cut, 16,800 cubic yards of fill, and
12,300 cubic yards of import.

Residential Component

Residential homes would consist of 8 three-bedroom townhomes over commercial (town over commercial);
17 “front street” townhomes ranging in size from three to four bedrooms; 57 “greencourt” townhomes
ranging in size from two to four bedrooms; and 120 “motorcourt” townhomes ranging in size from two to
three bedrooms. Private balcony/patio space would be included for each residential unit. Development of
the project would be guided by the project’s Specific Plan, which provides development guidelines, policies,
and regulatory measures (Appendix M).

Commercial and Mixed Use Component

The 10,400 square feet of proposed commercial and mixed-use spaces would be located along street
frontages and adjacent to proposed plazas and paseos. As outlined in the Specific Plan (Appendix M), the
intent of the pending commercial uses is to complement the existing restaurants adjacent to the project site.
The goal of the commercial nodes along the southern project boundary adjacent to San Marcos Boulevard is
to activate street activity by encouraging residents and visitors to shop, eat, linger, and stay along the
San Marcos Boulevard corridor. The commercial nodes along the eastern project boundary would offer a place
of connection to integrate the park, Western Paseo, and parking, into Restaurant Row. The commercial spaces
would be limited to 10,400-square feet as allowed by the Specific Plan and would generally be located on the
ground floor. Commercial tenant spaces would be built to suit and vary in size. The commercial spaces located
below the Town over Commercial homes are smaller in size and range less than 15 feet in height. The
commercial areas will have the ability to be subdivided depending on the retail market.

Commercial nodes, woven throughout residential and mixed-use buildings, would be located along the
southern and eastern project boundaries, to encourage walkability and convenient access to on-site
commercial uses as well as along West San Marcos Boulevard. The commercial nodes along the southern
project boundary activate Restaurant Row, link commercial activity from adjacent properties along West
San Marcos Boulevard, and create a new pedestrian-oriented street frontage encouraging residents and
visitors to shop and eat along the San Marcos Boulevard corridor. The commercial node along the eastern
project boundary offers a connecting space to interface with the park, Western Paseo, and parking into
Restaurant Row.
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Neighborhood Park Component

The public park design was developed through a series of public workshops, whereby multiple amenities
were explored with the community. Based on the public workshops, the public park would include bench
seating and tables, pergola, wayfinding signage, four standard pickleball courts with bleacher seating, a
playground with rubber surfacing and play equipment, connecting walkways, a passive lawn area with
amphitheater seating and hillside seating, and restroom facilities. The project would also provide for
homeowners association (HOA)-maintained public gathering spaces on site, and a public dog park
separated into two areas for large breed dogs and small breed dogs. All proposed common areas would be
maintained by the HOA, with the exception of the public park which would be publicly owned and
maintained. Public park parking would be maintained by the HOA.

Access, Roadways, and Off-Site Improvements

Primary project access would be via two driveways off West San Marcos Boulevard at the project’s southern
boundary. A secondary project access would be on the east from Via Vera Cruz via the alleyway (private
drive G) heading westerly to the project. In alignment with the San Marcos Boulevard Multi-Way Complete
Street Project, the project would construct a continuous center median along the project frontage on West
San Marcos Boulevard. This would eliminate the left-turn ingress and egress movements at the western
project driveway. The project would also include the following off-site improvements:

=  Move the existing northern curb line along West San Marcos Boulevard approximately 16 feet into
the project site to accommodate the proposed multi-way roadway improvements.

= Construct a raised curb along its frontage on West San Marcos Boulevard, which would separate
the multi-way facility from the through travel lanes on West San Marcos Boulevard. These
improvements would be non-vehicular capacity enhancing.

= As part of the multi-way improvements, the project includes reconstruction and widening of the
existing sidewalk along its frontage, which would be constructed to City standards and would be
Americans with American Disabilities Act (ADA) compliant.

= The project would replace the existing Class Il bike lane along San Marcos Boulevard with the same
facilities as in existing conditions.

The site would be linked together through a series of landscaped promenades and paseos that not only
facilitate pedestrian and bicycle connectivity but create public spaces for people to congregate. The
pedestrian connections would be punctuated with social gathering nodes and opportunities for public art.
The north and south connecting paseo would link to the public park in the northeast portion of the Specific
Planning area (Figure 5, Conceptual Public and Private Park Plan).

All project driveways would provide for full turning movements and would be designed to meet the design
requirements codified in the California Fire Code. Additionally, adequate corner and stopping site distances
would be maintained at all driveway locations.

The project would include circulation amenities such as an interconnected mobility system for bicycles,
pedestrians, and vehicles in order to provide residents with safe movement within the project site;
connections to existing roadways within the vicinity of the project site; and access to regional arterial and
highway networks and Sprinter/Breeze transit services.
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Based on the final multi-way design, the existing San Marcos Boulevard and Via Vera Cruz bus stop, located
on the northwest corner of the West San Marcos Boulevard / Via Vera Cruz intersection, may be moved
slightly in comparison to existing conditions, if moved at all. However, this change, would not substantially
change the bus stop spacing along the route and would have minimum to no impact on the route’s
operations. The existing amenities at the bus stop would be replaced in kind to current conditions with
additional new amenities being implemented for the relocation of bus stop.

Infrastructure and Utility Improvements

A Federal Emergency Management Agency (FEMA)-mapped 100-year floodplain, 500-year floodplain, and
regulatory floodway occur across the northern portion of the site. The project would fill areas north and
south of the floodway to raise the proposed buildings above the 100-year floodplain elevations with
required freeboard. Grading and encroachments would be minimized within the floodway area. As part of
the project, a park would be implemented in the existing floodway area with a variety of amenities tolerant
of inundation (Figure 3, Conceptual Site Plan). The site design is intended to minimize floodway
encroachments and results in minor changes to the existing condition 100-year water surface elevations.
The proposed condition water surface elevations are generally lower than existing conditions (please see
Section 2.10 below and Appendices F and G to this IS/MND).

The on-site drainage improvements in proposed conditions would consist of private streets, gutters, and
curb inlets that tie into underground storm drain systems. The project would upsize the existing 30-inch
public storm drainpipe that conveys the majority of the site to a double 36-inch storm drainpipe with a new
alignment that transitions to a dual reinforced concrete box (RCP) before it discharges to the existing
concrete channel. In addition, the project would construct some public improvements and street widening
along the project frontage. These public improvements include center median improvements and a new
side median for multi-way improvement lanes in West San Marcos Boulevard. The proposed drainage
patterns would be relatively the same as in existing conditions, and the site would generally drain towards
the existing 100-year floodway and drain to the west toward the existing concrete channel. The project is
located within Vallecitos Water District’s (VWD) boundaries for water and wastewater service. The proposed
project would construct systems to connect to existing VWD infrastructure that currently serves the existing
buildings on site; including construction of approximately 1,188 feet of new 10-inch PVC water main into
the project site and replacement of approximately 714 feet of existing 8-inch ACP water main with new
10-inch PVC water main in the Alley Way. All water services to the site would be connected to a new 10-
inch water main installed north of the project site in Alley Way (private drive G) and would upsize existing
facilities to 10 inches. Sewer facilities would also be extended through Alley Way (private drive G), including
construction of 1,541 feet of 8-inch PVC sewer main into the project site. Please refer to Section 2.19 below
and Appendix F to this IS/MND.

Electricity and natural gas would be provided by SDG&E. Electrical facilities throughout the City include a
combination of aboveground and belowground electrical distribution lines and utilities structures. The City’s
fiber-optic network is facilitated by a 72-strand fiber-optic line that runs on various streets throughout the
City. All major arterials in the City have implemented fiber optics. The proposed project would require
construction of private utility lines to connect to existing electrical lines and natural gas that currently serve
the site. Due to the project development requirements, there will be a need to relocate an SDG&E fuse
cabinet from a partial easement position to a franchise position.
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Parking

Project development would result in the removal of 822 existing parking spaces that currently serve the
Restaurant Row site, within the project boundaries. The project would remove 7 spaces that currently serve
the Buffalo Wild Wings sites to accommodate the implementation of the multi-way along San Marcos
Boulevard. The proposed project would provide 501 parking spaces on site, with 392 private garage spaces
being reserved for project residents and 109 spaces being open to guests, retail patrons, park users, and
other uses within the shopping center. The project would provide 4 electric vehicle (EV) charging stations
and 17 EV ready stalls on site and would install charging stations in all private garage parking stalls. The
project would also include four ADA parking stalls as part of the proposed parking, and one ADA van
accessible space.

Landscaping

The project would include approximately 84,770 square feet of landscaped area throughout the project.
Implementation of the project would introduce a landscape plan, and more vegetation and trees would be
incorporated into site design than what currently exists on site (Figure 4, Conceptual Landscape Plan).
Existing trees would need to be removed as a result of median reconfiguration; however, these trees would
be replaced, and the project would add trees to the right-of-way. The City has a General Plan policy of 1-to-
1 tree replacement for development projects. The project would remove 140 existing trees on site (47
existing standard trees and 93 existing palm trees), would protect 13 existing trees on site, and would plant
243 trees on site (204 proposed standard trees and 39 proposed palm trees).

Streetscape Design

The project would include streetscape design features such as street furniture, trash and recycling areas,
bicycle racks, signage, and lighting to aid in the cohesive design of the project as outlined in the Specific
Plan (Appendix M). Any street furnishing within the right-of-way along San Marcos Boulevard would be
reviewed and approved by the City. A variety of fencing is proposed throughout the site. The type of fencing
selected is based on location and use; types of fencing include residential horizontal wood fencing, solid
vinyl fence, steel picket fencing, cable railing, vinyl-coated chain-link fence for the dog park, vinyl-coated
chain-link fence for the pickle ball courts, and a glass and concrete masonry unit block combo wall
separating the public park from proposed residential units to the south.

Construction Sequence and Development Phasing

As outlined in the Specific Plan prepared for the project site (Appendix M), construction of the proposed project
is planned to be accomplished in four stages. Development of the site would be accomplished in six phases.
Construction sequence and development phasing is subject to change and would be approved by the City’s
Building Division. The four stages of construction include: (1) land development - demolition of the existing
structures and mass grading of the site; (2) residential construction - model homes from each product type
would be completed in the initial production phases to enable sales to begin, with the rest of the homes to
follow; (3) retail - construction of the commercial and mixed-use buildings would be completed; and (4) public
improvements, including San Marcos multi-way and the public park, which are subject to additional review
and permitting. It is anticipated that some of construction stages 2, 3 and 4 would overlap. The Conditions of
Approval for the project would specify timing for each of the proposed stages.
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After construction stage 1 is complete, residential construction would begin with model homes for each
product type, followed by the rest of the homes to be built in six phases, during construction stage 2. Please
refer to the Specific Plan for additional details related to construction sequencing and phasing (Appendix M).

Project Design Features
The project would incorporate the following project design features (PDFs) as a condition of approval:

PDF-1: The project would include 501 total parking spaces; 4 EV charging stations and 17 EV ready spaces
would be included. Charging stations will be installed in all garage parking stalls.

PDF-2: The project would pay its fair-share contribution to bicycle infrastructure improvements.

PDF-3: The project would provide pedestrian connections throughout all uses on site and connection to
adjacent sidewalks and existing roadways. The project would provide communal bicycle parking,
and all living units would provide bicycle storage.

PDF-4: The project would install instantaneous electric water heaters without water tanks.

PDF-5: Based on the 10,400 square feet of commercial retail uses, the project would install a (10,400 x
2)/1,000 = 20.8 kilowatt solar photovoltaic system.

PDF-6: The project’s landscaping would meet the requirements within the City’s Water Efficient Landscape
Ordinance. The project would include a landscape area of approximately 84,770 square feet.

PDF-7: The project would include a total of 243 trees.

PDF-8: Project implementation of permanent storm water quality best management practices (BMPs) that
comprise of proprietary and non-proprietary biofiltration, hydromodification, and source control,
and site design BMPs would effectively treat post-construction stormwater runoff prior to discharge
from the site in compliance with the requirements of the City’'s 2023 BMP Design Manual and
BMPs outlined in the project’s Storm Water Quality Management Plan (SWQMP).

PDF-9: For residences with yard area that lies adjacent to the southern, eastern, or northern project site
boundary, a 6-foot-high solid fence or landscape wall would be provided along the yard/project site
boundary in order to ensure exterior noise levels from roadway traffic and adjacent commercial
uses does not exceed 65 A-weighted decibels (dBA) Community Noise Equivalent Level (CNEL) in
these yard areas.

PDF-10: For residences in the first row of structures adjacent to San Marcos Boulevard, to achieve the interior
criterion of 45 dBA CNEL, exterior doors and windows located on the building facade facing
San Marcos Boulevard should have a minimum Sound Transmission Classification (STC) rating of 35.

Surrounding land uses and setting (Briefly describe the project’s surroundings):

The existing project site has been previously disturbed and is currently developed with existing, primarily
vacant, commercial uses and associated parking and is located within Old California Restaurant Row in the
City of San Marcos. The project site is currently situated on three parcels between the former Sears site
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directly to the west, and three restaurants and a bank to the east. The project site is located in an urban area
of the City surrounded on all sides by existing development, including industrial uses to the north, and
commercial uses and associated paved parking to the east, west, and south. Surrounding uses include Wells
Fargo Bank, a Buffalo Wild Wings restaurant, and additional restaurants to the east as well as health service
and commercial buildings to the north. An unoccupied commercial site and a Regal Edwards Cinema are to
the west. Vacant land and commercial uses are south along the opposite side of West San Marcos Boulevard.

Other public agencies whose approval is required (e.g., permits, financing approval, or participation agreement):
N/A.

Have California Native American tribes traditionally and culturally affiliated with the project area
requested consultation pursuant to Public Resources Code section 21080.3.1? If so, is there a plan
for consultation that includes, for example, the determination of significance of impacts to tribal
cultural resources, procedures regarding confidentiality, etc.?

Note: Conducting consultation early in the CEQA process allows tribal governments, lead agencies, and
project proponents to discuss the level of environmental review, identify and address potential adverse
impacts to tribal cultural resources, and reduce the potential for delay and conflict in the environmental
review process. (See Public Resources Code section 21080.3.2.) Information may also be available from
the California Native American Heritage Commission’s Sacred Lands File per Public Resources Code
section 5097.96 and the California Historical Resources Information System administered by the California
Office of Historic Preservation. Please also note that Public Resources Code section 21082.3(c) contains
provisions specific to confidentiality.

Yes, in compliance with Assembly Bill (AB) 52 and Senate Bill (SB) 18, the City, as lead agency, is responsible
for conducting government to government consultation with pertinent tribal entities. To date, four Tribes have
requested consultation, including San Luis Rey Band of Mission Indians on July 14, 2022; San Pasqual Band
of Mission Indians on September 19, 2022; Rincon Band of Luiseno Indians on September 21, 2022; and
Campo Band of Mission Indians on October 3, 2022. The City conducted consultation meetings with
representatives of the San Luis Rey Band of Mission Indians on November 17, 2022; January 12, 2023; and
February 16, 2023. Consultation with the San Luis Rey Band of Mission Indians concluded on April 16, 2023.
The City conducted consultation meetings with representatives of the Rincon Band of Luiseno Indians on
August 19, 2022, and December 20, 2022, with consultation concluding on December 21, 2022. Both the
San Luis Rey Band of Mission Indians and Rincon Band of Luiseno Indians concluded formal consultation
with the understanding that the project would implement the City’s standard Tribal Cultural Resource
mitigation measures. The project would implement these mitigation measures as outlined under MM-CUL-1
through MM-CUL-4 in Section 2.5 below. The City held one consultation meeting with the San Pasqual Band
of Mission Indians on May 11, 2023. A consultation close-out letter was requested by the City on May 15,
2023. On October 18, 2023, the City notified the Campo Band of Mission Indians by letter of the opportunity
to consult on the project. On October 3, 2022, the City received an emailed request from the tribe’s Cultural
Resources Manager, Daniel Tsosie, to consult under Senate Bill 18. The City transmitted the cultural
resources report to Campo on October 18, 2022, and subsequent attempts to communicate with the tribe
were not successful. The City attempted again on April 20 and July 24, 2023, to which the tribe did not
respond or provide information on tribal cultural resources. Therefore, in accordance with
Section 21082.3.(d)(2) of the Public Resources Code, which states that the tribe had requested consultation
but failed to provide comments to the City, or otherwise failed to engage in the consultation process, the City
concluded consultation with Campo on August 15, 2023.
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Environmental Factors Potentially Affected

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

[] Aesthetics [] Agriculture and [] AirQuality
Forestry Resources

[X]  Biological Resources X] Cultural Resources [] Energy

[] Geology and Soils [] Greenhouse Gas [] Hazards and Hazardous
Emissions Materials

[] Hydrology and Water Quality [ ] Land Use and [] Mineral Resources
Planning

[] Noise [] Populationand X] Public Services
Housing

[] Recreation [] Transportation [X] Tribal Cultural Resources

[] Utilities and Service Systems [ ]  Wildfire [] Mandatory Findings of

Significance
13844 12
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Evaluation of Environmental Impacts

5.

10.

11.

12.

13.

13844

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

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

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

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

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

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

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

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

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

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

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

The explanation of each issue should identify:
a. The significance criteria or threshold, if any, used to evaluate each question; and
b. The mitigation measure identified, if any, to reduce the impact to less than significance
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2.1 Aesthetics
Potentially
Potentially Significant Less Than
Significant Unless Significant
Impact Mitigated Impact No Impact
I.  AESTHETICS - Except as provided in Public Resources Code Section 21099, would the project:
a) Have a substantial adverse effect on a [] [] % []

scenic vista?

b) Substantially damage scenic resources
including, but not limited to, trees, rock
outcroppings, and historic buildings within a [ [ & [
state scenic highway?

¢) 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 ] ] X ]
vantage point). If the project is in an
urbanized area, would the project conflict
with applicable zoning and other regulations
governing scenic quality?

d) Create a new source of substantial light or
glare which would adversely affect day or OJ L] 2 ]
nighttime views in the area?

a) Would the project have a substantial adverse effect on a scenic vista?

Less-than-Significant Impact. A scenic vista is typically defined as a public view of highly valued visual
and scenic resources such as the ocean and distant mountain ranges, particularly from public vantage
points. As discussed in the City’s General Plan, hillside and ridgeline areas visible throughout the City, as
viewed from the State Route (SR-) 78 corridor and other locations such as parks and scenic roads, are
considered valuable. The City’'s General Plan does not identify any designated scenic vistas; however, the
General Plan more generally aims to protect the City’s scenic resources such as the San Marcos, Merriam,
and Double Peak Mountains; creek corridors; mature trees; rock outcroppings; and ocean views. The
project site and surrounding valley terrain are encompassed by mountains to the west and south that
provide opportunities for elevated vantage points offering long and broad views, which may include views
of the project site. However, due to the relatively flat terrain of the project site and surrounding area, and
the project site’s location on a currently developed site in an urbanized area, development of the proposed
project is not expected to impede views of existing scenic vistas; nor is the project site considered a scenic
vista. As such, impacts would be less than significant.

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

Less-than-Significant Impact. SR-78 is located approximately 0.5 miles north of the project site. However,
the section of SR-78 proximate to the project site is not identified as a Scenic Highway per the California
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c)

13844

Department of Transportation (Caltrans) State Scenic Highways Program (Caltrans 2022). Additionally, a
portion of SR-78 is also identified as an Eligible State Scenic Highway; however, this eligible segment begins
approximately 26 miles east of the project site in Santa Ysabel. The nearest eligible state scenic highway is
Interstate 5 (I-5). I-5 is located approximately 7 miles west of the project site and is not visible due to distance.

Although the project site is not located within a viewshed of a state scenic highway, the City has designated
SR-78 as a view corridor to surrounding ridgelines. However, views of the project site from SR-78 are
generally limited due to existing commercial developments, existing landscaping, and the speed of
motorists on SR-78. Even with development of the proposed project, views of the surrounding hillsides and
ridgelines are not expected to be substantially obstructed from SR-78. In addition, the project site is located
on a currently developed site within an urbanized area. Visual quality would not substantially differ from
existing conditions. Impacts would be less than significant.

In non-urbanized areas, would the project 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?

Less-than-Significant Impact. The City of San Marcos is considered an urbanized area pursuant to California
Public Resources Code Section 21071. Therefore, the first question of Threshold c¢) does not apply to the
proposed project, as it is directed at non-urbanized areas.

The visual character of the site would be altered by the proposed project, as it would change the existing
restaurant uses into a higher density mixed-use residential development. While the proposed project would
change the existing visual character on the site, it is not characterized as substantial degradation since few
public vantage points of the project site exist and the site is entirely surrounded by adjacent development in a
highly urbanized area. Although the proposed mixed-use residential uses would differ in land use designation
and visual character in comparison to the immediately surrounding commercial and industrial land uses, the
proposed mixed-use residential development would conform to the existing urbanized character of the
surrounding area and would not substantially change the views from any public viewpoint. With City approval of
the proposed land use and zoning change from Mixed-Use 1 (MU 1) and Light Industrial (L) to Specific Plan
Area (SPA), the proposed project would be required to comply with design standards of the approved Specific
Plan (Appendix M) for the project site, including building placement and building height. Building height would
allow for 2 stories minimum, with up to an additional 15 feet that may be permitted for special architectural
features and roof line variation. Additionally, the Specific Plan includes landscaping standards, including
specifics for tree selections that shall be upright, vertically oriented species.

As described in the Specific Plan (Appendix M), the goal of the architectural design is to encourage
connection, while providing a transition zone to the residential areas within the Specific Plan area. The
architecture along San Marcos Boulevard frames large plazas and outdoor dining areas that wrap the site
and lead to the park at the northeast corner of the development. Private residential areas are reinforced
by the use of private drives/streets and tighter paseos framed by taller buildings compared to the open
spaces and common plazas shared by the retail and dining areas. The project would draw inspiration from
Old California Restaurant Row through its colors and materials. Referential materials and colors would
occur off San Marcos Boulevard and in the commercial buildings adjacent to the park. These materials
would be contrasted by the contemporary residential developments characterized by contemporary colors,
materials, and forms. The proposed design on-site intends to create a stronger contrast between the history
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of the site and the new architectural development. The project would incorporate Old California Restaurant
Row inspired materials, and would pair them with cool and muted grays of various shades to give the area
a modern aesthetic. Residential components of the project site would include materials such as smooth
stucco, metal shading elements, wood accents, stone veneer, lap siding accents, and contemporary brick;
while the mixed-use components of the project would include materials such as wooden beams, various
wooden siding, tumbled brick with heavy mortar joints, heavy metal accents and metal siding, corrugated
metal, and integration of historical features (i.e., bells, beams, sighage details).

The proposed project would not conflict with any applicable zoning or other regulations governing scenic quality.
Therefore, impacts are determined to be less than significant.

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

Less-than-Significant Impact. Lighting in the project vicinity is associated with roadway lighting and
lighting associated with the existing commercial and industrial uses that surround the project site.
Development of the proposed project would result in new sources of light from the residential units,
commercial uses, landscaping lighting, security lighting, and internal circulation and pedestrian lighting.
Although more light sources are anticipated from the proposed project in comparison to existing conditions,
the increase in lighting is not expected to be substantial, seeing as the site is developed in existing
conditions and surrounded by lighting associated with adjacent development and roadways. Additionally,
all lighting associated with the project would be required to comply with the City of San Marcos Municipal
Code (SMMC) Section 20.300.080, Light and Glare Standards (City of San Marcos 2022a), as well as the
conceptual lighting plan and lighting standards outlined in the Specific Plan (Appendix M). The project
includes catenary, bollard, york mount, arm mount, and wall mount lighting throughout the project site.
Although the proposed project would result in new sources of light in the area, the project site is in an
urbanized area and is surrounded by existing development with existing sources of day and nighttime
lighting. Compliance with the SMMC would minimize and restrict nighttime light pollution and light trespass
on adjacent properties.

Implementation of the proposed project could potentially include sources of glare from architectural
finishes or amenities on site. The project developer would be required by the SMMC Section 20.300.080,
Light and Glare Standards, to minimize use of reflective building materials and finishes, as well as reflective
lighting structures and metallic surfaces to the extent feasible to impede any potential-generated glare. The
proposed project would not propose any features that would be characterized as creating a substantial new
source of glare that would adversely affect daytime or nighttime views in the area. Compliance with the
SMMC would result in less-than-significant impacts associated with light and glare.
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2.2 Agriculture and Forestry Resources

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

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

a) Convert Prime Farmland, Unique Farmland,
or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared
pursuant to the Farmland Mapping and O [ [ X
Monitoring Program of the California
Resources Agency, to non-agricultural use?

b) Conflict with existing zoning for agricultural
use, or a Williamson Act contract? O O O 2

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

d) Resultin the loss of forest land or
conversion of forest land to non-forest use? O [ [ X

e) Involve other changes in the existing
environment which, due to their location or
nature, could result in conversion of ] Ol Ol =
Farmland, to non-agricultural use or
conversion of forest land to non-forest use?

a) Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program
of the California Resources Agency, to non-agricultural use?

No Impact. The project site is designated as Urban and Built-Up Land by the California Department of
Conservation Farmland Mapping and Monitoring Program (CDC 2016). As a result, the proposed project
would not convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance to
non-agricultural uses.

No Prime Farmland, Unique Farmland, nor Farmland of Statewide Importance exist within the immediate
vicinity of the project site. The proposed project would not result in substantial changes that could result in
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the conversion of farmland to non-agricultural use. The proposed project site is surrounded entirely by
developed land, with the exception of one vacant lot adjacent to the southern portion of the site. This vacant
lot is designated as “Other Land” by the CDC Farmland Mapping and Monitoring Program. Surrounding
development adjacent to the project site include industrial, mixed Use, and commercial uses. Given the
extent of development surrounding the proposed project site, the proposed project would not result in the
conversion of any existing farmland, and no impact would occur.

b) Would the project conflict with existing zoning for agricultural use, or a Williamson Act contract?

No Impact. The project site is not zoned for agricultural use or designated as land under the Williamson
Act, nor is the project site zoned for forest land or timberland production (CDC 2016). Therefore,
implementation of the proposed project would not result in the loss or conversion of forest land. No impact
would occur regarding conflicts with existing zoning for agricultural use or forest land.

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

No Impact. Please see response to Thresholds a) and b) above.
d) Would the project result in the loss of forest land or conversion of forest land to non-forest use?
No Impact. Please see response to Thresholds a) and b) above.

e) Would the project involve other changes in the existing environment which, due to their location or
nature, could result in conversion of Farmland, to non-agricultural use or conversion of forest land to
non-forest use?

No Impact. Please see response to Thresholds a) and b) above.

2.3 Air Quality

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

lll. AIR QUALITY - Where available, the significance criteria established by the applicable air quality
management district or air pollution control district may be relied upon to make the following
determinations. Would the project:

a) Conflict with or obstruct implementation of
the applicable air quality plan? [ [ X O

b) Resultin a cumulatively considerable net
increase of any criteria pollutant for which
the project region is non-attainment under OJ ] X ]
an applicable federal or state ambient air
quality standard?

c) Expose sensitive receptors to substantial
pollutant concentrations? [ [ & [
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Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

d) Result in other emissions (such as those
leading to odors) adversely affecting a ] ] X ]
substantial number of people?

Dudek prepared an Air Quality and Greenhouse Gas Emissions Analysis Technical Report for the project which is
included as Appendix A to this IS/MND. The analysis herein is based on findings of Appendix A. Full details regarding
air quality as it relates to the project can be found in Appendix A.

a)

13844

Would the project conflict with or obstruct implementation of the applicable air quality plan?

Less-than-Significant Impact. The project site is located within the San Diego Air Basin (SDAB) and is subject
to San Diego Air Pollution Control District (SDAPCD) guidelines and regulations. The SDAB lies in the
southwest corner of California, which comprises the entire San Diego region, and covers approximately
4,260 square miles. The SDAPCD is the regional agency responsible for the regulation and enforcement of
federal and state regulations. California Air Resources Board (CARB) is responsible for the regulation of
mobile emissions sources within the state, local air quality management districts and air pollution control
districts are responsible for enforcing air quality standards and regulating stationary sources.

An area is designated in attainment when it is in compliance with the National Ambient Air Quality Standards
(NAAQS) (federal) and/or California Ambient Air Quality Standards (CAAQS) (state). These standards are set
by the Environmental Protection Agency or the CARB for the maximum level of a given air pollutant that can
exist in the outdoor air without unacceptable effects on human health or the public welfare. The criteria
pollutants of primary concern that are considered in an air quality assessment include ozone (0O3), nitrogen
dioxide (NO2), carbon monoxide (CO), sulfur dioxide (SO2), particulate matter less than or equal to 10
microns in diameter (PM1o), particulate matter less than or equal to 2.5 microns in diameter (PM2:), lead,
and toxic air contaminants. Volatile organic compounds (VOCs) and oxides of nitrogen (NOx) are precursors
to the formation of ground-level Os.

The Regional Air Quality Strategy (RAQS) outlines SDAPCD’s plans and regulatory control measures
designed to attain state air quality standards for ozone. The RAQS, which was adopted by the San Diego
County Air Pollution Control Board in 1992, is updated on a triennial basis, with the most recent revision
adopted in 2023. The State Implementation Plan (SIP) and RAQS rely on information from CARB and the
San Diego Association of Governments (SANDAG), including mobile and area source emissions as well as
information regarding projected growth in the County as a whole and the cities in the County, to project
future emissions and determine the strategies necessary for the reduction of emissions through regulatory
controls. CARB mobile source emission projections and SANDAG growth projections are based on
population, vehicle trends, and land use plans developed by the County and the cities in the County as part
of the development of their general plans.

If a project involves development that is greater than that anticipated in the local plan and SANDAG’s growth
projections, the project might be in conflict with the SIP and RAQS and may contribute to a potentially
significant cumulative impact on air quality. The northern portion of the project site includes 1.63 acres of
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existing vacant light industrial zoned land, while the remaining portion of the total 10.5-acre project area is
zoned Mixed-Use 1 (MU-1) and built with an existing 63,484 square feet of restaurant uses. Therefore, the
project requires a General Plan Amendment and rezone to change the General Plan designation and zoning
from Mixed-Use 1 (MU-1) and Light Industrial (L-l) to Specific Plan Area (SPA). The current RAQS
assumptions would include the project site based on emissions of VOC and NOxfrom land uses of zoning
of L-l and MU-1 It should be noted that the current low-density single-story restaurant complex does not
conform with the current zoning, and the proposed SPA would result in development standards that
conform substantially to the MU-1 development standards.

The Air Quality and Greenhouse Gas Emissions Analysis Technical Report prepared for the proposed project
determined that the project would not result in a more intensive land use than currently allowed under the
City’s General Plan (City of San Marcos 2012a), which SDAPCD’s RAQS emissions forecast is based on.
Therefore, the proposed project would not conflict with the SIP and RAQS and would result in a less-than-
significant impact on air quality. As presented in the July 2021, General Plan Housing Element, the most
recent Regional Housing Needs Assessment from SANDAG stated that San Marcos’s share of regional
future housing needs is 3,116 new units between April 15, 2021, and April 15, 2029. As of June 30, 2020,
546 housing units have been planned or approved for development, with 2,570 units remaining needed to
be developed in the City. The project is expected to bring 202 units to market in 2027, which would be
within SANDAG’s growth projection for housing during the 6th Cycle planning horizon.

The General Plan Amendment and zone change to Specific Plan Area (SPA) is not anticipated to result in
air quality impacts that were not envisioned in the growth projections and RAQS, and this minor increase
in residential units (202 units) in the region would not obstruct or impede implementation of local air quality
plans. The project would be consistent at a regional level with the underlying growth forecasts emissions in
the RAQS. Impacts would be less than significant.

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

Less-than-Significant Impact. The Air Quality and Greenhouse Gas Emissions Analysis Technical Report
prepared for the proposed project evaluated the potential for adverse impacts to air quality due to
construction and operational emissions resulting from the project. Impacts were evaluated for their
significance based on the County of San Diego’s mass daily criteria air pollutant thresholds of significance
(County of San Diego 2007), which is based on SDAPCD Rules 20.2 and 20.3 (SDAPCD 1998, 2021).
Criteria air pollutants are defined as pollutants for which the federal and state governments have
established ambient air quality standards, or criteria, for outdoor concentrations to protect public health.
Criteria air pollutants include ozone (03), nitrogen dioxide (NO2), carbon monoxide (CO), sulfur dioxide (S02),
particulate matter with an aerodynamic diameter less than or equal to 10 microns (PM1o), particulate
matter with an aerodynamic diameter less than or equal to 2.5 microns (PM25), and lead. Pollutants that
are evaluated include VOCs, oxides of nitrogen (NOx), CO, sulfur oxides (SOx), PM1o, and PM2. VOCs and
NOx are important because they are precursors to Os.

Construction Emissions

Proposed construction activities would result in the temporary addition of pollutants to the local airshed
caused by on-site sources (i.e., off-road construction equipment, soil disturbance, and VOC off-gassing from
architectural coatings and asphalt pavement application) and off-site sources (i.e., on-road haul trucks,
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delivery trucks, and worker vehicle trips). Construction emissions can vary substantially from day to day,
depending on the level of activity, the specific type of operation, and for dust, the prevailing weather
conditions. Therefore, such emissions levels can only be estimated, with a corresponding uncertainty in
precise ambient air quality impacts.

Criteria air pollutant emissions associated with construction activity were quantified using the California
Emissions Estimator Model (CalEEMod). Construction emissions were calculated for the estimated worst-case
day over the construction period associated with each phase and reported as the maximum daily emissions
estimated during each year of construction (2024-2026). Construction schedule assumptions, including
phase type, duration, and sequencing, were based on information provided by the applicant or CalEEMod
defaults and are intended to represent a reasonable scenario based on the best information available. NOx
and CO emissions would primarily result from the use of construction equipment and motor vehicles.

Fugitive dust (PM1o and PM25) emissions would primarily result from grading and site preparation activities.
The project would be required to comply with SDAPCD Rule 55, Fugitive Dust Control, which would require the
project to limit fugitive dust (PM1o and PM2s) generated during grading and construction activities. To account
for dust control measures in the calculations, it was assumed that the project would ensure that active sites
be watered at least two times daily. The application of architectural coatings, such as exterior
application/interior paint and other finishes would produce VOC emissions. The contractor would also be
required to comply with the requirements of SDAPCD’s Rule 67.7, Cutback and Emulsified Asphalt, which
would limit VOC emissions from asphalt off-gassing.

Table 8 in Appendix A presents the estimated maximum daily construction emissions generated during
construction of the project. Details of the emission calculations are provided in Appendix A. As determined in
the Air Quality and Greenhouse Gas Emissions Analysis Technical Report, maximum daily construction
emissions would not exceed the significance thresholds for VOC, NOx, CO, SOx, PM1o, or PM25 during
construction (Appendix A).

Operational Emissions

Following the completion of construction activities, the project would generate VOC, NOx, CO, SOx, PM1o,
and PMa2s emissions from mobile sources, including vehicular traffic; energy sources from natural gas
usage; and area sources, including the use of landscaping equipment, consumer products, and from
architectural coatings. Pollutant emissions associated with long-term operations were quantified using CalEEMod
using a combination of project-specific information and CalEEMod default values.

Table 9 in Appendix A presents the maximum daily area, energy, and mobile source emissions associated
with project operation. Details of the emission calculations are provided in Appendix A. As shown in Table
9 in Appendix A, the maximum daily emissions of the project would not exceed the significance thresholds
for any criteria air pollutants.

The SDAB has been designated as a federal nonattainment area for Oz and a state nonattainment area for
03, PM1o, and PM25. The nonattainment status is the result of cumulative emissions from various sources
of air pollutants and their precursors within the SDAB, including motor vehicles, off-road equipment, and
commercial and industrial facilities. Construction and operation of the project would generate VOC and NOx
emissions (which are precursors to Os) and emissions of PM1o and PM2.s. However, as indicated in Tables 1
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and 2 of Appendix A, project-generated construction and operational emissions would not exceed the
emission-based significance thresholds for VOC, NOx, PM1o, or PM2.s.

Cumulative localized impacts would potentially occur if a construction project were to occur concurrently
with another off-site project. Construction schedules for potential future projects near the project area are
currently unknown; therefore, potential construction impacts associated with two or more simultaneous
projects would be considered speculative. However, future projects would be subject to CEQA and would
require air quality analysis and, where necessary, mitigation if the project would exceed applied thresholds.
Criteria air pollutant emissions associated with construction activity of future projects would be reduced
through implementation of control measures required by the SDAPCD. Cumulative air quality impacts are
basin-wide, and air quality is affected by all pollutant sources in the basin. As the individual project
thresholds are designed to help achieve attainment with cumulative basin-wide standards, they are also
appropriate for assessing the project’s contribution to cumulative impacts. As shown in Tables 8 and 9 of
Appendix A, emissions would be less than applicable screening thresholds. As emissions would be less
than the screening thresholds, the project would not result in cumulative considerable impact. Therefore,
the project’s cumulative air quality impact would be less than significant.

Would the project expose sensitive receptors to substantial pollutant concentrations?

Less-than-Significant Impact. Air quality varies as a direct function of the amount of pollutants emitted
into the atmosphere, the size and topography of the air basin, and the prevailing meteorological conditions.
Air quality problems arise when the rate of pollutant emissions exceeds the rate of dispersion. Reduced
visibility, eye irritation, and adverse health impacts on those persons termed “sensitive receptors” are the
most serious hazards of existing air quality conditions in the area. Some land uses are considered more
sensitive to changes in air quality than others, depending on the population groups and the activities
involved. People most likely to be affected by air pollution, as identified by CARB, include children, older
adults, athletes, and people with cardiovascular and chronic respiratory diseases. As such, sensitive
receptors include residences, schools, playgrounds, childcare centers, athletic facilities, long-term
healthcare facilities, rehabilitation centers, convalescent centers, and retirement homes.

The SDAPCD identifies sensitive receptors as those who are especially susceptible to adverse health effects
from exposure to toxic air contaminants (TACs), such as children, the elderly, and the ill. Sensitive receptors
include schools (grades Kindergarten through 12), day care centers, nursing homes, retirement homes,
health clinics, and hospitals within 2 kilometers of the facility (SDAPCD 2019). Based on SDAPCD guidance,
the nearest existing sensitive receptors include single-family residential (>1,000 feet away), EZ Living
Mobile Home Park (~1,500 feet away), and Big Future Preschool (>850 feet).

Health Impacts of Carbon Monoxide

Regionally, project-related travel would add to regional trip generation and increase the vehicle miles
traveled within the local airshed and the SDAB. Locally, project-generated traffic would be added to the
County’s roadway system near the project site. If such traffic occurs during periods of poor atmospheric
ventilation, is composed of a large number of vehicles “cold-started” and operating at pollution-inefficient
speeds, and is operating on roadways already crowded with non-project traffic, there is a potential for the
formation of microscale CO hotspots in the area immediately around points of congested traffic. Because
of continued improvement in vehicular emissions at a rate faster than the rate of vehicle growth and/or
congestion, the potential for CO hotspots in the SDAB is steadily decreasing. In addition, according to the
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Local Transportation Assessment (Appendix 1), the project would reduce average daily trips coming from
the project site, compared to the existing restaurants. As shown in Table 6 in Appendix A, the project would
result in an estimated reduction of 4,665 average daily trips to local roadways.

To verify that the project would not cause or contribute to a violation of the CO standards, a screening
evaluation of the potential for CO hotspots was conducted using the County of San Diego screening
threshold of 3,000 peak trips (Appendix A). The trip rates for the project are based on the Local
Transportation Assessment and Vehicle Miles Traveled Analysis prepared for the project (Appendix | and
Appendix J) . Based on this data, there would be approximately 118 trips during the AM peak-hour and
153 trips during the PM peak-hour, which would be minimal in comparison to the screening threshold of
3,000 peak trips. In addition, the project would reduce average daily trips coming from the project site,
compared to the existing restaurants. Therefore, the project would not result in a CO hotspot and would result
in a less-than-significant impact.

Health Effects of Other Criteria Air Pollutants

As discussed above, project construction and operation would not exceed significance thresholds for VOC,
NOx, CO, SOx, PM1o, or PM25. VOCs and NOx are precursors to Os, for which the SDAB is designated as
nonattainment with respect to the NAAQS and CAAQS. The increases in O3 concentrations in the SDAB due
to Os precursor emissions tend to be found downwind from the source location to allow time for the
photochemical reactions to occur. However, the potential for exacerbating excessive O3 concentrations
would also depend on the time of year that the VOC emissions would occur because exceedances of the O3
CAAQS/NAAQS tend to occur between April and October when solar radiation is highest. The project would
not exceed the significance thresholds for VOC or NOx; therefore, implementation of the project would
contribute minimally to regional Os concentrations and the associated health effects.

In addition to O3, NOx emissions contribute to potential exceedances of the NAAQS and CAAQS for NOo.
However, project construction would be relatively short term, and off-road construction equipment would
be operating at various portions of the site and would not be concentrated in one portion of the site at any
one time. In addition, existing NO2 concentrations in the area are well below the NAAQS and CAAQS
standards. As such, the project would not result in potential health effects associated with NO2 and NOx.

Construction and operation of the project would also not exceed thresholds for PM1o or PM2.s and would not
contribute to exceedances of the NAAQS and CAAQS for particulate matter or obstruct the SDAB from coming
into attainment for these pollutants. Additionally, the project would implement dust control strategies and be
required to comply with SDAPCD Rule 55, Fugitive Dust Control, which limits the amount of fugitive dust
generated during construction. Due to the minimal contribution of particulate matter during construction and
operation, the project is not anticipated to result in health effects associated with PM1o or PM2.s.

The project would not result in any potentially significant contribution to local or regional concentrations of
nonattainment pollutants and would not result in a significant contribution to the adverse health impacts
associated with those pollutants. Impacts would be less than significant.

Health Impacts of Toxic Air Contaminants

In addition to impacts from criteria pollutants, project impacts may include emissions of pollutants
identified by the state and federal government as TACs or hazardous air pollutants. State law has
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established the framework for California’s TAC identification and control program, which is generally more
stringent than the federal program and aimed at TACs that are a problem in California. The state has
formally identified more than 200 substances as TACs, including the federal hazardous air pollutants, and
is adopting appropriate control measures for sources of these TACs. The greatest potential for TAC
emissions during construction would be diesel particulate emissions from heavy equipment operations and
heavy-duty trucks and the associated health impacts to sensitive receptors. The following measures are
required by state law to reduce DPM emissions:

= Fleet owners of mobile construction equipment are subject to the CARB Regulation for In-use Off-
road Diesel Vehicles (13 CCR 2449), the purpose of which is to reduce diesel particulate matter
and criteria pollutant emissions from in-use (existing) off-road diesel-fueled vehicles.

= All commercial diesel vehicles are subject to Title 13, Section 2485 of the California Code of
Regulations, limiting engine idling time. Idling of heavy-duty diesel construction equipment and
trucks during loading and unloading shall be limited to five minutes; electric auxiliary power units
should be used whenever possible.

Health effects from carcinogenic air toxics are usually described in terms of cancer risk. The SDAPCD
recommends an incremental cancer risk threshold of 10 in a million (SDAPCD 2015b). “Incremental cancer
risk” is the net increased likelihood that a person continuously exposed to concentrations of TACs resulting
from a project over a 9-, 30-, and 70-year exposure period will contract cancer, per the standard Office of
Environmental Health Hazard Assessment risk-assessment methodology (OEHHA 2015). The project would
not require the extensive operation of heavy-duty construction equipment, which is subject to a CARB
Airborne Toxics Control Measure for in-use diesel construction equipment to reduce diesel particulate
emissions and would not involve extensive use of diesel trucks, which are also subject to a CARB Airborne
Toxics Control Measure.

As shown in Table 7 in Appendix A, maximum daily PM1o or PM2s emissions generated by construction
equipment operation and haul-truck trips during construction, which is based on exhaust and fugitive dust
generated by equipment operation and vehicle travel, would be well below the significance thresholds.
Moreover, total construction of the project would last approximately 30 months, after which project-
construction TAC emissions would cease. Thus, the duration of the proposed construction activities would
only constitute a small percentage of the total 30-year exposure period. In regard to long-term TAC
emissions and as a residential project, the project would result in a minimal increase in daily truck traffic
on the roadway network and would not require stationary sources (such as diesel emergency generators).
As previously described, the nearest existing sensitive receptors are located more than 850 feet away from
the project site and diesel particulate matter would disperse quickly. Therefore, the exposure of project-
related TAC emission impacts to proximate sensitive receptors would be less than significant.

Valley Fever

Coccidioidomycosis, more commonly known as “Valley Fever,” is an infection caused by inhalation of the
spores of the Coccidioides immitis fungus, which grows in the soils of the southwestern United States.
Valley Fever is not considered highly endemic to San Marcos. Even if present at a site, earth-moving
activities may not result in increased incidence of Valley Fever. Construction of the project would comply
with SDAPCD Rule 55, Fugitive Dust Control, which limits the amount of fugitive dust generated during
construction. SDAPCD Rule 55 is intended to reduce PM1o emissions from any transportation, handling,
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construction, or storage activity that has the potential to generate fugitive dust. Based on the low incidence
rate of coccidioidomycosis on the project site and in the County, and with the project’s implementation of
dust control strategies and Valley Fever awareness and training, it is not anticipated that earth-moving
activities during project construction would result in exposure of nearby sensitive receptors to Valley Fever.
Therefore, the project would have a less-than-significant impact with respect to Valley Fever exposure for
sensitive receptors.

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

Less-than-Significant Impact. Potential odors produced during construction would be attributable to
concentrations of unburned hydrocarbons from tailpipes of construction equipment, architectural coatings,
and asphalt pavement application, which would disperse rapidly from the project site and generally occur
at magnitudes that would not affect substantial numbers of people. In addition, the project would not
include land-use types that would generate odors during operation. Therefore, project construction and
operations would result in odor impacts that are determined to be less than significant.

2.4 Biological Resources

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

IV. BIOLOGICAL RESOURCES - Would the project:

a) Have a substantial adverse effect, either
directly or through habitat modifications, on
any species identified as a candidate,
sensitive, or special status species in local ] = ] ]
or regional plans, policies, or regulations, or
by the California Department of Fish and
Game or U.S. Fish and Wildlife Service?

b) Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies, regulations, or by the O [ X O
California Department of Fish and Game or
U.S. Fish and Wildlife Service?

c) Have a substantial adverse effect on state
or federally protected wetlands (including,
but not limited to, marsh, vernal pool, ] ] X ]
coastal, etc.) through direct removal, filling,
hydrological interruption, or other means?

d) Interfere substantially with the movement of
any native resident or migratory fish or
wildlife species or with established native
resident or migratory wildlife corridors, or [ [ & [
impede the use of native wildlife nursery
sites?
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Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

e) Conflict with any local policies or ordinances
protecting biological resources, such as a ] L] X ]
tree preservation policy or ordinance?

f)  Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural
Community Conservation Plan, or other ] ] X ]
approved local, regional, or state habitat
conservation plan?

Dudek prepared a Biological Resources Letter Report for the project, which is included as Appendix B to this
IS/MND. The analysis herein is based on findings of Appendix B. Full details regarding biological resources as it
relates to the project can be found in Appendix B.

a) Would the project have a substantial adverse effect, either directly or through habitat modifications, on any
species identified as a candidate, sensitive, or special status species in local or regional plans, policies, or
regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife Service?

Potentially Significant Unless Mitigated. According to the Biological Resources Letter Report (Appendix B)
prepared for the project, the project site consists entirely of Urban/Developed land cover type, consisting of
commercial retail and paved parking lots, with associated minor ornamental landscaping and structures.
Urban/Developed refers to areas that have been constructed on or disturbed so severely that native
vegetation is no longer supported. Urban development is present to the north, south, east, and west of the
site. No natural land covers or potential habitat is located on or adjacent to the site. Because of the singular
land cover type present (Urban/Developed), no specific investigation of species present within land cover
types was warranted, as no natural land cover types or habitat are present within the site or directly adjacent.

The site consists entirely of Urban/Developed land cover type and does not contain any natural vegetation
communities of land cover types that are known to provide habitat to any special status wildlife species.
Similarly, the site does not contain any natural vegetation communities or land cover types that are known
to provide habitat to any special status plant species.

Based on the results of the site assessment and land cover type mapped in the project site, the site does
not contain sensitive habitat and does not have the potential to support special-status species that would
require mitigation if impacted. While no land cover types were observed that have a likelihood of utilization
for nesting by migratory birds, native bird species have the potential to perch, or otherwise utilize non-native
ornamental trees within the landscaping and would be protected by the Migratory Bird Treaty Act (MBTA).
In order to comply with the MBTA, a pre-construction nesting bird survey will be conducted if demolition or
construction occurs within the nesting season (January 15 to August 31) (mitigation measure MM-BIO-1).
As such, due to the lack of natural vegetation communities that would provide habitat to special wildlife
species, impacts are determined to be less than significant with mitigation incorporated.
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MM-BIO-1: To comply with the Migratory Bird Treaty Act, a pre-construction nesting bird survey
would be conducted if demolition or construction occurs within the nesting season
(January 15 to August 31).

Would the project have a substantial adverse effect on any riparian habitat or other sensitive natural
community identified in local or regional plans, policies, regulations, or by the California Department of
Fish and Game or U.S. Fish and Wildlife Service?

Less-than-Significant Impact. As described above, a Biological Resources Letter Report (Appendix B) has
been prepared for the proposed project, which outlines that the project site consists entirely of
Urban/Developed land cover type, consisting of commercial retail and paved parking lots, with associated
minor ornamental landscaping and structures. No natural land covers or potential habitat is located on or
adjacent to the site. The site consists entirely of Urban/Developed land cover type and does not contain
any natural vegetation communities of land cover types that are known to provide habitat to any special-
status wildlife species. Similarly, the site does not contain any natural vegetation communities of land cover
types that are known to provide habitat to any special status plant species.

Based on the results of the site assessment and land cover type mapped in the project site, the site
does not contain riparian habitat or other sensitive natural communities. Therefore, impacts would be
less than significant.

Would the project have a substantial adverse effect on state or federally protected wetlands (including, but
not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological interruption, or
other means?

Less-than-Significant Impact. As described above, a Biological Resources Letter Report (Appendix B) has
been prepared for the proposed project, which outlines that the project site consists entirely of
Urban/Developed land cover type, consisting of commercial retail and paved parking lots, with associated
minor ornamental landscaping and structures. No natural land covers or potential habitat is located on or
adjacent to the site. The site consists entirely of Urban/Developed land cover type and does not contain
any natural vegetation communities of land cover types that are known to provide habitat to any special-
status wildlife species. Similarly, the site does not contain any natural vegetation communities of land cover
types that are known to provide habitat to any special status plant species.

No potentially jurisdictional aquatic features were observed within the site, as it is entirely developed. No
wetlands or other aquatic features were observed, though a formal jurisdictional delineation was not
conducted during the site review. Las Posas Creek and San Marcos creek are located to the west and south
of the site, respectively. Since these two streams are greater than 1,000 feet away from the site, with the
major streets of South Las Posas Road and West San Marcos Creek Boulevard located between the site
and the streams, no indirect or peripheral impacts to these nearby aquatic resources are likely to result
from project implementation.

Based on the results of the site assessment and land cover type mapped in the project site, the site does
not contain any state or federally protected wetlands. As such, implementation of the project would not
result in a substantial adverse effect on wetland habitat, and impacts would be less than significant.
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Would the project interfere substantially with the movement of any native resident or migratory fish or
wildlife species or with established native resident or migratory wildlife corridors, or impede the use of
native wildlife nursery sites?

Less-than-Significant Impact. As described above, a Biological Resources Letter Report (Appendix B) has
been prepared for the project, which outlines that the project site consists entirely of Urban/ Developed
land cover type, consisting of commercial retail and paved parking lots, with associated minor ornamental
landscaping and structures. The site consists entirely of Urban/Developed land cover type and does not
contain any natural vegetation communities of land cover types that are known to provide habitat to any
special status wildlife species. Similarly, the site does not contain any natural vegetation communities of
land cover types that are known to provide habitat to any special status plant species.

Based on the results of the site assessment and land cover type mapped in the project site, the site does
not contain sensitive habitat and does not have the potential to support special-status species that would
require mitigation if impacted. While no land cover types were observed which have a likelihood of
utilization for nesting by migratory birds, native bird species have the potential to perch, or otherwise utilize
non-native ornamental trees within the landscaping and would be protected by the MBTA. As previously
discussed, in order to comply with the MBTA, a pre-construction nesting bird survey would be conducted if
demolition or construction occurs within the nesting season (January 15 to August 31). With the
incorporation of the pre-construction nesting bird survey, impacts would be less than significant.

Would the project conflict with any local policies or ordinances protecting biological resources, such as a
tree preservation policy or ordinance?

Less-than-Significant Impact. Section 14.12.200 of the City’s Municipal Code provides that where a
permit is required for excavation, fill, or obstruction for installation or repair of utilities under any public
street, sidewalk, trail, or public place, such construction should be located away from trees. As described
above, the project site consists entirely of Urban/Developed land cover type, consisting of commercial retail
and paved parking lots, with associated minor ornamental landscaping and structures. The site consists
entirely of Urban/Developed land cover type and does not contain any natural vegetation communities of
land cover types. As part of project construction, the majority of existing trees would need to be removed
as a result of median reconfiguration; however, these trees would be replaced, and the project would add
trees to the right-of-way. The City has a General Plan policy of 1-to-1 tree replacement for development
projects. The project would remove 140 existing trees on site (47 existing standard trees and 93 existing
palm trees); would protect 13 existing trees on site; and would plant 243 trees on site (204 proposed
standard trees and 39 proposed palm trees). Implementation of the project would introduce a landscape
plan, and more vegetation and trees would be incorporated into site design than what currently exists on
site (Figure 4, Conceptual Landscape Plan). As such, the project would comply with the City’s Municipal
Code, and impacts would be less than significant.

Would the project conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan?

Less-than-Significant Impact. In June 2022, Dudek performed a general review of the project site to
assess and document existing conditions of biological resources present, and to evaluate the presence of
appropriate habitat for nesting birds and special-status plant and wildlife species. Dudek created an
updated map of the land cover types present within the study area. No physical site visit was conducted,
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based on the singular land cover type of Urban/Developed. Dudek reviewed regional California Natural
Diversity Database occurrence data (CDFW 2023) to identify special-status plant and wildlife species that
are known to occur within a nine-quad radius of the project site. Database search results are provided as
part of Appendix B to this IS/MND. Land covers within the survey area were mapped in a geographic
information system (GIS)-based on general definition criteria. Aerial base map imagery of the study area,
and GIS coverage was created. The vegetation community and land cover mapping follow the Draft
Vegetation Communities of San Diego County (Oberbauer et al. 2008), which is based on the Preliminary
Descriptions of the Terrestrial Natural Communities of California (Holland 1986).

The project site consists entirely of Urban/Developed land cover type, consisting of commercial retail and
paved parking lots, with associated minor ornamental landscaping and structures. As discussed in
response to Threshold €) above, the majority of the existing trees on site would need to be removed as a
result of median reconfiguration. The project would remove 140 existing trees on site (47 existing standard
trees and 93 existing palm trees); would protect 13 existing trees on site; and would plant 243 trees on
site (204 proposed standard trees and 39 proposed palm trees). The site consists entirely of
Urban/Developed land cover type and does not contain any natural vegetation communities of land cover
types that are known to provide habitat to any special-status wildlife species. Similarly, the site does not
contain any natural vegetation communities of land cover types that are known to provide habitat to any
special-status plant species. Nevertheless, in order to comply with the MBTA, a pre-construction nesting
bird survey (MM-BIO-1, identified above under Threshold 2.4a) will be conducted if demolition or
construction occurs within the nesting season (January 15 to August 31).

Based on the results of the Biological Resources Letter Report (Appendix B), implementation of the
proposed project would not conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Plan, or other applicable plan related to biological resources. Therefore, impacts would be less
than significant.

2.5 Cultural Resources

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

V. CULTURAL RESOURCES - Would the project:

a) Cause a substantial adverse change in the
significance of a historical resource ] ] X ]
pursuant to §15064.57?

b) Cause a substantial adverse change in the

significance of an archaeological resource ] X U] ]
pursuant to §15064.57?
c) Disturb any human remains, including those H ] X H

interred outside of dedicated cemeteries?

Dudek prepared Cultural Resources Phase | Inventory Report for the project, which is included as Appendix C to this
IS/MND. The analysis herein is based on findings of Appendix C. Full details regarding cultural resources as it relates
to the project can be found in Appendix C. Additionally, a Built Environment Historic Resources Memorandum was
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prepared for the project by Dudek and is included as Appendix O to this IS/MND. The historic resources analysis
herein is based on findings of Appendix O.

a)

b)

13844

Would the project cause a substantial adverse change in the significance of a historical resource pursuant
to §15064.5?

Less-than-Significant Impact. A historical resource is one that meets the eligibility criteria for the
California Register of Historical Resources. This includes “any object, building, structure, site, area, place,
record, or manuscript which is historically or archaeologically significant, or is significant in the
architectural, engineering, scientific, economic, agricultural, educational, social, political, military, or
cultural annals of California” (PRC Section 5020.1[j]). The significance of a historic resource is impaired
when a project demolishes or materially alters those physical characteristics that convey its significance.

As discussed in the Cultural Report (Appendix C), the records search conducted for the project identified
25 cultural resources within the 1-mile search radius outside the project site. None of the identified
resources occur within the project site. The project site consists entirely of Urban/Developed land cover
type, consisting of commercial retail and paved parking lots, with associated minor ornamental landscaping
and structures. As outlined in the Built Environment Historic Resources Memorandum prepared for the
project (Appendix O), there are buildings located within the proposed project site associated with “Old
California Restaurant Row” that appear to date to 1978, which as of 2023 would make them 45 years old.
No previously identified built environment cultural resources, including the extant buildings located within
the project site, have been previously recorded, evaluated, considered eligible, or were found during
research to be formally listed in a federal, state, or local register. In consideration of these factors, there
are no known historical resources for the purposes of CEQA located within the project site.

As described in the project description, the project would require the demolition of 63,484 square feet of
existing (primarily vacant) restaurant uses on site. However, elements from the Old California Restaurant
Row would be preserved and incorporated into the project design to create an old meets new aesthetic that
celebrates the history of the site. Because none of the existing buildings are designated as historical
resources, it is determined that impacts would be less than significant.

Would the project cause a substantial adverse change in the significance of an archaeological resource
pursuant to §15064.5?

Potentially Significant Unless Mitigated. The project site consists entirely of Urban/Developed land cover type,
consisting of commercial retail and paved parking lots, with associated minor ornamental landscaping and
structures. No archaeological resources were observed within the project site during the pedestrian survey.
However, based on the results of the record search and previously identified cultural resources in the project
area, the surrounding area has been utilized extensively prehistorically resulting in a moderate sensitivity for
identifying intact subsurface archaeological deposits during project implementation. Implementation of the
proposed project could potentially impact archaeological resources during construction.

Undocumented fill was likely deposited in the project area in the mid-1970s, ranging from 3 feet to 19 feet

below ground surface. No prehistoric or historic age resources will be present within the fill sediment;
however, there is potential to encounter cultural resources within young alluvium sediments below the fill.
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In order to mitigate potentially significant impacts to buried archaeological resources that could be
encountered during site grading, mitigation measures MM-CUL-1 through MM-CUL-4 would be
implemented. With the implementation of MM-CUL-1 through MM-CUL-4 outlined below, potential impacts
related to archaeological resources would be less than significant.

13844
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MM-CUL-1:

MM-CUL-2:

Pre-excavation Agreement. Prior to the issuance of a grading permit or ground-
disturbing activities, the Applicant/Owner shall enter into a Tribal Cultural
Resources Treatment and Repatriation Agreement (Pre-excavation Agreement)
with a Traditionally and Culturally Affiliated Native American Tribe (TCA Tribe),
identified in consultation with the City. The purpose of the Pre-excavation
Agreement shall be to formalize protocols and procedures between the
Applicant/Owner and the TCA Tribe for the protection, treatment, and repatriation
of Native American human remains, funerary objects, cultural and/or religious
landscapes, ceremonial items, traditional gathering areas, and other Tribal
Cultural Resources. Such resources may be located within and/or discovered
during ground-disturbing and/or construction activities for the proposed project,
including any additional culturally appropriate archaeological studies, excavations,
geotechnical investigations, grading, preparation for wet and dry infrastructure,
and other ground-disturbing activities. Any project-specific monitoring plans
and/or excavation plans prepared by the project archaeologist shall include the
TCA Tribe requirements for protocols and protection of Tribal Cultural Resources
that were agreed to during the tribal consultation.

The landowner shall relinquish ownership of all non-burial related tribal cultural
resources collected during construction monitoring and from any previous
archaeological studies or excavations on the project site to the TCA Tribe for proper
treatment and disposition per the Pre-excavation Agreement, unless ordered to do
otherwise by responsible agency or court of competent jurisdiction. The requirement
and timing of such release of ownership, and the recipient thereof, shall be reflected
in the Pre-excavation Agreement. If the TCA Tribe does not accept the return of the
cultural resources, then the cultural resources will be subject to curation.

Construction Monitoring. Prior to the issuance of a grading permit or ground-
disturbing activities, the Applicant/Owner or grading contractor shall provide
written documentation (either as signed letters, contracts, or emails) to the City’s
Planning Division stating that a Qualified Archaeologist and Traditionally and
Culturally Affiliated Native American monitor (TCA Native American monitor) have
been retained at the Applicant/Owner or grading contractor's expense to
implement the construction monitoring program, as described in the Pre-
excavation Agreement.

In the event that one or more TCA Tribe chooses not to enter into an agreement,
or fails to respond to the offer, the City shall extend the opportunity for another
tribe to provide a monitor. In the event that more than one TCA Tribe requests to
provide a TCA Native American monitor for activities subject to these measures,
the City will allow for either: 1) up to one monitor from each consulting tribe to be
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present simultaneously; or 2) for the tribes to develop a rotating schedule that
alternates monitoring between the tribes on a daily or weekly basis.

The monitors shall be provided at least 72 hours’ notice of the initiation of construction
and be kept reasonably apprised of changes to the construction schedule. In the event
that a monitor is not present at the scheduled time, work can continue without the
monitor present, as long as the notice was given and documented.

The Qualified Archaeologist and TCA Native American monitor shall be invited to
attend all applicable pre-construction meetings with the General Contractor and/or
associated subcontractors to present the construction monitoring program. The
Qualified Archaeologist and TCA Native American monitor shall be present on site
during grubbing, grading, trenching, and/or other ground disturbing activities that
occur in areas of native soil or other permeable natural surfaces that have the
potential to unearth any evidence of potential archaeological resources or tribal
cultural resources. In areas of artificial paving, the Qualified Archaeologist and TCA
Native American monitor shall be present on site during grubbing, grading,
trenching, and/or other ground-disturbing activities that have the potential to disturb
more than 6 inches below the original pre-project ground surface to identify any
evidence of potential archaeological or Tribal Cultural Resources. No monitoring of
fill material, existing or imported, will be required if the general contractor or
developer can provide documentation to the satisfaction of the City that all fill
materials being utilized at the site are either (1) from existing commercial (previously
permitted) sources of materials or (2) are from private or other non-commercial
sources that have been determined to be absent of Tribal Cultural Resources by the
Qualified Archaeologist and TCA Native American monitor.

The Qualified Archaeologist and TCA Native American monitor shall maintain
ongoing collaborative coordination with one another during all ground-disturbing
activities. The requirement for the construction monitoring program shall be noted
on all applicable construction documents, including demolition plans, grading
plans, etc. The Applicant/Owner or grading contractor shall provide written notice
to the Planning Division and the TCA Tribe, preferably through e-mail, of the start
and end of all ground-disturbing activities.

Prior to the release of any grading bonds, or prior to the issuance of any project
Certificate of Occupancy, an archaeological monitoring report, which describes the
results, analysis, and conclusions of the construction monitoring, shall be
submitted by the Qualified Archaeologist, along with any TCA Native American
monitor’s notes and comments received by the Qualified Archaeologist, to the
Planning Division Manager for approval. Once approved, a final copy of the
archaeological monitoring report shall be retained in a confidential City project file
and may be released, as a formal condition of Assembly Bill 52 consultation, to
San Luis Rey Band of Mission Indians, San Pasqual Band of Mission Indians, and
Rincon Band of Luiseno Indians, or any parties involved in the project specific
monitoring or consultation process. A final copy of the report, with all confidential
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MM-CUL-3:

site records and appendices, will also be submitted to the South Coastal
Information Center after approval by the City.

Unanticipated Discovery Procedures: Both the Qualified Archaeologist and the
Traditionally and Culturally Affiliated (TCA) Native American monitor may
temporarily halt or divert ground-disturbing activities if potential archaeological
resources or Tribal Cultural Resources are discovered during construction
activities. Ground-disturbing activities shall be temporarily directed away from the
area of discovery for a reasonable amount of time to allow a determination of the
resource’s potential significance. Isolates and clearly non-significant
archaeological resources (as determined by the Qualified Archaeologist, in
consultation with the TCA Native American monitor) will be minimally documented
in the field. All unearthed archaeological resources or Tribal Cultural Resources
will be collected, temporarily stored in a secure location (or as otherwise agreed
upon by the Qualified Archaeologist and the TCA Tribe), and repatriated according
to the terms of the Pre-excavation Agreement, unless ordered to do otherwise by
responsible agency or court of competent jurisdiction.

If a determination is made that the archaeological resources or Tribal Cultural
Resources are considered potentially significant by the Qualified Archaeologist, the
TCA Tribe, and the TCA Native American monitor, then the City and the TCA Tribe
shall determine, in consultation with the Applicant/Owner and the Qualified
Archaeologist, the culturally appropriate treatment of those resources.

If the Qualified Archaeologist, the TCA Tribe, and the TCA Native American monitor
cannot agree on the significance or mitigation for such resources, these issues will
be presented to the Planning Division Manager for decision. The Planning Division
Manager shall make a determination based upon the provisions of the California
Environmental Quality Act and California Public Resources Code Section
21083.2(b) with respect to archaeological resources, and California Public
Resources Section 21704 and 21084.3 with respect to Tribal Cultural Resources,
and shall take into account the religious beliefs, cultural beliefs, customs, and
practices of the TCA Tribe.

All sacred sites, significant Tribal Cultural Resources, and/or unique
archaeological resources encountered within the project area shall be avoided and
preserved as the preferred mitigation. If avoidance of the resource is determined
to be infeasible by the City as the lead agency, then the City shall require additional
culturally appropriate mitigation to address the negative impact to the resource,
such as, but not limited to, the funding of an ethnographic study and/or a data
recovery plan, as determined by the City in consultation with the Qualified
Archaeologist and the TCA Tribe. The TCA Tribe shall be notified and consulted
regarding the determination and implementation of culturally appropriate
mitigation and the drafting and finalization of any ethnographic study and/or data
recovery plan, and/or other culturally appropriate mitigation. Any archaeological
isolates or other cultural materials that cannot be avoided or preserved in place
as the preferred mitigation shall be temporarily stored in a secure location on site
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(or as otherwise agreed upon by the Qualified Archaeologist and TCA Tribe) and
repatriated according to the terms of the Pre-excavation Agreement, unless
ordered to do otherwise by responsible agency or court of competent jurisdiction.
The removal of any artifacts from the project site will be inventoried with oversight
by the TCA Native American monitor.

If a data recovery plan is authorized as indicated above and the TCA Tribe does not
object, then an adequate artifact sample to address research avenues previously
identified for sites in the area will be collected using professional archaeological
collection methods. If the Qualified Archaeologist collects such resources, the TCA
Native American monitor must be present during any testing or cataloging of those
resources. Moreover, if the Qualified Archaeologist does not collect the cultural
resources that are unearthed during the ground-disturbing activities, the TCA Native
American monitor may, at their discretion, collect said resources for later reburial or
storage at a local curation facility, as described in the Pre-excavation Agreement.

In the event that curation of archaeological resources or Tribal Cultural Resources
is required by a superseding regulatory agency, curation shall be conducted by an
approved local facility in San Diego County, and the curation shall be guided by
California State Historical Resources Commission’s Guidelines for the Curation of
Archaeological Collections. The City shall provide the Applicant/Owner final
curation language and guidance on the project grading plans prior to issuance of
the grading permit, if applicable, during project construction. The Applicant/Owner
shall be responsible for all repatriation and curation costs and provide to the City
written documentation from the TCA Tribe or the curation facility, whichever is most
applicable, that the repatriation and/or curation have been completed.

Human Remains. As specified by California Health and Safety Code Section 7050.5,
if human remains, or remains that are potentially human, are found on the project site
during ground-disturbing activities or during archaeological work, the person
responsible for the excavation, or his or her authorized representative, shall
immediately notify the San Diego County Medical Examiner’s Office by telephone. No
further excavation or disturbance of the discovery or any nearby area reasonably
suspected to overlie adjacent remains (as determined by the Qualified Archaeologist
and/or the Traditionally and Culturally Affiliated [TCA] Native American monitor) shall
occur until the Medical Examiner has made the necessary findings as to origin and
disposition pursuant to Public Resources Code 5097.98.

If such a discovery occurs, a temporary construction exclusion zone shall be
established surrounding the area of the discovery so that the area would be
protected (as determined by the Qualified Archaeologist and/or the TCA Native
American monitor), and consultation and treatment could occur as prescribed by
law. As further defined by state law, the Medical Examiner will determine within 2
working days of being notified if the remains are subject to his or her authority. If
the Medical Examiner recognizes the remains to be Native American, and not
under his or her jurisdiction, then he or she shall contact the Native American
Heritage Commission by telephone within 24 hours. The Native American Heritage

35



RESTAURANT ROW PROJECT / INITIAL STUDY/MITIGATED NEGATIVE DECLARATION

c)

13844

Commission will make a determination as to the Most Likely Descendent, who
shall be afforded 48 hours from the time access is granted to the discovery site to
make recommendations regarding culturally appropriate treatment.

If suspected Native American remains are discovered, the remains shall be kept
in situ (in place) until after the Medical Examiner makes its determination and
notifications, and until after the Most Likely Descendent is identified, at which time
the archaeological examination of the remains shall only occur on site in the
presence of the Most Likely Descendent. The specific locations of Native American
burials and reburials will be proprietary and not disclosed to the general public.
According to California Health and Safety Code, six or more human burials at one
location constitute a cemetery (Section 8100), and disturbance of Native American
cemeteries is a felony (Section 7052). In the event that the Applicant/Owner and
the Most Likely Descendant are in disagreement regarding the disposition of the
remains, state law will apply, and the mediation process will occur with the Native
American Heritage Commission. In the event that mediation is not successful, the
landowner shall rebury the remains at a location free from future disturbance (see
Public Resources Code Sections 5097.98(e) and 5097.94(k)).

Would the project disturb any human remains, including those interred outside of dedicated cemeteries?

Less-than-Significant Impact. The project site is not within a known cemetery or burial ground. In the
highly unlikely event that human remains are uncovered during ground-disturbing activities, there are
regulatory provisions to address the handling of human remains in California Health and Safety Code
Section 7050.5, Public Resources Code Section 5097.98, and CEQA Guidelines Section 15064.5(e).
Pursuant to these codes, in the event that human remains are discovered, disturbance of the site would
be halted until the County coroner has conducted an investigation into the circumstances, manner, and
cause of any death, and the recommendations concerning the treatment and disposition of the human
remains have been made to the person responsible for the excavation or to his or her authorized
representative, in the manner provided in Section 5097.98 of the Public Resources Code. The County
coroner is required to make a determination within 2 working days of notification of the discovery of the
human remains. If the County coroner determines that the remains are not subject to his or her authority,
and if he or she recognizes or has reason to believe the human remains to be those of a Native American,
he or she shall consult with the Native American Heritage Commission by telephone within 24 hours, to
designate a Most Likely Descendant who shall recommend appropriate measures to the landowner
regarding the treatment of the remains. If the owner does not accept the Most Likely Descendant’s
recommendations, the owner or the Most Likely Descendant may request mediation by the Native American
Heritage Commission. Therefore, with compliance with existing state law and implementation of MM-CUL-4,
impacts associated with human remains would be less than significant.
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2.6 Energy

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

VL. Energy - Would the project:

a) Result in potentially significant
environmental impact due to wasteful,
inefficient, or unnecessary consumption of ] ] = ]
energy resources, during project
construction or operation?

b) Conflict with or obstruct a state or local plan
for renewable energy or energy efficiency? O [ X O

a) Would the project result in potentially significant environmental impact due to wasteful, inefficient, or
unnecessary consumption of energy resources, during project construction or operation?

Less-than-Significant Impact. Temporary use of electricity and petroleum would be required during
construction of the proposed project. Use of these materials during construction would not be considered
wasteful or inefficient. The amount of electricity used during construction would be minimal relative to the
total power used in the region or state and typical of what is required to construct a development like the
project. Typical demand would stem from the use of electrically powered hand tools and several
construction trailers by managerial staff during the hours of construction activities. Natural gas is not
anticipated to be required during project construction. Heavy-duty construction equipment of various types
would be used during each phase of construction. The CalEEMod analysis discussed in Appendix A to this
IS/MND, includes the proposed construction schedule and equipment usage. CalEEMod assumes
compliance with the Title 24 code. Based on that analysis, impacts related to energy consumption is
determined to be less than significant.

Operation of the proposed project would require electricity for multiple purposes, including cooling, lighting,

appliances, and various equipment; the supply, conveyance, treatment, and distribution of water; and
transportation to/from the site. The project would implement applicable City of San Marcos Climate Action
Plan (CAP) Consistency Checklist measures that would reduce operational electricity consumption. As
outlined above under PDFs to be incorporated as part of the project, the project would include EV parking
(PDF-1), would install instantaneous electric water heaters without water tanks (PDF-4), would install
approximately 20.8 kilowatt solar photovoltaic system (PDF-5), and would comply with the City’s Water
Efficient Landscape Ordinance (PDF-6). Furthermore, as described under Section 2.17 below, the project
is projected to generate 10,460 vehicle miles traveled (VMT), which is 23,756 VMT less than the existing
Restaurant Row uses, which were calculated to generate 34,216 VMT.

Although electricity consumption would likely increase at the project site due to project implementation of
residential uses, the project would be required to comply with current Title 24 code and the City’s CAP
Consistency Checklist by implementing energy-efficient measures. The project would be subject to the Title
24 building code that is adopted at the time building permits are obtained and thus may be subject to a
more stringent energy standard than what was assumed in preparation of the Air Quality and Greenhouse
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Gas Technical Report prepared for the project (Appendix A). Construction and operation of the proposed
project is not expected to result in wasteful or inefficient energy use and is expected to result in similar use
to surrounding development and previous development on site. Therefore, impacts are determined to be
less than significant.

b) Would the project conflict with or obstruct a state or local plan for renewable energy or energy efficiency?

Less-than-Significant Impact. The proposed project would be subject to and would comply with, at a
minimum, the California Building Energy Efficiency Standards (24 CCR, Part 6). Part 6 of Title 24 establishes
energy efficiency standards for residential and nonresidential buildings constructed in California in order
to reduce energy demand and consumption. The proposed project would also be subject to Part 11 of Title
24, also known as the CalGreen building standards. Construction and operation of the proposed project is
not expected to conflict with a state or local plan for renewable energy or energy efficiency. Therefore,
impacts are determined to be less than significant.

2.7 Geology and Soils

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

VIl. GEOLOGY AND SOILS - Would the project:

a) Directly or indirectly cause potential
substantial adverse effects, including the
risk of loss, injury, or death involve ing:

i)  Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the

State Geologist for the area or based on ] L] 2 ]
other substantial evidence of a known
fault? Refer to Division of Mines and
Geology Special Publication 42.
i) i) Strong seismic ground shaking? ] ] X ]
i) iii) Seismic-related ground failure,
) in)cluding quuefactioﬁ? [ [ & [
iii) iv) Landslides? O O] X L]
b) Result in substantial soil erosion or the loss
) of topsoil? O [ X O
c) Be located on a geologic unit or soil that is
unstable, or that would become unstable as
a result of the project, and potentially result ] ] X ]

in on- or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?

d) Be located on expansive soil, as defined in
Table 18-1-B of the Uniform Building Code
(1994), creating substantial direct or O [ X O
indirect risks to life or property?
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e) Have soils incapable of adequately
supporting the use of septic tanks or

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

alternative waste water disposal systems ] L] ] X

where sewers are not available for the
disposal of waste water?

f) Directly or indirectly destroy a unique

paleontological resource or site or unique L] ] X U]

geologic feature?

Geocon Inc. prepared a Geotechnical Investigation for the project, which is included as Appendix D to this IS/MND.
The analysis herein is based on findings and recommendations contained in Appendix D. Full details regarding
geology and soils as it relates to the project site can be found in Appendix D.

a)

13844

Would the project directly or indirectly cause potential substantial adverse effects, including the risk of
loss, injury, or death involving:

i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the State Geologist for the area or based on other substantial evidence
of a known fault? Refer to Division of Mines and Geology Special Publication 42.

i) Strong seismic ground shaking?

Less-than-Significant Impact. The project site is located in tectonically active Southern California.
However, no Alquist-Priolo Fault Hazard Zones or other known active faults run through the project site. The
closest known active fault is the Newport-Inglewood/Rose Canyon Fault, located 11 miles southwest of the
project site. Based on the lack of active or potentially active faults underlying the project area, the potential
for surface rupture is low, and the project site would not be subject to a greater seismic risk than other
locations within the region. Additionally, per the Alquist-Priolo Earthquake Fault Zoning Act, because the
project site is not located in an Alquist-Priolo Fault Zone, the proposed project would not place any
prohibited uses (e.g., uses containing structures with a capacity of 300 people or more; uses with the
potential to severely damage the environment or cause major loss of life; or specific civic uses including
police and fire stations, schools, hospitals, rest homes, nursing homes, and emergency communication
facilities) within an Alquist-Priolo Fault Zone. Thus, the potential for loss, injury, or death involving rupture
of a known earthquake fault is considered low.

The proposed project would be designed in accordance with applicable California Building Code criteria,
including those specific to resistance to seismic shaking. Furthermore, the proposed project would be
constructed in accordance with other applicable regulations, current seismic design specifications of the
Structural Engineers Association of California, and applicable requirements of the State of California
Occupational Safety and Health Administration. These required seismic design considerations are used to
minimize structural damage in the event of ground shaking. The Geotechnical Investigation prepared for
the project (Appendix D) confirms there are no active faults crossing the property. Therefore, impacts are
determined to be less than significant.
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iii) Seismic-related ground failure, including liquefaction?

Less-than-Significant Impact. Liquefaction typically occurs when a site is subjected to strong seismic
shaking; on-site soils are cohesionless; groundwater is encountered within 50 feet of the surface; and soil
relative densities are less than approximately 70%. Pursuant to SMMC Chapter 17.32, Building,
Construction, and Related Activities, all applications for grading permits are required to be accompanied
by a geotechnical report (SMMC 17.32.040(d)). The geotechnical report is required to address on-site soils
and geology and include conclusions regarding the adequacy of the site to be developed as proposed and
provide recommendations specific to the project site (SMMC 17.32.040(f)). Consistent with City
regulations, a Geotechnical Investigation was prepared for the project.

The project site is underlain by undocumented fill and young alluvium with groundwater encountered at a
depth ranging from 7 feet to 21 feet below the existing ground surface; however, as outlined in the
Geotechnical Investigation, December 2022 (Appendix D) prepared for the proposed project, the potential
for liquefaction and dynamic settlement to occur on site is considered low due to the relative density of the
older alluvium. Additionally, due to the developed nature of the existing site, impacts related to liquefaction
are not anticipated. Although no geologic conditions were encountered that would preclude development
of the property as proposed, the Geotechnical Investigation included soil removal/excavation, grading, and
seismic design recommendations to be performed during project development.

Future projects within the Specific Plan would be required to adhere to the applicable recommendation
stated in the Geotechnical Investigation (Appendix D). Through implementation of all relevant geological
recommendations, development of the project site would not result in seismic-related ground failure,
including liquefaction. Impacts would be less than significant.

iv) Landslides?

Less-than-Significant Impact. The project site is flat, currently consisting of existing development and
paved parking. The project site is identified in the City’s Safety Element as having "Zero Susceptibility" to
landslides (Figure 6-1 of the General Plan) (City of San Marcos 2012a). Additionally, the Geotechnical
Investigation concurred with previous reports that found the potential for landslides or slope instabilities to
occur is negligible. Therefore, the project site is not considered susceptible to landslides, and proposed
project impacts would be less than significant.

Would the project result in substantial soil erosion or the loss of topsoil?

Less-than-Significant Impact. The project site is flat, currently consisting of existing development and
paved parking. During re-development, the proposed project would be required to comply with the City’'s
Grading Ordinance, which contains design standards and performance requirements that must be met to
avoid or reduce, to an acceptable level, excessive erosion. Furthermore, in accordance with SMMC Chapter
17.32, Building, Construction, and Related Activities includes requirements for preparation of site-specific
geotechnical reports (SMMC 17.32.040(d) and 17.32.040(f)), the proposed project would be required to
implement all recommendations outlined in the Geotechnical Investigation (Appendix D) pertaining to soil
erosion or loss of topsoil. Therefore, impacts are determined to be less than significant.
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Would the project be located on a geologic unit or soil that is unstable, or that would become unstable as
a result of the project, and potentially result in on- or off-site landslide, lateral spreading, subsidence,
liquefaction or collapse?

Less-than-Significant Impact. As described above, the project site is flat, currently consisting of existing
development and paved parking. The Geotechnical Investigation determined that the potential for
landslides, liquefaction, or slope instabilities to occur is negligible. The proposed project would be required
to comply with the recommendations outlined in the Geotechnical Investigation (see Appendix D) prepared
for the project. Therefore, impacts are determined to be less than significant.

Would the project be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code
(1994), creating substantial direct or indirect risks to life or property?

Less-than-Significant Impact. Expansive soils are clay-based and tend to increase in volume due to
water absorption and decrease in water volume due to drying. The Geotechnical Investigation prepared
for the project found the project site underlain by undocumented fill, young alluvium, old alluvium, and
metavolcanic rock. The potential for expansive soil is not anticipated at the project site. However, the
Geotechnical Investigation determined that the potential for on-site soil expansion ranges from “low” to
“high.” The proposed project would be required to comply with the recommendations outlined in the
Geotechnical Investigation (Appendix D) completed for the project. Therefore, impacts are determined to
be less than significant.

Would the project have soils incapable of adequately supporting the use of septic tanks or alternative
waste water disposal systems where sewers are not available for the disposal of waste water?

No Impact. The proposed project would not include septic tanks or alternative wastewater disposal
systems. As described in Section 2.19, Utilities and Service Systems, the proposed project would construct
private, on-site sewer lines that would connect to existing City infrastructure. Therefore, no impacts relating
to septic tanks or alternative wastewater disposal systems would occur.

Would the project directly or indirectly destroy a unique paleontological resource or site or unique
geologic feature?

Less-than-Significant Impact. Although ground-disturbing activities associated with the proposed project
have the potential to unearth previously unidentified paleontological resources, due to the existing
development on site, the potential for paleontological resources to be located on the project site is
considered low. Therefore, impacts are determined to be less than significant.
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2.8 Greenhouse Gas Emissions
Potentially

Potentially Significant Less Than
Significant Unless Significant
Impact Mitigated Impact No Impact

VIIl. GREENHOUSE GAS EMISSIONS - Would the project:

a) Generate greenhouse gas emissions, either
directly or indirectly, that may have a ] ] X ]

significant impact on the environment?

b) Conflict with an applicable plan, policy or
regulation adopted for the purpose of
reducing the emissions of greenhouse [ [ X [
gases?

Dudek prepared an Air Quality and Greenhouse Gas Emissions Analysis Technical Report for the project, which is
included as Appendix A to this IS/MND. The analysis herein is based on findings of Appendix A. Full details regarding
greenhouse gas (GHG) emissions as it relates to the project can be found in Appendix A.

a) Would the project generate greenhouse gas emissions, either directly or indirectly, that may have a
significant impact on the environment?

Less-than-Significant Impact. Global climate change is primarily considered a cumulative impact but must
also be evaluated on a project-level under CEQA. A project participates in this potential impact through its
incremental contribution combined with the cumulative increase of all other sources of GHG emissions.
GHGs are gases that absorb infrared radiation in the atmosphere. Principal GHGs regulated under state
and federal law and regulations include carbon dioxide (CO2), methane (CHa), and nitrous oxide (N20). GHG
emissions are measured in metric tons of CO2 equivalent (MT CO2e), which account for weighted global
warming potential factors for CH4 and N20.

The City of San Marcos adopted the Final Climate Action Plan (CAP) on December 8, 2020. The CAP relies
on a screening threshold of 500 MT CO2¢ per year based on land use size and a CAP Consistency Checklist
to determine whether a project’s emissions would be consistent with GHG emissions estimated within the
City’s CAP. For projects that are subject to CAP consistency review, the next step in determining consistency
is to assess the project’s consistency with the growth projections used in development of the CAP. This
allows the City to determine a project’s consistency with the land use assumptions used in the CAP.

Step 1 of the CAP Checklist determines land use consistency. Question 1 of Step 1 asks if a project is less
than a certain size. It is deemed consistent with the City’s CAP by emitting fewer than 500 MT COze per
year and would be less than significant. In order to determine if the project emits less than 500 MT COze
per year, construction and operational GHG emissions were quantified. Construction of the project would
result in GHG emissions, which are primarily associated with the use of off-road construction equipment,
haul trucks, on-road vendor trucks, and worker vehicles. CalEEMod was used to calculate the annual GHG
emissions based on the construction scenario. On-site sources of GHG emissions include off-road
equipment and off-site sources including trucks and worker vehicles. As shown in Table 11 in Appendix A,
the estimated total GHG emissions during construction of would be approximately 2,870.48 MT CO2e over
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the construction period. Estimated project-generated construction emissions amortized over 30 years
would be approximately 96 MT COze per year. As with project-generated construction criteria air pollutant
emissions, GHG emissions generated during construction of the project would be short-term in nature,
lasting only for the duration of the construction period, and would not represent a long-term source of GHG
emissions. Amortized construction emissions were added to operational emissions to be compared to the
project for this assessment. CalEEMod was used to estimate potential operational GHG emissions from
area sources (landscaping equipment), energy sources (natural gas and electricity), mobile sources, solid
waste, and water supply and wastewater treatment for the project. As shown in Table 13 in Appendix A, the
estimated GHG emissions from operation of the project would be approximately 1,714 MT COze per year,
including amortized construction emissions. Pursuant to the City’'s 2020 CAP Consistency Checklist, since
the project would emit greater than 500 MT COze per year, then CAP Step 1, Question 2 must be addressed
as follows.

Question 2 of Step 1 asks if the proposed project is consistent with the City’s existing General Plan land
use designation. The answer to this would be no: the project requires a General Plan Amendment and
Rezone to change the General Plan designation and Zoning from Mixed-Use 1 (MU-1) and Light Industrial
(L-1) to Specific Plan Area (SPA). Pursuant to the City’s 2020 CAP Consistency Checklist, since the project is
not consistent with the City’s existing General Plan land use, then CAP Step 1, Question 3 must be
addressed as follows.

Question 3 of Step 1 asks that for projects not consistent with the existing General Plan land use
designation, does the project include a General Plan Amendment that would generate GHG emissions equal
to or less than estimated emissions generated under the existing designation. The answer to this question
would be yes: the project would generate GHG emissions equal to or less than estimated emission
generated under the existing designation as detailed in Section 3.5 of Appendix A.

Step 2 of the CAP Checklist determines the project’s consistency with the applicable strategies and
measures of the CAP. As outlined below, and as shown in Attachment B to Appendix A, CAP Checklist, the
project has demonstrated consistency with the applicable strategies and measures of the CAP as required
by Step 2 of the CAP Checklist. Therefore, the project is deemed consistent with the City’s CAP, and impacts
would be less than significant.

The following summarizes the checklist items as presented in Attachment B to Appendix A:
Checklist Item 1. Electric Vehicle Charging Stations (Measure T-2)

This checklist item applies to multifamily residential and nonresidential projects. It asks if the project will
install electric vehicle charging stations (Level 2 or better) in at least 5% of the total parking spaces provided
on site.

The project would comply with this checklist item. The proposed multifamily residential project would include
501 total parking spaces; 4 EV charging stations, and 17 EV ready spaces would be included. Charging
stations will be installed in the 392 garage parking stalls. The project would answer “Yes” to this question.
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Checklist Item 2. Bicycle Infrastructure (Measure T-8)

This checklist item applies to residential and nonresidential projects. It asks if the following conditions are
met, would the project pay its fair-share contribution to bicycle infrastructure improvements of the following;:

= |ntersection or roadway segment improvements are proposed as part of the project.

= The City’s General Plan Mobility Element identifies bicycle infrastructure improvements at any
intersection(s) or roadway segment(s) that would be improved as part of the project.

The project would comply with this checklist item. The project will determine specific details based on
discussions with the City regarding San Marcos Boulevard multi-way.

Accordingly, the proposed project would answer “Yes” to this question.
Checklist Item 3. Transportation Demand Management (Measure T-9)

This checklist item applies to residential and non-residential projects. Will the project develop and
implement a Transportation Demand Management (TDM) Plan that includes, at a minimum, all of the TDM
strategies listed below?

= Provide discounted monthly transit pass or provide at least 25% transit fare subsidy to
residents/employees.

=  Provide designated car-share, carpool, vanpool, and/or park-and-ride parking spaces.

= Provide pedestrian connections between all internal uses and to all existing or planned external
streets around the project site(s).

=  Provide secure bicycle parking spaces or bicycle racks, showers, and clothes lockers.

= Encourage telecommuting for employees (allow one telecommute day per week or compressed
work weeks) or provide a telecommute work center with common office space and equipment
available to residents.

or

=  Would the project implement and monitor for four (4) years a TDM program that demonstrates an
alternative transportation (i.e., carpool, public transit, bicycle, walk, telecommute) mode share of
at least 29 percent for all residents?

The proposed project would not result in a VMT-related impact, and therefore, a TDM plan is not required.
The proposed project units are for sale units that would be managed by an HOA; therefore, the project
providing discounted monthly transit passes to residents would not be sensible. Future tenants of the
proposed commercial/retail space would be encouraged to provide employees with discounted monthly
transit passes; however, that would be at the discretion of the tenant. Due to the shared parking agreement
for the project site, as required by the City, the project does not designate car-share, carpool, vanpool,
and/or park-and-ride spaces; however, such could be provided with direction from the City. The project
would provide pedestrian connections throughout all uses on site and connection to adjacent sidewalks
and existing roadways. The project would provide communal bicycle parking, and all living units would
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provide bicycle storage and showers. Telecommuting is resident- and tenant-based but will be encouraged.
The TDM Plan is a proposed condition of approval prior to building occupancy.

Accordingly, the proposed project would answer “Yes” to this question.
Checklist Item 4. Reduce Parking Near Transit (Measure T-12)

This checklist item applies to multifamily residential projects. If located within 0.5 miles of a major transit
stop, would the project provide at least 27% fewer parking spaces than required for the same use based
on the City’s municipal code parking requirements?

The project is not located within 0.5 miles of a major transit stop defined as a bus or light-rail station with
fixed service and 10-minute minimum headways during peak hours. Therefore, the proposed project would
answer “N/A” to this question.

Checklist Item 5. Water Heaters (Measure E-1)

This checklist item applies to residential projects and asks if the project would install one of, or a
combination of, the following water heater types in place of natural gas water heaters:

= Electric heat pump water heater

= |nstantaneous electric water heater

= Electric tank

= Solar water heater with heat pump water heater backup
= Solar water heater with electric tank backup

The project would comply with this checklist item. The project would install instantaneous electric water
heaters without water tanks that would meet the requirements of this checklist item. The project would
answer “Yes” to this checklist question.

Checklist Item 6. Photovoltaic Installation (Measure E-2)

This checklist item applies to nonresidential projects. The item requires nonresidential projects to install a
minimum photovoltaic system of 2 watts per square foot of gross floor area.

The project would include 202 multifamily residential units and 10,400 square feet of commercial retail
uses. Therefore, this checklist item would only apply to the 10,400 square feet of commercial retail use.
Based on the 10,400 square feet of commercial retail uses, the project would install a (10,400 x 2)/1,000
= 20.8 kilowatt solar photovoltaic system. The project would answer “Yes” to this checklist question.

Checklist Item 7. Landscaping Water Use (Measure W-1)

This checklist item applies to residential and nonresidential projects and asks if the project would comply
with the City’s Water Efficient Landscape Ordinance.

The proposed project would comply with this checklist item. The project’s landscaping would meet the
requirements within the City’s Water Efficient Landscape Ordinance. Per SMMC Section 20.330.020, water
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efficient landscape standards are applicable to new construction with an aggregate landscape area equal
to or greater than 500 square feet. The project will include a landscape area of approximately 87,500
square feet, which is greater than 500 square feet. Accordingly, the proposed project would answer “Yes”
to this question.

Checklist Item 8. Urban Tree Canopy (Measure C-2)

This checklist item applies to residential and nonresidential projects and asks if the project is providing
more than 10 parking spaces, will the project plant at least one tree per five parking spaces provided.

The project would comply with this checklist item. The project is providing 501 parking spaces and will plant
at least 97 trees to satisfy this checklist requirement. As detailed on the project landscape plan, the project
would include a total of 243 trees. Accordingly, the proposed project would answer “Yes” to this question.

In summary, as described above, the project has demonstrated consistency with the applicable strategies
and measures of the CAP and would implement project design features PDF-1 through PDF-7. Therefore,
impacts are determined to be less than significant.

Would the project generate conflict with an applicable plan, policy or regulation adopted for the purpose
of reducing the emissions of greenhouse gases?

Less-than-Significant Impact. Numerous plans, policies, and regulations have been adopted for the
purpose of reducing GHG emissions. The principal overall state plan and policy are AB 32 and the follow-
up legislation, SB 32. The quantitative goal of AB 32 is to reduce GHG emissions to 1990 levels by 2020
and the goal of SB 32 is to reduce GHG emissions to 40% below 1990 levels by 2030. The City’'s CAP
outlines the measures for the City to achieve its share of state GHG reductions. The project would be
consistent with the CAP and, therefore, would be consistent with state GHG reduction goals.

At the regional level, SANDAG’s Regional Transportation Plan (RTP)/Sustainable Communities Strategy
(SCS) has been adopted for the purpose of reducing GHG emissions attributable to passenger vehicles in
the San Diego region. In October 2015, SANDAG adopted its Regional Plan, which was subsequently
updated in 2021. The RTP/SCS is not directly applicable to the project because the underlying purpose of
the RTP/SCS is to provide direction and guidance on future regional growth (i.e., the location of new
residential and nonresidential land uses) and transportation patterns throughout the City and greater
San Diego County, as stipulated under SB 375. CARB has recognized that the approved RTP/SCS is
consistent with SB 375. The SANDAG Regional Plan is generally consistent with the local government plans.
As presented in the July 2021, General Plan Housing Element, the most recent Regional Housing Needs
Assessment from SANDAG stated that San Marcos’s share of regional future housing needs is 3,116 new
units between April 15,2021, and April 15, 2029. As of June 30, 2020, 546 housing units have been
planned or approved for development, with 2,570 units remaining needed to be developed in the City. The
project is expected to bring 202 units to market in 2027, which would be within SANDAG’s growth projection
for housing during the 6th Cycle planning horizon. Since the project is within the scope of development that
was anticipated in the General Plan, it would not result in growth that would conflict with the Regional Plan.

Based on the preceding considerations, the project would not conflict with an applicable plan adopted for
the purpose of reducing GHG emissions or generate GHG emissions that would have a significant impact
on the environment; therefore, the project’s impacts on GHG emissions would be less than significant.
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Potentially
Potentially Significant Less Than

Significant Unless Significant

Impact Mitigated Impact
IX. HAZARDS AND HAZARDOUS MATERIALS - Would the project:

No Impact

a) Create a significant hazard to the public or
the environment through the routine H ] X
transport, use, or disposal of hazardous
materials?

O

b) Create a significant hazard to the public or
the environment through reasonably
foreseeable upset and accident conditions ] Ol X
involving the release of hazardous materials
into the environment?

c¢) Emit hazardous emissions or handle
hazardous or acutely hazardous materials, [] [] %
substances, or waste within one-quarter
mile of an existing or proposed school?

d) Be located on a site that is included on a list
of hazardous materials sites compiled
pursuant to Government Code Section [ [ X
65962.5 and, as a result, would it create a
significant hazard to the public or the
environment?

e) For a project located within an airport land
use plan or, where such a plan has not been
adopted, within two miles of a public airport
or public use airport, would the project ] Ol X
result in a safety hazard or excessive noise
for people residing or working in the project
area?

f)  Impair implementation of or physically
interfere with an adopted emergency H ] X
response plan or emergency evacuation
plan?

g) Expose people or structures, either directly
or indirectly, to a significant risk of loss, ] L] X
injury or death involving wildland fires?

A Phase | Environmental Site Assessment (ESA) was prepared for the project by Geocon, which is included as
Appendix E to this IS/MND. The analysis herein is based on findings of Appendix E. Full details regarding hazards
and hazardous materials as it relates to the project site can be found in Appendix E. Additionally, a Fire Response
Technical Memorandum was prepared for the project, which is included as Appendix L to this IS/MND. Information

from the Fire Response Technical Memorandum is referenced in the analysis herein.
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Would the project create a significant hazard to the public or the environment through the routine
transport, use, or disposal of hazardous materials?

and

Would the project create a significant hazard to the public or the environment through reasonably foreseeable
upset and accident conditions involving the release of hazardous materials into the environment?

Less-than-Significant Impact. Construction of the proposed project would entail transport, use, or disposal
of potentially hazardous materials including, but not limited to, diesel fuel, gasoline, equipment fluids,
concrete, cleaning solutions and solvents, lubricant oils, adhesives, human waste, and chemical toilets.
Direct impacts to human health and biological resources from accidental spills of small amounts of
hazardous materials from construction equipment could occur with the transport, use, or disposal of these
materials. However, existing federal and state standards related to the handling, storage, and transport of
these materials would be implemented during construction of the proposed project. These regulations
include the Federal Chemical Accident Prevention Provisions (Part 68 of the Code of Federal Regulations),
California Highway Patrol and Caltrans container and licensing requirements for transportation of
hazardous waste on public roads, the International Fire Code, the Resource Conservation and Recovery Act
of 1976 as amended by the Hazardous and Solid Waste Amendments of 1984, California’s Hazardous
Waste Control Law, the California Fire Code, California Health and Safety Code Hazardous Materials
Release Response Plans and Inventory, the California Integrated Waste Management Act, regulations
developed by California Occupational Safety and Health Administration, and the state Hazardous Waste
Control Act.

During operation of the proposed project, the only hazardous materials anticipated for transport, use, or
disposal associated with the project would be routinely used household products such as cleaners, paint,
solvents, motor oil/automotive products, batteries, and garden maintenance products, typical of residential
and commercial retail uses. The use, handling, and disposal of these products is addressed by household
hazardous waste programs that are part of the Integrated Waste Management Plan of the County of
San Diego. The Household Hazardous Waste Element of the Integrated Waste Management Plan specifies
the means by which hazardous wastes generated by households shall be collected, recycled, treated, and
disposed of safely (County of San Diego 2005).

The proposed project’s compliance with all standards required through federal, state, county, and municipal
regulations, in addition to project-specific plans reviewed by the City, would ensure potential impacts to the
public or the environment through routine transport, use, or disposal of hazardous materials would not be
substantial. Furthermore, the project would comply with all recommendations outlined in the Phase | ESA
prepared for the proposed site, including the recommendation that any suspect asbestos-containing
material from demolition of the existing site be actively managed in accordance with a property-specific
asbestos operations and management program until construction, demolition, or renovations warrant
positive identification and/or building material removal . Therefore, impacts of the proposed project are
determined to be less than significant.
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Would the project emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school?

Less-than-Significant Impact. The project site is not located within 0.25 miles of an existing or proposed
school. The closest schools to the project site are Discovery Elementary School, located approximately 0.45
miles south of the project site, and High Tech High North County, located approximately 0.70 miles west of
the project site. However, the proposed project is not expected to emit hazardous emissions or handle
hazardous or acutely hazardous materials, substances, or waste beyond routinely used household products
such as cleaners, paint, solvents, motor oil/automotive products, batteries, and garden maintenance
products. Residential use of the project site is also expected to handle fewer hazardous materials and emit
reduced hazardous emissions compared to the light industrial and mixed-use uses designated under the
existing zoning for the project site. Furthermore, the project would comply with all recommendations
outlined in the Phase | ESA prepared for the proposed site. Therefore, impacts are determined to be less
than significant.

Would the project be located on a site that is included on a list of hazardous materials sites compiled
pursuant to Government Code Section 65962.5 and, as a result, would it create a significant hazard to the
public or the environment?

Less-than-Significant Impact. Geocon prepared a Phase | ESA for the project site in June 2021. As
outlined in the Phase | ESA, Environmental Data Resources Inc. searched federal, state, and local
databases regarding the known contaminated sites within 1 mile of the site. The databases that list the
project site and/or properties/facilities within 1 mile of the site and the number of properties/facilities
listed are summarized in Section 4 of Appendix E. The project site is listed on the National Pollution
Discharge Elimination System and California Integrated Water Quality System Project databases; however,
the Phase | ESA identified no evidence of recognized environmental conditions in connection with the
project site. A recognized environmental condition is the presence or likely presence of any hazardous
substances or petroleum products in, on, or at a property: (1) due to release to the environment; (2) under
conditions indicative of a release to the environment; or (3) under conditions that pose a material threat of
a future release to the environment. As no recognized environmental conditions were identified, additional
environmental assessments are not warranted at this time. Therefore, impacts are determined to be less
than significant.

For a project located within an airport land use plan or, where such a plan has not been adopted, within
two miles of a public airport or public use airport, would the project result in a safety hazard or excessive
noise for people residing or working in the project area?

Less-than-Significant Impact. The closest airport to the project site is the McClellan-Palomar Airport, which
is located approximately 5 miles west of the project site. The project site is not located within any of the
McClellan-Palomar Airport Influence Areas (San Diego County Regional Airport Authority 2011). Therefore,
this impact would be less than significant.

Would the project impair implementation of or physically interfere with an adopted emergency response
plan or emergency evacuation plan?

Less-than-Significant Impact. According to the General Plan Safety Element, the San Marcos Emergency
Operations Plan (EOP) governs the operations of the City during a disaster. The EOP addresses response to
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moderate evacuation scenarios, including the identification of evacuation points and general routes (City
of San Marcos 2012a). The proposed project would be required to abide by the standards set forth in the
San Marcos EOP. Implementation of the proposed project is not expected to impact any roadway or staging
areas that are identified in any emergency planning documents and would not impair implementation of or
physically interfere with an adopted emergency response plan or emergency evacuation plan. As required
under the California Fire Code, the proposed project would be required to present development plans that
afford fire and emergency responders suitable fire access roads dimensions and surfaces (Chapter 5,
Sections 503.1 through 503.4 of the California Fire Code), an adequate number of emergency rated
entrances to the community (Appendix D; Section D106 of the California Fire Code), and entryway gate
access for first responders (Chapter 5 of the California Fire Code, Section 503.6). The proposed points of
entry and private driveways have been reviewed and approved by San Marcos Fire Department (SMFD) and
are required to meet the qualifications for emergency access to and from the project site. Furthermore, a
Fire Response Technical Memorandum (Appendix L) has been prepared for the proposed project, which
outlines fire protection services and emergency response as it relates to development of the project. Based
on response travel time modelling, it is concluded that the project site is within the SMFD’s internal
response timeframes with up to 24 seconds of additional time available. For these reasons, the project
would not interfere with emergency response plans, and impacts would be less than significant.

Would the project expose people or structures, either directly or indirectly, to a significant risk of loss, injury,
or death involving wildland fires?

Less-than-Significant Impact. The project site is currently developed with restaurants and associated
paved parking on site. The proposed re-designation of the project site from Light Industrial and Mixed-
Use to residential uses under a Specific Plan would not exacerbate wildfire risks in comparison to
existing conditions. The proposed project site is located in a developed area of the City and is not
located within or adjacent to a fire hazard severity zone. The redevelopment of the existing project site
with proposed land uses would not exacerbate fire risk. The proposed project would be required to
comply with all applicable state and local fire codes, including compliance with the California Fire Code
as adopted by the City of San Marcos and the San Marcos Fire Department, which require a design
that affords fire and emergency responders suitable fire access roads dimensions and surfaces
(Chapter 5, Sections 503.1 through 503.4 of the California Fire Code), an adequate number of
emergency rated entrances to the community (Appendix D; Section D106 of the California Fire Code),
and entryway gate access for first responders (Chapter 5 of the California Fire Code, Section 503.6).
Furthermore, a Fire Response Technical Memorandum (Appendix L) has been prepared for the proposed
project, which outlines fire protection services and emergency response as it relates to development of the
project. The Fire Response Technical Memorandum concludes that the increased on-site density and
intensity of uses would not cause a significant stress on existing call volume or response capabilities. The
project site would be served for a fire emergency within SMFD’s internal response time frames. Therefore,
impacts are determined to be less than significant.
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Impact Mitigated Impact
X. HYDROLOGY AND WATER QUALITY - Would the project:

No Impact

a) Violate any water quality standards or waste
discharge requirements or otherwise H ] X
substantially degrade surface or ground
water quality?

O

b) Substantially decrease groundwater
supplies or interfere substantially with
groundwater recharge such that the project ] U] X
may impede sustainable groundwater
management of the basin?

c) Substantially alter the existing drainage
pattern of the site or area, including through
the alteration of the course of a stream or
river or through the addition of impervious
surfaces, in a manner which would:

i) result in substantial erosion or
siltation on or off site; [ [ X

i) substantially increase the rate or
amount of surface runoff in a
manner which would result in [ [ X
flooding on or off site;

iii) create or contribute runoff water
which would exceed the capacity of
existing or planned stormwater
drainage systems or provide O [ X
substantial additional sources of
polluted runoff; or

iv) impede or redirect flood flows? ] L] 2

d) Inflood hazard, tsunami, or seiche zones,
risk release of pollutants due to project ] U] X
inundation?

e) Conflict with or obstruct implementation of
a water quality control plan or sustainable ] ] X
groundwater management plan?

The Hydrology and Water Quality Section of this IS/MND is based on the results of the Preliminary
Hydrology/Drainage Study and Hydraulics Analysis and Floodplain Study, which are included as Appendices F and
G, respectively. Additionally, this section refers to the SWQMP prepared for the project, included as Appendix N to

this 1S/MND.
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Would the project violate any water quality standards or waste discharge requirements or otherwise
substantially degrade surface or ground water quality?

Less-than-Significant Impact. Construction activities associated with the proposed project could result in
potentially significant impacts to water quality. In addition to sediment erosion from ground-disturbing
activities on the project site, fuels, oils, lubricants, and other hazardous substances used during
construction could be released and potentially impact water quality.

The proposed project would be required to comply with the National Pollutant Discharge Elimination System
State Water Resources Control Board Region-wide Municipal Separate Storm Sewer System (MS4) Permit -
Order No. R9-2013-0001, as amended by Orders R9-2015-0001 and R9-2015-0100, and Construction
General Permit Order No. 2022-0057-DWQ for stormwater discharges and general construction activities,
and would incorporate standard BMPs, such as regular cleaning or sweeping of construction areas and
impervious areas, and filtration media screens. In compliance with the Construction General Permit, a
stormwater pollution prevention plan, including an erosion control plan, will be prepared for the project,
prior to issuance of grading permits, that would specify construction BMPs that would be implemented
during construction to minimize impacts to water quality. Furthermore, project implementation of
permanent storm water quality BMPs that compromise of proprietary and non-proprietary biofiltration,
hydromodification, source control, and site design BMPs would effectively treat post-construction
stormwater runoff prior to discharge from the site in compliance with the requirements of the City’s 2023
BMP Design Manual and BMPs outlined in the project’'s SWQMP (PDF-8). Proposed drainage management
areas and BMP sites are shown on the drainage management areas map on page 45 of the SWQMP,
provided as Appendix N to this IS/MND.

As detailed in the Preliminary Hydrology Report and SWQMP prepared for the project, water quality
requirements would be addressed with permanent stormwater quality BMPs, including a modular wetland
systems (proprietary biofiltration), and green-street biofiltration BMP, and hydromodification requirements
would be addressed with underground storage vaults. The on-site permanent BMPs would be maintained
by the HOA, and sediment and debris collected in the proposed hydromodification vault would be
maintained via a vactor truck procedure. Both the pollutant-removal BMPs and the hydromodification vaults
would have strategically placed access holes in order to facilitate maintenance. The BMPs would be
inspected regularly to inspect for sedimentation. The project includes green street biofiltration within the
multi-way median, as part of the proposed multi-way improvements. The property owner is required,
pursuant to SMMC Section 14.15 and the City's BMP Design Manual, to enter into a stormwater
management and discharge control maintenance agreement for the installation and maintenance of
permanent BMPs prior to issuance of construction permits. Through implementation of the construction
and permanent BMPs and the adherence to water quality regulations, the project would not violate any
stormwater quality standards or waste discharge requirements, nor degrade surface or ground water
quality. As outlined in Appendix F, the project would meet state National Pollutant Discharge Elimination
System construction and municipal stormwater permit requirements. Therefore, impacts associated with
water quality and stormwater drainage and runoff would be less than significant.

Would the project substantially decrease groundwater supplies or interfere substantially with groundwater
recharge such that the project may impede sustainable groundwater management of the basin?

Less-than-Significant Impact. As outlined in the Geotechnical Investigation (Appendix D) completed for
the project, groundwater was encountered in all the exploratory borings performed across the site, which
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varied between 8 and 24 feet below the existing ground surface. The groundwater elevations are expected
to fluctuate seasonally and may affect remedial grading. In this regard, remedial grading may encounter
wet soils and excavation and compaction difficulty, particularly if grading is planned during the winter
months. Additionally, a non-operational/abandoned well was observed in the northwestern portion of the
property and would be properly abandoned/removed in accordance with San Diego County regulatory
requirements (Appendix D). Due to anticipated removal depths, the current location of groundwater and
the condition and compression characteristics of the alluvium that underlies the site, a compression study
was completed for the site which found that older alluvial deposits were encountered at depths of 3 to 9
feet below the existing ground surface. To evaluate the possibility of leaving this unit in-place, consolidation
testing was performed on several relatively undisturbed samples of this material. Based on the laboratory
test results presented in Appendix B of Appendix D to this IS/MND, the older alluvium possesses adequate
engineering properties to remain in-place and receive the proposed fills and/or structural loads.
Construction of the project is not anticipated to interfere with groundwater recharge; nevertheless, the
project would be required to comply with all conclusions and recommendations outlined in Appendix D to
this MND. Specifically, all grading shall be performed in accordance with the Recommended Grading
Specifications in the Geotechnical Investigation (Appendix D), and all earthwork should be observed and all
fills tested for proper compaction by Geocon Inc.

All stormwater would be adequately treated by the modular wetland system prior to being discharged to
natural/undisturbed areas that could allow the runoff to infiltrate into the ground and eventually reach
groundwater. The use of permanent BMPs that would effectively treat stormwater runoff, would ensure
that project implementation would not have a potentially significant adverse impact on groundwater quality
or cause or contribute to an exceedance of applicable groundwater receiving water quality objectives or
degradation of beneficial uses.

The project would receive water from VWD, who in turn, receives its water from the Metropolitan Water
District of Southern California (MWD). MWD obtains water from local sources as well as the Colorado River,
via the Colorado River Aqueduct, and the Sacramento-San Joaquin Delta, via the State Water Project (MWD
2016). As the project would not use groundwater for construction or operation, and would not interfere with
infiltration and groundwater recharge, implementation of the proposed project would not decrease
groundwater basins through increasing water demand on site or impede sustainable groundwater
management of any groundwater basin, and impacts would be less than significant.

Would the project substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river or through the addition of impervious surfaces, in a manner
which would:

i) Result in substantial erosion or siltation on or off site?

Less-than-Significant Impact. The proposed project would be required to implement BMPs during
construction and incorporate storm drain systems including proprietary and non-proprietary biofiltration
BMPs and hydromodification vaults into the development design. With implementation of the proposed
stormwater quality BMPs , the project would not generate runoff volumes that would significantly alter the
overall drainage on site. Additionally, project-related runoff would be adequately treated prior to discharge
into planned drainage systems via stormwater quality BMPs such that the proposed project would not
provide substantial additional sources of polluted runoff.
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The proposed project is required to accommodate adequate drainage capacity on site, and connections to
existing facilities, in project-specific plans that will be reviewed and approved by the City. Further,
implementation of BMPs and a stormwater pollution prevention plan would ensure construction of the
project would not result in substantial erosion or siltation on or off site. Compliance with the stormwater
pollution prevention plan and project specific SWQMP would ensure impacts related to erosion or siltation
on- or -off-site would be less than significant.

i) Substantially increase the rate or amount of surface runoff in a manner which would result in
flooding on or off site?

Less-than-Significant Impact. There are no existing streams or rivers on site that would be substantially
altered as a result of project implementation. The project site is within Zone AE of the Special Flood Hazard
Area that is subject to inundation by the 1% annual chance flood. Zone AE is defined as areas with “base
flood elevations determined.” The northern portion of the site is within the floodway areas in Zone AE. The
floodway is the channel of a stream plus any adjacent areas that must be kept free of encroachment so
that the 1% annual flood chance can be carried without substantial increases in flood heights.

Under existing conditions, the project area is fully developed and consists of commercial development with
a large parking lot area and a number of restaurants. The project site generally drains towards the center,
towards the middle of the large parking lot. Surface drains along the project site collect site runoff and
convey the runoff in an existing 30-inch pipe that runs west through the project site. This 30-inch pipe
connects a 36-inch x 60-inch elliptical pipe in Via Vera Cruz upstream and an existing concrete channel
west of the site downstream. San Marcos Creek is located approximately 1,000 feet southwest of the
project site, downstream of the project outfall point. The on-site drainage improvements proposed consist
of private streets, gutters, and curb inlets that tie into underground storm drain systems. The project would
upsize the existing 30-inch storm drain that conveys majority of the stormwater on site to a double 36-inch
storm drain with a new alignment, which would ultimately transition to a dual RCB before it discharges to
the existing concrete channel. In addition, the project proposes to construct some public improvements
and street widening along the project frontage. These public improvements include center median
improvements, and a new side median for multi-way lane in West San Marcos Boulevard. Hydrology
modeling was prepared for these improvement areas.

As the project grading has been designed to fit into the existing landform, the proposed drainage areas
mimic the existing condition and consist of one on-site drainage system and one off-site drainage system.
As outlined in Table 2 in Appendix F, peak flows for the proposed condition would decrease compared to
existing conditions. Therefore, 100-year detention is not required since 100-year post-project peak flows
are less than 100-year pre-project peak flows. The project would fill areas north and south of the floodway
to raise the proposed buildings above the 100-year floodplain elevations with required freeboard. Grading
and encroachments would be minimized within the floodway area.

The project would introduce new pervious areas on site through open space and landscaped areas that
currently do not existing in current conditions. The proposed on-site drainage improvements include private
streets, gutters, storm drain pipes, and curb inlets that would connect to underground storm drain systems.
In addition, post-development condition of the project site would continue to drain towards San Marcos
Creek; however, as shown above, flow-rate for the proposed condition would be reduced compared to the
existing condition.
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As described in the project description and the Hydraulic Analysis (Appendix G), FEMA has mapped a 100-
year floodplain, 500-year floodplain, and regulatory floodway within the site. These are associated with the
“North Split” from the San Marcos Creek (as shown on the Flood Insurance Rate Map 06073C0793G) and
would remain partially contained within the redeveloped area and would not inundate future buildings. As
discussed above, the project would fill areas north and south of the floodway to raise the proposed buildings
above the 100-year floodplain elevations with required freeboard. As part of the project, a park would be
implemented in the existing floodway area with a variety of amenities tolerant of inundation (Figure 3,
Conceptual Site Plan). The site design is intended to minimize floodway encroachments and results in minor
changes to the existing condition 100-year water surface elevations. As described in Appendix G, the
proposed condition water surface elevations are generally lower than existing conditions.

As shown above and as outlined in Appendix F and G, the hydrology results indicate that the post-project
flow rates do not exceed pre-project flow rates, due to an increase of landscape areas compared to existing
conditions. The proposed buildings would be elevated above the 100-year flood elevation. For the reasons
outlined above, impacts are determined to be less than significant.

iii) Create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted runoff?

Less Than Significant Impact. As previously addressed, the project would increase pervious surfaces and
decrease peak flows through the project site. The project would include a new engineered stormwater
drainage system that would be designed to conform with applicable federal, state, and local requirements
related to drainage, hydrology, and water quality. As described previously, the project would upsize the
existing 30-inch storm drain that conveys the majority of the site to a double 36-inch storm drain with a
new alignment that would ultimately transition to a dual RCB before it discharges to the existing concrete
channel. As the project grading has been designed to fit into the existing landform, the proposed drainage
areas mimic the existing condition and consist of one on-site drainage system and one off-site drainage
system. As outlined in Table 2 in Appendix F, peak flows for the proposed condition would decrease
compared to existing conditions. Therefore, 100-year detention is not required since 100-year post-project
peak flows are less than 100-year pre-project peak flows.

The on-site drainage system would be consistent with all applicable standards related to the collection and
treatment of stormwater. Therefore, impacts associated with altering the existing drainage pattern of the
project site and stormwater would be less than significant.

iv) Impede or redirect flood flows?

Less-than-Significant Impact. The proposed drainage patterns would be relatively the same as in existing
conditions. The site would generally drain towards the existing 100-year floodway and drain to the west
towards the existing concrete channel. Most of the roof drainage for the residential motorcourts would drain
to the center of their courtyards and would be collected in inlets and conveyed through the storm
drainpipes. The drainage pattern on West San Marcos Boulevard would remain the same as in existing
conditions. The project would fill areas north and south of the floodway to raise the proposed buildings
above the 100-year floodplain elevations with required freeboard. Grading and encroachments would be
minimized within the floodway area. As part of the project, a park would be implemented in the existing
floodway area with a variety of amenities tolerant of inundation (Figure 3, Conceptual Site Plan). The site
design is intended to minimize floodway encroachments and results in minor changes to the existing
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condition 100-year water surface elevations. As described in Appendix G, the proposed condition water
surface elevations are generally lower than existing conditions. The proposed condition would include more
pervious landscaping areas compared to existing conditions, which contribute to lower flow rates; therefore
no 100-year detention is required for the project.

The project would be required to comply with recommendations in the Hydrology/Drainage Report and
Hydraulic Analysis and would be required to incorporate all requirements and BMPs outlined in the
stormwater pollution prevention plan and SWQMP prepared for the project. Based on the analysis above,
impacts would be less than significant.

In flood hazard, tsunami, or seiche zones, would the project risk release of pollutants due to project inundation?

Less-than-Significant Impact. As described above, FEMA-mapped 100-year floodplain, 500-year
floodplain, and regulatory floodway occur across the northern portion of the site. The project would fill areas
north and south of the floodway to raise the proposed buildings above the 100-year floodplain elevations
with required freeboard. Grading and encroachments would be minimized within the floodway area. As part
of the project, a park would be implemented in the existing floodway area with a variety of amenities tolerant
of inundation (Figure 3, Conceptual Site Plan). The site design is intended to minimize floodway
encroachments and results in minor changes to the existing condition 100-year water surface elevations.

The project site is approximately 8 miles inland from the Pacific Ocean and would not be subject to
inundation by tsunami. The project site is not located within a tsunami or seiche zone. Given that the project
site is not located near a large standing body of water, inundation by seiche (or standing wave) is considered
negligible. The project site is generally flat with no steep slopes and does not contain slopes subject to
mudflows; therefore, potential impacts related to release of pollutants due to inundation are determined
to be less than significant.

Would the project conflict with or obstruct implementation of a water quality control plan or sustainable
groundwater management plan?

Less-than-Significant Impact. The Carlsbad Management Area Water Quality Improvement Plan was
prepared in June 2016 for the Carlsbad Watershed Management Area Responsible Agencies, which include
the Cities of Carlsbad, Encinitas, Escondido, Oceanside, San Marcos, Solana Beach, and Vista, and the
County of San Diego. The purpose of the Carlsbad Water Quality Improvement Plan is to guide the
Responsible Agencies’ jurisdictional runoff management plans towards achieving improved water quality
in MS4 discharges (or stormwater discharges) and receiving water bodies. The proposed project is located
within the San Marcos Hydrologic Area, which is the second largest within the Carlsbad Watershed
Management Area. The Carlsbad Management Area Water Quality Improvement Plan outlines areas of
priority water quality conditions and highest priority water quality conditions. No potential wetland or non-
wetland water features are present within the biological study area. As such, the proposed project would
not conflict with or obstruct implementation of the Carlsbad Management Area Water Quality Improvement
Plan or any other water quality plan. Further, the site is not located within a sustainable groundwater
management plan area. Therefore, impacts are determined to be less than significant.
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2.11 Land Use and Planning

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

XI. LAND USE AND PLANNING - Would the project:

a) Physically divide an established
community? O [ B O

b) Cause a significant environmental impact
due to a conflict with any land use plan,

policy, or regulation adopted for the purpose L] ] X U]
of avoiding or mitigating an environmental
effect?

a) Would the project physically divide an established community?

Less-than-Significant Impact. As described under Section 1 above, the project is a mixed-use residential
development project on a 10.5-acre site. The project consists of demolition of 63,484 square feet of
existing (primarily vacant) restaurant uses on site, re-development with 202 multifamily residential units,
10,400 square feet of commercial retail uses, and a 1.1 acre public park (Figure 3, Conceptual Site Plan).
Residential units would consist of 8 three-bedroom townhomes over commercial (“town over commercial”);
17 “front street” townhomes ranging in size from three to four bedrooms; 57 “greencourt” townhomes
ranging in size from two to four bedrooms; and 120 “motorcourt” townhomes ranging in size from two- to
three-bedrooms. Private balcony/patio space would be included for each residential unit. Development of
the project would be guided by the project’s Specific Plan, which provides development guidelines, policies,
and regulatory measures (Appendix M). Open space amenities would be located in the northeastern portion
of the project site, and commercial uses would be placed along the southern and eastern project
boundaries. Primary project access would be via West San Marcos Boulevard at the project’s southern
boundary. The project would provide 501 parking spaces.

The project includes a General Plan Amendment and Rezone to change the General Plan designation and
Zoning from Mixed-Use 1 (MU-1) and Light Industrial (L-l) to Specific Plan Area (SPA) to allow for the
proposed multifamily dwelling unit development, associated amenities, private open space, and a public
park. The Specific Plan has been prepared with the intent to provide a comprehensive plan to ensure the
efficient development of a new mixed-use residential community and to ensure compatibility with
surrounding land uses. The project site is located in an urban part of the City within close proximity to a
range of existing infrastructure and development including commercial/restaurant uses immediately north,
east, and west; Bradley Park approximately 1 mile northwest; Lake San Marcos approximately 1 mile
southwest; single and multifamily residential approximately 0.5 miles south; and schools/educational
facilities, including San Marcos High School approximately 1 mile west. The proposed project would not
incorporate new roads or require removal of roads that currently provide access to the area. Furthermore,
due to the location of the project site surrounded on all sides by existing roadways, no separation or
disruption of surrounding uses would occur as a result of project implementation. Because the project site
is surrounded on all sides by existing development and will maintain existing pedestrian and vehicle access
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through the site, it is determined that the proposed project would not divide an established community,
and therefore, this impact is considered less than significant.

b) Would the project cause a significant environmental impact due to a conflict with any land use plan, policy,
or regulation adopted for the purpose of avoiding or mitigating an environmental effect?

Less-than-Significant Impact. The proposed project would change the project site’s current General Plan
and Zoning designations of Light Industrial (L-I) and Mixed-Use (MU-1) for the site. The proposed Restaurant
Row Project (project) includes a request for a Specific Plan, General Plan Amendment, Rezone, two Site
Development Plans (one for the development and one for the public park), and a Vesting Tentative
Subdivision Map for a mixed-use residential development project on a 10.5-acre site. The General Plan
Amendment and Rezone would change the General Plan designation and Zoning from Mixed-Use 1 (MU-1)
and Light Industrial (L-I) to Specific Plan Area (SPA). The Specific Plan has been prepared with the intent to
provide a comprehensive plan to ensure the efficient development of a new mixed-use residential
community. The Specific Plan serves as both a policy document and a regulatory document for the
systematic implementation of the policies and goals of the General Plan. The Site Development Plan will
configure the site for multifamily dwelling units, street configuration, infrastructure, recreational open
space, and private open space. The Tentative Subdivision Map presents specific lot configurations for the
site. A separate Site Development Plan will describe the development of the public park, consistent with
the feedback gathered at a series of public workshops.

Upon City approval of the General Plan Amendment/Rezone to Specific Plan Area, the proposed project
would be required to comply with the allowable multifamily residential uses and development standards
outlined in the Specific Plan prepared for the project site (Appendix M). The Specific Plan includes a General
Plan consistency analysis (Appendix M). Although the proposed project would amend the land use
designation, the proposed project would not result in a conflict with the City’s General Plan Land Use
Element goals, and project implementation would not impede the City’s ability to achieve these goals. The
proposed 1.1-acre park, that would be publicly owned and maintained, complies with the City's General
Plan Parks, Recreation and Community Health Element, and the City’'s Parks Master Plan Update as a
location identified for a future park (City of San Marcos 2018). The proposed project would not conflict with
an applicable land use plan, policy, or regulation adopted for the purpose of avoiding or mitigating an
environmental effect. Therefore, with approval of the proposed General Plan Amendment/Rezone, project
impacts related to land use and planning would be less than significant.

2.12 Mineral Resources

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

XIl. MINERAL RESOURCES - Would the project:

a) Resultin the loss of availability of a known
mineral resource that would be of value to ] ] Ol X
the region and the residents of the state?
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Would the project result in the loss of availability of a known mineral resource that would be of value to the
region and the residents of the state?

and

Would the project result in the loss of availability of a locally important mineral resource recovery site
delineated on a local general plan, specific plan, or other land use plan?

No Impact. According to the City’s General Plan - Conservation and Open Space Element, the City has
land classified in all four Mineral Resource Zones (MRZ) (City of San Marcos 2012a). The different MRZs
are defined as follows:

MRZ-1: Areas where adequate information indicates that no significant mineral deposits are
present or where it is judged that little likelihood exists for their presence.

MRZ-2: Areas where adequate information indicates that significant mineral deposits are present
or where it is judged that a high likelihood for their presence exists.

MRZ-3: Areas containing mineral deposits the significance of which cannot be evaluated from
available data.

MRZ-4: Areas where available information is inadequate for assignment to any other MRZ zone.

California does not require that local governments protect land designated as MRZ-1, MRZ-3, or MRZ-4.
However, the City is responsible for recognizing lands designated as MRZ-2 and protecting these areas
from premature development incompatible with mining. City lands designated as MRZ-2 include small
portions between Double Peak, Mt. Whitney, and Franks Peak; and small portions in the northern Sphere
of Influence within Twin Oaks Valley Neighborhood (City of San Marcos 2012a). These locations do not
overlap with the proposed project site; therefore, no loss of known mineral resources would occur.

Furthermore, the project site is currently developed and not designated as a locally important mineral resource

recovery site on any local General Plan, Specific Plan, or other land use plan (City of San Marcos 2012a). Thus,
due to the location and nature of the proposed project, there would be no impact to mineral resources.

59

AUGUST 2023



RESTAURANT ROW PROJECT / INITIAL STUDY/MITIGATED NEGATIVE DECLARATION

2.13 Noise
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XIlL. NOISE - Would the project result in:

a) Generation of a substantial temporary or
permanent increase in ambient noise levels
in the vicinity of the project in excess of
standards established in the local general [ [ & [
plan or noise ordinance, or applicable
standards of other agencies?

b) Generation of excessive groundborne
vibration or groundborne noise levels? [ [ X O

c) For a project located within the vicinity of a
private airstrip or an airport land use plan
or, where such a plan has not been
adopted, within two miles of a public airport ] ] = ]
or public use airport, would the project
expose people residing or working in the
project area to excessive noise levels?

Dudek prepared a Noise Study for the project which is included as Appendix H to this IS/MND. The analysis herein
is based on findings of Appendix H. Full details regarding noise as it relates to the project can be found in
Appendix H.

a) Would the project result in generation of a substantial temporary or permanent increase in ambient noise
levels in the vicinity of the project in excess of standards established in the local general plan or noise
ordinance, or applicable standards of other agencies?

Less-than-Significant Impact.
Short-Term Construction

Construction noise and vibration are temporary phenomena. Construction noise and vibration levels vary
from hour to hour and day to day, depending on the equipment in use, the operations performed, and the
distance between the source and receptor. SMMC Chapter 10.24: Noise addresses construction noise (City
of San Marcos 2020a). Erection and demolition of buildings is exempt between 7:00 a.m. and 6:00 p.m.
Monday through Friday and on Saturdays from 8:00 a.m. to 5:00 p.m. The SMMC does not set noise limits
on construction activities. Through adherence to the limitation of allowable construction times provided in
the SMMC, construction-related noise levels would not exceed local standards. However, were the City to
consider adoption of the County of San Diego’s Noise Ordinance noise limit of 75 dBA (8-hour energy
equivalent noise level [Leq]) for construction activities, then for information purposes this assessment will
compare predicted construction noise against the County’s 75 dBA 8-hour Leq threshold. The analysis
assumes that the 8-hour period over which the County’'s 75 dBA Leq could apply would be within the
aforementioned exempt hours as allowed by the City of San Marcos.
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Construction assumptions, including timing, phasing, and equipment type and quantity, as well as worker
and vendor truck trips, were based on information provided by the applicant. Default values provided by
CalEEMod were used since detailed project site-specific information is not currently available. Equipment
that could be in use during construction would include, in part, graders, backhoes, concrete saws,
excavators, dump trucks, loaders, cranes, manlifts, cement mixers, pavers, rollers, welders, and air
compressors. The typical maximum noise levels for various pieces of construction equipment at a distance
of 50 feet are presented in Table 6 in Appendix H. Usually, construction equipment operates in alternating
cycles of full power and low power, producing average noise levels over time that are less than the listed
maximum noise level. The average sound level of construction activity also depends on the amount of time
that the equipment operates and the intensity of construction activities during that time.

Aggregate noise emission from assumed construction activities, broken down by sequential phase, was
predicted at two distances to the nearest apparent existing noise-sensitive receptor: (1) from the nearest
position of the construction site boundary; (2) from the nearest position of construction activity for the
“main” portion of the site (the closest receiver to construction activity is adjacent to the northern extension
of the project site, which would contain six multifamily residential structures); and (3) from the geographic
center of the construction site, which serves as the time-averaged location or geographic acoustical
centroid of active construction equipment for the phase under study.

The intent of the former distance is to help evaluate anticipated construction noise from a limited quantity
of equipment or vehicle activity expected to be at the boundary for some period of time, which would be
most appropriate for phases such as site preparation, grading, and paving. The latter distance is used in a
manner similar to the general assessment technique as described in Federal Transit Administration
guidance for construction noise assessment (FTA 2018), when the location of individual equipment for a
given construction phase is uncertain over some extent of (or the entirety of) the construction site area.
Because of this uncertainty, all the equipment for a construction phase is assumed to operate—on
average—from the acoustical centroid. Table 7 in Appendix H summarizes these three distances to the
apparent closest noise-sensitive receptor for each of the five sequential construction phases. Adoption of
the County’s noise ordinance threshold would mean that an “occupied property,” which could be a
residence or any occupied building, would be the nearest noise-sensitive receptor in this context. At the site
boundary, this analysis assumes that the equipment may be operating up to 8 hours per day (i.e.,
comparable to a typical on-site work shift).

A Microsoft Excel-based noise prediction model emulating and using reference data from the Federal
Highway Administration Roadway Construction Noise Model (FHWA 2008) was used to estimate
construction noise levels at the nearest occupied noise-sensitive land use.

As presented in Table 8 in Appendix H, the estimated maximum construction noise levels at the closest
noise-sensitive receptor (church) are predicted to be greater than 75 dBA Leq, When activities take place
within the rectangular extended site area at the northern end of the project site. Note that these estimated
noise levels at a source-to-receiver distance of 50 feet occur when noted pieces of heavy equipment would
each operate at the same location along the northern property boundary of the northern site extension area
for a cumulative period of 8 hours a day. However, construction equipment would move through the project
area throughout an 8-hour day, resulting in average 8-hour noise levels that are less than the maximum
noise levels. Although maximum construction noise at the closest off-site noise-sensitive receiver could
exceed 75 dB(A) Leq, the analysis of these noise levels is extremely conservative, because it assumes all
equipment in the phase is working simultaneously in the same location along the northern boundary. Given
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the analysis at this distance is very conservative, and because San Marcos has not adopted the San Diego
County ordinance, construction noise impacts even within the northern site extension area would be
considered less than significant.

The site extension area at the north end of the project site has a depth of approximately 300 feet, as
measured perpendicular to the closest noise-sensitive receptor. The construction noise model was run with
this distance separation for construction activities, the results of which are also presented in Table 8 in
Appendix H (Nearest Noise Sensitive Receptor to Main Construction Area). As can be seen in Table 8 in
Appendix H, the estimated construction noise levels at the closest noise-sensitive receptor (church) are
predicted to be less than 75 dBA Leq averaged over an 8-hour period, when activities take place no closer
than the boundary of the main project site (along the northern project site boundary, excluding the extension
or pop-out near the middle of the northern project site boundary). Note that these estimated noise levels at a
source-to-receiver distance of 300 feet occur when noted pieces of heavy equipment would each operate for
a cumulative period of 8 hours a day. Therefore, for construction activities taking place within the main project
site boundaries, construction noise levels at the closest noise-sensitive receptor would comply with the
County’s standard, and therefore, mitigation would not be required for construction activities occurring within
the main project site (i.e., no closer than 300 feet to the adjacent church).

Finally, Table 8 in Appendix H provides the results of the construction noise analysis based upon the
distance from the acoustical centroid to the closest noise-sensitive receptor. This scenario is meant to
address construction activities distributed across the site, rather than those occurring along the closest
site boundary to the sensitive receptor. The values based on the acoustical centroid are considered to be
more representative of average construction noise exposure levels at adjacent properties across the entire
construction period. As illustrated in Table 8 in Appendix H, noise levels based on the acoustical centroid
would average no more than approximately 66 dBA, which is the equivalent of normal conversation levels.
Thus, when considered over the entire construction process, it is anticipated that construction noise levels
at the closest noise-sensitive receptor would not be intrusive or disruptive.

Compared to measurements of the daytime outdoor ambient sound level at representative sample
locations as shown in Table 5 in Appendix H, predicted construction noise levels ranging in the lower to
middle seventies of dBA as appearing in Table 8 in Appendix H are considerably higher and would be clearly
perceptible to an average listener having healthy human hearing. However, there are no residences within
1,000 feet of the project site; the nearest noise-sensitive uses are a church and a pre-school. At the nearby
church and pre-school, exposure to such construction-related noise would typically be relatively short term
and temporary—lasting only as long as construction occurs during allowable hours. And because it is
anticipated that construction activities associated with future development as a result of the proposed
project would take place within the hours of 7:00 a.m. and 6:00 p.m. Monday through Friday and on
Saturdays from 8:00 a.m. to 5:00 p.m., the noise-producing activity would thus be in compliance with the
SMMC with respect to allowable hours. Construction noise impacts would be considered less than significant.

Long-Term Operational
Roadway Traffic Noise

The proposed project’s residences and commercial space would result in the introduction of vehicle trips
on local arterial roadways (i.e., San Marcos Boulevard, Via Vera Cruz, and South Las Posas). However, the
project would eliminate several existing restaurants that have a fairly high trip generation rate. According
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to the project traffic impact assessment (Appendix ), the project would reduce average daily trips coming
from the project site, compared to the existing restaurants. Table 9 in Appendix H presents the conclusion
of the traffic analysis, which is shown as estimated reduction of 551 average daily trips to local roadways.

Given the project would reduce traffic trips from the site to area roadways, traffic noise on area roadways
would not change as a result of project implementation. Thus, a less-than-significant impact is expected for
proposed project-related off-site traffic noise affecting existing residences in the vicinity.

Exterior Noise Exposure for Future Project Occupants

Aside from exposure to aviation traffic noise, current CEQA noise-related guidelines at the state level do not
require an assessment of exterior-to-interior noise intrusion, environmental noise exposure to occupants
of newly created project residences, or environmental noise exposure to exterior nonresidential uses
attributed to the potential future development at the proposed project site. Nevertheless, the City’'s CEQA
guidelines and the California Building Code requires that interior background noise levels not exceed a
CNEL of 45 decibels (dB) within habitable rooms. Hence, the following predictive analysis of traffic noise
exposure and commercial noise sources at the exteriors of occupied residences and outdoor living areas
is provided to support evaluation of the project for Noise Element policy compliance, which includes exterior
noise compatibility levels of 65 dBA CNEL for multifamily residential uses and 60 dBA CNEL for parks. A
detailed description of applicable State and Local regulations related to noise is outlined in Section 2 of
Appendix H.

Traffic Noise

Potential noise exposure for future project residents from vehicular traffic on adjacent roadways was
assessed using worksheets based upon the Federal Highway Administration’s Traffic Noise Model version
2.5. Year 2019 traffic volumes were obtained from the City of San Marcos Public Works Division (City of
San Marcos 2023) and Year 2030 traffic volumes were calculated using a 1.5% annual growth rate (which
is representative of regional traffic growth in California, and compares well to the current actual annual
growth rate for San Marcos of 1.9% annually). Table 10 in Appendix H presents the results of traffic noise
modeling. It should be noted that proposed new driveways/roads interior to the project site were not
assessed for noise generation, due to the much lower quantity of trips on these roadways compared to
Las Posas or Via Vera Cruz, both of which were found to generate noise levels less than 60 dBA CNEL.

The traffic noise exposure levels in Table 10 in Appendix H are calculated for the project boundary closest to
the identified roadway segment. As outlined in Table 10 in Appendix H, estimated Year 2023 traffic noise
exposure levels at the project boundary closest to Las Posas Road would be approximately 58 dBA CNEL;
traffic noise levels at the project boundary closest to Via Vera Cruz would be approximately 59 dBA CNEL; and
traffic noise levels at the project boundary closest to San Marcos Boulevard would be approximately 71 dBA
CNEL. For project boundaries closest to Las Posas Road and Via Vera Cruz, a number of existing structures
exist between the roadway segment and the project boundary. These existing buildings would provide some
shielding for traffic noise propagation, and thus calculated roadway traffic noise levels along these project
boundaries would be lower than the calculated value presented in Table 10 in Appendix H (the values
represent a conservative worst-case with no intervening buildings). The project boundary adjacent to
San Marcos Boulevard has unobstructed exposure to the street, and therefore, the traffic noise value in Table
10 in Appendix H for San Marcos Boulevard represents expected future conditions, with no conservatism.
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The proposed park would extend from the project boundary closest to Las Posas Road to the project
boundary closest to Via Vera Cruz. The maximum traffic noise level exposure at the ends of the park closest
to these roadways would be no greater than 59.2 dBA CNEL, which is below the Noise Element
recommended 60 dBA CNEL maximum for parks. Proposed residences along these project boundaries
would also be exposed to traffic noise levels below the Noise Element Policy limit of 65 dBA CNEL for
multifamily residences (Appendix H).

The project would place five rows of two-story structures between San Marcos Boulevard and the park area,
which would be expected to reduce traffic noise exposure within the park area by a minimum of 20 dBA
CNEL. Therefore, traffic noise exposure levels from San Marcos Boulevard in the park area would not be
anticipated to exceed 50 dBA CNEL. Traffic noise exposure levels in the park area would therefore remain
within the Noise Element policy limits of 60 dBA CNEL.

Based on the Year 2030 results of the above traffic noise analysis, the first row of structures adjacent to
San Marcos Boulevard could have traffic noise levels in front yard areas and at the facade facing
San Marcos Boulevard of approximately 70 dBA CNEL. To achieve compliance with the Noise Element
multifamily residential exterior exposure limits of 65 dBA CNEL in yard areas immediately adjacent to
San Marcos Boulevard, a solid fence or landscape wall of 6 feet in height would be provided between the
yard area and San Marcos Boulevard (PDF-9). The wall would reduce traffic noise exposure in the yard
areas to approximately 63 dBA CNEL.

The first building row adjacent to San Marcos Boulevard is proposed to be two stories in height, effectively
spanning the project property frontage except for one entry drive. This row of buildings would reduce traffic
noise exposure at the next row of residences by a minimum of 10 dBA CNEL, and the further distance from
the traffic noise source would reduce levels by another 3 dBA CNEL. Therefore, residences interior to the
project site would not be exposed to traffic noise exposure levels greater than approximately 57 dBA CNEL,
comfortably within the Noise Element limit of 65 dBA CNEL.

California Code of Regulations Title 24 requires that an interior noise analysis be performed where exterior
noise exposure would exceed 60 dBA CNEL, which would be the case for the facades of the first row of
buildings immediately adjacent to San Marcos Boulevard. California Code of Regulations Title 24 and the
City of San Marcos also require that interior noise levels due to exterior noise sources not exceed 45 dBA
CNEL for multifamily residences. An interior noise analysis is not currently required under CEQA, but a
preliminary discussion for informational purposes is provided below.

No exterior wall assembly has been provided yet, but it is assumed the exterior wall for the project structures
will be of standard construction and consist of three-coat stucco or exterior paneling over sheathing, on
wood studs with a single layer of gypsum board on the interior and batt insulation in the cavity. This
assembly has an attenuation capacity of typically 40-45 (identified by a Sound Transmission Classification
[STC] rating), which means the exterior solid wall could reduce exterior noise levels by at least 40 dBA in
interior spaces. However, windows and doors are not as effective in reducing noise levels from exterior to
interior spaces. Therefore, for residences in the first row of structures adjacent to San Marcos Boulevard,
to achieve the interior criterion of 45 dBA CNEL, exterior doors and windows located on the building facade
facing San Marcos Boulevard should have a minimum STC rating of 35 (PDF-10).
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Exterior Noise Exposure Levels from Adjacent Commercial and Industrial Land Uses

Existing commercial uses, including restaurants, commercial offices, and a bank, would be preserved on
the property immediately to the east and north of the project site. Roof-mounted heating, ventilation, and air
conditioning (HVAC) equipment on the closest restaurant to the eastern project site boundary is located
approximately 100 feet from the eastern property boundary of the project site. Based on a Carrier brand
20-ton package HVAC unit, the sound level for the HVAC equipment at the closest restaurant would be 77
dBA at 10 feet, attenuated to approximately 59 dBA at the project site eastern boundary. Parking lots
associated with the commercial uses north and east of the project site would be the primary noise source
that would continue to exist adjacent to the project. The average noise level for a commercial parking lot
is approximately 63 dBA Leq at 50 feet from the edge of the parking lot (Appendix H). The closest parking
stalls to the project site would be located at approximately 50 feet from future residences within the project.
Adding HVAC noise to the parking lot noise would result in noise exposure no greater than approximately
66 dBA Leq at residences along the northern and eastern project site boundary. With standard residential
construction capable of providing an exterior to interior attenuation of 25 dBA, interior noise levels should
remain below 45 dBA Leq. The adjacent businesses would not be anticipated to operate between 10:00 p.m.
and 7:00 a.m., and therefore, industrial and commercial uses should not result in interior noise levels within
project homes that exceed 45 dBA CNEL. For the first row of residences along the northern and eastern
project site boundaries, noise could be marginally above the recommended exterior limits (66 dBA CNEL
compared to a limit of 65 dBA CNEL) where yards are provided between the residences and the project site
boundary. Solid fencing or landscape walls 6 feet in height at the yard boundary closet to the project site
boundary would reduce noise levels below 65 dBA, which would prevent exterior noise exposure that
exceeds the Noise Element limit at proposed yard areas adjacent to the northern and eastern project site
boundaries.

Exterior Noise Exposure - Recreational Noise Sources

The proposed recreation area within the project site includes four proposed pickleball courts, at the extreme
east end of the park site. The pickleball courts’ locations are between approximately 50 and 108 feet from
the closest residence on the site (immediately south of the pickleball courts). Other on-site residences in
the area (along the southern park boundary) would be located between 60 and 200 feet from the pickleball
courts. Pickleball play has been demonstrated to generate average sound levels of approximately 64 dBA
Leq at 30 feet (Appendix H). Pickleball noise could average 62 dBA Leq at the closest on-site residence while
all the courts are in use; other on-site residences further away would experience lower pickleball noise
levels. These noise levels would comply with the SMMC daytime limit of 65 dBA Leqfor multifamily residence
zoning. The pickleball courts would not be anticipated to be used in the nighttime period (i.e., later than
10:00 p.m.), and therefore would not need to comply with the nighttime SMMC limit of 55 dBA Leq.
Daytime/evening only use of the pickleball courts would produce exterior noise levels no greater than 63
dBA CNEL at the closest residence, which would result in interior noise levels no greater than 38 dBA CNEL,
given an exterior to interior attenuation performance for residential construction. While the pickleball noise
would not be expected to exceed applicable limits in the SMMC, the use of sound attenuating material on
the court fences would reduce the potential for residence annoyance from pickleball play. Sound levels at
the closest property line from pickleball play would attenuate to approximately 63 dBA Leq, and therefore,
pickleball noise would also be compliant with the SMMC limit of 65 dBA Leq within the commercial zone to
the east of the project site. The conceptual park plan also includes a proposed lawn area with some casual
tiered seating, with no proposed amplified sound system. In addition to the pickleball courts, proposed
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active recreational uses include a tot lot and all-wheel rolling plaza (i.e., area for rollerblading, skating,
skateboarding, etc.); neither of these two active recreation areas would be equipped with an amplified
sound system. As such, sound levels generated by use of the tot lot and roller plaza would be anticipated
to remain well below the SMMC daytime limit of 65 dBA Leq at the nearest multifamily residences; neither
the tot lot nor roller plaza are anticipated to be open in the nighttime period. As a public park, the Parks
Department would need to issue a permit for a special event at the tiered lawn area or within other areas
of the proposed park. Due to the proximity of the park to homes, it is anticipated the City would restrict
special event permits to prohibit the use or portable amplified sound systems.

Stationary Operations No-ise

Future residential and commercial development on the project site will add a variety of noise-producing
mechanical equipment, primarily involving HVAC equipment for habitable spaces. While there would be some
commercial space included in the proposed development, residential structures would be the dominant land
use and the quantity of HVAC units would substantially outnumber the systems dedicated to commercial spaces
Therefore this stationary equipment operations noise analysis focuses on residential space HVAC equipment.
Within the park component, the only substantial noise source would be the proposed skatepark and pickleball
courts (discussed above). Modeling of project stationary source noise levels at areas adjacent to the project site
does include both residential HVAC sources and the pickleball courts. Operational noise levels were calculated
using Dudek’s NoisePro (Appendix H).

As proposed, structures would be arranged to create a relatively continuous building block along the exterior
project site. The gaps between structures would be minor compared to the length of connected structures,
and therefore, the first row of buildings along the exterior lot boundary would present an effective sound
barrier for stationary noise sources more internal to the project site. The noise model therefore includes air
conditioner condenser units for the first row of buildings closest to the exterior perimeter of the project site.
Dudek used the reference sound level (68 dBA at 1 meter) for a Carrier 16NA-48 5-ton HVAC unit to
represent the HVAC system for each residential unit located along the project site boundary. A total of 64
HVAC units were included in the model for the residences along the project site boundaries. A sound level
reference of 64 dBA at 30 feet was included in the model for each of the four pickleball courts. A total of
seven receiver points were included in the model space, along the project property boundary adjacent to
concentrations of project stationary noise sources, to represent the worst-case noise levels for
simultaneous operation of all air conditioners in residential units along the site boundaries, and with games
on each of the four pickleball courts.

Table 11 in Appendix H presents the results of the project operational noise prediction modeling at the
seven receiver locations (R1-R7) in the NoisePro model space, as well as at the two closest ambient noise
measurement locations (ST2 and ST3). Refer to Figure 4 of Appendix H for the locations of R1-R7, ST2, and
ST3. These modeled receptor positions are intended to represent project operational sound levels along
the project site property boundaries as well as at the noise-sensitive uses closest to the project site, for
comparison to City of San Marcos noise ordinance limits. Properties immediately adjacent to the project
site include commercial land uses to the west, south, and east, as well as north of the eastern half of the
project site, where the applicable SMMC limit in the overnight period is 55 dBA Leq. and during the daytime
is 65 dBA Leq. Uses to the north of the western half of the project site are industrial, where the applicable
SMMC limit in the overnight period is 60 dBA Leq. and during the daytime is 65 dBA Leq.
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As indicated in Table 11 in Appendix H, project operational noise levels at each modeled location except
R4 and R5 would range from 42 to 53 dB(A) Leq and would fall below the more stringent nighttime limits,
indicating that even if all equipment is operating in the overnight period, the project noise levels would
comply with the SMMC. At receivers R4 and R5, the modeled noise levels reflect use of all four pickleball
courts simultaneously. Since the courts would not be anticipated to be open in the overnight period from
10:00 p.m. to 7:00 a.m., noise levels from the courts at the adjacent project site boundaries would be
subject to the daytime limit for commercial zones of 65 dBA Leq; the modeled noise levels of 60 and 57 dBA
Leq at the property lines adjacent to the pickleball courts would comply with the commercial zone daytime
limit of 65 dBA Leq. NoisePro also generates an exhibit with noise contours depicting the noise levels
resulting from project operations, that illustrates noise levels extending several hundred feet from the site.
Refer to Figure 4 in Appendix H for the noise contour map from the NoisePro modeling.

Dudek also compared the predicted operational noise to ambient noise levels documented during the ambient
noise survey, as reported for locations ST1, ST2, ST3, and ST4. Table 12 in Appendix H presents the predicted
project operational noise levels to the measured ambient noise levels; predicted project operational noise levels
at each ambient noise measurement point would fall below the measured ambient noise level. Adding the
project operational noise to the ambient noise level would in each case result in less than a 3 dB increase.

On the basis of comparing predicted project operational noise levels against both noise ordinance limits
and ambient noise levels, a less-than-significant impact would occur for proposed project operational noise.

Cumulative Noise Assessment
Transportation Sources

The proposed project would result in a reduction in the total number of traffic trips added to the local roadway
network, when compared to the existing restaurant uses, which would be eliminated by the project. Therefore,
the project would not have a considerable contribution to cumulative traffic impacts in the region.

Construction Activities

Temporary changes to the outdoor sound environment could also occur not only due to project construction
noise that has already been presented herein, but as a cumulative result of potential concurrent project
construction activity noise and the noise emission from construction of other projects in the vicinity.

Due to the decrease in noise levels with distance and the presence of physical barriers (i.e., intervening
buildings and topography), noise due to construction of other projects would not meaningfully combine with
that of the proposed project and produce a cumulative noise effect during construction. By way of
illustration, if there are two concurrent construction projects of comparable sound emission intensity, and
the activity nearest to a common studied noise-sensitive receptor is compliant with the aforementioned 75
dBA 8-hour Leq, then the other activity could be no closer than three times the distance of the receptor to
the nearest activity and not make a cumulatively measurable contribution to the total noise exposure level.
If, on the other hand, two concurrent projects were comparably close to a receptor, the cumulative noise
would be one of the following;:

= the louder (in dBA) of the two concurrent activities; or

= alogarithmic sum of the two activity noise levels that, per acoustic principles, cannot be more than
3 dBA greater than the louder of the two individual noise-producing activities.
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In sum, cumulative construction noise is likely to be dominated by the closest or loudest activity to the
receptor, and the combination will be no more than a barely perceptible difference (i.e., up to a 3 dBA
change). On the basis of such a barely perceptible cumulative construction noise level occurring due to the
proposed project and what may be a nearby concurrent construction activity, the impact would be
considered less than significant.

Stationary Operational Sources

Similar to the preceding discussion of cumulative construction noise, operation noise from stationary
equipment attributed to the proposed project (as already presented herein) and any others potentially
operating in the future and in the vicinity of a common off-site noise-sensitive receptor would need to be
compliant with the City’s applicable standards. Cumulative contribution of the proposed project to this future
aggregate noise level from multiple established projects or facilities assumed to have comparable individual
noise emission from stationary sources would be bounded by the same potential outcomes as follows:

= the louder (in dBA) of the two concurrently operating projects or facilities; or

= a logarithmic sum of the two operation noise levels that, per acoustic principles, cannot be more
than 3 dBA greater than the louder of the two individual levels.

In sum, cumulative operation noise is likely to be dominated by the closest or loudest project to the receptor,
and the combination will be no more than a barely perceptible difference (i.e., up to a 3 dBA change). On
the basis of such a barely perceptible cumulative operation noise level occurring due to the proposed
project and what may be nearby and concurrent operation of off-site stationary noise sources, the impact
would be considered less than significant.

Would the project result in generation of excessive groundborne vibration or groundborne noise levels?

Less-than-Significant Impact. Construction activities may expose persons to excessive groundborne
vibration or groundborne noise, causing a potentially significant impact. Caltrans has collected
groundborne vibration information related to construction activities. Information from Caltrans indicates
that continuous vibrations with a peak particle velocity (PPV) of approximately 0.1 inches per second (ips)
could be considered annoying on the basis of it being “strongly perceptible” by building occupants. For
context, heavier pieces of construction equipment, such as a bulldozer that may be expected on the project
site, have PPVs of approximately 0.089 ips PPV or less at a reference distance of 25 feet (Appendix H).

Groundborne vibration attenuates rapidly, even over short distances. The attenuation of groundborne
vibration as it propagates from source to receptor through intervening soils and rock strata can be
estimated with expressions found in Federal Transit Administration and Caltrans guidance. By way of
example, for a bulldozer operating on site and as close as the northern project boundary (i.e., 50 feet from
the nearest occupied property) the estimated vibration velocity level would be 0.03 ips PPV per the equation
as follows (FTA 2018):

PPVicevr = PPVier * (25/D)*1.5 = 0.089 * (25/50)"1.5 = 0.006
In the above equation, PPV is the predicted vibration velocity at the receiver position, PPVrer is the

reference value at 25 feet from the vibration source (the bulldozer), and D is the actual horizontal distance
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to the receiver. Therefore, at this predicted PPV, the impact of vibration-induced annoyance to occupants
of nearby existing homes would be less than 0.1 ips PPV and therefore less than significant.

Construction vibration, at sufficiently high levels, can also present a building damage risk. However,
anticipated construction vibration associated with future development on site would yield levels of 0.03
ips, which do not surpass the guidance limit of 0.2 to 0.3 ips PPV for preventing damage to residential
structures (Caltrans 2020). Because the predicted vibration level at 50 feet is less than this guidance limit,
the risk of vibration damage to nearby structures is considered less than significant.

c) For a project located within the vicinity of a private airstrip or an airport land use plan or, where such a
plan has not been adopted, within two miles of a public airport or public use airport, would the project
expose people residing or working in the project area to excessive noise levels?

No Impact. There are no private airstrips within the vicinity of the project site. The closest airport to the
project site is the McClellan Palomar Airport located approximately 4.6 miles west of the site. The project
site is not located within the boundaries of the land use plan adopted for this airport. Therefore, no Impact
would occur.

2.14 Population and Housing

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

XIV. POPULATION AND HOUSING - Would the project:

a) Induce substantial unplanned population
growth in an area, either directly (for
example, by proposing new homes and
businesses) or indirectly (for example, O [ X O
through extension of roads or other
infrastructure)?

b) Displace substantial numbers of existing
people or housing, necessitating the
construction of replacement housing [ [ & [
elsewhere?

a) Would the project induce substantial unplanned population growth in an area, either directly (for example,
by proposing new homes and businesses) or indirectly (for example, through extension of roads or
other infrastructure)?

Less-than-Significant Impact. The proposed project consists of demolition of 63,484 square feet of existing
(primarily vacant) restaurant uses on site, and re-development of 202 multifamily residential units and
10,400 square feet of commercial retail uses on the 10.5-acre project site (Figure 3, Conceptual Site Plan).

As of 2022, the City has a persons per household ratio of 3.01 (DOF 2022). (DOF 2022). Using this household
ratio of 3.01, development of 202 residential dwelling units at the project site would accommodate
approximately 608 people. Although not all residents of the development would be new to the City of
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San Marcos, residential development on the project site would result in unplanned growth for the City because
residential development within the project site was not accounted for in the City’s General Plan.

However, development of the project would not directly induce further population growth in the area. The
area surrounding the project site is already developed with commercial and residential uses, and the
proposed project site is currently developed with existing access roads and utility service. Therefore, no
indirect impacts associated with the extension or construction of roads or expansion of public utilities are
expected to occur as a result of the proposed project.

The City of San Marcos is forecasted to grow from 98,915 persons in 2020 to 109,095 persons in 2035,
which is a population increase of 10,180 (SANDAG 2013). Additionally, SANDAG allocated 3,116 housing
units to the San Marcos area for the 2021-2029 Housing Element Cycle (SANDAG 2020). Approval of the
proposed project would accommodate the substantial population growth projected to occur within the City
and the need for housing.

The proposed project would be subject to compliance with the City’s General Plan Housing Element goals
and policies and compliance with housing-related ordinances in the SMMC, and would be subject to
applicable development fees, as outlined below.

The City’s Growth Management Ordinance (SMMC Chapter 20.315) was adopted to implement the General
Plan and to manage the projected growth of residential, industrial, and commercial development. The
ordinance requires that all new development bear the cost of providing the public facilities and services
needed to effectively serve the new development. The Growth Management Ordinance does not limit
density of development or cap the number of residential building permits that can be issued within the
planning period. To the contrary, the ordinance will ensure that public facilities and services are, or will be,
provided to serve future residential development anticipated by the Regional Housing Needs Assessment.

The City’s Inclusionary Housing Ordinance, established in May 2000, requires housing developers of one
or more units to contribute to housing for extremely low, very low-, low-, and moderate-income households
as defined by the U.S. Department of Housing and Urban Development. Developers of for-sale single-family
projects and rental projects of six or fewer units may pay an in-lieu fee in accordance with SMMC Section
20.310.050. In-lieu fees are deposited into an interest-accruing account to provide housing opportunities
for target households. The City has the discretion to accept an irrevocable dedication of land or other non-
monetary contribution that is not less in value than the otherwise required in-lieu fee if the non-monetary
alternative furthers the goals and policies of the Housing Element.

The City of San Marcos charges fees to process plans submitted for residential projects and to finance the
provision of important services that are needed to accommodate housing and population growth. Fees and
exactions are used to finance public facilities, roadways, water and sewer infrastructure, schools, and other
community services. Nearly all of these fees are assessed through a pro rata share system, based on the
magnitude of the project’s impact or the extent of the benefit that will be derived. The City’s fees have not
been found to act as a constraint to the development of housing in San Marcos. For new residential
projects, developers in San Marcos may be required to pay one or more of the following fees depending on
the location, type, and size of the project: Planning, Building and Environmental Fees; City Impact Fees; and
Regional Impact Fees (City of San Marcos 2021).
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In summary, implementation of the project would change the site’s land use designation and zoning from
Light Industrial (L-I) and Mixed-Use 1 (MU-1) to Specific Plan Area (SPA) in a manner that would
accommodate development of 202 residential units, 10,400 square feet of commercial use, and
associated open space amenities and parking. The project would generate housing anticipated to
accommodate approximately 608 people, in a location where housing was not previously accounted for by
the City. However, based on existing growth projections and the need to provide housing opportunities to
accommodate projected growth, the proposed project would not induce substantial unplanned population
growth in the City. Additionally, the portion of the project site with an existing MU-1 zoning has a
development capacity of 266 units (20-30 dwelling units per acre), which is more than the 202 units
proposed under the project. Further, because the proposed project site is currently developed with existing
access roads and utilities, no indirect impacts associated with the extension or construction of roads or
expansion of public utilities are expected to occur as a result of the proposed project. As the proposed
project would be required to comply with City regulations and applicable fees outlined above, impacts
associated with the proposed project are determined to be less than significant.

b) Would the project displace substantial numbers of existing people or housing, necessitating the
construction of replacement housing elsewhere?

Less-than-Significant Impact. The project site is currently developed with commercial uses and
associated parking. The site does not include any existing residences. Implementation of the proposed
project would displace existing restaurants (most of which are vacant) but would not displace any existing
housing or necessitate the construction of replacement housing elsewhere. Impacts are determined to
be less than significant.

2.15 Public Services

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

XV. PUBLIC SERVICES

a) Would the project result in substantial adverse physical impacts associated with the provision of new or
physically altered governmental facilities, need for new or physically altered governmental facilities, the
construction of which could cause significant environmental impacts, in order to maintain acceptable
service ratios, response times, or other performance objectives for any of the public services:

iv) Fire protection? [] X L] L]

v) Police protection? ] X L] L]

vi) Schools? O O] X L]

vii) Parks? O O] X L]

viii) Other public facilities? O ] X L]
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Would the project result in substantial adverse physical impacts associated with the provision of new or
physically altered governmental facilities, need for new or physically altered governmental facilities, the
construction of which could cause significant environmental impacts, in order to maintain acceptable
service ratios, response times, or other performance objectives for any of the public services:

Fire protection?

Potentially Significant Unless Mitigated. Residential uses were not considered at the project site in
the City’s General Plan, and the land use change from Light Industrial (L-I) and Mixed-Use 1 (MU-1) to
Specific Plan Area (SPA) to accommodate the proposed residential development could result in an
increase in demand on SMFD. The proposed project would result in development of 202 residential
dwelling units and 10,400 square feet of commercial uses. The proposed residential units are expected
to house approximately 608 residents. The estimated generation of 608 residents is calculated based
on an average of 3.01 occupants per household. The proposed project would increase the demand on
SMFD resources in comparison to the existing development on site and that allowed under the current land
use designation of Light Industrial and Mixed-Use. Although not all residents of the project would be new to
the City, the estimated additional numbers of residents at the project site would increase the need for fire
protection services related to routine fire and emergency medical calls and would increase the demand on
SMEFD Station 1, which would provide primary response to the project site; with SMFD Station 2 responding,
as necessatry.

The proposed project would be required to comply with the City’s Development Services Fees outlined in
SMMC Section 17.44.030. Payment of the Development Services Fees go towards City services, which
include the Fire Protection District, to ensure adequate fire protection facilities are provided. In addition,
the project would be required to annex into Community Facility District CFD 2001-01 (Fire and Paramedic)
(mitigation measure MM-PS-1). This would offset the project’s increase in demand for fire protection
services. Furthermore, the project would be required to comply with any recommendations outlined in the
Fire Response Technical Memorandum prepared for the project (Appendix L to this IS/MND). The Fire
Response Technical Memorandum prepared for the project determined that both SMFD Stations 1 and 2
are well-within the City’s time response goal for first-in fire engine and medic ambulance to the entire
project site. Furthermore, the addition of approximately 1 call per 3.5 days anticipated as a result of the
project is not considered a significant increase. This is modeled off a conservative approach of four persons
per unit as described in the Fire Response Technical Memorandum. The project would not warrant
construction of new fire facilities that could create physical impacts; therefore, with implementation of
MM-PS-1, impacts would be less than significant.

MM-PS-1: Prior to the issuance of a grading permit, 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).

Police protection?

Potentially Significant Unless Mitigated. The proposed residential development would develop 202
residential dwelling units, generating approximately 608 residents at the project site. Residential
development at the project site would increase the demand on police protection services in comparison to
the existing uses on site and uses allowed under the current land use designation due to the introduction
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of residents. Although not all residents would be new to the City, the proposed project could increase the
need for police protection services through routine police and emergency calls and could increase the
demand on the San Diego County Sheriff's Department San Marcos Station, which would serve the project
site. The San Marcos Station is located approximately 4-miles east of the project site.

Implementation of the proposed project would be expected to increase the frequency of emergency and
non-emergency calls to the Sherriff's Department. However, over 100 deputies, volunteers, and
professional staff serve the residents of the City. Law enforcement services include general patrol, criminal
investigation, crime prevention, juvenile services, narcotics and gang investigations, communications and
dispatch, and various management support services. Unlike fire services, which respond solely to
emergencies, law enforcement services consist of patrolling large areas 24 hours a day, 365 days a year.
Police units are continuously mobile, and service calls are responded to by the nearest available mobile
unit. At the San Marcos Station, patrol deputies are assigned to a geographical “beat” area, allowing
deputies to become familiar with citizens and problems within their “beats” (SDCSD 2023). Accordingly,
service ratios and response times are anticipated to remain adequate with implementation of the proposed
project. As such, the proposed project is not expected to affect police protection such that new or physically
altered governmental facilities are needed.

Additionally, the proposed project would be required to comply with the City’s Development Services Fees
outlined in SMMC Section 17.44.030. Payment of the Development Services Fees funds needed City
services, which include the Sheriff's Department. Furthermore, the project applicant/developer/property
owner shall annex the site into the preexisting Community Facilities District for Police Services (CFD 98-
02IA1) (mitigation measure MM-PS-2). Participation in the CFD will offset the cost of increases in necessary
services resulting from implementation of the proposed project.

Therefore, while the proposed project would likely place a slight increase in demand on police protection
services, it is not anticipated that the proposed project would result in the need for construction or
expansion of existing police facilities and impacts to police protection resulting from the proposed project
would be less than significant with implementation of MM-PS-2.

MM-PS-2: Prior to the issuance of a grading permit, the applicant/developer/property owner
shall annex the site into the preexisting Community Facilities District for Police
Services (CFD 98-02IA1).

Schools?

Less-than-Significant Impact. Primary education throughout the City is served by the San Marcos Unified
School District (SMUSD). La Mirada Academy (serving grades K-8) and San Marcos High School (serving
grades 9-12) are the schools within SMUSD that would be expected to serve grade-school residents at the
project site. Using the SMUSD student generation rates as described in the City’s General Plan - Land Use
and Community Design Element (elementary students = 0.2271, middle school students = 0.0963, high
school students = 0.1032), the proposed project would generate approximately 46 elementary school
students, 19 middle school students, and 21 high school students, respectively (City of San Marcos 2012a).

Prior to project approval, the project would be required to obtain will-serve letters from the SMUSD or
servicing schools to confirm such schools have adequate capacity. Furthermore, the project would be
required to contribute development fees to SMUSD pursuant to California Education Code Section 17620
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et seq. and Government Code Sections 65995(h) and 65996(b), and the SMMC Section 17.52.050. The
project developer/applicant would be required to pay the school mitigation fees that are in effect at the
time of building permit issuance unless a direct agreement otherwise has been made with SMUSD. The
current school fee for residential development required by SMUSD is $4.44 per square foot; however, this
fee amount could change between the drafting of the CEQA document for the project and the time of
building permit issuance (SMUSD 2020). Further, consistent with General Plan Policy LU-11.2, the project
would be required to provide a letter from the school district(s) to the City prior to the issuance of building
permits confirming these fees have been paid (City of San Marcos 2012a). SB 50 states that the fees
imposed by school districts shall constitute the exclusive method of considering and mitigating impacts on
school facilities caused by a development project. Such payment shall provide “full and complete mitigation
of the impacts of any legislative or adjudicative act...on the provision of adequate school facilities”
(Government Code Section 65995(h)). As such, with contribution of required development fees, impacts to
schools as a result of the proposed project would be less than significant.

Parks?

Less-than-Significant Impact. As previously described, the proposed project would develop 202
residential dwelling units, generating approximately 608 residents. This increase in residents would
increase demands for neighborhood and regional parks and other recreational facilities. The City requires
any project that increases the demands for park and recreation needs to pay into the City’s Public Facility
Fees (PFF). This fee is to be used for developing public neighborhood parks, regional parks, and recreational
facilities, as outlined in the City’s Park Master Plan Update (City of San Marcos 2018). The provision of
useable common open space, private open space, and payment of the PFF would maintain the City’s service
standard for parks within the City.

The site would be linked together through a series of landscaped promenades and paseos that not only
facilitate pedestrian and bike connectivity but create public spaces for people to congregate. The
pedestrian connections would be punctuated with social gathering nodes and opportunities for public art.
The project includes development of a 1.1-acre public park. The north and south connecting paseo would
link to the public park in the northeast portion of the Specific Planning area (Figure 5, Conceptual Public
and Private Park Plan). The public park design was developed through a series of public workshops, during
which multiple amenities were explored with the community. Based on the public workshops, the public
park would include bench seating and tables, pergola, wayfinding signage, four standard pickleball courts
with bleacher seating, a playground with rubber surfacing and play equipment, connecting walkways, a
passive lawn area with amphitheater seating and hillside seating, and restroom facilities. The project would
also provide for HOA-maintained public gathering spaces on site, including a barbeque area with benches
and tables, and a public dog park separated into two areas for large breed dogs and small breed dogs.

Implementation of the 1.1-acre public park would offset the project demand on surrounding recreational
facilities in the City. Development of the public park has been analyzed throughout this IS/MND as part of
the project. Development of the public park on-site would not result in significant environmental impacts,
and impacts are determined to be less than significant.

Other public facilities?

Less-than-Significant Impact. The proposed project would develop 202 units, generating approximately
608 residents at the project site. Although not all of these residents would be new residents to the City, the
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2.16

generation of residents at the project site would increase the demands on library services and resources
in comparison to the project site’s current development and land use designations. However, additional
library services are available in the County through a cooperation of County libraries, independent city
libraries, and the Imperial County Library, which collectively form the Serra Library System. This system
enables County library cardholders to check out library materials from the other Serra member libraries
(Serra Cooperative Library System 2023). In addition, community members can purchase a community
borrower card to obtain borrowing privileges at the California State University San Marcos campus.)
Community members can also borrow materials at Palomar Community College with a valid picture ID and
proof of current mailing address. These additional library resources are located in the San Marcos
community and provide over 200,000 square feet of additional library space. Therefore, impacts to other
public facilities in the City as a result of the proposed project would be less than significant.

Recreation

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

XVI. RECREATION

a) Would the project increase the use of
existing neighborhood and regional parks or

other recreational facilities such that ] ] 2 ]

substantial physical deterioration of the
facility would occur or be accelerated?

b) Does the project include recreational
facilities or require the construction or

expansion of recreational facilities which ] L] X ]

might have an adverse physical effect on
the environment?

a)

b)

13844

Would the project increase the use of existing neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of the facility would occur or be accelerated?

and

Does the project include recreational facilities or require the construction or expansion of recreational
facilities, which might have an adverse physical effect on the environment?

Less-than-Significant Impact. According to the California Department of Finance (DOF), there are
approximately 3.01 persons per housing unit in San Marcos (DOF 2022). The project involves development
of 202 residential dwelling units, which is estimated to generate approximately 608 residents using the
Department of Finance’s 3.01 persons per household unit estimate (see Section 3.12, Population and
Housing). This increase in residents would increase demands for neighborhood and regional parks and
other recreational facilities. The City of San Marcos provides over 290 acres of park land with 24 community
parks, 13 neighborhood parks, and 3 recreation centers. Additionally, the City provides over 72 miles of
trail network for hiking, biking, running and equestrian use (City of San Marcos 2022b). The closest park to
the project site is Bradley Park located approximately 0.5 miles northwest.
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In addition to private balcony/patio space for each residential unit, the project would allot 20% of the site
as common open space area for residents. The project would be required to comply with SMMC
requirements, which outline recreation and open space requirements of residential development. In
addition, the project would be required to pay the City’s Public Facility Fees (PFF), required to all projects
that increase the demand for park and recreation needs in the City. The PFF money would go towards the
acquisition and development of local and community park facilities throughout the City to offset the
demand on public park space, as described in SMMC Chapters 17.36 and 17.44. Payment of the PFF shall
be made prior to City issuance of the first building permit for the project. Therefore, payment, which would
ultimately contribute to development of new parks and recreational facilities, would offset the increase in
demand of parks and recreational facilities generated by residential development at the project site, such
that existing facilities would not substantially deteriorate.

Furthermore, as described in Section 2.15 above, the project includes development of a 1.1-acre public
park that would be publicly owned and maintained. The north and south connecting paseo would link to
the public park in the northeast portion of the Specific Planning area (Figure 5, Conceptual Public and
Private Park Plan). The public park design was developed through a series of public workshops, in which
multiple amenities were explored with the community. Based on the public workshops, the public park
would include bench seating and tables, pergola, wayfinding signage, four standard pickleball courts with
bleacher seating, a playground with rubber surfacing and play equipment, connecting walkways, a passive
lawn area with amphitheater seating and hillside seating, and restroom facilities. The project would also
provide for HOA-maintained public gathering spaces on site, including a barbeque area with benches and
tables, and a public dog park separated into two areas for large breed dogs and small breed dogs.

Implementation of the 1.1-acre public park would further offset the project demand on surrounding
recreational facilities in the City. Development of the public park on site would not result in significant
environmental impacts. Therefore, proposed project impacts to existing neighborhood and regional parks
are determined to be less than significant.

2.17 Transportation

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

XVIl.  TRANSPORTATION - Would the project:

a) Conflict with a program, plan, ordinance, or
policy addressing the circulation system,
including transit, roadway, bicycle, and [ & [ [
pedestrian facilities?

b) Conflict or be inconsistent with CEQA
Guidelines section 15064.3, subdivision ] ] X ]
(0)?

c) Substantially increase hazards due to a

eometric design feature (e.g., sharp curves
gr dangerous ir%tersection‘(s) gr incorTF:patibIe [ [ & [
uses (e.g., farm equipment)?

d) Result in inadequate emergency access? ] ] = ]
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Intersecting Metrics prepared a Local Transportation Assessment (LTA) and a Vehicle Miles Traveled (VMT) Impact
Analysis, which are included as Appendices | and J to this IS/MND, respectively. The analysis herein is based on
findings of Appendices | and J. Full details regarding traffic and transportation as it relates to the project can be
found in Appendices | and J.

a)

13844

Would the project conflict with a program, plan, ordinance, or policy addressing the circulation system,
including transit, roadway, bicycle, and pedestrian facilities?

Potentially Significant Unless Mitigated. The project site is located in an urban part of the City with
numerous bicycle, pedestrian, and transit facilities. Class Il bike lanes and pedestrian sidewalks are generally
provided throughout the area, with pedestrian crossings located at intersections surrounding the project site.
The site is also served by existing transit. The site is located in an area with moderately high employment
density given the surrounding commercial and light industrial land uses. The well-developed commercial area
along West San Marcos Boulevard would serve the shopping and dining demand of future residents within
easy walking distance. Schools, parks, and other facilities are also walkable/bikeable from the site. The
project site is adjacent to bus stops with connections to Sprinter service at Palomar College Station.

The LTA prepared for the project (see Appendix ) analyzed Level of Service (LOS) methodology for the
project. Per the City’s LTA guidelines, the proposed project is considered having a substantial effect if the
traffic from the proposed project causes an intersection currently operating at acceptable LOS A through D
to operate at LOS E or F or adds 2 or more seconds to the average vehicle delay. If an intersection is already
operating at LOS E, then the proposed project is considered to have a substantial effect if the proposed
project adds 2 or more seconds to the average vehicle delay. To ensure the project does not affect the
current flow of traffic and roads remain operational consistent with City standards, the project includes a
number of off-site/roadway improvements. As outlined in Appendix |, all study area intersections are
anticipated to operate at an acceptable LOS C or better during both the AM and PM peak hours, with the
anticipated changes in the traffic patterns associated with the proposed project. Additionally, the
reconfiguration of the western driveway on West San Marcos Boulevard from right-in/right-out only would
eliminate the failing movement (the southbound left-turn out of the project site), resulting in much improved
operations at the driveway (see Appendix I),

As outlined in Table 1 of Appendix |, implementation of the proposed project is anticipated to result in a net
decrease of 4,665 daily trips, a net increase of 54 AM peak hour trips (-7 inbound; 61 outbound), as well
as a net decrease of 355 PM peak hour trips (-257 inbound; -98 outbound).

Primary project access would be via West San Marcos Boulevard at the project’s southern boundary. A
secondary project access would be on the east from Via Vera Cruz via the alleyway heading west to the
project. In alignment with the San Marcos Boulevard Multi-Way Complete Streets project outlined in the
City’s General Plan, the project would construct a modified center median along the project frontage on
West San Marcos Boulevard. This would eliminate the left-turn ingress and egress movements at the
western project driveway but allow continued left-turn ingress for the existing driveway on the south side of
West San Marcos Boulevard. The project would also move the existing northern curb line along West San
Marcos Boulevard approximately 16 feet into the project site, with additional public street easement
dedications, to accommodate the proposed multi-way roadway improvements. Furthermore, the project
would implement a raised curb median along its frontage on West San Marcos Boulevard, which would
separate the multi-way facility from the through travel lanes on West San Marcos Boulevard. These
improvements would be non-vehicular capacity enhancing. As part of the multi-way improvements, the
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b)

13844

project would reconstruct the existing sidewalk along its frontage, which would be constructed to City
standards and would be ADA compliant. The project would replace and enhance the existing Class Il bike
lane along San Marcos Boulevard, as the project would remove and replace the existing bike lane with a
buffered bike lane as part of the multi-way improvements.

Based on the final multi-way design, the existing San Marcos Boulevard and Via Vera Cruz bus stop, located
on the northwest corner of the West San Marcos Boulevard/Via Vera Cruz intersection, may be moved
slightly in comparison to existing conditions, if moved at all. However, this change, would not substantially
change the bus stop spacing along the route and would have minimum to no impact on the route’s
operations. The existing amenities at the bus stop would be replaced in kind to current conditions with
additional new amenities being implemented for the relocation of bus stop.

Project development would result in the removal of 822 existing parking spaces that currently serve the
Restaurant Row site, within the project boundaries. The project would remove 7 spaces that currently serve the
Buffalo Wild Wings sites to accommodate the implementation of the multi-way along San Marcos Boulevard.
The proposed project would provide 501 parking spaces on site, with 392 private garage spaces being reserved
for project residents and 109 spaces being open to guests, retail patrons, park users, and other uses within the
shopping center. The project would provide 4 EV charging stations and 17 EV ready stalls on-site and would
install charging stations in all garage parking stalls. The project would also include four ADA parking stalls as
part of the proposed parking, and one ADA van accessible space. The parking requirements for each land use
proposed was derived from the requirements outlined in SMMC Section 20.340.

Although this analysis determines that the project would not result in any direct traffic related impacts, the
project would contribute to City-wide traffic resulting in potential cumulative impacts. Prior to issuance of a
grading permit, application for annexation into Community Facility District CFD2011-01 (Congestion
Management) shall be required to mitigate these impacts (mitigation measure MM-TR-1).

With the inclusion of the off-site/roadway improvements and parking plans, implementation of the project would
not conflict with applicable plans, such as SANDAG’s San Diego Forward 2021 Regjional Plan, City of San Marcos
Bikeway Master Plan, City of San Marcos General Plan Mobility Element, or the SMMC. Therefore, with
implementation of MM-TR-1, impacts are determined to be less than significant.

MM-TR-1: Prior to the issuance of a grading permit, 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: CFD2011-01 (congestion management).

Would the project conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision (b)?

Less-than-Significant Impact. CEQA Guidelines Section 15064.3 replaces LOS with VMT as the
appropriate metric to be used in assessing a project’s transportation related impacts. Under CEQA
Guidelines section 15063.4(b)(1), VMT exceeding an applicable threshold of significance may indicate a
significant impact, although development projects within 0.5 miles of a major transit stop are presumed to
cause a less-than-significant transportation impact. A “major transit stop” includes a site containing an
existing rail or bus rapid transit station, or the intersection of two or more major bus routes based on
frequency of service intervals. (Public Resource Code section 21064.3.)
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The North County Transit District provides public transportation within the City and the County of San Diego
for Coaster rail service, Sprinter light rail service, and Breeze bus service. Sprinter service operates between
Escondido and Oceanside, with connections to I-5 and the Coaster rail service operating out of the City of
Oceanside. The North County Transit District operates the Palomar College Station Sprinter and Breeze
transit station located approximately 0.8 miles north of the proposed project. Therefore, the project site
falls just outside the 0.5-mile threshold under CEQA Guidelines Section 15064.3 subdivision (b). However,
it should be noted that a Breeze bus service stops along West San Marcos Boulevard and Via Vera Cruz
along the project site’s southern border. As described in the project description above, based on the final
multi-way design, the existing San Marcos Boulevard and Via Vera Cruz bus stop, located on the northwest
corner of the West San Marcos Boulevard / Via Vera Cruz intersection, will be relocated in conjunction with
the installation of improvements to San Marcos Blvd. This would not substantially change the bus stop
spacing along the route and would have minimum to no impact on the route’s operations. The existing
amenities at the bus stop would be replaced in kind to current conditions with additional new amenities
(such as an upgraded bench and shelter) being implemented for the relocation of bus stop.

Because the project site is located just beyond 0.5 miles from a major transit stop, and in compliance with
the City’s Transportation Impact Analysis Guidelines (TIAG; City of San Marcos 2020b), a quantitative VMT
analysis was prepared for the project and is included as Appendix J to this IS/MND. As outlined in Appendix
J, Section 2.1.3 of the City’s TIAG, identifies the impact thresholds that should be applied to the different
types of land development projects within the City. Since the proposed project would be replacing existing
land uses, it is considered a redevelopment project; therefore, the following impact threshold was applied
to identify VMT related impacts:

Redevelopment Projects (Replaces Existing Uses) - As noted in Section 2.1.3.2 of the TIAG,
per CEQA, a redevelopment project that replaces existing uses and results in a net decrease
in VMT can be presumed to have a less-than-significant transportation impact and would not
require a detailed VMT analysis; a redevelopment project that replaces existing uses and
results in a net increase in VMT will require a VMT analysis. This should be calculated by
estimating the total VMT for the previous and proposed land uses using SANDAG trip
generation rates and citywideaverage trip lengths from the California Household Travel
Survey (CHTS). If a project replaces existing uses and the project leads to a net overall
increase in VMT compared to the previous uses, then the appropriate metrics and thresholds
should be applied to each proposed use. If the project is a mixed-use project, then
internalization should be considered when estimating its total VMT and each component’s
trip generation should be multiplied by its respective trip length; if the project results in a net
increase in VMT, then each individual use should be analyzed under its respective threshold.
In addition, the proposed land uses should be analyzed without incorporating a credit or
reduction for the displacement of existing land uses at the project site.

Table 2 in Appendix J calculates the VMT the project is anticipated to generate and compares it to the VMT
generated by the current uses on the project site. As shown in Table 2 in Appendix J, the project is projected
to generate 10,407 VMT, which is 23,809 VMT less than the existing Restaurant Row uses, which were
calculated to generate 34,216 VMT. Therefore, as per Section 2.1.3.2 of the City’s TIAG, implementation
of the project would result in a less-than-significant impact related to VMT.
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d)
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Would the project substantially increase hazards due to a geometric design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment)?

Less-than-Significant Impact. The project site is located in an urban area of the City bounded by West
San Marcos Boulevard to the south, and existing commercial and light industrial uses to the north, east,
and west. Under existing conditions, site access is provided from two points off West San Marcos Boulevard
at the southern boundary of the project site. The project will similarly be served by two driveways located
off West San Marcos Boulevard. All proposed circulation improvements would be designed in accordance
with the City’s roadway design standards to ensure proper safety requirements are met. The internal
circulation network for the project would not include any hazardous design features or incompatible uses.
All driveways would provide for full turning movements and provide for adequate emergency access. The
project would include circulation amenities such as an interconnected mobility system for bicycles,
pedestrians, and vehicles in order to provide residents with safe movement within the project site;
connections to existing roadways within the vicinity of the project site; and access to regional arterial and
highway networks and Sprinter/Breeze transit services. All final project plans are subject to review and
approval by the City and the SMFD, and all roadway improvements implemented as part of the project
would be designed consistent with City policy and guidelines.

As described in response to Threshold a) above, in alignment with the San Marcos Boulevard Multi-Way
Complete Streets project outlined in the City’s General Plan, the project would construct a modified center
median along the project frontage on West San Marcos Boulevard. This would eliminate the left-turn ingress
and egress movements at the western project driveway but allow continued left-turn ingress for the existing
driveway on the south side of West San Marcos Boulevard. The project would also move the existing
northern curb line along West San Marcos Boulevard approximately 16 feet into the project site, with
additional public street easement dedications, to accommodate the proposed multi-way roadway
improvements. Furthermore, the project would implement a raised curb median along its frontage on West
San Marcos Boulevard, which would separate the multi-way facility from the through travel lanes on West
San Marcos Boulevard. These improvements would be non-vehicular capacity enhancing. As part of the
multi-way improvements, the project would reconstruct the existing sidewalk along its frontage, which would
be constructed to City standards and would be ADA compliant. The project would replace and enhance the
existing Class Il bike lane along West San Marcos Boulevard, as the project would remove and replace the
existing bike lane with a buffered bike lane as part of the multi-way improvements.

Furthermore, considering the proposed residential uses for the project site, no incompatible uses, such as
farm equipment or motorsport vehicles, would be operated on site during project construction or operation.
As such, impacts related to design features and incompatible uses would be less than significant.

Would the project result in inadequate emergency access?

Less-than-Significant Impact. The proposed project would have four primary access points, which include
the two unsignalized driveways on West San Marcos Boulevard, and two unsignalized driveways on Via Vera
Cruz (the existing northern and southern Restaurant Row driveways). The western driveway on West
San Marcos Boulevard would be converted from full-access to right-in-right-out access only. The northern
driveway on Via Vera Cruz would connect to the existing east-west roadway that traverses through the
existing Restaurant Row site and the Regal Edwards San Marcos theater lot and connects to South
Las Posas Road. The project site would have access to the driveway on South Las Posas Road, but it is
anticipated to serve a negligible amount of project trips as it would be a circuitous path for people accessing
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the project site from the east or north. All driveways would provide for full turning movements and would
be designed to meet the design requirements codified in the California Fire Code. Additionally, adequate
corner and stopping site distances would be maintained at all driveway locations.

According to the General Plan Safety Element, the San Marcos EOP governs the operations of the City during
a disaster. This plan addresses response to moderate evacuation scenarios, including the identification of
evacuation points and general routes (City of San Marcos 2012a). The project would be required to abide
by standards as set forth in the San Marcos EOP. Implementation of the project would not impact any
roadway or staging areas that are identified in any emergency planning documents and would not impair
implementation of or physically interfere with an adopted emergency response plan or emergency
evacuation plan. Additionally, a Fire Response Technical Memorandum has been prepared for the project,
which includes recommendations related to emergency access and fire hazards and confirms project
compliance with existing response time standards.

Furthermore, the California Fire Code, along with the SMFD, administers the rules and regulations on fire
access design. Final site plans will be required to show fire and emergency responders suitable fire access
roads dimensions and surfaces (California Fire Code Chapter 5, Sections 503.1 through 503.4), an
adequate number of emergency rated entrances to the community (Appendix D; California Fire Code
Section D106), and entryway gate access for first responders (California Fire Code Chapter 5,
Section 503.6). All final project plans and the VMT Analysis prepared for the proposed project are subject
to review and approval by the City and the SMFD. Proposed circulation improvements would be designed
in accordance with the City’s roadway design standards to ensure proper safety requirements are met (City
of San Marcos 2019). Therefore, it impacts related to emergency access would be less than significant.

2.18 Tribal Cultural Resources

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

XVIll.  TRIBAL CULTURAL RESOURCES

Would the project cause a substantial adverse change in the significance of a tribal cultural resource, defined
in Public Resources Code section 21074 as either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of the landscape, sacred place, or object with cultural
value to a California Native American tribe, and that is:

a) Listed or eligible for listing in the
California Register of Historical
Resources, or in a local register of ] ] X ]
historical resources as defined in Public
Resources Code section 5020.1(k), or
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Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

A resource determined by the lead
agency, in its discretion and supported
by substantial evidence, to be
significant pursuant to criteria set forth
in subdivision (c) of Public Resources
Code Section 5024.1. In applying the ] X ] ]
criteria set forth in subdivision (c) of
Public Resource Code Section 5024.1,
the lead agency shall consider the
significance of the resource to a
California Native American tribe?

a)

13844

Would the project cause a substantial adverse change in the significance of a tribal cultural resource,
defined in Public Resources Code section 21074 as either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of the landscape, sacred place, or object with cultural
value to a California Native American tribe, and that is:

] Listed or eligible for listing in the California Register of Historical Resources, or in a local register
of historical resources as defined in Public Resources Code section 5020.1(k)?

Less-than-Significant Impact. As described under Section 2.5 of this IS/MND, the records search
conducted for the project identified 25 cultural resources within the 1-mile search radius outside the project
site. None of the identified resources occur within the project site. The project site consists entirely of
Urban/Developed land cover type, consisting of commercial retail and paved parking lots, with associated
minor ornamental landscaping and structures. Although there are existing structures on site, none are
designated historical resources. Therefore, the project would not adversely affect Tribal Cultural Resources
that are listed or eligible for listing in the state or local register. Impacts would be less than significant.

ii) A resource determined by the lead agency, in its discretion and supported by substantial
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public Resources
Code Section 5024.1. In applying the criteria set forth in subdivision (c) of Public Resource
Code Section 5024.1, the lead agency shall consider the significance of the resource to a
California Native American tribe?

Potentially Significant Unless Mitigated. Under California’s AB 52, Tribal Cultural Resources are defined
as archaeological resources that are eligible for or listed in the California Register of Historical Resources,
or resources that the lead agency determines to be a Tribal Cultural Resource with a substantial burden of
evidence. Considering the developed nature of the existing site, the discovery of Tribal Cultural Resources
on-site are not anticipated. To date, no Tribal Cultural Resources have been identified on the project site
that would be impacted by project implementation. However, tribal consultation with the City is ongoing,
and outreach letters to all Native American group representatives included on the Native American Heritage
Commission contact list were mailed out on June 30, 2022, as part of preparation of the Cultural Resources
report to be completed for the project. To date, four Tribes have requested consultation, including San Luis
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Rey Band of Mission Indians on July 14, 2022; San Pasqual Band of Mission Indians on September 19,
2022; Rincon Band of Luiseno Indians on September 21, 2022; and Campo Band of Mission Indians on
October 3, 2022. The City conducted consultation meetings with representatives of the San Luis Rey Band
of Mission Indians on November 17, 2022; January 12, 2023; and February 16, 2023. Consultation with
the San Luis Rey Band of Mission Indians concluded on April 16, 2023. The City conducted consultation
meetings with representatives of the Rincon Band of Luisefo Indians on August 19, 2022, and December
20, 2022, with consultation concluding on December 21, 2022. Both the San Luis Rey Band of Mission
Indians and Rincon Band of Luiseno Indians concluded formal consultation with the understanding that the
project would implement the City’s standard Tribal Cultural Resource mitigation measures. The project
would implement these mitigation measures as outlined under MM-CUL-1 through MM-CUL-4 in Section
2.5. The City held one consultation meeting with the San Pasqual Band of Mission Indians on
May 11, 2023. A consultation close-out letter was requested by the City on May 15, 2023. On October 18,
2023, the City notified the Campo Band of Mission Indians by letter of the opportunity to consult on the
project. On October 3, 2022, the City received an emailed request from the tribe’s Cultural Resources
Manager, Daniel Tsosie, to consult under Senate Bill 18. The City transmitted the cultural resources report
to Campo on October 18, 2022, and subsequent attempts to communicate with the tribe were not
successful. The City attempted again on April 20 and July 24, 2023, to which the tribe did not respond or
provide information on tribal cultural resources. Therefore, in accordance with Section 21082.3.(d)(2) of
the Public Resources Code, which states that the tribe had requested consultation but failed to provide
comments to the City, or otherwise failed to engage in the consultation process, the City concluded
consultation with Campo on August 15, 2023.

While considered unlikely based on the current developed state of the project site, and other information
received by the City to date, there remains the potential for the project to encounter previously unknown
and unanticipated Tribal Cultural Resources during construction of the proposed project. In the unlikely
event that construction encounters unanticipated archaeological resources, mitigation measures MM-CUL-
1 through MM-CUL-4 would be implemented, as outlined in Section 2.5 above. With the implementation of
MM-CUL-1 through MM-CUL-4, impacts related to Tribal Cultural Resources would be less than significant.

2.19 Utilities and Service Systems

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

XIX. UTILITIES AND SERVICE SYSTEMS - Would the project:

a) Require or result in the relocation or
construction of new or expanded water,
wastewater treatment, or storm water
drainage, electric power, natural gas, or ] Ol X ]
telecommunications facilities, the
construction or relocation of which could
cause significant environmental effects?

b) Have sufficient water supplies available to
serve the project and reasonably
foreseeable future development during [ [ & [
normal, dry, and multiple dry years?
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Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

c) Resultin a determination by the wastewater
treatment provider, which serves or may
serve the project that it has adequate
capacity to serve the project’s projected [ [ & [
demand in addition to the provider’s
existing commitments?

d) Generate solid waste in excess of State or
local standards, or in excess of the capacity

of local infrastructure, or otherwise impair ] ] X U]
the attainment of solid waste reduction
goals?
e) Comply with federal, state, and local
management and reduction statutes and ] ] X U]

regulations related to solid waste?

VWD prepared a Water and Sewer Study for the project, which is included as Appendix K to this IS/MND. The
analysis herein is based on findings of Appendix K. Full details regarding water and sewer service as it relates to
the project site can be found in Appendix K.

a) Would the project require or result in the relocation or construction of new or expanded water, wastewater
treatment, or storm water drainage, electric power, natural gas, or telecommunications facilities, the
construction or relocation of which could cause significant environmental effects?

Less-than-Significant Impact. The proposed project development would be served by VWD. Multifamily
residential sites in the VWD are typically served by on-site private water systems, which consist of separate
fire and domestic systems on site. Private fire systems typically supply on-site fire hydrants and building fire
sprinkler systems and require a backflow preventer at the connection to the public water system. There are
existing water facilities in the vicinity of the project site which serve the existing on-site and surrounding uses.

Water service for potable residential use and fire service to the project site would be provided by VWD. VWD
receives its water from the San Diego County Water Authority (Water Authority). The Water Authority is
San Diego County’s predominant source of water, supplying from 75% to 95% of the region’s water needs
(Water Authority 2016). The population within the Water Authority’s service area was approximately 3.3
million people in 2020 and is projected to increase to roughly 3.8 million people by 2045. The County of
San Diego is expected to develop an additional 130,000 acres between 2020 and 2050, with the majority
(125,000 acres) of development dedicated to residential land uses. These regional growth projections are
based on the SANDAG Series 14 Regional Growth Forecast, developed for its 2019 Federal Regional
Transportation Plan, which was adopted by SANDAG’s Board of Directors on October 25, 2019. In fiscal
year 2020, total water demand in the Water Authority’s service area was 463,128 acre-feet, of which 92%
was for municipal and industrial use and 8% was for agricultural water use. By 2045, the Water Authority’s
total water demands are projected to reach 630,771 AF. This projection accounts for planned future water
conservation savings (Water Authority 2016).
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VWD prepared a Sewer and Water Study for the proposed project in January 2023 (Appendix K), which
determined adequate utility service, including water and wastewater, is available for the project. The entire
project site lies within VWD’s 855 Pressure Zone. As described in Appendix K, the proposed project would
increase the projected average water demand from the 2018 Master Plan land use (Mixed Use 1 and Light
Industrial) by 45,810 gallons per day.

An existing 6-inch water main and existing 14-inch water main are in San Marcos Boulevard along the
project frontage. There is also an existing 12-inch water main along the alley way on the north end of the
property within the VWD easement, as well as an existing 8-inch water main in the alley way that connects
to Via Vera Cruz. Both the 14-inch and 12-inch water mains are in the 920-pressure zone and are not
available for new service connections. Appendix K found that the project did not create any distribution
system deficiencies under average day demand but did under maximum day plus fire flow demand
conditions. This would require that all water services to the site be connected to a new 10-inch water main
installed north of the project site in Alley Way and that existing facilities be upsized to 10 inches.
Additionally, the analysis found that water storage capacity is currently available to serve the project’s
increased storage requirements. Master Plan projects address and accommodate the ultimate buildout
storage deficiency, and Water Capital Facility Fees paid by the project would be used for the increase in
storage necessitated by the project’s demand.

The proposed project site lies completely within VWD sewer shed 30C. Similar to water demand, the
proposed project would increase the projected average wastewater generation from the 2018 Master Plan
land use by 33,594 gallons per day. However, as shown in Appendix K, the modeling results showed that
no deficiencies were identified under the currently approved density under peak wet weather flows during
ultimate buildout conditions. Similar to water, the project would extend future sewer facilities on the north
end of the project property in the Alley Way within the VWD easement, including construction of
approximately 1,541 feet of 8-inch PVC sewer main into the project site.

As described in Appendix K, VWD currently has water and sewer capacity available to serve the project as
proposed with project implementation of the conditions outlined in Appendix K. The project would comply
with the recommendations and conditions outlined in the VWD Water and Sewer Study (Appendix K).

The project site lies within an existing 100-year floodway and floodplain, just downstream of the San Marcos
Creek highway 78 Splitflow. Under existing condition, the project area consists of commercial development
with a large parking lot area and a number of restaurants. The project site generally drains towards the
center, towards the middle of the large parking lot. Surface drains along the project site collect site runoff
and convey the runoff in an existing 30-inch pipe that runs west through the project site. This 30-inch pipe
connects a 36-inch x 60-inch elliptical pipe in Via Vera Cruz upstream and an existing concrete channel
west of the site downstream. San Marcos Creek is located approximately 1,000 feet southwest of the
project site, downstream of the project outfall point.

In proposed conditions, a public park would be implemented in the existing floodway with a variety of
amenities tolerant of inundation. The proposed site would allow for opportunity to program special events
for the community. In addition, a smaller residential park is proposed just south and out of the floodway, in
order to provide playground structures for children of different age groups. The site design is intended to
minimize floodway encroachments and results in minor changes to the existing condition 100-year water
surface elevations. The on-site drainage improvements in proposed conditions would consist of private
streets, gutters, and curb inlets that tie into underground storm drain systems. The project would upsize
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the existing 30-inch public storm drainpipe that conveys the majority of the site to a double 36-inch storm
drain pipe with a new alignment, that would ultimately transition to a dual RCB before it discharges to the
existing concrete channel. In addition, the project would construct some public improvements and street
widening along the project frontage. These public improvements include center median improvements, and
a new frontage road median for the multi-way frontage road in West San Marcos Boulevard. The proposed
drainage patterns would be relatively the same as in existing conditions, and the site would generally drain
towards the existing 100-year floodway and drain to the west towards the existing concrete channel. The
project would implement all BMPs outlined in the project’s SWQMP.

SDG&E would provide electric power service to the project. Any proposed aboveground transformers and
electrical facilities that solely service the project site would be placed on site and not within the City’s right-
of-way. At full buildout, the project’s operational phase would require electricity for building operations
(appliances, lighting, etc.). In addition, the project would be required to comply with the 2022 Title 24
standards or the most recent standards at the time of building permit issuance. The energy-using fixtures
within the project would likely be newer technologies, using less electrical power. Therefore, impacts
associated with electrical power facilities would be less than significant.

SDG&E would provide natural gas. The project would comply with 2022 Title 24 building energy efficiency
standards, reducing energy used in the state. Based on compliance with Title 24, the project would
generate a need for natural gas that is consistent with multifamily homes, commercial and office uses.
Therefore, impacts associated with natural gas facilities would be less than significant.

The City is served by multiple telephone service providers. Since the project site is in an urbanized area and
is nearby other residential uses, there are existing telecommunication facilities that would be able to serve
the project site, including Cox Communications and AT&T. Once the project is completed, the residents of
the project would be able to connect to existing telecommunication services without the need for expansion
or construction of new facilities.

In summary, development of the project would not require relocation or any new substantial construction
of utility facilities, and impacts would be less than significant.

Would the project have sufficient water supplies available to serve the project and reasonably foreseeable
future development during normal, dry, and multiple dry years?

Less-than-Significant Impact. As described above, the entire project site lies within VWD’s 855 Pressure
Zone. As described in Appendix K, the proposed project would increase the projected average water
demand from the 2018 Master Plan land use (Mixed Use 1 and Light Industrial) by 45,810 gallons per day.

According to the City’s General Plan, the VWD receives its water from MWD, which imports water from the
Colorado River and Northern California (City of San Marcos 2012b). MWD obtains water from local sources
as well as the Colorado River, via the Colorado River Aqueduct, and the Sacramento-San Joaquin Delta, via
the State Water Project. MWD’s Urban Water Management Plan (UWMP) documents the availability of these
supplies to meet future demands. With a projected annual water demand of 4,925,000 acre-feet per year
for 2025, the MWD UWMP concludes that, with implementation of required conservation measures, MWD
has supply capabilities sufficient to meet expected demands through 2045 under normal, single dry, and
multiple dry water years (MWD 2021). The Water Authority is the largest member agency of MWD. The
Water Authority’s 2020 UWMP was approved on May 27, 2021. The Water Authority’s mission is to provide
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a safe and reliable supply of water to its 24 member agencies serving the San Diego region, which includes
VWD, and is San Diego County’s predominant source of water, supplying from 75% to 95% of the region’s
water needs (Water Authority 2021).

Additionally, the analysis in Appendix K found that water storage capacity is currently available to serve the
project’s increased storage requirements. Master Plan projects address and accommodate the ultimate
buildout storage deficiency, and Water Capital Facility Fees paid by the project would be used for the
increase in storage necessitated by the project’s demand. Further, the project site would be developed in
compliance with the California Green Building Code (CALGreen), which implements water efficiency
standards for appliances and fixtures. Compliance with CALGreen would further reduce project water usage
in combination with VWD and MWD’s ongoing water conservation practices.

As concluded in Appendix K, VWD currently has water capacity available to serve the project as proposed,
so long as the project implements the required conditions outlined in Appendix K, including construction of
approximately 1,188 feet of new 10-inch PVC water main into the project site and replacement of
approximately 714 feet of existing 8-inch ACP water main with new 10-inch PVC water main in the Alley
Way. Additionally, the project would be required to pay all applicable Water Capital Facility Fees in affect at
the time service is committed in accordance with VWD rules and regulations. Furthermore, VWD
Construction and Board acceptance of all on-site and off-site water facilities would be required prior to
service. Project compliance with all VWD requirements would ensure sufficient water supplies would be
available to serve the project as proposed, and impacts would be less than significant.

Would the project result in a determination by the wastewater treatment provider, which serves or may
serve the project that it has adequate capacity to serve the project’s projected demand in addition to the
provider’s existing commitments?

Less-than-Significant Impact. Wastewater generated by the proposed project would be treated by the
Meadowlark Water Reclamation Facility, which has a capacity of 5 million gallons per day, with a wet
weather treatment capacity of 8 million gallons per day, and treats wastewater at 0.25 million gallons per
day. Sewer facilities to serve the project would require the construction of private on-site sewer lines
connecting to the public system at one or more locations. The applicant of the project would be required to
pay all applicable Wastewater Capital Facility Fees in effect at the time service is committed in accordance
with VWD rules and regulations. Acceptance by VWD of all wastewater facilities required to be constructed
to service the project would also be required. With implementation of City and VWD requirements for sewer
service, and considering the scope of existing and proposed infrastructure, the proposed project is not
anticipated to exceed current capacities or significantly impact existing wastewater treatment systems.

As described above, the proposed project would increase the projected average wastewater generation
from the 2018 Master Plan land use by 33,594 gallons per day. However, as shown in Appendix K, the
modeling results showed that no deficiencies were identified under the currently approved density under
peak wet weather flows during ultimate buildout conditions. Due to the extensive upgrades required to
provide service to the project from facilities located in West San Marcos Boulevard and VWD'’s desire to
remove flows from the already burdened sewer facilities, the District’s preference is to extend future sewer
facilities on the north end of the project property in the Alley Way within the VWD easement.

As outlined in Appendix K, VWD currently has sewer capacity available to serve the project as proposed, so
long as the project implements the required conditions outlined in Appendix K, including construction of
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approximately 1,541 feet of 8-inch PVC sewer main into the project site in the Alley Way. Additionally, the
project would be required to pay all applicable Water Capital Facility Fees in affect at the time service is
committed in accordance with VWD rules and regulations. Furthermore, VWD Construction and Board
acceptance of all on-site and off-site sewer facilities would be required prior to service. Project compliance
with all VWD requirements would ensure sufficient sewer service would be available to serve the project as
proposed, and impacts would be less than significant.

Would the project generate solid waste in excess of State or local standards, or in excess of the capacity
of local infrastructure, or otherwise impair the attainment of solid waste reduction goals?

Less-than-Significant Impact. Demolition of the existing site and construction of the proposed project
would result in the generation of solid waste such as scrap lumber, concrete, residual wastes, packing
materials, and plastics. Operation of the proposed project would represent an increase in intensity of uses
and generation of solid waste on the project site compared to existing conditions. Solid waste generated
by the project would be serviced by EDCO, and solid waste would then be transferred to Sycamore Landfill.
According to the California Department of Resources Recycling and Recovery (CalRecycle), the facility has
a daily permitted capacity of 5,000 tons per day for solid waste. As of December 2016, the remaining
capacity of Sycamore Sanitary Landfill is 147,908,000 cubic yards, or approximately 40 million tons, with
an anticipated closure date of 2042. Further, four other landfills in the County accept municipal solid waste,
including Borrego Landfill, Miramar Landfill, Otay Landfill, and Ramona Landfill (CalRecycle 2022).

The anticipated operational solid waste generation from the proposed project was estimated using
CalRecycle’s Estimated Solid Waste Generation Rates (CalRecycle 2019). It is estimated that the project
(202 units) would generate approximately 2,470.46 pounds of solid waste per day (12.23 pounds per
household). This does not consider any waste diversion through recycling. According to CalRecycle, the City
of San Marcos has a disposal rate target of 8.9 pounds per person per day. If the City meets this target, the
City is considered in compliance with the 50% diversion requirement of AB 939. The most recent data from
CalRecycle identifies the annual per-capital disposal rate is 5.4 pounds per person per day (CalRecycle
2019). Thus, the City is exceeding their targets for diversion.

The project would be required to comply with applicable state and local regulations related to solid waste,
waste diversion, and recycling at the time of development. Implementation of the proposed project is not
expected to generate solid waste in excess of state or local standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment of solid waste reduction goals, and impacts related to
solid waste are determined to be less than significant.

Would the project comply with federal, state, and local management and reduction statutes and
regulations related to solid waste?

Less-than-Significant Impact. The proposed project would be required to comply with all federal, state, and
local statutes and regulations related to solid waste, diversion of waste, and recycling. All solid waste facilities,
including landfills, require solid waste facility permits to operate. In San Diego County, Public Resources Code
Sections 44001-44018 and California Code of Regulations Title 27, Division 2, Subdivision 1, Chapter 4
(Section 21440 et seq.) authorize the County Department of Environmental Health and Quality, Local
Enforcement Agency to issue solid waste facility permits. Sycamore Sanitary Landfill is a permitted facility and
EDCO is a licensed hauler. Lastly, beginning in 2022, SB 1383 requires every jurisdiction to provide organic
waste collection services to all residents and businesses. Organic waste includes food, green material,
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landscape and pruning waste, organic textiles and carpets, lumber, wood, paper products, and printing and
writing paper. The project would provide trash, recycle, and organic waste bins throughout the project site for
both residential and public use. For these reasons, and the reasons stated above, impacts related to solid
waste as a result of project implementation would be less than significant.

2.20 Wildfire

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

XX. WILDFIRE - Would the project:

a) Substantially impair an adopted emergency
response plan or emergency evacuation ] Ol X ]
plan?

b) Due to slope, prevailing winds, and other
factors, exacerbate wildfire risks, and
thereby expose project occupants to ] ] X ]
pollutant concentrations from a wildfire or
the uncontrolled spread of a wildfire?

¢) Require the installation or maintenance of
associated infrastructure (such as roads,
fuel breaks, emergency water sources,
power lines or other utilities) that may ] L] 2 ]
exacerbate fire risk or that may result in
temporary or ongoing impacts to the
environment?

d) Expose people or structures to significant
risks, including downslope or downstream
flooding or landslides, as a result of runoff, OJ ] X L]
post-fire slope instability, or drainage
changes?

Dudek prepared a Fire Response Technical Memorandum for the project which is included as Appendix L to this
IS/MND. The analysis herein is based on findings of Appendix L. Full details regarding wildfire as it relates to the
project can be found in Appendix L.

a) Would the project substantially impair an adopted emergency response plan or emergency evacuation plan?

Less-than-Significant Impact. According to the General Plan Safety Element, the San Marcos EOP governs
the operations of the City during a disaster. This plan addresses response to moderate evacuation
scenarios, including the identification of evacuation points and general routes (City of San Marcos 2012a).
The proposed project would be required to abide by the standards set forth in the San Marcos EOP.
Implementation of the proposed project is not expected to impact any roadway or staging areas that are
identified in any emergency planning documents and would not impair implementation of or physically
interfere with an adopted emergency response plan or emergency evacuation plan. As required under the
California Fire Code, the proposed project would be required to present development plans which afford
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fire and emergency responders suitable fire access roads dimensions and surfaces (California Fire Code
Chapter 5, Sections 503.1 through 503.4), an adequate number of emergency rated entrances to the
community (Appendix D; California Fire Code Section D106), and entryway gate access for first responders
(California Fire Code, Chapter 5, Section 503.6). SMFD would review the proposed points of entry and
private driveways, which would be required to meet the qualifications for emergency access to and from
the project site. Furthermore, a Fire Response Technical Memorandum has been prepared for the proposed
project (Appendix L) that outlines fire protection services and emergency response as it relates to
development of the project. As outlined in Appendix L, both SMFD Stations 1 and 2 are well within the City’s
time response goal for first-in fire engine and medic ambulance to the entire project site. For these reasons,
impacts are determined to be less than significant.

Due to slope, prevailing winds, and other factors, would the project exacerbate wildfire risks, and thereby expose
project occupants to pollutant concentrations from a wildfire or the uncontrolled spread of a wildfire?

Less-than-Significant Impact. The proposed project site is located in a developed area of the City and is
not located within or adjacent to a fire hazard severity zone. The redevelopment of the existing project site
with proposed land uses would not exacerbate fire risk. The preliminary site plans and emergency access
for the proposed project would be reviewed and approved by SMFD prior to development, and all project
plans would be required to comply with the California Fire Code. It has been determined that the proposed
project would not exacerbate wildfire risks, exposing occupants to pollutants; therefore, impacts would be
less than significant.

Would the project require the installation or maintenance of associated infrastructure (such as roads, fuel
breaks, emergency water sources, power lines, or other utilities) that may exacerbate fire risk or that may
result in temporary or ongoing impacts to the environment?

Less-than-Significant Impact. While the proposed project would require the installation of water sources
and other underground utilities to connect to the City’s existing infrastructure (refer to Section 2.19, Utilities
and Service Systems), these would not exacerbate fire risks, as the proposed project is not located within
or adjacent to a fire hazard severity zone, and these improvements would be constructed within an existing
right-of-way or within the project site boundary. The project does not include any new overhead utility lines
or construction of roads to serve the project site. The proposed project would not require the installation or
maintenance of such infrastructure that would exacerbate fire risk, and therefore, impacts are determined
to be less than significant.

Would the project expose people or structures to significant risks, including downslope or downstream
flooding or landslides, as a result of runoff, post-fire slope instability, or drainage changes?

Less-than-Significant Impact. The project is not located in a fire hazard severity zone, and risk of wildfire
is considered low within the project area due to the location within a relatively flat and highly urbanized
area of the City. The Geotechnical Evaluation (Appendix E) also does not note any significant landslide risks
based on the soil types. The project would not expose people or structures to significant risks, including
downslope or downstream flooding or landslides, as a result of runoff, post-fire slope instability, or drainage
changes. Therefore, impacts are determined to be less than significant.
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2.21 Mandatory Findings of Significance

Potentially
Potentially Significant Less Than

Significant Unless Significant
Impact Mitigated Impact No Impact

XXI. MANDATORY FINDINGS OF SIGNIFICANCE

a) Does the project have the potential to
substantially degrade the quality of the
environment, substantially reduce the
habitat of a fish or wildlife species, cause a
fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a ] X U] ]
plant or animal community, substantially
reduce the number or restrict the range of a
rare or endangered plant or animal or
eliminate important examples of the major
periods of California history or prehistory?

b) Does the project have impacts that are
individually limited, but cumulatively
considerable? (“Cumulatively considerable”
means that the incremental effects of a
project are considerable when viewed in O X [ O
connection with the effects of past projects,
the effects of other current projects, and the
effects of probable future projects)?

c) Does the project have environmental effects

which will cause substantial adverse effects
on human beings, either directly or [ & [ [
indirectly?

a) Does the project have the potential to substantially degrade the quality of the environment, substantially

reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal community, substantially reduce the number
or restrict the range of a rare or endangered plant or animal, or eliminate important examples of the
major periods of California history or prehistory?

Potentially Significant Unless Mitigated. As outlined in the Biological Resources Letter Report prepared
for the proposed project (Appendix B), the project site consists entirely of Urban/Developed land cover type,
consisting of commercial retail and paved parking lots, with associated minor ornamental landscaping and
structures. Urban/Developed refers to areas that have been constructed on or disturbed so severely that
native vegetation is no longer supported. Urban development is present to the north, south, east, and west
of the site. No natural land covers or potential habitat is located on or adjacent to the site, and the site
does not contain any natural vegetation communities or land cover types that are known to provide habitat
to any special-status wildlife species. Similarly, the site does not contain any natural vegetation
communities of land cover types that are known to provide habitat to any special-status plant species.
However, mitigation measure MM-BIO-1 is proposed in order to comply with the MBTA, and pre-construction
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nesting bird survey(s) will be conducted if demolition or construction occurs within the nesting season
(January 15 to August 31).

As described throughout this IS/MND, the project would not degrade the quality of the environment; would
not substantially reduce the habitats of fish or wildlife species, would not cause a fish or wildlife population
to drop below self-sustaining levels, would not threaten to eliminate a plant or animal, and would not
eliminate important examples of major periods of California history or prehistory. The project includes
implementation of MM-CUL-1 through MM-CUL-4 to address potential impacts related to discovery of
archaeological resources.

The project would require the demolition of 63,484 square feet of existing (primarily vacant) restaurant
uses on site. However, elements from the Old California Restaurant Row would be preserved and
incorporated into the project design to create an old meets new aesthetic that celebrates the history of the
site. The project is not anticipated to eliminate important examples of the major periods of California history
or prehistory, and therefore, impacts are determined to be less than significant.

Does the project have impacts that are individually limited, but cumulatively considerable?
(“Cumulatively considerable” means that the incremental effects of a project are considerable when
viewed in connection with the effects of past projects, the effects of other current projects, and the
effects of probable future projects)?

Potentially Significant Unless Mitigated. Implementation of the proposed project, when combined with
other approved and proposed projects in the City and outlying areas, could potentially contribute to
cumulative degradation of the environment as a result of potential impacts related to air quality, cultural
resources, greenhouse gas emissions, hydrology and water quality, noise, public services, transportation,
tribal cultural resources, and utilities and services systems. As analyzed throughout Section 2 of this MND,
all potential impacts are determined to be less than significant, with the exception of impacts related to
Biological Resources, Cultural Resources, Public Services, Transportation and Tribal Cultural Resources,
which are determined to be less than significant with mitigation incorporated (MM-BIO-1; MM-CUL-1
through MM-CUL-4; MM-PS-1 - MM-PS-2; and MM-TR-1). All cumulative projects would be required to
complete a similar environmental analysis and incorporate mitigation as necessary to reduce the potential
for cumulative impacts.

Although cumulative impacts are always possible, the proposed project, by incorporating all mitigation
measures outlined herein, would reduce its contribution to any such cumulative impacts to less than
cumulatively considerable; therefore, the project would result in individually limited, but not cumulatively
considerable, less-than-significant impacts with mitigation incorporated.

Does the project have environmental effects which will cause substantial adverse effects on human beings,
either directly or indirectly?

Potentially Significant Unless Mitigated. As evaluated throughout this IS/MND, with incorporation of
mitigation identified herein, all environmental impacts associated with the project would be reduced to
less-than-significant levels. Thus, the project would not directly or indirectly cause substantial adverse
effects on human beings. Impacts would be less than significant with mitigation incorporated.
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Photograph #15
View to the southeast along the northern boundary of the Site.

Photograph #16
View to the north towards the northwestern portion of the Site.
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Photograph #17
View to the southwest along the northern boundary of the Site.

Photograph #18
View to the south along the western boundary of the Site.
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Photograph #19
Commercial properties adjacent to the north of the Site.

Photograph #20
Commercial properties adjacent to the north of the Site.
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Photograph #21
San Marcos Boulevard beyond which are commercial properties.

Photograph #22
Commercial properties adjacent to the east of the Site.
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Photograph #23
Commercial properties adjacent to the west of the Site.

Photograph #24
Parking lot, beyond which are commercial properties adjacent to the west of the Site.
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