
Draft Draft Draft Draft Initial Study/Initial Study/Initial Study/Initial Study/Mitigated Negative DeclarationMitigated Negative DeclarationMitigated Negative DeclarationMitigated Negative Declaration    

ND19-002 

 

 

San Marcos BoulevarSan Marcos BoulevarSan Marcos BoulevarSan Marcos Boulevardddd/Bent Avenue Commerc/Bent Avenue Commerc/Bent Avenue Commerc/Bent Avenue Commerciiiialalalal    

GPA18-0001 

RZ18-0001 

CUP18-0005 

 

 

 

City of San Marcos 

August 2019 

 

 

 

Prepared by: 

Sophia Mitchell & Associates 

 

 



 

San Marcos Boulevard/Bent Avenue Commercial 1 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

TABLE OF CONTENTS TABLE OF CONTENTS TABLE OF CONTENTS TABLE OF CONTENTS     

I. INTRODUCTIONI. INTRODUCTIONI. INTRODUCTIONI. INTRODUCTION    ................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................    5555 

I. PURPOSE ............................................................................................................................ 5 
II. CALIFORNIA ENVIRONMENTAL QUALITY ACT REQUIREMENTS ........................................ 5 
III. INTENDED USES OF INITIAL STUDY/MITIGATED NEGATIVE DECLARATION .................... 5 
IV. CONTENTS OF DOCUMENT ................................................................................................ 5 
V. SCOPE OF ENVIRONMENTAL ANALYSIS ............................................................................ 6 
VI. PERMITS AND ENTITLEMENTS FOR PROJECT APPROVAL ................................................ 6 

II. PROJECT DESCRIPTII. PROJECT DESCRIPTII. PROJECT DESCRIPTII. PROJECT DESCRIPTIONIONIONION    ........................................................................................................................................................................................................................................................................................................................................................................................................................................................................................    8888 

I. PROJECT LOCATION AND SETTING .................................................................................... 8 
II. PROJECT DESCRIPTION ..................................................................................................... 8 

III. ENVIRONMENTAL CIII. ENVIRONMENTAL CIII. ENVIRONMENTAL CIII. ENVIRONMENTAL CHECKLISTHECKLISTHECKLISTHECKLIST    ....................................................................................................................................................................................................................................................................................................................................................................................................................................13131313 

I. BACKGROUND ................................................................................................................. 13 
II. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED .................................................. 14 
III. DETERMINATION ............................................................................................................. 14 

IV. ENVIRONMENTAL ANIV. ENVIRONMENTAL ANIV. ENVIRONMENTAL ANIV. ENVIRONMENTAL ANALYSISALYSISALYSISALYSIS    ................................................................................................................................................................................................................................................................................................................................................................................................................................................23232323 

I. AESTHETICS ..................................................................................................................... 23 
II. AGRICULTURE AND FORESTRY RESOURCES ................................................................. 24 
III. AIR QUALITY ..................................................................................................................... 25 
IV. BIOLOGICAL RESOURCES ............................................................................................... 32 
V. CULTURAL RESOURCES .................................................................................................. 33 
VI. GEOLOGY AND SOILS ...................................................................................................... 38 
VII. GREENHOUSE GAS EMISSIONS ..................................................................................... 40 
VIII. HAZARDS AND HAZARDOUS MATERIALS ....................................................................... 47 
IX. HYDROLOGY AND WATER QUALITY ................................................................................ 50 
X. LAND USE AND PLANNING .............................................................................................. 57 
XI. MINERAL RESOURCES .................................................................................................... 58 
XII. NOISE ............................................................................................................................... 50 
XIII. POPULATION AND HOUSING ........................................................................................... 64 
XIV. PUBLIC SERVICES ........................................................................................................... 65 
XV. RECREATION .................................................................................................................... 67 
XVI. TRANSPORTATION/TRAFFIC ........................................................................................... 67 
XVII. TRIBAL CULTURAL RESOURCES ..................................................................................... 77 
XVIII. UTILITIES AND SERVICE SYSTEMS ................................................................................. 79 

V. MANDATORY FINDINGV. MANDATORY FINDINGV. MANDATORY FINDINGV. MANDATORY FINDINGS OF S OF S OF S OF SIGNIFICANCESIGNIFICANCESIGNIFICANCESIGNIFICANCE............................................................................................................................................................................................................................................................................................................................................................82828282 

VI. PREPARERSVI. PREPARERSVI. PREPARERSVI. PREPARERS    ....................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................84848484 

VII. VII. VII. VII. REFERENCESREFERENCESREFERENCESREFERENCES    ........................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................84848484 

VIIVIIVIIVIIIIII. . . . MITIGATED NEGATIVE DMITIGATED NEGATIVE DMITIGATED NEGATIVE DMITIGATED NEGATIVE DECLARATIONECLARATIONECLARATIONECLARATION    ....................................................................................................................................................................................................................................................................................................................................................................    888888887777 

IXIXIXIX. . . . FINDINGSFINDINGSFINDINGSFINDINGS    ....................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................    88889999  

 

    



 

San Marcos Boulevard/Bent Avenue Commercial 2 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

LIST OF TABLESLIST OF TABLESLIST OF TABLESLIST OF TABLES    

Table 1. Project Design Features ............................................................................................................. 12 
Table 2. Attainment Status of Criteria Pollutants in San Diego Air Basin ............................................. 27 
Table 3. Screening-Level Criteria for Criteria Pollutants ......................................................................... 28 
Table 4. Construction Emissions (lbs/day) .............................................................................................. 28 
Table 5. Operations Emissions (lbs/day) ................................................................................................. 29 
Table 6. Intersections with LOS E or Worse and Delay ........................................................................... 29 
Table 7. Expected Carbon Monoxide Hot Spot Concetration Levels ..................................................... 30 
Table 8. California’s 2017 Climate Change Scoping Plan Emissions Statewide Targets .................... 41 
Table 9. Project Specific Emissions Targets ............................................................................................ 42  
Table 10. Proposed Project Construction-Related GHG Emissions (MT/Year) ..................................... 44 
Table 11. Proposed Project Operational Emissions Summary (MT/Year) ............................................. 45 
Table 12. General Plan Buildout Scenario Operational Emissions Summary (MT/Year) ..................... 46 
Table 13. Future Traffic Parameters ........................................................................................................ 58 
Table 14. Future Noise Levels ................................................................................................................. 59 
Table 15. Existing Noise Levels................................................................................................................ 61 
Table 16. Existing  + Project Noise Levels............................................................................................... 61 
Table 17. Existing vs. Existing + Project Noise Levels ............................................................................ 62 
Table 18. Existing + Project + 2035 Cumulative Noise Levels .............................................................. 62 
Table 19. Existing vs. Existing + Project + 2035 Cumulative Noise Levels .......................................... 63 
Table 20. Construction Noise Levels ....................................................................................................... 64 
Table 21. Project Trip Generation ............................................................................................................ 68 
Table 22. Near-Term Intersection Operations ......................................................................................... 69 
Table 23. Near-Term Street Segment Operations .................................................................................. 70 
Table 24. Near-Term, + Project Post-Mitigation Intersection Operations.............................................. 72 
Table 25. Long-Term Intersection Operations ......................................................................................... 73 
Table 26. Long-Term Segment Operations .............................................................................................. 73 
Table 27. Long-Term + Project Post-Mitigation Intersection Operations............................................... 74 
Table 28. 95th Percentile Queue Results ................................................................................................ 75 
 

LIST OF LIST OF LIST OF LIST OF FIGURESFIGURESFIGURESFIGURES    

Figure 1. Vicinity Map .................................................................................................................................. 8 
Figure 2. Site Plan ........................................................................................................................................ 9 
Figure 3. Architectural Elevations ............................................................................................................ 11 
 

 

     



 

San Marcos Boulevard/Bent Avenue Commercial 3 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

LIST OF APPENDICES LIST OF APPENDICES LIST OF APPENDICES LIST OF APPENDICES (Appendices included on CD in back of document) 

Appendix A.1 Project Plans  
Appendix A.2 Conceptual Landscape Plan 
Appendix B  Air Quality Report 
Appendix C  Cultural Resources Report 
Appendix D  Geotechnical Engineering Report 
Appendix E.1 Greenhouse Gas Report 
Appendix E.2 CAP Compliance Worksheet 
Appendix F.1 Phase 1 Environmental Site Assessment 
Appendix F.2 Limited Site Assessment 
Appendix G  Drainage Report 
Appendix H  Stormwater Quality Management Plan 
Appendix I  Noise Report 
Appendix J  Service Provider Letters 
Appendix K  Traffic Report 
Appendix L  Water/Sewer Study 
  



 

San Marcos Boulevard/Bent Avenue Commercial 4 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

 

THIS PAGE INTENTIONALLY LEFT BLANK. 

     



 

San Marcos Boulevard/Bent Avenue Commercial 5 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

IIII....    IIIINTRODUCTIONNTRODUCTIONNTRODUCTIONNTRODUCTION    

I.I.I.I. PURPOSEPURPOSEPURPOSEPURPOSE    

This document is an Initial Study (IS) for evaluation of environmental impacts resulting from 
implementation of the San Marcos Boulevard/Bent Avenue commercial project. For the purposes 
of this document, the proposed development as described in Section II, Project Description, will 
be called the “project.” 

II.II.II.II. CALIFORNIA ENVIRONMENTAL QUALITY ACT REQUIREMENTSCALIFORNIA ENVIRONMENTAL QUALITY ACT REQUIREMENTSCALIFORNIA ENVIRONMENTAL QUALITY ACT REQUIREMENTSCALIFORNIA ENVIRONMENTAL QUALITY ACT REQUIREMENTS    

As defined by Section 15063 of the State of California Environmental Quality Act (CEQA) 
Guidelines, an IS is prepared to provide the Lead Agency with information to use in deciding to 
prepare either an Environmental Impact Report (EIR) or a Negative Declaration (ND) as the most 
appropriate environmental documentation for the proposed discretionary action. The City of San 
Marcos (City) is designated the Lead Agency, in accordance with Section 15050 of the CEQA 
Guidelines. The Lead Agency is the public agency with the principal responsibility for approving a 
project that may have significant effects upon the environment. 

Through this IS, the City has determined that although the project could have a significant effect 
on the environment, mitigation has been included to bring all potential impacts to less than 
significant levels. This determination was made based upon technical analysis, factual data, and 
other supporting documentation. Therefore, a Mitigated Negative Declaration (MND) is being 
proposed. The IS/MND will be circulated for a period of 30 days for public review. Comments 
received on the document will be considered by the City before it acts on the proposed project. 

This IS has been prepared in conformance with CEQA of 1970, as amended (Public Resources 
Code, Section 21000 et. seq.) and Section 15070 of the State Guidelines for Implementation of 
CEQA of 1970, as amended (California Code of Regulations, Title 14, Chapter 3, Section 15000, 
et seq.). 

III.III.III.III. INTENDED USES OF INITIAL STUDY/INTENDED USES OF INITIAL STUDY/INTENDED USES OF INITIAL STUDY/INTENDED USES OF INITIAL STUDY/MITIGATED NEGATIVE DECLARATIONMITIGATED NEGATIVE DECLARATIONMITIGATED NEGATIVE DECLARATIONMITIGATED NEGATIVE DECLARATION    

This IS, along with the attached MND, is an informational document intended to inform City 
decision-makers, other responsible or interested agencies, and the public of potential 
environmental effects of the proposed project. The environmental review process has been 
established to enable public agencies to evaluate environmental consequences and to examine 
and implement methods of eliminating or reducing any potentially adverse impacts. 

IV.IV.IV.IV. CONTENTS OF CONTENTS OF CONTENTS OF CONTENTS OF DOCUMENTDOCUMENTDOCUMENTDOCUMENT    

This IS/MND is organized to facilitate a basic understanding of the existing setting and 
environmental implications of the proposed project as follows: 

I.I.I.I.    INTRODUCTIONINTRODUCTIONINTRODUCTIONINTRODUCTION identifies the City contact persons involved in the process, scope of 
environmental review, environmental procedures, and incorporation by reference documents. 

II. PROJECT DESCRIPTIONII. PROJECT DESCRIPTIONII. PROJECT DESCRIPTIONII. PROJECT DESCRIPTION describes the proposed project. A description of proposed discretionary 
approvals and permits required for project implementation is also included. 
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III. ENVIRONMENTAL CHECKLIST FORMIII. ENVIRONMENTAL CHECKLIST FORMIII. ENVIRONMENTAL CHECKLIST FORMIII. ENVIRONMENTAL CHECKLIST FORM presents the results of the environmental evaluation for 
the proposed project and those issue areas that would have a significant impact, potentially 
significant impact, a less than significant impact with mitigation incorporation, or no impact. 

IV. ENVIRONMENTAL ANALYSISIV. ENVIRONMENTAL ANALYSISIV. ENVIRONMENTAL ANALYSISIV. ENVIRONMENTAL ANALYSIS evaluates each response provided in the environmental checklist 
form. Each response checked is discussed and supported with sufficient data and analysis. As 
appropriate, each response discussion describes and identifies specific impacts anticipated with 
project implementation. In this section, mitigation measures are also recommended, as 
appropriate, to reduce adverse impacts to levels of “less than significant” where possible. 

V. MANDATORY FINDINGSV. MANDATORY FINDINGSV. MANDATORY FINDINGSV. MANDATORY FINDINGS presents Mandatory Findings of Significance in accordance with Section 
15065 of the CEQA Guidelines. 

VI. PERSONS AND ORGANIZATIONS CONSULTEDVI. PERSONS AND ORGANIZATIONS CONSULTEDVI. PERSONS AND ORGANIZATIONS CONSULTEDVI. PERSONS AND ORGANIZATIONS CONSULTED identifies those persons consulted and involved 
in preparation of this IS. 

VII. REFERENCESVII. REFERENCESVII. REFERENCESVII. REFERENCES lists bibliographical materials used in preparation of this document. 

VIIVIIVIIVIIIIII. MITIGATED. MITIGATED. MITIGATED. MITIGATED    NEGATIVE DECLARATIONNEGATIVE DECLARATIONNEGATIVE DECLARATIONNEGATIVE DECLARATION    

IX. FINDINGSIX. FINDINGSIX. FINDINGSIX. FINDINGS    

V.V.V.V. SCOPE OF ENVIRONMENTAL ANALYSISSCOPE OF ENVIRONMENTAL ANALYSISSCOPE OF ENVIRONMENTAL ANALYSISSCOPE OF ENVIRONMENTAL ANALYSIS    

For evaluation of environmental impacts, each question from the environmental checklist form is 
stated and responses are provided according to the analysis undertaken as part of the IS. All 
responses take into account 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. Project impacts and effects will be evaluated and quantified, when 
appropriate. To each question, there are four possible responses, including: 

1.1.1.1. No Impact:No Impact:No Impact:No Impact: A “No Impact” response is adequately supported if the referenced information 
sources show that the impact simply does not apply to the proposed project. 

2.2.2.2. Less Than Significant Impact:Less Than Significant Impact:Less Than Significant Impact:Less Than Significant Impact: Development associated with project implementation will have 
the potential to impact the environment. These impacts, however, will be less than the 
thresholds that are considered significant and no additional analysis is required. 

3.3.3.3. Less Than Significant With Mitigation Incorporated:Less Than Significant With Mitigation Incorporated:Less Than Significant With Mitigation Incorporated:Less Than Significant With Mitigation Incorporated: This applies where incorporation of 
mitigation measures has reduced an effect from “Potentially Significant Impact” to “Less Than 
Significant Impact.” The Lead Agency must describe the mitigation measures and explain how 
the measures reduce the effect to a less than significant level. 

4.4.4.4. Potentially Significant Impact:Potentially Significant Impact:Potentially Significant Impact:Potentially Significant Impact: Future implementation will have impacts that are considered 
significant and additional analysis and possibly an EIR are required to identify mitigation 
measures that could reduce these impacts to less than significant levels. 

VI.VI.VI.VI. PERMITS AND ENTITLEMENTS FOR PROJECT APPROVALPERMITS AND ENTITLEMENTS FOR PROJECT APPROVALPERMITS AND ENTITLEMENTS FOR PROJECT APPROVALPERMITS AND ENTITLEMENTS FOR PROJECT APPROVAL    

The requested entitlements for the project include the following: 

• General Plan AmendmentGeneral Plan AmendmentGeneral Plan AmendmentGeneral Plan Amendment    ((((GPAGPAGPAGPA18181818----0001000100010001)))) to change the existing Mixed Use 1 (MU1) land use 
designation to Commercial (C). 
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• Rezone (Rezone (Rezone (Rezone (RZ18RZ18RZ18RZ18----0001)0001)0001)0001)    to change the existing (MU-1) Mixed-Use-1 zone to (C) Commercial zone. 

• Conditional Use Permit (CUPConditional Use Permit (CUPConditional Use Permit (CUPConditional Use Permit (CUP18181818----0005000500050005)))) to allow for a drive-thru in conjunction with the proposed 
restaurant and to address site plan design review, architecture, floor plans, landscaping and 
other development criteria. 

• Additional permits required for project construction including Grading Permit, Improvement 
Plans, Landscape Plans and Building Permits. 

• Approval from Vallecitos Water District. 

• Approval from the San Diego County Department of Environmental Health (Public Health 
Permit for Food Facility) 

  



 

San Marcos Boulevard/Bent Avenue Commercial 8 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

II.II.II.II.    PROJECT DESCRIPTIONPROJECT DESCRIPTIONPROJECT DESCRIPTIONPROJECT DESCRIPTION    

I.I.I.I. PROJECT LOCATION AND SETTINGPROJECT LOCATION AND SETTINGPROJECT LOCATION AND SETTINGPROJECT LOCATION AND SETTING    

The 0.86-acre project site is located in the Business/Industrial District of the City of San Marcos 
in North San Diego County. Specifically, the project site is located at the northwest corner of San 
Marcos Boulevard and Bent Avenue.  The project site is bounded by San Marcos Boulevard on the 
south, Bent Avenue on the east, Fry’s Electronics on the north and a neighborhood commercial 
shopping center to the west. The project site is graded and vacant with some mature trees along 
the northern, western and southern boundaries.  

Per the Federal Emergency Management Agency (FEMA), the project site is located within Zone AE 
and the southern portion of the project site is within a regulatory floodway. The Assessor Parcel 
Numbers (APNs) are 219-331-39 and 219-331-40. Figure 1Figure 1Figure 1Figure 1 provides the location of the project 
area. 

Figure 1. Vicinity MapFigure 1. Vicinity MapFigure 1. Vicinity MapFigure 1. Vicinity Map        

    

II.II.II.II. PROJECT DESCRIPTIONPROJECT DESCRIPTIONPROJECT DESCRIPTIONPROJECT DESCRIPTION    

The project applicant is requesting approval of a General Plan Amendment, Rezone, and 
Conditional Use Permit to construct a restaurant with a drive-thru. 

RestaurantRestaurantRestaurantRestaurant - The project proposes to construct a 3,500-square foot (s.f.) restaurant with drive-thru. 
The restaurant will have both interior and approximately 325 s.f. of exterior seating. The drive-thru 
lane, which will be located along the northern and western boundary of the project site, has been 
designed to accommodate space for queueing for 11 vehicles. Figure Figure Figure Figure 2222 provides a layout of the 
project and the complete project plans are included in Appendix AAppendix AAppendix AAppendix A.1.1.1.1. 



 

San Marcos Boulevard/Bent Avenue Commercial 9 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

Figure 2. Site PlanFigure 2. Site PlanFigure 2. Site PlanFigure 2. Site Plan    
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Landscape Concept PlanLandscape Concept PlanLandscape Concept PlanLandscape Concept Plan – The project site is vacant. There are ten existing trees on the project 
site, including one eucalyptus tree on the northern boundary, one melaleuca and three fan palms 
on the eastern boundary, and five camphor trees along the project frontage on San Marcos 
Boulevard. Construction of the project will require the removal of three trees. These trees will be 
replaced at a 4.3:1 ratio, with 13 new trees being planted as part of the landscape concept plan. 
The proposed planting palette detailing the specific types of the trees, shrubs, perennials, 
succulents, grasses and groundcovers to be planted is included as part of Appendix AAppendix AAppendix AAppendix A.2.2.2.2. 
Landscaping will cover 29.1 percent of the project site and the project will also comply with the 
City’s Model Water Efficient Landscape Ordinance (WELO).    

Circulation Circulation Circulation Circulation andandandand    Parking Parking Parking Parking – Vehicular access to the project site would be via two 24-foot wide 
driveways, one off of San Marcos Boulevard and one off of Bent Avenue.  Internal vehicular 
circulation within the project is via 24-foot wide drive lanes. An accessible path of travel is located 
within the project site connecting the sidewalk on Bent Avenue to the project entrance. The project 
will also provide a bicycle rack for bicycle parking.  

The project proposes 38 parking spaces, two of which will be accessible. Additionally, three of the 
spaces will be marked for clean air/carpool/electric vehicles, which is consistent with building 
code requirements.  

Architectural DesignArchitectural DesignArchitectural DesignArchitectural Design - The commercial building will be 27 feet in height. Architectural 
detailing/enhancements will break up the bulk and scale of the buildings. The project proposes 
the use of stucco with complimentary brick accent detailing. Figure 3Figure 3Figure 3Figure 3 provides a schematic of the 
elevations for the west, north, east and south sides of the building.  

Utility ImprovementsUtility ImprovementsUtility ImprovementsUtility Improvements - The project site is within the Vallecitos Water District (VWD) water and sewer 
service boundaries and VWD has indicated they can serve the project (VWD 2018). For water 
service, the project will connect to existing VWD infrastructure located in Bent Avenue. For sewer 
service, the project will construct approximately 630 feet of new 8-inch sewer pipeline within Bent 
Avenue.   

Stormwater ManagementStormwater ManagementStormwater ManagementStormwater Management – Stormwater management includes the use of two biofiltration catch 
basins with underdrain located adjacent to Bent Avenue, a proprietary flow-thru treatment within 
a landscaped area, and an underground detention vault sized to attenuate the 100-year flows to 
pre-development conditions. Runoff will eventually be released onto San Marcos Boulevard at a 
controlled rate to match the existing drainage conditions on the site.   

GradingGradingGradingGrading    ----    Grading will be required for the project to prepare the site for the new construction and 
to result in a finished floor elevation that is four feet above the base flood elevation. The project 
will import approximately 1,700 cubic yards (cy) of material from the project site. Assuming the 
use of 10 cy haul trucks, this would represent 170 truck trips. Soil import is expected to take 6 
days with approximately 29 trucks per day. A concrete retaining wall, up to six feet in height, is 
proposed along portions of the northern and western project boundary.  

Construction ScheduleConstruction ScheduleConstruction ScheduleConstruction Schedule - Assuming receipt of all necessary approvals, the project would begin 
construction activities in December 2019 and with an opening date in mid-2020. 

Project Design FeaturesProject Design FeaturesProject Design FeaturesProject Design Features - The project includes design features which would reduce potential 
impacts and the project would adhere to applicable regulatory requirements, as identified in TableTableTableTable 
1111. 
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Figure Figure Figure Figure 3333. . . . Architectural Elevations Architectural Elevations Architectural Elevations Architectural Elevations     

    

        

West ElevatiWest ElevatiWest ElevatiWest Elevationononon    

    

North ElevationNorth ElevationNorth ElevationNorth Elevation    

    

East East East East ElevationElevationElevationElevation    

    

South ElevationSouth ElevationSouth ElevationSouth Elevation    
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Table 1. Project Design FeaturesTable 1. Project Design FeaturesTable 1. Project Design FeaturesTable 1. Project Design Features    

AestheticsAestheticsAestheticsAesthetics    

• Implementation of the landscape plan. 

• Planting of 13 trees to replace the three trees to be removed during project construction. 

• Implementation of the proposed architectural treatments.   

Air QualityAir QualityAir QualityAir Quality    

• The project shall comply with Section 87.426 of the City’s Grading Ordinance and implement 
dust control measures. These measures include watering of active grading sites and 
unpaved roads a minimum of twice daily, replacement of ground cover as quickly as 
possible, reducing speeds on unpaved roads/surfaces to 15 miles per hour or less, and 
reducing dust during unloading and loading operations. 

• Low-VOC coatings shall be used for all buildings, as required under San Diego Air Pollution 
Control District (SDAPCD) Rule 67.0. 

• Heavy diesel construction equipment shall be rated Tier 3 or better. 

Greenhouse GasesGreenhouse GasesGreenhouse GasesGreenhouse Gases    

• Installation of smart meters. 

• Use of programmable thermostats for HVAC system. 

• Provision of a bicycle rack. 

• Provision of three electric vehicle parking spaces. 

• Connectivity to offsite pedestrian facilities (e.g., internal path of travel and connections 
to sidewalks). 

• Accessible to public transit. 

• Use of low-maintenance, drought-tolerant plants in the landscaping plan.  

• Compliance with the City’s Water Efficient Landscape Ordinance. 

Utilities and Services Systems Utilities and Services Systems Utilities and Services Systems Utilities and Services Systems ----    Water and WastewaterWater and WastewaterWater and WastewaterWater and Wastewater    

• Pay Water Capital Facility Fees per VWD Ordinance No. 175. 

• Pay Wastewater Capital Facility Fees per VWD Ordinance No. 176. 

• Construct 630 feet of new 8-inch sewer pipeline within Bent Avenue.  
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III.III.III.III.    ENVIRONMENTAL CHECKLISTENVIRONMENTAL CHECKLISTENVIRONMENTAL CHECKLISTENVIRONMENTAL CHECKLIST    

I.I.I.I. BACKGROUNDBACKGROUNDBACKGROUNDBACKGROUND    

1.1.1.1. Project Title:Project Title:Project Title:Project Title:    San Marcos Boulevard/Bent Avenue Commercial    

2.2.2.2. Lead Lead Lead Lead AAAAgency gency gency gency NNNName and ame and ame and ame and AAAAddress:ddress:ddress:ddress:    
City of San Marcos 
1 Civic Center Drive 
San Marcos, CA  92069 

3.3.3.3. Contact Contact Contact Contact PPPPerson and erson and erson and erson and PPPPhone hone hone hone NNNNumber:umber:umber:umber:    
Norman Pedersen Associate Planner 
760-744-1050 ext. 3236 
npedersen@san-marcos.net 

4.4.4.4. Project Location:Project Location:Project Location:Project Location:  The 0.86-acre project site is located at the northwest corner of San Marcos 
Boulevard and Bent Avenue (800 West San Marcos Boulevard).   

5.5.5.5. ProjectProjectProjectProject    Sponsor’sSponsor’sSponsor’sSponsor’s    Name and Address:Name and Address:Name and Address:Name and Address:    
Jump Ball, LLC 
3535 Princeton Drive NE 
Albuquerque, NM 87107 

6.6.6.6. General Plan General Plan General Plan General Plan and Zoning and Zoning and Zoning and Zoning DesignationDesignationDesignationDesignationssss:::: The project site has a General Plan Designation of 
Mixed Use 1 (MU 1) and a zoning designation of MU-1 (Mixed-Use-1). The project is proposing 
a General Plan Amendment and rezone to change the designation and zoning to Commercial 
(C).  

7.7.7.7. DDDDescription of Project:escription of Project:escription of Project:escription of Project: Please see Section II for project description.    

8.8.8.8. Surrounding Surrounding Surrounding Surrounding Land Uses Land Uses Land Uses Land Uses and and and and SettingSettingSettingSetting:  The project site is located within the Business/Industrial 
District. The site is bounded by West San Marcos Boulevard on the south, Bent Avenue on the 
east, Fry’s Electronics on the north and a neighborhood commercial shopping center to the 
west. The project vicinity is developed with commercial uses. A bank, carwash/oil change shop 
and Smart & Final grocery store are located east of the project on the opposite of Bent Avenue. 
An empty lot, an oil change shop and self-storage facility are located southeast of the project. 
A neighborhood commercial center is located south of the project site on the opposite side of 
San Marcos Boulevard.  

9.9.9.9. Other Other Other Other Public Agencies Whose Approval Public Agencies Whose Approval Public Agencies Whose Approval Public Agencies Whose Approval is is is is RequiredRequiredRequiredRequired:::: Vallecitos Water District and San Diego 
County Department of Environmental Health    
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IssuesIssuesIssuesIssues    

Potentially Potentially Potentially Potentially 
Significant Significant Significant Significant 

ImpactImpactImpactImpact    

Less Than Less Than Less Than Less Than 
SignificanSignificanSignificanSignificant t t t     

WithWithWithWith    
Mitigation Mitigation Mitigation Mitigation 

IncorporatedIncorporatedIncorporatedIncorporated    

Less Than Less Than Less Than Less Than 
Significant Significant Significant Significant 

ImpactImpactImpactImpact    
NoNoNoNo    

ImpactImpactImpactImpact    

I.I.I.I.    AESTHETICS.AESTHETICS.AESTHETICS.AESTHETICS.    Would the Would the Would the Would the projectprojectprojectproject::::    

a) Have a substantial adverse effect on a scenic vista?         XXXX        

b) Substantially damage scenic resources, including, 
but not limited to, trees, rock outcroppings, and 
historic buildings within a State Scenic Highway? 

            XXXX    

c) Substantially degrade the existing visual character or 
quality of the site and its surroundings? 

        XXXX        

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

     XXXX        

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

            XXXX    

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

            XXXX    

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

            XXXX    

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

            XXXX    

e) Involve other changes in the existing environment 
that, 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? 

            XXXX    

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

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

        XXXX        

b) Violate any air quality standard or contribute 
substantially to an existing or projected air quality 
violation? 

        XXXX        

c) Result in a cumulatively considerable net increase 
of any criteria pollutant for which the project region 
is non-attainment under an applicable federal or 

        XXXX        



 

San Marcos Boulevard/Bent Avenue Commercial 16 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

IssuesIssuesIssuesIssues    

Potentially Potentially Potentially Potentially 
Significant Significant Significant Significant 

ImpactImpactImpactImpact    

Less Than Less Than Less Than Less Than 
SignificanSignificanSignificanSignificant t t t     

WithWithWithWith    
Mitigation Mitigation Mitigation Mitigation 

IncorporatedIncorporatedIncorporatedIncorporated    

Less Than Less Than Less Than Less Than 
Significant Significant Significant Significant 

ImpactImpactImpactImpact    
NoNoNoNo    

ImpactImpactImpactImpact    

state ambient air quality standard (including 
releasing emissions which exceed quantitative 
thresholds for ozone precursors)? 

d) Expose sensitive receptors to substantial pollutant 
concentrations? 

        XXXX        

e) Create objectionable odors affecting a substantial 
number of people? 

        XXXX        

IV.IV.IV.IV.    BIOLOGICAL RESOURCES.BIOLOGICAL RESOURCES.BIOLOGICAL RESOURCES.BIOLOGICAL RESOURCES. Would the project:Would the project:Would the project: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 Wildlife or U.S. Fish and Wildlife Service? 

    XXXX         

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 California Department of Fish 
and Wildlife or U.S. Fish and Wildlife Service? 

            XXXX 

c) Have a substantial adverse effect on federally 
protected wetlands as defined by Section 404 of 
the Clean Water Act (including, but not limited to, 
marsh, vernal pool, coastal, etc.) through direct 
removal, filling, hydrological interruption, or other 
means? 

            XXXX 

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? 

            XXXX 

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

   XXXX 

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

      XXXX 

V. V. V. V.     CULTURAL RESOURCESCULTURAL RESOURCESCULTURAL RESOURCESCULTURAL RESOURCES. Would the project:Would the project:Would the project:Would the project: 

a) Cause a substantial adverse change in the 
significance of a historical resource as defined in 
§15064.5? 

            XXXX    

b) Cause a substantial adverse change in the 
significance of an archaeological resource pursuant 
to §15064.5? 

    XXXX            

c) Directly or indirectly destroy a unique 
paleontological resource or site or unique geologic 
feature? 

        XXXX        

d) Disturb any human remains, including those 
interred outside of dedicated cemeteries? 

    XXXX            
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VI. VI. VI. VI.     GEOLOGY AND SOILS.GEOLOGY AND SOILS.GEOLOGY AND SOILS.GEOLOGY AND SOILS.    Would the project:Would the project:Would the project:Would the project:    

a) Expose people or structures to 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. 

            XXXX    

ii) Strong seismic ground shaking?         XXXX        

iii) Seismic-related ground failure, including 
liquefaction? 

            XXXX    

iv) Landslides?             XXXX    

b) Result in substantial soil erosion or the loss of 
topsoil? 

        XXXX        

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

        XXXX        

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

    XXXX            

e) Have soils capable of adequately supporting the 
use of septic tanks or alternative wastewater 
disposal systems where sewers are not available for 
the disposal of wastewater? 

            XXXX    

VII.VII.VII.VII.    GREENHOUSE GAS EMISSIONS.GREENHOUSE GAS EMISSIONS.GREENHOUSE GAS EMISSIONS.GREENHOUSE GAS EMISSIONS. Would the project:Would the project:Would the project:Would the project: 

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

        XXXX        

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

        XXXX        

VIII.VIII.VIII.VIII.    HAZARDS AND HAZARDOUS MATERIALS.HAZARDS AND HAZARDOUS MATERIALS.HAZARDS AND HAZARDOUS MATERIALS.HAZARDS AND HAZARDOUS MATERIALS. Would the project:Would the project:Would the project:Would the project: 

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

        XXXX        

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

        XXXX        

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

            XXXX    

d) Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 

            XXXX    
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Government Code Section 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 result in a safety hazard for 
people residing or working in the project area? 

            XXXX    

f) For a project within the vicinity of a private airstrip, 
would the project result in a safety hazard for 
people residing or working in the project area? 

            XXXX    

g) Impair implementation of or physically interfere with 
an adopted emergency response plan or emergency 
evacuation plan? 

        XXXX        

h) Expose people or structures to a significant risk of 
loss, injury or death involving wildland fires, 
including where wildlands are adjacent to urbanized 
areas or where residences are intermixed with 
wildlands? 

            XXXX    

IX.HYDROLOGY AND WATER QUALITY.IX.HYDROLOGY AND WATER QUALITY.IX.HYDROLOGY AND WATER QUALITY.IX.HYDROLOGY AND WATER QUALITY.    Would the project:Would the project:Would the project:Would the project:    

a) Violate any water quality standards or waste 
discharge requirements? 

        XXXX        

b) 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? 

        XXXX        

c) Substantially deplete groundwater supplies or 
interfere substantially with groundwater recharge 
such that there would be a net deficit in aquifer 
volume or a lowering of the local groundwater table 
level (e.g., the production rate of preexisting nearby 
wells would drop to a level which would not support 
existing land uses or planned uses for which 
permits have been granted)? 

        XXXX        

d) Substantially alter the existing drainage pattern of 
the site or area, including through the alteration of 
the course of a stream or river, in a manner which 
would result in substantial erosion or siltation on- or 
off-site? 

        XXXX        

e) Create a significant adverse environmental impact 
to drainage patterns due to changes in runoff flow 
rates or volumes? 

        XXXX        

f) Substantially alter the existing drainage pattern of 
the site or area, including through the alteration of 
the course of a stream or river, or substantially 
increase the rate or amount of surface runoff in a 
manner which would result in flooding on- or off-
site? 

        XXXX        

g) Create or contribute runoff water which would 
exceed the capacity of existing or planned storm 

        XXXX        
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water drainage systems or provide substantial 
additional sources of polluted runoff? 

h) Result in increased impervious surfaces and 
associated increased runoff? 

        XXXX        

i) Result in significant alteration of receiving water 
quality during or following construction? 

        XXXX        

j) Result in an increase in pollutant discharges to 
receiving waters? Consider water quality 
parameters such as temperature, dissolved oxygen, 
turbidity and other typical storm water pollutants 
(e.g., heavy metals, pathogens, petroleum 
derivatives, synthetic organics, sediment, nutrients, 
oxygen-demanding substances, and trash). 

        XXXX        

k) Be tributary to an already impaired water body as 
listed on the Clean Water Act Section 303(d) list? If 
so, can it result in an increase in any pollutant for 
which the water body is already impaired? 

        XXXX        

l) Be tributary to environmentally sensitive areas (e.g., 
MSCP, RARE, Areas of Special Biological 
Significance, etc.)? If so, can it exacerbate already 
existing sensitive conditions? 

        XXXX        

m) Have a potentially significant environmental impact 
on surface water quality, to either marine, fresh or 
wetland waters? 

        XXXX        

n) Otherwise substantially degrade water quality?         XXXX        

o) Place housing within a 100-year flood hazard area 
as mapped on a federal Flood Hazard Boundary or 
Flood Insurance Rate Map or other flood hazard 
delineation map? 

            XXXX    

p) Place within a 100-year flood hazard area 
structures which would impede or redirect flood 
flows? 

        XXXX        

q) Expose people or structures to a significant risk of 
loss, injury or death involving flooding, including 
flooding as a result of the failure of a levee or dam? 

            XXXX    

r) Inundation by seiche, tsunami, or mudflow?             XXXX    

X.X.X.X.    LAND USE AND PLANNING.LAND USE AND PLANNING.LAND USE AND PLANNING.LAND USE AND PLANNING.    Would the project:Would the project:Would the project:Would the project:    

a) Physically divide an established community?             XXXX    

b) Conflict with any applicable land use plan, policy, or 
regulation of an agency with jurisdiction over the 
project (including, but not limited to, the general 
plan, specific plan, local coastal program, or zoning 
ordinance) adopted for the purpose of avoiding or 
mitigating an environmental effect? 

        XXXX        

c) Conflict with any applicable habitat conservation 
plan or natural community conservation plan? 

            XXXX    
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XXXXIIII....    MINERAL RESOURCES.MINERAL RESOURCES.MINERAL RESOURCES.MINERAL RESOURCES.    Would the project:Would the project:Would the project:Would the project:    

a) Result in the loss of availability of a known mineral 
resource that would be a value to the region and 
the residents of the state? 

            XXXX    

b) 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? 

            XXXX    

XII.XII.XII.XII.    NOISE.NOISE.NOISE.NOISE. Would the project result in:Would the project result in:Would the project result in:Would the project result in: 

a) Exposure of persons to or generation of noise levels 
in excess of standards established in the local 
general plan or noise ordinance, or applicable 
standards of other agencies? 

     XXXX        

b) Exposure of persons to or generation of excessive 
groundborne vibration or groundborne noise levels? 

        XXXX        

c) A substantial permanent increase in ambient noise 
levels in the project vicinity above levels existing 
without the project? 

        XXXX     

d) A substantial temporary or periodic increase in 
ambient noise levels in the project vicinity above 
levels existing without the project? 

        XXXX     

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 expose people residing or working 
in the project area to excessive noise levels? 

            XXXX    

f) For a project within the vicinity of a private airstrip, 
would the project expose people residing or working 
in the project area to excessive noise levels? 

            XXXX    

XIII. XIII. XIII. XIII. POPULATION AND HOUSING.POPULATION AND HOUSING.POPULATION AND HOUSING.POPULATION AND HOUSING.    Would the project:Would the project:Would the project:Would the project: 

a) Induce substantial 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)? 

  XXXX        

b) Displace substantial numbers of existing housing, 
necessitating the construction of replacement 
housing elsewhere? 

      XXXX    

c) Displace substantial numbers of people, 
necessitating the construction of replacement 
housing elsewhere? 

      XXXX    

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

b) Police protection?  XXXX         

c) Schools?       XXXX    

d) Parks?          XXXX    

e) Other public facilities?      XXXX     
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XV. RECREATIONXV. RECREATIONXV. RECREATIONXV. RECREATION. 

a) 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? 

         XXXX    

b) 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? 

         XXXX    

XVI. XVI. XVI. XVI. TRANSPORTATION/TRAFFIC.TRANSPORTATION/TRAFFIC.TRANSPORTATION/TRAFFIC.TRANSPORTATION/TRAFFIC.    Would the project:Would the project:Would the project:Would the project:    

a) Conflict with the applicable plan, ordinance or policy 
establishing measures of effectiveness for the 
performance of the circulation system, taking into 
account all modes of transportation including mass 
transit and non-motorized travel and relevant 
components of the circulation system, including but 
not limited to intersections, streets, highways and 
freeways, pedestrian and bicycle paths, and mass 
transit? 

    XXXX            

b) Conflict with an applicable congestion management 
plan, including, but not limited to level of service 
standards and travel demand measures, or other 
standards established by the county congestion 
management agency for designated roads or 
highways? 

            XXXX    

c) Result in a change in air traffic patterns, including 
either an increase in traffic levels or a change in 
location that results in substantial safety risks? 

            XXXX    

d) Substantially increase hazards due to a design 
feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm 
equipment)? 

            XXXX    

e) Result in inadequate emergency access?         XXXX        

f) Conflict with adopted policies, plans, or programs 
supporting alternative transportation (e.g., bus 
turnouts, bicycle racks)? 

        XXXX        

XVII. TRIBAL CULTURAL RESOURCES. Would the project cause a substantial adverse change in the XVII. TRIBAL CULTURAL RESOURCES. Would the project cause a substantial adverse change in the XVII. TRIBAL CULTURAL RESOURCES. Would the project cause a substantial adverse change in the XVII. TRIBAL CULTURAL RESOURCES. Would the project cause a substantial adverse change in the 
significance of a tribal cultural resource, defined in Public significance of a tribal cultural resource, defined in Public significance of a tribal cultural resource, defined in Public significance of a tribal cultural resource, defined in Public Resources Code section 21074 as either a site, Resources Code section 21074 as either a site, Resources Code section 21074 as either a site, 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 feature, place, cultural landscape that is geographically defined in terms of the size and scope of the feature, place, cultural landscape that is geographically defined in terms of the size and scope of the 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 islandscape, sacred place, or object with cultural value to a California Native American tribe, and that islandscape, sacred place, or object with cultural value to a California Native American tribe, and that islandscape, 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 
historical resources as defined in Public Resources 
Code section 5020.1(k)? 

    XXXX            

b) 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 

    XXXX            
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subdivision (c) of Public Resources Code section 
5024.1, the lead agency shall consider the 
significance of the resource to a California Native 
American tribe. 

XVIII. UTILITIES AND SERVICE SYSTEMS. Would the project:XVIII. UTILITIES AND SERVICE SYSTEMS. Would the project:XVIII. UTILITIES AND SERVICE SYSTEMS. Would the project:XVIII. UTILITIES AND SERVICE SYSTEMS. Would the project:    

a) Exceed wastewater treatment requirements of the 
applicable Regional Water Quality Control Board? 

        XXXX        

b) Require or result in the construction of new water or 
wastewater treatment facilities or expansion of 
existing facilities, the construction of which could 
cause significant environmental effects? 

        XXXX        

c) Require or result in the construction of new storm 
water drainage facilities or expansion of existing 
facilities, the construction of which could cause 
significant environmental effects? 

        XXXX        

d) Have sufficient water supplies available to serve the 
project from existing entitlements and resources or 
are new or expanded entitlements needed? 

        XXXX        

e) 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? 

        XXXX        

f) Be served by a landfill with sufficient permitted 
capacity to accommodate the project’s solid waste 
disposal needs? 

        XXXX        

g) Comply with federal, state, and local statutes and 
regulations related to solid waste? 

        XXXX        

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE.XVIII. MANDATORY FINDINGS OF SIGNIFICANCE.XVIII. MANDATORY FINDINGS OF SIGNIFICANCE.XVIII. MANDATORY FINDINGS OF SIGNIFICANCE.    

a) Does the project have the potential to 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, 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? 

 XXXX         

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 connection with the effects of past 
projects, the effects of other current projects, and 
the effects of probable future projects.) 

    XXXX            

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

 XXXX         
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This section provides an evaluation of the impact categories and questions contained in the 
Environmental Checklist. 

I.I.I.I. AESTHETICSAESTHETICSAESTHETICSAESTHETICS    

a)a)a)a) Have a substantial adverse effect on a Have a substantial adverse effect on a Have a substantial adverse effect on a Have a substantial adverse effect on a scenic vista?scenic vista?scenic vista?scenic vista?    NoNoNoNo    ImpactImpactImpactImpact    

The project site is located within the Business/ Industrial District of the City of San Marcos.  The 
Business/Industrial District is located in the west-central portion of San Marcos. The project vicinity is 
developed with a mix of commercial uses.  

The City has a Ridgeline Protection and Management Overlay Zone to protect natural viewsheds and 
unique natural resources, minimize physical impacts to ridgelines, and to establish innovative 
sensitive architectures standards. The project site is not located in the Ridgeline Protection and 
Management Overlay Zone. Further, the project site does not include any primary or secondary 
ridgelines, as identified in Figure 4-5 of the Conservation and Open Element of the General Plan. The 
project site is flat and located at a lower elevation part of the City. Therefore, the project would not 
have a substantial adverse effect on a scenic vista and no impact is identified for this issue area.  

b)b)b)b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, 
and historic buildings within a State Scenic Highway? and historic buildings within a State Scenic Highway? and historic buildings within a State Scenic Highway? and historic buildings within a State Scenic Highway? No ImpactNo ImpactNo ImpactNo Impact    

The project site is located approximately 0.2 miles southwest of State Route 78 (SR-78). A portion of 
SR-78 is recognized as a Scenic Highway by Caltrans; however, that portion is not in the project vicinity.  
The portion identified as a Scenic Highway is approximately 50 miles east of the project site near Anza 
Borrego (Caltrans 2018). At a local level, SR-78 is designated by the City as a view corridor. The 
highway corridor provides view of the Merriam Mountains, Mount Whitney, and Double Peak.  

The project would not impact views to these peaks from SR-78 since it is situated at a lower elevation 
than SR-78 and there is also intervening development (commercial buildings) between the project and 
SR-78. The project site is not visible from SR-78, Development of the project is not proposed on any 
area identified as a primary or secondary ridgeline in the City’s Ridgeline Protection and Management 
Overlay Zone. 

The project site is vacant and does not support any historic buildings. The project site does have ten 
existing trees, three of which will be removed during project construction. The project’s landscape plan 
includes the planting of 13 new trees; therefore, the lost trees will be replaced at a 4.3:1 ratio. The 
project site does not support any significant rock outcroppings, or historic buildings as identified in or 
protected by the City’s General Plan. In summary, the project would not damage scenic resources, 
including, but not limited to, trees, rock outcroppings, and historic buildings within a State Scenic 
Highway. No impact would occur. 

c)c)c)c) Substantially degrade the existing visual chSubstantially degrade the existing visual chSubstantially degrade the existing visual chSubstantially degrade the existing visual character or quality of the site and its surroundings? aracter or quality of the site and its surroundings? aracter or quality of the site and its surroundings? aracter or quality of the site and its surroundings? 
Less than SignificantLess than SignificantLess than SignificantLess than Significant    ImpactImpactImpactImpact    

The project site is located in a developed part of the city. The project vicinity is developed primarily 
with commercial uses. A large commercial building, Fry’s Electronics, is located immediately north of 
the project site. A neighborhood commercial center is located west of the project site. Additional 
commercial centers are located to the east (across Bent Avenue) and south (across San Marcos 
Boulevard). 
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Topographically, the project site is generally flat and located in the lower valley portion of the City. The 
site is currently vacant. Figure 3 presents the architectural renderings for the project. Architectural 
detailing/enhancements will break up the bulk and scale of the proposed building. The project 
proposes the use of stucco with complimentary brick accent detailing. Figure 3 provides a schematic 
of the elevations for the west, north, east and south sides of the building. Roof top equipment will be 
screened from public review. Proposed landscaping will further soften the look of the development. 
The landscape plan and palette are included in the project plan package which is included as Appendix 
A.2 of this document.  

Grading will be required for the project to prepare the site for the new construction and to result in a 
finished floor elevation that is four feet above the base flood elevation. The project will import 
approximately 1,700 cubic yards (cy) of material from the project site. Assuming the use of 10 cy haul 
trucks, this would represent 170 truck trips. Soil import is expected to take 6 days with approximately 
29 trucks per day. A concrete retaining wall, up to six feet in height, is proposed along portions of the 
northern and western project boundary. Per the landscape plan, 15-gallon purple hopseed bushes will 
be planted at the base of the wall and, as they grow, will provide screening to the retaining wall. The 
complete landscape plan is included as Appendix A.2 of this document.  

The project is developing on a vacant lot in a developed portion of the city and includes implementation 
of architectural and landscaping plans that are aesthetically pleasing and compatible with the 
surrounding development, the project would not substantially degrade the existing visual character or 
quality of the site or its surroundings. Impacts would be less than significant. 

d)d)d)d) Create a new source of substantial light or glare, which would adversely affect day or nighttime Create a new source of substantial light or glare, which would adversely affect day or nighttime Create a new source of substantial light or glare, which would adversely affect day or nighttime Create a new source of substantial light or glare, which would adversely affect day or nighttime 
views in the area? views in the area? views in the area? views in the area? Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

The project site is currently vacant but located in a developed portion of the City. The project will 
incorporate lighting for safety, security and way finding. The project proposes to use 16-foot high pole 
lights for the parking area and additional lighting for walkways. Exterior building lighting includes 
awning lighting and wall sconces. Development of the proposed project would be required to comply 
with the City’s lighting standards, and the location, type, and direction of the lighting would be reviewed 
during Improvement Plan review to ensure compliance. The City’s standards require cut-off lighting 
fixtures to direct light downwards and avoid spillage onto adjacent properties.  

Landscaping will be used along the project boundaries to provide screening and minimize nuisance 
from vehicle headlights in the drive-thru. 

Additionally, proposed exterior finishes (stucco with brick accents) would not be characterized as 
inducing glare. Therefore, the project would not create a new source of substantial light or glare, which 
would adversely affect day or nighttime views in the area. Impacts would be less than significant. 

II.II.II.II.    AGRICULTURE AND FORESTRY RESOURCESAGRICULTURE AND FORESTRY RESOURCESAGRICULTURE AND FORESTRY RESOURCESAGRICULTURE AND FORESTRY RESOURCES    

a)a)a)a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), 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 as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of 
the California Resourcethe California Resourcethe California Resourcethe California Resources Agency, to nons Agency, to nons Agency, to nons Agency, to non----agricultural use? No Impactagricultural use? No Impactagricultural use? No Impactagricultural use? No Impact    

The project site is not mapped as prime farmland, unique farmland, or farmland of statewide 
importance, as determined by the Farmland Mapping and Monitoring Program, as shown in the San 
Marcos General Plan (Figure 4-4, Agricultural Areas). Therefore, the project would not result in the 
conversion of prime farmland, unique farmland, or farmland of statewide importance. No impact is 
identified. 
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b)b)b)b) Conflict with existing zoning for agricultural use, or a Williamson ActConflict with existing zoning for agricultural use, or a Williamson ActConflict with existing zoning for agricultural use, or a Williamson ActConflict with existing zoning for agricultural use, or a Williamson Act    contract? contract? contract? contract? No ImpactNo ImpactNo ImpactNo Impact    

The project site has a General Plan designation of Mixed Use 1 (MU1) and a zoning designation of 
Mixed-Use-1 (MU-1). The project proposes a General Plan amendment and rezone to change the 
project site to Commercial (C). The project site is not located within a Williamson Act contract area. 
Therefore, the project would not conflict with existing zoning for agricultural use or a Williamson Act 
contract. No impact is identified. 

c)c)c)c) Conflict with existing zoning for, or cause rezoning of, foreConflict with existing zoning for, or cause rezoning of, foreConflict with existing zoning for, or cause rezoning of, foreConflict with existing zoning for, or cause rezoning of, forest land (as defined in Public st land (as defined in Public st land (as defined in Public st land (as defined in Public 
Resources Code Section 12220(g)), timberland (as defined in Public Resources Code Section Resources Code Section 12220(g)), timberland (as defined in Public Resources Code Section Resources Code Section 12220(g)), timberland (as defined in Public Resources Code Section Resources Code Section 12220(g)), timberland (as defined in Public Resources Code Section 
4526), or timberland zoned Timberland Production (as defined by Government Code Section 4526), or timberland zoned Timberland Production (as defined by Government Code Section 4526), or timberland zoned Timberland Production (as defined by Government Code Section 4526), or timberland zoned Timberland Production (as defined by Government Code Section 
51104(g))?  51104(g))?  51104(g))?  51104(g))?  No ImpactNo ImpactNo ImpactNo Impact    

The project site has a General Plan designation of Mixed Use 1 (MU1) and a zoning designation of 
Mixed-Use-1 (MU-1). The project proposes a General Plan amendment and rezone to change the 
project site to Commercial (C). Therefore, the proposed project is not located in an area that is zoned 
for forest land, timber land or for timber production. Implementation of the proposed project would not 
conflict with existing zoning for, or cause rezoning of, forest land, timberland, or timberland zoned 
Timberland Production. No impact is identified. 

d)d)d)d) Result in the loss of forest land or conversion of forest land to nonResult in the loss of forest land or conversion of forest land to nonResult in the loss of forest land or conversion of forest land to nonResult in the loss of forest land or conversion of forest land to non----forest use? forest use? forest use? forest use? No ImpactNo ImpactNo ImpactNo Impact    

The project site does not support forests, nor is there any forest land adjacent to the project site. The 
project site is vacant with some street trees along the frontage of San Marcos Boulevard. Therefore, 
the proposed project would not result in the loss of forest land or the conversion of forest land to non-
forest use. No impact is identified for this issue area. 

e)e)e)e) Involve other chaInvolve other chaInvolve other chaInvolve other changes in the existing environment nges in the existing environment nges in the existing environment nges in the existing environment thatthatthatthat, due to their location or nature, could , due to their location or nature, could , due to their location or nature, could , due to their location or nature, could 
result in conversion of Farmland, to nonresult in conversion of Farmland, to nonresult in conversion of Farmland, to nonresult in conversion of Farmland, to non----agricultural use or conversion ofagricultural use or conversion ofagricultural use or conversion ofagricultural use or conversion of    forest land to nonforest land to nonforest land to nonforest land to non----forest forest forest forest 
use?use?use?use?    No ImpactNo ImpactNo ImpactNo Impact    

The project site is located within the Business/Industrial District of the City and is located in a 
developed portion of the City. There is existing development on both sides of the project site. The 
project area does not support any agricultural or forest land. Therefore, the project would not 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 
is identified for this issue area. 

III.III.III.III.    AIR QUALITYAIR QUALITYAIR QUALITYAIR QUALITY    

An air quality report was prepared for the project by Ldn Consulting (LDN) (2019a) and is included as 
Appendix BAppendix BAppendix BAppendix B of this document.  

a)a)a)a) Conflict with or obstruct implementation of the applicable air quality plan? Conflict with or obstruct implementation of the applicable air quality plan? Conflict with or obstruct implementation of the applicable air quality plan? Conflict with or obstruct implementation of the applicable air quality plan? Less than Less than Less than Less than 
Significant ImpactSignificant ImpactSignificant ImpactSignificant Impact    

The proposed project is related to the Regional Air Quality Strategy (RAQS) and/or State 
Implementation Plan (SIP) through the land use and growth assumptions that are incorporated into 
the air quality planning process. Both air quality plans contain strategies for the region to attain and 
maintain the ambient air quality standards. Projects that are consistent with existing General Plan 
documents and subsequent SANDAG population projections, which are used to develop air emissions 
budgets for air quality planning and attainment demonstrations, would be consistent with the San 
Diego Air Basin’s (SDAB) air quality plans, including the RAQS and SIP. Provided a project proposes the 
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same or less development as accounted for in the General Plan document, and provided the project 
is in compliance with applicable Rules and Regulations adopted by the San Diego Air Pollution Control 
District (SDAPCD) through their air quality planning process, the project would not conflict with or 
obstruct implementation of the RAQS or SIP. 

The project involves construction of a 3,500 square foot restaurant with drive thru. The General Plan 
designation for the site, Mixed Use 1 (MU 1), is intended for a variety of commercial, office and 
residential uses integrated as a cohesive development. A maximum floor area ratio of 1.75 and a 
density of 20.1 – 30.0 dwelling units/acre (du/ac) is permitted under this designation. The project 
proposes to change the General Plan designation to Commercial (C) to allow for the proposed use. 
Anticipated air emissions would be similar as what would be expected under the current designation.  
Furthermore, the project would comply with all applicable rules and regulations that have been 
adopted as part of the SIP. Therefore, the project would not conflict with or obstruct implementation 
of the applicable air quality plan. Impacts would be less than significant. 

b)b)b)b) Violate any air quality standard or contribute substantially to an existing or projected air quality Violate any air quality standard or contribute substantially to an existing or projected air quality Violate any air quality standard or contribute substantially to an existing or projected air quality Violate any air quality standard or contribute substantially to an existing or projected air quality 
violation?violation?violation?violation?    Less Less Less Less Than SignificantThan SignificantThan SignificantThan Significant    ImpactImpactImpactImpact    

Air quality emissions were calculated as part of the greenhouse gas study prepared by LDN (2019a).  

Table Table Table Table 2222 shows the state and federal attainment status for criteria pollutants in the San Diego Air Basin 
(SDAB). As shown, the SDAB is a nonattainment area for the state and federal O3 standards and for 
the state PM10 and PM2.5 standards. 

Table Table Table Table 2222. Attainment Stat. Attainment Stat. Attainment Stat. Attainment Status of Criteria Pollutants in San Diego Air Basinus of Criteria Pollutants in San Diego Air Basinus of Criteria Pollutants in San Diego Air Basinus of Criteria Pollutants in San Diego Air Basin    

PollutantPollutantPollutantPollutant    FederalFederalFederalFederal    StateStateStateState    

Ozone (8-Hour) Nonattainment Nonattainment 

Ozone (1-Hour) Attainment (1) Nonattainment 

Carbon Monoxide (CO) Attainment Attainment 

Particulate Matter−10 microns (PM10) Unclassified (2) Nonattainment 

Particulate Matter−2.5 microns (PM2.5) Attainment Nonattainment 

Nitrogen Dioxide (NO2) Attainment Attainment 

Sulfur Dioxide (SO2) Attainment Attainment 

Lead Attainment Attainment 

Sulfates No Federal Standard Attainment 

Hydrogen Sulfide No Federal Standard Unclassified 

Visibility No Federal Standard Unclassified 

Source:Source:Source:Source: SDAPCD 2017. 
Notes:Notes:Notes:Notes:  
(1) The federal 1-hour standard of 12 ppm was in effect from 1979 through June 15, 2005. The 
revoked standard is referenced because it was employed for such a long period and because this 
benchmark is addressed in State Implementation Plans. 
(2) At the time of designation, if the available data does not support a designation of attainment 
or nonattainment, the area is designated as unclassifiable. 
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The SDAPCD establishes significance criteria for air quality emissions through Rule 20.2. The 
screening thresholds are shown in Table 3Table 3Table 3Table 3. These criteria can be used as numeric indicators that 
demonstrate whether a project’s emissions would result in a significant impact to air quality. Any 
project with daily construction- or operation-related emissions that exceed any of the following 
thresholds would be considered to have a significant air quality impact and modeling would be 
required to demonstrate that the project’s total air quality impacts result in ground-level 
concentrations that are below State and Federal Ambient Air Quality Standards, including appropriate 
background levels. For nonattainment pollutants (O3, with ozone precursors NOx and VOCs, and PM10), 
if emissions exceed the thresholds shown below, the project could have the potential to result in a 
cumulatively considerable net increase in these pollutants. 

Table Table Table Table 3333. Screening. Screening. Screening. Screening----Level Level Level Level Thresholds for CriteriThresholds for CriteriThresholds for CriteriThresholds for Criteria Pollutantsa Pollutantsa Pollutantsa Pollutants    

PollutantPollutantPollutantPollutant    Total Emissions (lbs per day)Total Emissions (lbs per day)Total Emissions (lbs per day)Total Emissions (lbs per day)    

Construction EmissionsConstruction EmissionsConstruction EmissionsConstruction Emissions    

Respirable Particulate Matter (PM10)  100 

Fine Particulate Matter (PM2.5)  55 

Oxides of Nitrogen (NOx)  250 

Carbon Monoxide (CO) 550 

Volatile Organic Compounds (VOCs)1 75 

Reactive Organic Gases (ROG) SCAQMD 75 

Operational EmissionsOperational EmissionsOperational EmissionsOperational Emissions    

Respirable Particulate Matter (PM10)  100 

Fine Particulate Matter (PM2.5)  55 

Nitrogen Oxide (NOx)  250 

Sulfur Oxide (SOx) 250 

Carbon Monoxide (CO) 550 

Lead and Lead Compounds 3.2 

Volatile Organic Compounds (VOC) 75 

Reactive Organic Gases (ROG) SCAQMD 75 

Note:Note:Note:Note: (1) SDAPCD does not have an air quality impact threshold for VOCs. The 
South Coast Air Quality Management District threshold for the Coachella Valley 
is used for this analysis. 

Construction Emissions (Proposed Project)Construction Emissions (Proposed Project)Construction Emissions (Proposed Project)Construction Emissions (Proposed Project)    

Construction activities for the project would include minor site grading and preparation, paving, 
building construction, and architectural coating application. A total of 1,700 cubic yards of impact is 
anticipated for the project.  

All phases of the proposed project (e.g., grading, paving, and construction) are anticipated to start in 
late 2019 and be completed in 2020. Consistent with SDAPCD’s fugitive dust rules/fugitive dust 
control measures outlined in Section 87.426 of the City’s Grading Ordinance, the project would  
implement fugitive dust control measures during grading, which would include watering the site a 
minimum of twice daily to control dust, as well as reducing speeds on unpaved surfaces to 15 mph or 
less, replacing ground cover in disturbed areas quickly, and reducing dust during loading/unloading 
of dirt and other materials. In addition, the project would use low-VOC paints that would not exceed 
100 grams of VOC per liter for interior surfaces and 150 grams of VOC per liter for exterior surfaces, 
in accordance with the requirements of SDAPCD Rule 67.0 for architectural coatings. The project 
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would also require that all heavy diesel construction equipment be rated Tier 3 or better. These 
requirements have been identified as project design features for the project in Table 1. 

Construction equipment anticipated to be used for the project are identified in Table 3.1 of air quality 
report, included as Appendix B of this document.  

Table Table Table Table 4444 presents the anticipated construction emissions for the project, incorporating the identified 
project design features.  

Table Table Table Table 4444. Construction Emissions. Construction Emissions. Construction Emissions. Construction Emissions    (lbs/day)(lbs/day)(lbs/day)(lbs/day)    

YearYearYearYear    ROGROGROGROG    NOxNOxNOxNOx    COCOCOCO    SOSOSOSO2222    
PMPMPMPM10101010        

(Total)(Total)(Total)(Total)    
PMPMPMPM2.52.52.52.5    
(Total)(Total)(Total)(Total)    

2019 0.466 14.477 7.150 0.037 1.839 0.718 

2020 16.389 3.488 4.297 0.007 0.044 0.034 

Significance Threshold 
(lbs/day) 

75 250 550 250 100 55 

Exceeds Screening Exceeds Screening Exceeds Screening Exceeds Screening 
Threshold?Threshold?Threshold?Threshold? 

NoNoNoNo NoNoNoNo NoNoNoNo NoNoNoNo NoNoNoNo NoNoNoNo 

Source:Source:Source:Source: LDN 2019a 
 

As shown in Table 4, maximum daily emissions would be below the significance thresholds for all 
criteria pollutants and construction emissions impacts would be less than significant. 

Operational EmissionsOperational EmissionsOperational EmissionsOperational Emissions    (Proposed Project)(Proposed Project)(Proposed Project)(Proposed Project)    

Operational impacts associated with the project would include area sources, energy use, mobile 
sources, waste, and water use. Area sources include consumer products, landscaping, and 
architectural coatings applied during routine maintenance. Emissions associated with project 
operations were estimated based on the project’s overall trip generation of 2,048 ADT. An average trip 
length of 5.54 miles was used. Table Table Table Table 5555 provides a summary of the estimated operational emissions 
for the proposed project. As shown, operational emissions associated with the project would be below 
the significance thresholds for all criteria pollutants. 

In summary, since the project would not result in any construction- or operation-related emissions 
above the significance thresholds, the project would not violate any air quality standard or contribute 
substantially to an existing or projected air quality violation. Impacts would be less than significant. 

MicroMicroMicroMicro----Scale Operational FindingsScale Operational FindingsScale Operational FindingsScale Operational Findings    

The traffic study prepared for the project (LLG 2019) reported that the project would maintain 
classification of Level of Service (LOS) of E or worse directly at the intersection of West San Marcos 
Boulevard/Bent Avenue and is expected to operate with over 3,000 vehicles during the AM and PM 
peak-hours. Table Table Table Table 6666 shows the number of peak hour vehicles using this intersection during the AM 
and PM peak hours. Utilizing CALINE4 CO emissions were found to be less than the California Ambient 
Air Quality Standards (CAAQS).  
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Table Table Table Table 5555. Operations Emissions . Operations Emissions . Operations Emissions . Operations Emissions (lbs/day)(lbs/day)(lbs/day)(lbs/day)    

 ROG NOx CO  Sox PM10 PM2.5 

Summer ScenarioSummer ScenarioSummer ScenarioSummer Scenario    

Area Source Emission 
Estimates Mitigated 
(lbs/day) 

0.097 0.000 0.000 0.000 0.000 0.000 

Energy Emission Estimates 
Mitigated (lbs/day) 

0.018 0.164 0.138 0.001 0.013 0.013 

Mobile Emission Estimates 
Mitigated (lbs/day) 

2.985 9.679 19.958 0.049 3.471 0.962 

Total (Total (Total (Total (lbs/daylbs/daylbs/daylbs/day))))    3.1003.1003.1003.100    9.8439.8439.8439.843    20.09620.09620.09620.096    0.0500.0500.0500.050    3.4833.4833.4833.483    0.9740.9740.9740.974    

Screening Level Thresholds    75 250 550 250 100 55 

SignificantSignificantSignificantSignificant    ImpactImpactImpactImpact????    NoNoNoNo    NoNoNoNo    NoNoNoNo    NoNoNoNo    NoNoNoNo    NoNoNoNo    

Winter ScenarioWinter ScenarioWinter ScenarioWinter Scenario    

Area Source Emission 
Estimates (lbs/day) 

0.097 0.000 0.000 0.000 0.000 0.000 

Energy Emission Estimates 
(lbs/day) 

0.018 0.164 0.138 0.001 0.013 0.013 

Mobile Emission Estimates 
(lbs/day) 

2.894 9.733 21.795 0.046 3.472 0.963 

Total (Total (Total (Total (lbs/daylbs/daylbs/daylbs/day))))    3.0093.0093.0093.009    9.8979.8979.8979.897    21.93321.93321.93321.933    0.0470.0470.0470.047    3.4843.4843.4843.484    0.9750.9750.9750.975    

Screening Level Thresholds 75 250 550 250 100 55 

SignificantSignificantSignificantSignificant    ImpactImpactImpactImpact????    NoNoNoNo    NoNoNoNo    NoNoNoNo    NoNoNoNo    NoNoNoNo    NoNoNoNo    

Source: Source: Source: Source: LDN 2019a    
Note:Note:Note:Note: Daily pollutant generation assumes trip distances with CalEEMod 
 

Table Table Table Table 6666....    Intersections Intersections Intersections Intersections with with with with LOS E or Worse and DelayLOS E or Worse and DelayLOS E or Worse and DelayLOS E or Worse and Delay    

IntersectionIntersectionIntersectionIntersection    ScenarioScenarioScenarioScenario    AM/PMAM/PMAM/PMAM/PM    
Number of peakNumber of peakNumber of peakNumber of peak----hour hour hour hour 

VehiclesVehiclesVehiclesVehicles    

W. San Marcos Blvd/Bent Ave. 
Cumulative plus 

Project 

AM 4,881 

PM 6,001 

 

The CALINE4 model was set up to show a typical intersection with a north, east, south and west 
segment extending a typical 50-meters in every direction.  Peak hour segment volumes were taken 
from the peak-hour turning movements within the project traffic study (LLG 2019) for the intersection 
analyzed above. Receptors were assumed to be roughly 25-feet to each roadway which represents a 
worst-case environment. The EMFAC2014 model was run to determine the emission factors for 2025 
or approximately when the cumulative traffic impacts would be expected.   

It should be noted that the traffic impacts would be mitigated by the project and cumulative projects 
through fair share contributions. The mitigation would include widening the roads and providing 
dedicated left, thru and right turn lanes at the intersection of West San Marcos Boulevard and Bent 
Avenue. 
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Table Table Table Table 7777 identifies both the 1-hour emission concentration predictions and the 8-hour average after 
utilizing the carbon dioxide persistence factor of 0.7. Based on model output results, no CO impacts 
are expected for this intersection. Based on this calculation, since all other remaining intersections 
have lower traffic volumes, we can conclude that all other remaining intersections would also comply 
with the CAAQS. The EMFAC 2014 emission factors and the CALINE output included in Attachments D 
and E of Appendix B of this document.  

 

Table Table Table Table 7777....        Expected Carbon Monoxide Hot Spot Concentration LevelsExpected Carbon Monoxide Hot Spot Concentration LevelsExpected Carbon Monoxide Hot Spot Concentration LevelsExpected Carbon Monoxide Hot Spot Concentration Levels    

IntersectionIntersectionIntersectionIntersection 

Existing plus Cumulative plus Project (WorExisting plus Cumulative plus Project (WorExisting plus Cumulative plus Project (WorExisting plus Cumulative plus Project (Worst Case)st Case)st Case)st Case)    

Vehicles Per Vehicles Per Vehicles Per Vehicles Per 
HourHourHourHour    

Predicted Concentration Predicted Concentration Predicted Concentration Predicted Concentration ((((PPMPPMPPMPPM))))    

1111----hourhourhourhour    8888----hourhourhourhour    

W. San Marcos Blvd./Bent Ave.  
AM Peak Hour 

4,881 3.9 2.73 

W. San Marcos Blvd./Bent Ave.  
PM Peak Hour 

6,001 4.0 2.80 

CAAQS - Significant Thresholds 20 9 

Significant Significant Significant Significant Impact?Impact?Impact?Impact?    NoNoNoNo    NoNoNoNo    

Source: Source: Source: Source: LDN 2019a    
Note:Note:Note:Note: Traffic volumes obtained from project traffic study (LLG 2019). 

 

c)c)c)c) Result in a cumulatively considerable net increase of any criteria pResult in a cumulatively considerable net increase of any criteria pResult in a cumulatively considerable net increase of any criteria pResult in a cumulatively considerable net increase of any criteria pollutant for which the ollutant for which the ollutant for which the ollutant for which the 
project project project project region is nonregion is nonregion is nonregion is non----attainment under an attainment under an attainment under an attainment under an applicable federal or state ambient air quality standard applicable federal or state ambient air quality standard applicable federal or state ambient air quality standard applicable federal or state ambient air quality standard 
(including releasing emissions which exceed quantitative thresholds for ozone precursors)?(including releasing emissions which exceed quantitative thresholds for ozone precursors)?(including releasing emissions which exceed quantitative thresholds for ozone precursors)?(including releasing emissions which exceed quantitative thresholds for ozone precursors)?    LessLessLessLess    
ThanThanThanThan    SignificantSignificantSignificantSignificant    ImpactImpactImpactImpact    

The project would generate air emissions during project construction and operation. As identified 
above, the SDAB is a nonattainment area for state and federal O3 standards and for state PM10 and 
PM2.5 standards. Evaluating whether the project could result in a cumulatively considerable impact on 
air quality relies on both the project’s consistency with the RAQS and the SIP, which address 
attainment of the O3 standards, and the potential for the project to result in a cumulatively 
considerable impact due to particulate emissions. 

As part of the RAQS and SIP planning process, the SDAPCD develops an emission inventory, based on 
projections from SANDAG, of growth in the region as well as on information maintained by the SDAPCD 
on stationary source emissions within the SDAB. The SDAPCD then uses the emission inventory to 
conduct airshed modeling, to demonstrate that the SDAB will attain and maintain the O3 standards. 
Provided a project’s emissions are consistent with the projections within the RAQS and SIP, the project 
would not result in a cumulatively considerable impact on O3 within the SDAB. 

With regard to emissions of O3 precursors NOx and VOCs during construction, the SIP includes 
emissions associated with construction in its emissions budget and therefore within its attainment 
demonstration. As identified above, the O3 precursor emissions associated with project construction 
are well below the screening level thresholds. Therefore, the project would not result in additional 
emissions of O3 precursors above those projected in the attainment demonstration for O3. The project 
would therefore not result in a cumulatively considerable impact to O3 levels within the SDAB. In 
summary, the project would not result in a cumulatively considerable net increase of O3, PM10, or PM2.5 
standards, for which the project region is non-attainment. 
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d)d)d)d) Expose sensitive receptors to substantial pollutant concentrations?Expose sensitive receptors to substantial pollutant concentrations?Expose sensitive receptors to substantial pollutant concentrations?Expose sensitive receptors to substantial pollutant concentrations?    Less ThanLess ThanLess ThanLess Than    SignificantSignificantSignificantSignificant    
ImpactImpactImpactImpact    

Sensitive receptors are defined as schools, hospitals, resident care facilities, and day-care centers, as 
well as residential receptors in the project vicinity. The closest sensitive receptor is a preschool located 
at 933 West San Marcos Boulevard.  

Pursuant to SDAPCD Rule 1200, new, relocated, or modified emission units that may increase 
emissions of one or more toxic air contaminant (TAC) must be evaluated for risk to sensitive receptors. 
If a project has the potential to result in emissions of any TAC which results in an increased cancer risk 
between 1 and 10 in one million, the project would be deemed to have a potentially significant impact 
and toxics best available control technology (T-BACT) would need to be implemented. All heavy diesel 
equipment to be used by the project will be Tier 3 or better. Commercial uses, such as those proposed 
under the project, do not typically emit substantial amounts of TACs. With the use of T-BACT measures, 
the risk would decrease below 1 in one million. Therefore, the project would not expose sensitive 
receptors to substantial pollutant concentrations. Impacts would be less than significant. 

e)e)e)e) Create objectionable odors affecting a substantial number of people?Create objectionable odors affecting a substantial number of people?Create objectionable odors affecting a substantial number of people?Create objectionable odors affecting a substantial number of people?    Less Than Significant Less Than Significant Less Than Significant Less Than Significant 
ImpactImpactImpactImpact    

For operations, according to the SCAQMD CEQA Air Quality Handbook (SCAQMD 1993), land uses 
associated with odor complaints are agricultural operations, wastewater treatment plants, food 
processing plants, chemical plants, composting facilities, refineries, landfills, dairies, and fiberglass 
molding plants. The project is not in any of these categories, and is not proposing any of these uses. 

Potential onsite odor generators would include short-term construction odors from activities such as 
paving and painting. Given this, short-term of these construction activities and the absence of sensitive 
receptors in the project vicinity, construction odors would not be considered an impact.  

Once operational, the proposed project may generate odors from baking bread or cooking food. In 
order for this to be a significant impact, the odors would generally need to be defined as objectionable 
by a significant number of people. Based on the odors which may be produced by the building tenant 
(a restaurant with bakery), less than significant odor impacts from operations would be expected.   

Furthermore, all sources within the SDAB are subject to Rule 51, Nuisance, which requires that a 
facility “shall not discharge from any source whatsoever such quantities of air contaminants or other 
material which cause injury, detriment, nuisance, or annoyance to any considerable number of persons 
or to the public or which endanger the comfort, repose, health, or safety of any such persons or the 
public or which cause or have a natural tendency to cause injury or damage to business or property.” 
Rule 51 prohibits emissions of odors that would cause a nuisance. Therefore, the Project is not 
considered a source of objectionable odors from operations.  

Because the project would not generate objectionable odors or place sensitive receptors near existing 
odor sources that would affect a considerable number of persons or the public during Project 
construction or operation, odor impacts are less than significant. 
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IV.IV.IV.IV.    BIOLOGICAL RESOURCESBIOLOGICAL RESOURCESBIOLOGICAL RESOURCESBIOLOGICAL RESOURCES    

a)a)a)a) Have a substantial adverse effect, either directly or through habitat modifications, on any Have a substantial adverse effect, either directly or through habitat modifications, on any Have a substantial adverse effect, either directly or through habitat modifications, on any 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, species identified as a candidate, sensitive, or special status species in local or regional plans, species identified as a candidate, sensitive, or special status species in local or regional plans, species identified as a candidate, sensitive, or special status species in local or regional plans, 
policies, or regulations, or by the California Department of Fispolicies, or regulations, or by the California Department of Fispolicies, or regulations, or by the California Department of Fispolicies, or regulations, or by the California Department of Fish and h and h and h and WildlifeWildlifeWildlifeWildlife    or U.S. Fish and or U.S. Fish and or U.S. Fish and or U.S. Fish and 
Wildlife Service?Wildlife Service?Wildlife Service?Wildlife Service?    Less than SignificantLess than SignificantLess than SignificantLess than Significant    with Mitigation Incorporatedwith Mitigation Incorporatedwith Mitigation Incorporatedwith Mitigation Incorporated    

The project site is vacant but there are existing trees along the project’s southern, western and 
northern boundary. Three of these trees will need to be removed to make room for project 
infrastructure. Trees can provide nesting places for species protected under the Migratory Bird Treaty 
Act (MBTA). If trees area removed during the breeding season, a potential impact could occur (Impact Impact Impact Impact 
BIOBIOBIOBIO----1111). Implementation of the following mitigation measures, which would be required as a condition 
of project approval, would reduce this potential impact to below a level of significance. 

MMMMMMMM----BIOBIOBIOBIO----1111aaaa In order to avoid and minimize impacts to nesting birds (pursuant to the Migratory 
Bird Treaty Act), no removal of ornamental trees will occur during the avian 
breeding season (February 15 through August 31) within the project area, unless 
preconstruction surveys indicate that active nests are not present on the site or in 
surrounding areas. If surveys show that nesting birds are present, mitigation 
measure MM-BIO-1b would be implemented. 

MMMMMMMM----BIOBIOBIOBIO----1b1b1b1b    If nesting birds are found during the preconstruction survey performed under MM-
BIO-1a, a no-work buffer would be placed around the nest. The no-work buffer size 
would be determined by a qualified biologist and would vary based on site 
conditions and type of work to be conducted and what species are nesting. The no-
work buffer would be maintained until the end of the breeding season or until 
surveys by a qualified biologist confirm that fledglings are no longer dependent on 
nest. If no nesting birds are detected during pre-construction surveys, no 
restrictions would be necessary and construction may proceed as planned. 

Implementation of MM-BIO-1a and MM-BIO-1b would reduce impacts to MBTA-covered species to less 
than significant. Additionally, the project will implement a landscape plan includes planting of 13 
replacement trees. 

b)b)b)b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community Have a substantial adverse effect on any riparian habitat or other sensitive natural community Have a substantial adverse effect on any riparian habitat or other sensitive natural community 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 identified in local or regional plans, policies, regulations, or by the California Department of Fish identified in local or regional plans, policies, regulations, or by the California Department of Fish identified in local or regional plans, policies, regulations, or by the California Department of Fish 
and and and and Wildlife Wildlife Wildlife Wildlife or U.S. Fish and Wildlife Service? or U.S. Fish and Wildlife Service? or U.S. Fish and Wildlife Service? or U.S. Fish and Wildlife Service? No ImpactNo ImpactNo ImpactNo Impact    

The project site is graded and is located in an urbanized portion of the city.  Based upon a site visit 
conducted on September 10, 2018 and a review of aerial photography, the project does not support 
any riparian habitat nor does it support any sensitive natural communities identified in local or regional 
plans, policies, regulations or by the CDFW or USFWS. No impact is identified for this issue area. 

c)c)c)c) Have a substantial adverHave a substantial adverHave a substantial adverHave a substantial adverse effect on federally protected wetlands as defined by Section 404 se effect on federally protected wetlands as defined by Section 404 se effect on federally protected wetlands as defined by Section 404 se effect on federally protected wetlands as defined by Section 404 
of the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through of the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through of the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through of the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through 
direct removal, filling, hydrological interruption, or other means? direct removal, filling, hydrological interruption, or other means? direct removal, filling, hydrological interruption, or other means? direct removal, filling, hydrological interruption, or other means? No ImpactNo ImpactNo ImpactNo Impact    

The project site is graded and located in a developed part of the City. Based upon a site visit conducted 
on September 10, 2018 and a review of aerial photography, the project site does not support any 
federally protected wetlands as defied by Section 404 of the Clean Water Act. No impact is identified 
for this issue area. 
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d)d)d)d) Interfere substantially with the movement of any native resident or migratory fish or wildlife Interfere substantially with the movement of any native resident or migratory fish or wildlife Interfere substantially with the movement of any native resident or migratory fish or wildlife 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 species or with established native resident or migratory wildlife corridors, or impede the use of species or with established native resident or migratory wildlife corridors, or impede the use of species or with established native resident or migratory wildlife corridors, or impede the use of 
nativenativenativenative    wildlife nursery sites?wildlife nursery sites?wildlife nursery sites?wildlife nursery sites?    No ImpactNo ImpactNo ImpactNo Impact    

The project site is graded and is located within and urbanized area of the City. The project site is not 
identified as being in a wildlife corridor area, as depicted in Figure 4-2, Wildlife Corridors and Linkage, in 
the Open Space and Conservation Element of the City’s General Plan. Therefore, the project would not 
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. No impact is identified for this issue area. 

e)e)e)e) Conflict with any local policies or ordinances protecting biological resources, such as a tree Conflict with any local policies or ordinances protecting biological resources, such as a tree Conflict with any local policies or ordinances protecting biological resources, such as a tree Conflict with any local policies or ordinances protecting biological resources, such as a tree 
preservation policy or ordinance?preservation policy or ordinance?preservation policy or ordinance?preservation policy or ordinance?    No ImpactNo ImpactNo ImpactNo Impact    

The proposed project would not conflict with any local policies or ordinances protecting biological 
resources, such as a tree preservation policy or ordinance. Three existing trees would be removed 
during project construction and 13 new trees and complimentary landscaping will be planted. Tree 
replacement will be at 4.3:1 ratio which exceeds the City’s requirement of a 1:1 ratio. The landscape 
concept plan is included in Appendix A.2. No impact is identified for this issue area. 

f)f)f)f) Conflict with the provisionsConflict with the provisionsConflict with the provisionsConflict with the provisions    of an adopted Habitat Conservation Plan, Natural Community of an adopted Habitat Conservation Plan, Natural Community of an adopted Habitat Conservation Plan, Natural Community of an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or state habitat conservation plan?Conservation Plan, or other approved local, regional, or state habitat conservation plan?Conservation Plan, or other approved local, regional, or state habitat conservation plan?Conservation Plan, or other approved local, regional, or state habitat conservation plan?    No No No No 
ImpactImpactImpactImpact    

The project site is not located within a Focused Planning Area (FPA) of the City’s Draft Subarea Plan 
for the Multiple Habitat Conservation Program (MHCP) nor is the project subject to a NCCP. The project 
site is undeveloped with sparse vegetation cover. Therefore, the project would not conflict with the 
provisions of an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other 
approved local, regional, or state habitat conservation plan. No impact is identified. 

V.V.V.V.    CULTURACULTURACULTURACULTURAL RESOURCESL RESOURCESL RESOURCESL RESOURCES    

A cultural resources study was prepared for the project by ASM Affiliates (ASM) (2019). The complete 
report is included as Appendix Appendix Appendix Appendix CCCC of this document.   

As part of the cultural resources study, a records search request of the archives at the South Coastal 
Information Center (SCIC), San Diego State University, of the California Historical Resources 
Information System (CHRIS) for San Diego County, was submitted by ASM on December 3, 2018 for 
the project site and was received on January 28, 2019. The record search area encompasses the 
project area and a search radius of one mile around it. The California Register of Historic Resources 
(CRHR) and the National Register of Historic Places (NRHP) were also examined to identify any 
additional resources within one mile of the project area. 

The CHRIS records identified 67 previous reports that addressed areas within a one-mile radius of the 
project area. Of these reports, only three reports intersect or overlap the project site. CHRIS records 
also indicate the presence of 40 previously recorded cultural resources within a one-mile radius of the 
project area. Additionally, two unique historical addresses were also identified as occurring within the 
one-mile radius. 

On December 3, 2018 a letter was sent to the Native American Heritage Commission (NAHC) to inquire 
about known areas of cultural concern, such as traditional cultural places, sacred sites, archaeological 
sites, or cultural landscapes that may exist within or within one mile of the originally proposed Project.  
ASM received a response from the NAHC dated December 21, 2018 stating that a record search of 
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the sacred land file indicated the presence of Native American cultural resource in or within the vicinity 
of the project area.  

The project site was surveyed by Doug Drake, Associate Archaeologist with ASM, on February 5, 2019. 
A Native American monitor was invited to attend the site visit but was unable to participate. All 
accessible portions of the project site were inspected for the presence of cultural material. Large 
portions of the project site were obscured by vegetation so ground surface visibility was limited to 
relatively small, discontiguous patches throughout the project site, all of which were examined for 
cultural resources as access permitted during the inspection.   

a)a)a)a) Cause a substantial adverse change in the signifCause a substantial adverse change in the signifCause a substantial adverse change in the signifCause a substantial adverse change in the significance of a historical resource as defined in icance of a historical resource as defined in icance of a historical resource as defined in icance of a historical resource as defined in 
§15064.5? §15064.5? §15064.5? §15064.5? No ImpactNo ImpactNo ImpactNo Impact    

A cultural resources study was prepared for the project by ASM (2019). The report presents the results 
of a cultural and historical resources inventory conducted within the project site and within a one-mile 
radius. 

Two unique historical addresses were also identified as occurring within the one-mile radius. All are 
located outside of the project site footprint. Therefore, the project would not cause a substantial 
adverse change in the significance of a historical resource as defined in Section 15064.5 and no 
impact is identified. 

b)b)b)b) Cause a substantial adverse change in the significance of an archaeCause a substantial adverse change in the significance of an archaeCause a substantial adverse change in the significance of an archaeCause a substantial adverse change in the significance of an archaeological resource ological resource ological resource ological resource 
pursuant to §pursuant to §pursuant to §pursuant to §15064.5?15064.5?15064.5?15064.5?    Less ThanLess ThanLess ThanLess Than    SignificantSignificantSignificantSignificant    with Mitigation with Mitigation with Mitigation with Mitigation IncorporatedIncorporatedIncorporatedIncorporated    

Based upon the cultural resources study prepared for the project, no archaeological resources are 
known to occur on the project site (ASM 2019). 

Three previously-conducted studies intersect or overlap with the project site and approximately one 
hundred-percent of the project site had been included in these prior-conducted surveys for cultural 
resources. The project site was previously graded, therefore, surficial cultural resources that are or 
were present on the project site were very likely disturbed and/or destroyed. However subsurface 
cultural resource deposits could be preserved.  

The sites that occur within a one-mile radius of the project site consist predominantly of prehistoric 
resources. Many of these prehistoric sites contain bedrock milling components, most are associated 
with lithic scatters. A small number of sites also contained occupation debris indicating a more 
intensive use of those locations. In general, most of these sites have been disturbed by modern 
activities and are characterized by sparse surficial, as well as sparse and relatively shallow, subsurface 
deposits. 

The intensive visual inspection of the accessible portions of the project site provided scant evidence 
for the presence of cultural resources in those areas. In total, four very small fragments of invertebrate 
remains were identified on the project site. These invertebrate remains are consistent with prehistoric 
food gathering of local shellfish. All four of the observed shell fragments were highly damaged and 
found in secondary context. The original depositional location of the remains could not be determined.  
Since the majority of the project site is covered with vegetation; it is possible that additional cultural 
materials are present and were not visible during the time of the survey.  

While most of the project site has been previously disturbed by historic airport-related activities and 
the subsequent construction of nearby commercial buildings, it is possible that subsurface cultural 
deposits are still presents under the surface and construction activities could impact these resources 
if they are present. This represents a significant impact and mitigation is required. (Impact CRImpact CRImpact CRImpact CR----1111). The 
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following mitigation measures apply to grading and construction activity that occurs within areas of 
previously-undisturbed soil and would be required as a condition of project approval: 

MMMMMMMM----CRCRCRCR----1111aaaa  Prior to the issuance of a Grading Permit, or ground-disturbing activities, the 
Applicant/Owner shall enter into a Tribal Cultural Resource Treatment and 
Monitoring Agreement (also known as a pre-excavation agreement) with the San 
Luis Rey Band of Mission Indians, and/or another Traditionally and Culturally 
Affiliated Native American Tribe (“TCA Tribe”).  The purpose of this agreement shall 
be to formalize protocols and procedures between the Applicant/Owner and the 
TCA Tribe for the protection and treatment of  Native American human remains, 
funerary objects, cultural and/or religious landscapes, ceremonial items, 
traditional gathering areas and other tribal cultural resources, located within 
and/or discovered during ground disturbing and/or construction activities for the 
proposed project, including any additional archaeological surveys and/or studies, 
excavations, geotechnical investigations, grading, preparation for wet and dry 
infrastructure, and all other ground disturbing activities. 

MMMMMMMM----CRCRCRCR----1b1b1b1b The landowner shall relinquish ownership of all non-burial related tribal cultural 
resources collected during the grading monitoring program and from any previous 
archaeological studies or excavations on the project site to the TCA Tribe for proper 
treatment and disposition per the Cultural Resources Treatment and Monitoring 
Agreement.  Any burial related tribal cultural resources (as determined by the Most 
Likely Descendant) shall be repatriated to the Most Likely Descendant as 
determined by the Native American Heritage Commission pursuant to California 
Public Resources Code Section 5097.98.  If none of the TCA Tribes accept the 
return of the cultural resources, then the cultural resources will be subject to the 
curation requirements contained herein. Additionally, in the event that curation of 
tribal cultural resources is required by a superseding regulatory agency, curation 
shall be conducted by an approved facility and the curation shall be guided by 
California State Historic Resource Commissions Guidelines for the Curation of 
Archaeological Collections. The City of San Marcos shall provide the developer final 
curation language and guidance on the project grading plans prior to issuance of 
the grading permit, if applicable, during project construction. The applicant shall 
provide to the City written documentation from the TCA Tribe, the Most Likely 
Descendant, and/or the curation facility, whichever is most applicable, that the 
repatriation and/or curation have been completed. 

MMMMMMMM----CRCRCRCR----1c1c1c1c Prior to the issuance of a Grading Permit or ground-disturbing activities, the 
Applicant/Owner or Grading Contractor shall provide a written and signed letter to 
the Development Services Department stating that a Qualified Archaeologist and 
TCA Native American monitor have been retained at the Applicant/Owner or 
Grading Contractor’s expense to implement the monitoring program, as described 
in the Tribal Cultural Resource Treatment and Monitoring Agreement.   

MMMMMMMM----CRCRCRCR----1d1d1d1d Prior to submittal of grading and/or improvement as-built plans, or prior to the 
issuance of any project Certificate of Occupancy, a monitoring report, which 
describes the results, analysis and conclusions of the archaeological monitoring 
program shall be submitted by the Qualified Archaeologist, along with the TCA 
Native American monitor’s notes and comments, to the Planning Division Manager 
for approval. A copy of any submitted monitoring report shall be provided to the 
San Luis Rey Band of Mission Indians and any other TCA Tribe that requests the 
report.  
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MMMMMMMM----CRCRCRCR----1e1e1e1e The Qualified Archaeologist shall maintain ongoing collaborative consultation with 
the TCA Native American monitor during all ground disturbing activities.  The 
requirement for the monitoring program shall be noted on all applicable 
construction documents, including demolition plans, grading plans, etc.  The 
Applicant/Owner or Grading Contractor shall notify the Planning Division, 
preferably through e-mail, of the start and end of all ground disturbing activities.  

MMMMMMMM----CRCRCRCR----1f1f1f1f The Qualified Archaeologist and TCA Native American Monitor shall attend all 
applicable pre-construction meetings with the General Contractor and/or 
associated Subcontractors to present the archaeological monitoring program.  The 
Qualified Archaeologist and TCA Native American monitor shall be present on-
site full-time during grubbing, grading and/or other ground disturbing activities, 
including the placement of imported fill materials or fill used from other areas of 
the project site, to identify any evidence of potential archaeological or cultural 
resources.  All fill materials shall be absent of any and all cultural resources. The 
Applicant/Owner or Grading Contractor may submit written documentation to the 
City to substantiate if any fill material is absent of cultural resources.  Should the 
City concur that the fill material is absent of cultural resources, in consultation with 
a Qualified Archaeologist and/or the TCA Native American monitor, then no 
monitoring of that fill material is required. 

MMMMMMMM----CRCRCRCR----1g1g1g1g The Qualified Archaeologist or the TCA Native American monitor may halt ground 
disturbing activities if unknown archaeological artifact deposits or cultural features 
are discovered.  Ground disturbing activities shall be directed away from these 
deposits to allow a determination of potential importance.  Isolates and clearly non-
significant deposits (as determined by the Qualified Archaeologist, in consultation 
with the TCA Native American monitor) will be minimally documented in the field, 
collected and be given to the TCA Tribe so that they may be reburied at the site on 
a later date.  If a determination is made that the unearthed artifact deposits or 
tribal cultural resources are considered potentially significant, the San Luis Rey 
Band of Mission Indians and/or the TCA Tribe referenced in CR-1a shall be notified 
and consulted with in regards to the respectful and dignified treatment of those 
resources.  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 feasible. If, however, a data recovery plan 
is authorized by the City as the Lead Agency under CEQA, the contracted San Luis 
Rey Band of Mission Indians and/or the TCA Tribe referenced in CR-1a shall be 
notified and consulted regarding the drafting and finalization of any such recovery 
plan.  For significant artifact deposits, tribal cultural resources or cultural features 
that are part of a data recovery plan, 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 and provide them to the contracted TCA Tribe 
referenced in CR-1 for respectful and dignified treatment in accordance with the 
Tribe’s cultural and spiritual traditions.  If the Developer, the Qualified 
Archaeologist and the TCA Tribe 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 
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upon the provisions of the California Environmental Quality Act and California 
Public Resources Code Section 21083.2(b) with respect to archaeological 
resources, tribal cultural resources and shall take into account the religious 
beliefs, cultural beliefs, customs and practices of the TCA Tribe. Notwithstanding 
any other rights available under law, the decision of the Planning Division Manager 
shall be appealable to the Planning Commission and/or City Council.  

MMMMMMMM----CRCRCRCR----1h1h1h1h As specified by California Health and Safety Code Section 7050.5, if human 
remains are found on the project site during construction 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. No further excavation or disturbance of the site or any nearby area 
reasonably suspected to overlie adjacent remains 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, and consultation and treatment 
could occur as prescribed by law.  By law, the Medical Examiner will determine 
within two 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, 
he or she shall contact the Native American Heritage Commission (NAHC), by 
telephone, within 24 hours.  The NAHC will make a determination as to the Most 
Likely Descendent.  If suspected Native American remains are discovered, the 
remains shall be kept in-situ, or in a secure location in close proximity to where 
they were found, and the examination of the remains shall only occur on-site in the 
presence of a TCA Native American monitor.  

Tribal ConsultationTribal ConsultationTribal ConsultationTribal Consultation    

Assembly Bill (AB) 52 requires consultation with California Native American Tribes and consideration 
of tribal cultural resources, requiring consultation prior to the release of an environmental document 
if requested by a California Native American Tribe. 

Outreach to local tribes by the City, consistent with AB 52 and in compliance with SB 18, was initiated 
as part of the preparation of this environmental document. A response was received from the Viejas 
Band of Kumeyaay Indians (Viejas) dated April 1, 2019, stating that the site has cultural significance 
or ties to the Kumeyaay Nation. Viejas requested that all NEPA/CEQA/NAGPRA laws be followed and 
that the City reach out to the San Pasqual Band of Mission Indians. The City contacted the San Pasqual 
Band as part of the AB 52 process and the San Pasqual Tribe requested consultation. The City met 
with San Luis Rey representatives to discuss the project and the cultural resources mitigation 
measures presented above (MM-CR-1a through MM-CR-1h) are consistent with the mitigation 
recommended by the San Luis Rey Bank. On July 11, 2019 a letter was received from the San Luis 
Rey Band requesting to concludes consultation.  

Although ASM did not identify any archaeological or Native American resources, there remains the 
potential to encounter unidentified resources during project grading activities in areas of previously-
undisturbed soil. (Impact CRImpact CRImpact CRImpact CR----1111).  
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c)c)c)c) Directly or indirectly deDirectly or indirectly deDirectly or indirectly deDirectly or indirectly destroy a unique paleontological resource or site or unique geologic stroy a unique paleontological resource or site or unique geologic stroy a unique paleontological resource or site or unique geologic stroy a unique paleontological resource or site or unique geologic 
feature?feature?feature?feature?    No ImpactNo ImpactNo ImpactNo Impact    

The project area is located in the southern Peninsular Ranges Geomorphic Province. Geologic 
structures within this Province trend mostly northwest, in contrast to the prevailing east-west trend in 
the neighboring Transverse Ranges Geomorphic Province to the north.  The Peninsular Range Province 
extend into Lower California, and is bounded by the Colorado Desert to the east, the Pacific Ocean to 
the west and the San Gabriel and San Bernardino mountains to the north. Surficial geological units 
mapped at the site consist of Pleistocene nonmarine terrace deposits (Terracon 2018a). No unique 
geologic features were observed on the site. The project site is topographically flat and was previously 
graded. No impact is identified for this issue area. 

d)d)d)d) Disturb any human remains, including those interred outside of Disturb any human remains, including those interred outside of Disturb any human remains, including those interred outside of Disturb any human remains, including those interred outside of dedicated dedicated dedicated dedicated cemeteries?cemeteries?cemeteries?cemeteries?    Less Less Less Less 
Than SignificantThan SignificantThan SignificantThan Significant    with Mitigation Incorporatedwith Mitigation Incorporatedwith Mitigation Incorporatedwith Mitigation Incorporated    

The cultural resource study prepared for the project did not indicate the likelihood of human remains 
on the site (ASM 2018). Additionally, existing regulations through the California Health and Safety Code 
Section 7050.5 state that if human remains are discovered during project construction, no further 
disturbance shall occur until the San Diego County Coroner has made the necessary findings as to 
origin. Further, pursuant to California Public Resources Code Section 5097.98(b), remains shall be left 
in place and free from disturbance until a final decision as to the treatment and disposition has been 
made. If the San Diego County Coroner determines the remains to be Native American, the NAHC shall 
be contacted within a reasonable timeframe. Subsequently, the NAHC shall identify the Most Likely 
Descendant. The Most Likely Descendant shall then make recommendations and engage in 
consultation concerning the treatment of the remains as provided in Public Resources Code Section 
5097.98. Furthermore, while there is no evidence of human remains on the project site, as provided 
by mitigation measures MM-CR-1a through MM-CR-1h, an archaeological monitor and a Luiseño 
Native American monitor shall be present during the earth moving and grading activities to assure that 
any resources found during project grading would be protected. Mitigation measure MM-CR-1i further 
details the requirements should human remains be encountered during project construction. With 
mitigation, the project would not disturb any human remains, including those interred outside of formal 
cemeteries. Impacts would be less than significant with the incorporation of mitigation. 

VI.VI.VI.VI.    GEOLOGY AND SOILSGEOLOGY AND SOILSGEOLOGY AND SOILSGEOLOGY AND SOILS    

a)a)a)a) Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, 
injury, or death involving:injury, or death involving:injury, or death involving:injury, or death involving:    Rupture of a known eaRupture of a known eaRupture of a known eaRupture of a known earthquake fault, as delineated on the most recent rthquake fault, as delineated on the most recent rthquake fault, as delineated on the most recent rthquake fault, as delineated on the most recent 
AlquistAlquistAlquistAlquist----Priolo Earthquake Fault Zoning map, issued by the State Geologist for the area or based Priolo Earthquake Fault Zoning map, issued by the State Geologist for the area or based Priolo Earthquake Fault Zoning map, issued by the State Geologist for the area or based Priolo Earthquake Fault Zoning map, issued by the State Geologist for the area or based 
on other substantial evidence of a known fault?on other substantial evidence of a known fault?on other substantial evidence of a known fault?on other substantial evidence of a known fault?    Refer to Division of Mines and Geology Special Refer to Division of Mines and Geology Special Refer to Division of Mines and Geology Special Refer to Division of Mines and Geology Special 
Publication 42.Publication 42.Publication 42.Publication 42.    NoNoNoNo    ImpactImpactImpactImpact    

The project site is located within a seismically active region, as is all of southern California; however, 
the project site not located on or adjacent to any known active faults. According to the Alquist-Priolo 
Earthquake Fault Zones information page, the City of San Marcos is not identified as a jurisdiction 
affected by Alquist-Priolo Earthquake Fault Zones (California Department of Conservation 2010).  

According to the geotechnical engineering report by Terracon Consultants Inc (Terracon) (2018a) 
included as Appendix Appendix Appendix Appendix EEEE of this document, the site is not located on any known active, potentially active, 
or inactive fault as defined by the California Geological Society. The nearest known active fault to the 
project site is the Newport-Inglewood-Rose Canyon Fault Zone, located approximately 12 miles 
southwest of the project site. Therefore, the project would not expose people or structures to potential 
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substantial adverse effects, including the risk of loss, injury, or death involving rupture of a known 
earthquake fault. No impact is identified for this issue area. 

b)b)b)b) Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, 
injury, or death involving: injury, or death involving: injury, or death involving: injury, or death involving: Strong seismicStrong seismicStrong seismicStrong seismic    ground shaking?ground shaking?ground shaking?ground shaking?    Less Than Significant ImpacLess Than Significant ImpacLess Than Significant ImpacLess Than Significant Impactttt    

The proposed project is located in seismically-active southern California. The type and magnitude of 
seismic hazards affecting the site are dependent on the distance to causative faults, the intensity and 
the magnitude of the seismic event. Per the geotechnical engineering report (Terracon, 2018a), the 
Rose Canyon Fault is considered to have the most significant effect at the site from a design 
standpoint. The fault is located approximately 12 miles from the site. Based upon the USGS Unified 
Hazard Tool, the project site has a mean magnitude of 6.54. The project site is not located within an 
Alquist-Priolo Earthquake Fault Zone.  All structures on the site would be designed in accordance with 
seismic parameters of the latest California Building Code. Therefore, the project would not expose 
people or structures to potential substantial adverse effects, including the risk of loss, injury, or death 
involving strong seismic ground shaking. Impacts would be less than significant. 

c)c)c)c) Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, 
injury, or death involving: injury, or death involving: injury, or death involving: injury, or death involving: SeismicSeismicSeismicSeismic----related ground failure, including liquefaction?related ground failure, including liquefaction?related ground failure, including liquefaction?related ground failure, including liquefaction?    NoNoNoNo    ImpactImpactImpactImpact    

The geotechnical engineering report (Terracon 2018a) noted the site is not within an Alquist-Priolo 
Earthquake Fault Zone, that no active or potentially faults are present at the subject site so the site is 
not considered susceptible to surface rupture. Additionally, the geotechnical report indicated that 
near-surface soils encountered at the site possess a low risk potential for liquefaction due to such 
factors as soil density, grain-size distribution, and the absence of shallow groundwater conditions. No 
impact is identified for this issue area. 

d)d)d)d) Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, Expose people or structures to potential substantial adverse effects, including the risk of loss, 
injury, or death involving: injury, or death involving: injury, or death involving: injury, or death involving: Landslides?Landslides?Landslides?Landslides?    No ImpactNo ImpactNo ImpactNo Impact    

The project site is generally flat and is located in a generally flat portion of the City. The project site is 
identified as having Zero Susceptibility for soil slip, surficial landslides or debris flow per Figure 6-1 of 
the Safety Element of the City’s General Plan. No impact is identified for this issue area.  

e)e)e)e) Result in substantial soil erosion or the losResult in substantial soil erosion or the losResult in substantial soil erosion or the losResult in substantial soil erosion or the loss of topsoil?s of topsoil?s of topsoil?s of topsoil?    Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

The project site is relatively flat. Development of the project require minor grading to prepare the site 
for the new construction and to result in a finished floor elevation that is two feet above the base flood 
elevation. The project would be under the State Water Resources Control Board (SWRCB) General 
Construction Permit, which prohibits sediment or pollutant release from the project site and requires 
preparation of a Stormwater Pollution Prevention Plan (SWPPP) and implementation of best 
management practices (BMPs) that would incorporate erosion and sediment control measures during 
and after grading operations to stabilize these areas. Permanent vegetation would also be required to 
stabilize graded areas. The project would not result in substantial soil erosion or the loss of topsoil. 
Impacts would be less than significant. 

f)f)f)f) Be located on a geologic unit or soil that is unstable, or that would become unstable as a Be located on a geologic unit or soil that is unstable, or that would become unstable as a Be located on a geologic unit or soil that is unstable, or that would become unstable as a 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 onresult of the project, and potentially result in onresult of the project, and potentially result in onresult of the project, and potentially result in on----    or offor offor offor off----site landslide, lateral spreading, site landslide, lateral spreading, site landslide, lateral spreading, site landslide, lateral spreading, 
subsidence, liquefaction or collapsubsidence, liquefaction or collapsubsidence, liquefaction or collapsubsidence, liquefaction or collapse?se?se?se?    Less than Significant Less than Significant Less than Significant Less than Significant ImpacImpacImpacImpactttt    

The project site is not located on or adjacent to any known active faults nor is the site underlain by 
soils that are conducive to landslides. Development would be designed in accordance with seismic 
parameters of the current California Building Code. The project would not be located on a geologic unit 
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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. Impacts would be 
less than significant. 

g)g)g)g) Be located on expansive soil, as defined in Table 18Be located on expansive soil, as defined in Table 18Be located on expansive soil, as defined in Table 18Be located on expansive soil, as defined in Table 18----1111----B of the Uniform Building Code (1994), B of the Uniform Building Code (1994), B of the Uniform Building Code (1994), B of the Uniform Building Code (1994), 
creating substantial risks to life or property?creating substantial risks to life or property?creating substantial risks to life or property?creating substantial risks to life or property?    Less Than Significant Impact with Mitigation Less Than Significant Impact with Mitigation Less Than Significant Impact with Mitigation Less Than Significant Impact with Mitigation 
IncorporatedIncorporatedIncorporatedIncorporated    

According to the geotechnical report prepared for the project (Terracon 2018a), based upon the result 
of on-site borings, the subsurface materials consisted predominantly of lean clay soils with varying 
amounts of sand/silt to the maximum dept explored at 26.5 feet below ground surface. Sand and silt 
soils were interbedded within the clay stratum at various depths. Laboratory tests indicated that clayey 
soils encountered at approximately 2.5 feet have a medium to high swell (expansion) potential. This 
represents a significant impact (Impact GEOImpact GEOImpact GEOImpact GEO----1111) and mitigation is required.  As a condition of project 
approval, implementation of the following mitigation measure (MM-GEO-1) will be required, and will 
reduce the impact to below a level of significance: 

MMMMMMMM----GEOGEOGEOGEO----1111 The project applicant shall implement the geotechnical recommendations 
identified on pages 6 - 15 of the Report of Geotechnical Engineering Report 
(Terracon 2018a). These recommendations address grading/earthwork, 
foundations, floor slab, lateral earth pressures and pavement requirements.  

h)h)h)h) Have soils capable of adequately supporting the use of septic tanks or alternative wastewater Have soils capable of adequately supporting the use of septic tanks or alternative wastewater Have soils capable of adequately supporting the use of septic tanks or alternative wastewater Have soils capable of adequately supporting the use of septic tanks or alternative wastewater 
disposal systems where sewers are not available for the disposal of wastewater?disposal systems where sewers are not available for the disposal of wastewater?disposal systems where sewers are not available for the disposal of wastewater?disposal systems where sewers are not available for the disposal of wastewater?    No ImpactNo ImpactNo ImpactNo Impact    

The project does not propose any septic tanks or alternative wastewater disposal systems. Sewer 
service would be provided by VWD. Therefore, no impact is identified for this issue area. 

VII.VII.VII.VII.    GREENHOUSE GAS EMISSIONSGREENHOUSE GAS EMISSIONSGREENHOUSE GAS EMISSIONSGREENHOUSE GAS EMISSIONS    

A Greenhouse Gas technical study was prepared for the project by Ldn Consulting (2019b) and is 
included as Appendix E.1 Appendix E.1 Appendix E.1 Appendix E.1 of this document. Additionally, consistent with AB 32, the City adopted its 
Climate Action Plan (CAP) in September 2013. A CAP Compliance Worksheet was prepared for the 
project and is included as Appendix E.2Appendix E.2Appendix E.2Appendix E.2 of this document, which details the GHG-related design 
features of the project. 

The CAP identifies strategies to reduce GHG from City government operations and community activities 
to support the State’s efforts to mitigate San Marcos' contribution to climate change. As stated in 
Appendix E of the City’s adopted CAP, “Pursuant to CEQA Guidelines Sections 15064(h)(3) and 
15130(d), if a project is consistent and complies with the requirements of an adopted plan, such as a 
CAP, that includes the attributes specified in CEQA Guidelines Section 15183.5(h), the lead agency 
may determine that the project’s GHG impacts are less than significant with no further analysis 
required.”  

The City, as spelled out in the CAP, is committed to reducing its GHG emissions by 15 percent below 
2005 levels by 2020, consistent with AB 32, and 28 percent below 2005 levels by 2030, working 
towards the long-term goal of Executive Order S-3-05.  To meet these targets, San Marcos will need to 
reduce its GHG emissions 14 percent below the adjusted forecast by 2020 and 33 percent below the 
adjusted forecast by 2030 through implementation of local measures and actions (City of San Marcos, 
2013). 

It should be noted that the City’s CAP was prepared in 2013 and does not address the enactment of 
Senate Bill 32 (SB 32).  In addition, data used within the City’s 2013 CAP did not include State 
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regulatory measures or reduction strategies contained within the latest update to California’s 2017 
Climate Change Scope Plan, prepared to enable the state to meet SB 32 requirements (CARB 2017). 
Therefore, the CAP does not meet the requirements under CEQA for projects that are proposed to be 
operational after the year 2020 and the CAP’s Consistency Checklist or 2030 project-level GHG 
efficiency thresholds should not be used for a CEQA analysis. The City is in the process of updating its 
CAP worksheet and thresholds for consistency with SB 32. Since the project has a proposed project 
horizon year post 2020, this analysis uses the same methodology as used in the current CAP and as 
recommended by CARB’s 2017 Scoping Plan for project until the CAP is adopted.  

To address this, the City is updating their CAP to be applicable or consistent with the CARB’s latest 
GHG reduction approach in California’s 2017 Climate Change Scope Plan and will include additional 
updates necessary for SB 32 compliance. In the interim, a 2030 project specific threshold for locally-
applicable land uses would be from recommendations in California’s 2017 Climate Change Scope 
Plan Update. 

California’s 2017 Climate Change Scope Plan recognized the need to balance population growth with 
emissions reductions and provided a new local plan level methodology for target setting that provides 
consistency with state GHG reduction goals using per capita efficiency targets. These statewide per 
capita targets account for all emissions sectors in the State, statewide population forecasts, and the 
statewide reductions necessary to achieve the 2030 statewide target under SB 32. The targets are 
generated by dividing the statewide 2030 GHG emissions targets by the statewide service population 
for that year. Projects that achieve the efficiency target, with or without mitigation, would result in less 
than significant GHG emissions.  

Based on concerns raised in the Newhall Ranch decision regarding the correlation between state and 
local circumstances and the methodology recommend in a white paper “Beyond Newhall and 2020” 
by the Association of Environmental Professionals (AEP 2016), the 2030 statewide target should be 
modified to exclude sources not applicable to the specific planning area.  Thus, a locally appropriate 
evidence-based project-specific threshold can be developed based on statewide emissions derived 
from the local emissions sectors and statewide service population projections.   

California’s 2017 Climate Change Scope Plan identifies that the 2015 GHG emissions are 
approximately 440 million metric tons CO2e (MMTCO2e) and would need to be reduced to 260 
MMTCO2e to achieve the goals of SB 32 by 2030, as shown in Table Table Table Table 8888.  Population within California 
is expected to be 43,939,250 people in 2030 (California Department of Finance 2016) and the 
average California employment is expected to be 23,459,500 in 2030 per California’s 2017 Climate 
Change Scoping Plan (CARB 2017). Based upon this, a 2030 service population (population plus 
employment) of 67,398,759 would existing within the State.  

Not all statewide emission sources considered in CARB’s 2017 Climate Change Scoping Plan are 
present within the City. Accordingly, this analysis modifies the 2030 statewide target to exclude all 
sources not applicable to the San Marcos planning area for the purposes of developing a local-
appropriate evidence-based project-specific threshold, i.e., a threshold based on statewide emissions 
derived from the local emissions sector and statewide service population projections.  

This report, therefore, excludes all sectors sources not applicable to the City including the “Industry 
Sector” as defined in California’s 2017 Climate Change Scoping Plan as including refineries, oil and 
gas facilities, cement and glass manufacturing, and industrial facilities that employ boilers or general 
combustion engines, and the “Agriculture Sector”, which includes emissions from livestock, (i.e., 
digestive processes and manure management), combustion of liquid and gaseous fuels used for 
irrigation and crop production; emissions from fertilizer use and application of other soil additives; and 
emissions from agricultural residue burning. 
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Table Table Table Table 8888. California’s. California’s. California’s. California’s    2017 Cli2017 Cli2017 Cli2017 Climate Change Scoping Plan Emissions mate Change Scoping Plan Emissions mate Change Scoping Plan Emissions mate Change Scoping Plan Emissions Statewide Statewide Statewide Statewide TargetsTargetsTargetsTargets    

California’s 2017 Climate California’s 2017 Climate California’s 2017 Climate California’s 2017 Climate 
Change Scoping Plan Change Scoping Plan Change Scoping Plan Change Scoping Plan     

SectorsSectorsSectorsSectors    

California’s 2017 Climate California’s 2017 Climate California’s 2017 Climate California’s 2017 Climate 
Change Scoping Plan Change Scoping Plan Change Scoping Plan Change Scoping Plan 

Uncertainty Range (MMTCOUncertainty Range (MMTCOUncertainty Range (MMTCOUncertainty Range (MMTCO2222e)e)e)e)    

Assumed 2030 EmissionsAssumed 2030 EmissionsAssumed 2030 EmissionsAssumed 2030 Emissions    
(MMTCO(MMTCO(MMTCO(MMTCO2222e)e)e)e)    

Agriculture    24-25 24 

Commercial & Residential 38-40 38 

Electrical Power 30-53 53(1)(1)(1)(1) 

High GWP 8-11 11(1)(1)(1)(1) 

Industrial 83-90 83 

Recycling & Waste 8-9 8 

Transportation 103-111 103 

Cap and Trade Reductions 34-79 -60 

Total GHG EmissionsTotal GHG EmissionsTotal GHG EmissionsTotal GHG Emissions(2)(2)(2)(2)        260 MMT CO260 MMT CO260 MMT CO260 MMT CO2222eeee    

Service Service Service Service Population (SP)Population (SP)Population (SP)Population (SP)     67,398,75067,398,75067,398,75067,398,750    

GHG Emissions/SPGHG Emissions/SPGHG Emissions/SPGHG Emissions/SP     3.3.3.3.86868686    MT MT MT MT COCOCOCO2222e/SPe/SPe/SPe/SP    

 Source:Source:Source:Source: LDN Consulting, 2019b. 
Notes:Notes:Notes:Notes:  

(1) The high end was utilized to be consistent with California’s 2017 Climate Change 
Scoping Plan.  
(2) The low end of the range was utilized to be conservative with the exception of the 
electric power sector, the high-end range is represented by California’s 2017 Climate 
Change Scoping Plan, due to additional electricity sector measures such as deployment of 
additional renewable power, greater behind-the-meter solar photovoltaic, and additional 
energy efficiency. 
 

Removing the industrial and agricultural emissions, and cap and trade reductions from Table 8 would 
result in 213 MMTCO2e to achieve the goals of SB 32 by 2030 as shown in Table Table Table Table 9999.  Given this, the 
localized SB 32 efficiency threshold for the project should be 213 MMTCO2e/ 67,398,750 SP or 3.2 
MT CO2e/SP. 

Table Table Table Table 9. 9. 9. 9. Project Specific Emissions TargetsProject Specific Emissions TargetsProject Specific Emissions TargetsProject Specific Emissions Targets    

California’s 2017 Climate California’s 2017 Climate California’s 2017 Climate California’s 2017 Climate 
Change Scoping Plan Change Scoping Plan Change Scoping Plan Change Scoping Plan     

SectorsSectorsSectorsSectors    

California’s 2017 Climate California’s 2017 Climate California’s 2017 Climate California’s 2017 Climate 
Change Scoping Plan Change Scoping Plan Change Scoping Plan Change Scoping Plan 

Uncertainty Range (MMTCOUncertainty Range (MMTCOUncertainty Range (MMTCOUncertainty Range (MMTCO2222e)e)e)e)    

Assumed 2030 EmissionsAssumed 2030 EmissionsAssumed 2030 EmissionsAssumed 2030 Emissions    
(MMTCO(MMTCO(MMTCO(MMTCO2222e)e)e)e)    

Commercial & Residential 38-40 38 

Electrical Power 30-53 53 

High GWP 8-11 11 

Recycling & Waste 8-9 8 

Transportation 103-111 103 

Total GHG EmissionsTotal GHG EmissionsTotal GHG EmissionsTotal GHG Emissions        213 MMT CO213 MMT CO213 MMT CO213 MMT CO2222eeee    

Service Population (SP)Service Population (SP)Service Population (SP)Service Population (SP)     67,398,75067,398,75067,398,75067,398,750    

GHG Emissions/SPGHG Emissions/SPGHG Emissions/SPGHG Emissions/SP     3.2 MT 3.2 MT 3.2 MT 3.2 MT COCOCOCO2222e/SPe/SPe/SPe/SP    

 Source:Source:Source:Source: LDN Consulting, 2019b. 
 

It should be noted that this threshold establishes a maximum quantity of emissions per “service 
population,” but is generally tailored to residential, mixed use and office projects. 



 

San Marcos Boulevard/Bent Avenue Commercial 43 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

The standard does not fit other types of projects such as hotels, restaurants, car washes or any use 
which has a high number of guests but a relatively low number of employees. This is because only the 
employees count as service population. Since these types of commercial uses do not include a 
residential component, their GHG emissions per service population appear high. Given this, it is not 
customary to use these types of standards for this type of use. 

It can be argued that these uses are chosen by guests as the most efficient choice for required services 
much like an internal capture as is typically used within traffic impact analysis but more from a regional 
or neighborhood perspective. Given this, it is reasonable to conclude that GHGs can decrease through 
commercial growth whenever that commercial growth is conducted using infill planning with 
neighborhood serving projects. Given this, projects which are not accurately represented by GHG 
emissions/Service population metrics should use alternative thresholds. 

For projects seeking an amendment to a General Plan, which requires zoning changes, GHG emissions 
of the zoning change should be compared to the existing zoning buildout for purposes of comparison 
to the General Plan. This potential buildout of the Project site should be calculated based on the same 
buildout year as the proposed Project. The primary purpose for this comparison is to demonstrate the 
differences in emissions between the allowable General Plan buildout scenario and the proposed 
project. 

If the proposed project demonstrates that project implementation will not increase net GHG emissions 
beyond what was assumed in the General Plan, then project implementation will be consistent with 
the City’s General Plan, including the San Marcos General Plan Final Environmental Impact Report 
(SCH No. 2011071028) certified in 2012, which included an analysis of projected GHG emissions 
associated with buildout of the City’s General Plan. In that case, the project would not conflict with any 
local or state plans, policies, or regulations. If GHG emissions projected from the proposed project are 
equal to or lower than the maximum allowable use based on the General Plan, the project would have 
less than significant GHG impacts. 

This would largely be based on the fact that the City’s General Plan includes GHG inventories include 
land use and growth projections. If the zone modification reduces those emissions, a direct reduction 
to the inventory would be expected. To accomplish this, the Project must show consistency with the 
City’s General Plan goals, policies, and objectives related to the reduction of GHG emissions as 
compared to the General Plan buildout project. 

a)a)a)a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant Generate greenhouse gas emissions, either directly or indirectly, that may have a significant Generate greenhouse gas emissions, either directly or indirectly, that may have a significant Generate greenhouse gas emissions, either directly or indirectly, that may have a significant 
impact on the environment? impact on the environment? impact on the environment? impact on the environment? Less Than SLess Than SLess Than SLess Than Significant Impactignificant Impactignificant Impactignificant Impact    

As stated in Section 15064.4 of the State CEQA Guidelines, the determination of the significance 
of GHG emissions calls for a careful judgment by the lead agency consistent with the provisions 
in Section 15064. A lead agency should make a good-faith effort, based to the extent possible on 
scientific and factual data, to describe, calculate, or estimate the amount of GHG emissions resulting 
from a project. A lead agency shall have discretion to determine, in the context of a particular project, 
whether to: 

• Use a model or methodology to quantify GHG emissions resulting from a project, and which 
model or methodology to use. The lead agency has discretion to select the model or 
methodology it considers most appropriate provided it supports its decision with substantial 
evidence. The lead agency should explain the limitations of the particular model or 
methodology selected for use; and////or 

• Rely on a qualitative analysis or performance-based standards. 
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Additionally, per Section 15064.4 of the State CEQA Guidelines, a lead agency should consider the 
following factors, among others, when assessing the significance of impacts from greenhouse gas 
emission on the environment: 

• The extent to which the project may increase or reduce greenhouse gas emissions as 
compared to the existing environmental setting; 

• Whether the project emissions exceed a threshold of significance that the lead agency 
determines applies to the project; and 

• The extent to which the project complies with regulations or requirements adopted to 
implement a statewide, regional, or local plan for the reduction or mitigation of greenhouse 
gas emissions. Such requirements must be adopted by the relevant public agency through a 
public review process and must reduce or mitigate the project’s incremental contribution of 
greenhouse gas emissions. If there is substantial evidence that the possible effects of 
a particular project are still cumulatively considerable notwithstanding compliance with the 
adopted regulations or requirements, an EIR must be prepared for the project. 

Projected EmissionsProjected EmissionsProjected EmissionsProjected Emissions    for Proposed Projectfor Proposed Projectfor Proposed Projectfor Proposed Project    

The proposed project would generate GHG emissions through short-term construction activities and 
long-term operational activities. Construction-related GHG emissions include emissions from heavy 
construction equipment for grading, paving, building construction, architectural coatings, truck traffic, 
and worker trips. Operational GHG emissions associated with the project emissions from area 
sources including landscaping, and architectural coatings as part of routine maintenance, energy 
use including electricity and natural gas, vehicular traffic, municipal waste, and water use.  

ConstructionConstructionConstructionConstruction    EmissionsEmissionsEmissionsEmissions    (Proposed Project)(Proposed Project)(Proposed Project)(Proposed Project)    

Construction-related GHG emissions include emissions from construction equipment, truck traffic, and 
worker trips. Emissions for construction of the proposed project were calculated based on emission 
factors from the latest CalEEMod 2016.3.2 air quality model. Construction activities for the project 
would include minor site grading and preparation, paving, building construction, and architectural 
coating application. The project would start grading in December 2019 and full construction is 
expected to take approximately six months.  

Grading will be required for the project to prepare the site for the new construction and to result in a 
finished floor elevation that is four feet above the base flood elevation. The project will import 
approximately 1,700 cy of material from the project site. Assuming the use of 10 cy haul trucks, this 
would represent 170 truck trips. Soil import is expected to take 6 days with approximately 29 trucks 
per day. Also, as a design feature of the project, the construction contractor would use Tier 3 rated 
diesel construction equipment to minimize diesel particulates from construction equipment.  

Table 4.1 in the GHG report (Appendix E.1 of this document) details the expected construction 
equipment and duration that was assumed for the GHG analysis. Table 1Table 1Table 1Table 10000 presents the anticipated 
construction emissions for the proposed project. 
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Table 1Table 1Table 1Table 10000. Proposed Project Construction. Proposed Project Construction. Proposed Project Construction. Proposed Project Construction----RRRRelated GHG Emissionselated GHG Emissionselated GHG Emissionselated GHG Emissions    (MT/Year)(MT/Year)(MT/Year)(MT/Year)    

YearYearYearYear  BioBioBioBio----COCOCOCO2222  NBioNBioNBioNBio----COCOCOCO2222  Total COTotal COTotal COTotal CO2222  CHCHCHCH4444  NNNN2222OOOO  
Total COTotal COTotal COTotal CO2222e e e e 

(metric (metric (metric (metric 
tons/year)tons/year)tons/year)tons/year)  

2019 0.00 13.676 13.676 0.002 0.000 13.734 

2020 0.00 17.702 17.702 0.005 0.000 17.832 

Total Construction EmissionsTotal Construction EmissionsTotal Construction EmissionsTotal Construction Emissions 31.56631.56631.56631.566 

Yearly Average Yearly Average Yearly Average Yearly Average Construction Emissions (Metric Tons/year over 30 years)Construction Emissions (Metric Tons/year over 30 years)Construction Emissions (Metric Tons/year over 30 years)Construction Emissions (Metric Tons/year over 30 years)    1.051.051.051.05    

SourceSourceSourceSource: Ldn Consulting 2019b. 

As shown in Table 10, anticipated construction-related GHG emissions for the project are estimated 
at 31.566 MT/year of CO2e over the life of the project. Per SCAQMD guidance, these emissions are 
amortized over 30 years and added to operational emissions. This amortized figure estimates project 
construction would contribute 1.05 MT/year of CO2e. 

Operational EmissionsOperational EmissionsOperational EmissionsOperational Emissions    

Once construction is complete, the proposed project would generate GHG emissions from daily 
operations which would include sources such as area (or onsite emissions like landscaping), energy, 
mobile, solid waste and water uses., which are calculated within CalEEMod.  

 
The following design features were assumed to be part of the proposed project design: 
 

• Installation of smart meters. 

• Use of programmable thermostats for HVAC system. 

• Provision of bicycle rack. 

• Provision of three electric vehicle parking spaces. 

• Connectivity to offsite pedestrian facilities (e.g., internal path of travel and connections to 
sidewalks) 

• Accessible to public transit. 

• Use of low-maintenance, drought-tolerant plants in the landscaping plan.  

• Compliance with the City’s Water Efficient Landscape Ordinance. 
 
No GHG emissions reductions were taken into account for these design features. Although, with the 
incorporation of these additional features, the anticipated GHG emissions would be lower than stated 
above. 

 
Projected operational emissions are summarized in TabTabTabTable 1le 1le 1le 11111.  As shown in Table 11, the proposed 
project including construction generate 286.70 MT/year of CO2e. Therefore, the proposed project 
would generate 2.81 MT /year of CO2e per service population which would be below the 3.2 MT/year 
of CO2e per service population localized threshold that is being used for this analysis. Therefore, 
impacts would be less than significant. The project would not generate GHG emissions, either directly 
or indirectly, that may have a significant impact on the environment. Impacts would be less than 
significant. 
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Table 1Table 1Table 1Table 11111:  Proposed Project Operational Emissions Summary (MT/Year):  Proposed Project Operational Emissions Summary (MT/Year):  Proposed Project Operational Emissions Summary (MT/Year):  Proposed Project Operational Emissions Summary (MT/Year)    

SourceSourceSourceSource    BioBioBioBio----CO2CO2CO2CO2    NBioNBioNBioNBio----CO2CO2CO2CO2    Total CO2Total CO2Total CO2Total CO2    CH4CH4CH4CH4    N2ON2ON2ON2O    
CO2e CO2e CO2e CO2e     

(MT/Yr)(MT/Yr)(MT/Yr)(MT/Yr)    

Area 0.00 0.00 0.00 0.00 0.00 0.00 

Energy 0.00 60.27 60.27 0.00 0.00 60.56 

Mobile 0.00 786.01 786.01 0.06 0.00 787.48 

Waste 8.18 0.00 8.18 0.48 0.00 20.28 

Water 0.34 2.98 3.32 0.03 0.00 4.44 

Total Proposed Project Operational Emissions (MT/Year)Total Proposed Project Operational Emissions (MT/Year)Total Proposed Project Operational Emissions (MT/Year)Total Proposed Project Operational Emissions (MT/Year)    872.75872.75872.75872.75    

Amortized Construction Emissions (from Table 7) 1.05 

Total Total Total Total Project Project Project Project EmissionsEmissionsEmissionsEmissions    873.8873.8873.8873.81111    

SourceSourceSourceSource: Ldn Consulting 2019b. 

Projected EmissionsProjected EmissionsProjected EmissionsProjected Emissions    for General Plan Buildout Scenariofor General Plan Buildout Scenariofor General Plan Buildout Scenariofor General Plan Buildout Scenario    

For the MU-1 Zone (the site’s current zoning designation) the maximum allowed density is 30    dwelling 
units per acre (du/ac) which equates to approximately 24 units for the    project site. The floor area ratio 
(FAR) is 1.75 which would allow for a 64,000-sf    building. Based on this, the project site could be 
expected to have 24 residential units and    an additional 5,000 s,f, of commercial in a 47,000-sf 
building at General Plan buildout.    

For the purposes of this analysis, the General Plan buildout scenario as calculated assumes a SANDAG 
trip    generation of 6 trips per residential unit and 400 trips per 1,000 s.f of commercial.    Additionally, 
input parameters within CalEEMod are assumed to be the same as the proposed    project including the 
buildout year.    

Based on the assumptions above, the General Plan buildout scenario would generate 1,222.58    MT 
CO2e annually which is shown in Table 1Table 1Table 1Table 12222. Even though the General Plan    buildout scenario analyzed 
would likely have higher construction emissions since the area    and building footprint is larger. Since 
the primary purpose for this comparison is to demonstrate    the differences in operational emissions 
between the allowable General Plan buildout scenario and the    proposed project. Thus, for purposes 
of this analysis, the same construction emissions for    the General Plan buildout scenario and proposed 
project were assumed. 

Table 1Table 1Table 1Table 12222:  General:  General:  General:  General    Plan Buildout ScenarioPlan Buildout ScenarioPlan Buildout ScenarioPlan Buildout Scenario    OperatiOperatiOperatiOperational Emissions Summary (MT/Year)onal Emissions Summary (MT/Year)onal Emissions Summary (MT/Year)onal Emissions Summary (MT/Year)    

SourceSourceSourceSource    BioBioBioBio----CO2CO2CO2CO2    NBioNBioNBioNBio----CO2CO2CO2CO2    Total CO2Total CO2Total CO2Total CO2    CH4CH4CH4CH4    N2ON2ON2ON2O    
CO2e CO2e CO2e CO2e     

(MT/Yr)(MT/Yr)(MT/Yr)(MT/Yr)    

Area 24.79 10.69 35.48 0.02 0.00 36.64 

Energy 0.00 42.61 42.61 0.00 0.00 42.78 

Mobile 0.00 1,121.53 1,121.53 0.07 0.00 1.123.35 

Waste 3.31 0.00 3.31 0.20 0.00 8.19 

Water 0.61 7.90 8.52 0.06 0.00 10.57 

Total Proposed Project Operational Emissions (MT/Year)Total Proposed Project Operational Emissions (MT/Year)Total Proposed Project Operational Emissions (MT/Year)Total Proposed Project Operational Emissions (MT/Year)    1,221.531,221.531,221.531,221.53    

Amortized Construction Emissions (from Table 7) 1.05 

Total Total Total Total Project EmissionsProject EmissionsProject EmissionsProject Emissions    1,222.581,222.581,222.581,222.58    

SourceSourceSourceSource: Ldn Consulting 2019b. 
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Based on these findings, the General Plan buildout scenario would generate 1,222.58 MT of CO2e 
annually and the proposed project would generate 873.81 MT of CO2e annually or 348.77 MT CO2e 
fewer GHG emissions annually than would be produced under a General Plan buildout scenario. Given 
this, since the project generates fewer emissions that an allowed General Plan use for the site, the 
project’s GHG emissions are assumed to have been anticipated by the CAP and would therefore result 
in a less than significant cumulatively considerable increase in GHG emissions. 

b)b)b)b) Conflict with any applicable plan, policy or regulation of an agency adopted for the purpose of Conflict with any applicable plan, policy or regulation of an agency adopted for the purpose of Conflict with any applicable plan, policy or regulation of an agency adopted for the purpose of Conflict with any applicable plan, policy or regulation of an agency adopted for the purpose of 
reducing reducing reducing reducing the emissions of greenhouse gases? the emissions of greenhouse gases? the emissions of greenhouse gases? the emissions of greenhouse gases? Less Than Significant ImpactLess Than Significant ImpactLess Than Significant ImpactLess Than Significant Impact    

The analysis above considered the GHG emissions of the proposed project in comparison to the 
emission that would have been assumed under the scenario where the site was built out with uses 
and density that are permitted under the current General Plan designation and zoning. A General Plan 
buildout scenario would generate at least 1,222.58 MT CO2e. The proposed project would generate 
873.81 MT of CO2e annually or 348.77 MT CO2e fewer than the General Plan buildout scenario. Given 
this, the project would not conflict with the City’s General Plan and would likewise be consistent with 
the City’s CAP. The proposed project would not conflict with any applicable plan, policy, or regulation 
of an agency adopted for the purpose of reducing emission of greenhouse gases.  

 

VIII.VIII.VIII.VIII. HAZARDS AND HAZARDOUS MATERIALSHAZARDS AND HAZARDOUS MATERIALSHAZARDS AND HAZARDOUS MATERIALSHAZARDS AND HAZARDOUS MATERIALS    

a)a)a)a) Create a significant hazard to the public or the environment through the routine transport, use Create a significant hazard to the public or the environment through the routine transport, use Create a significant hazard to the public or the environment through the routine transport, use Create a significant hazard to the public or the environment through the routine transport, use 
or disposal of hazardous materials? or disposal of hazardous materials? or disposal of hazardous materials? or disposal of hazardous materials? Less Than Significant ImpactLess Than Significant ImpactLess Than Significant ImpactLess Than Significant Impact    

Hazardous materials include solids, liquids, or gaseous materials that, because of their quantity, 
concentration, or physical, chemical, or infectious characteristics could pose a threat to human health 
or the environment. Hazards include the risks associated with potential explosions, fires, or release of 
hazardous substances in the event of an accident or natural disaster, which may cause or contribute 
to an increase in mortality or serious illness or pose substantial harm to human health or the 
environment. 

The proposed project would involve the transport of fuels, lubricants, and various other liquids needed 
for operation of construction equipment at the site on an as-needed basis by equipment service trucks. 
In addition, workers would commute to the project site via private vehicles and would operate 
construction vehicles and equipment on both public and private streets. Materials hazardous to 
humans, wildlife, and sensitive environments, including diesel fuel, gasoline, equipment fluids, 
concrete, cleaning solutions and solvents, lubricant oils, adhesives, human waste, and chemical 
toilets, would be present during project construction. The potential exists for direct impacts to human 
health from accidental spills of small amounts of hazardous materials from construction equipment; 
however, the proposed project would be required to comply with Federal, State, and City Municipal 
Code restrictions which regulate and control those materials handled onsite. Compliance with these 
restrictions and laws would ensure that potentially significant impacts would not occur during project 
construction. 

In summary, the project would not create a significant hazard to the pubic or the environment through 
the routine transport, use, or disposal of hazardous materials. Impacts would be less than significant. 
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b)b)b)b) Create a significant hazard to the public or the enCreate a significant hazard to the public or the enCreate a significant hazard to the public or the enCreate a significant hazard to the public or the environment through reasonable foreseeable vironment through reasonable foreseeable vironment through reasonable foreseeable vironment through reasonable foreseeable 
upset and accident conditions involving the release of hazardous materials into the environment?upset and accident conditions involving the release of hazardous materials into the environment?upset and accident conditions involving the release of hazardous materials into the environment?upset and accident conditions involving the release of hazardous materials into the environment?    
Less Than Significant ImpactLess Than Significant ImpactLess Than Significant ImpactLess Than Significant Impact    

A Phase 1 Environmental Site Assessment (ESA) was prepared for the project site by Terracon (2018b). 
The complete report is included as Appendix Appendix Appendix Appendix F.1F.1F.1F.1 of this document.  

Historical Use on the Project Site/VicinityHistorical Use on the Project Site/VicinityHistorical Use on the Project Site/VicinityHistorical Use on the Project Site/Vicinity    

Based on a review of historical information, as detailed in the Phase 1 ESA for the project, the site 
consisted of undeveloped land from as early at 1893 through the mid-1940s, when it was graded with 
a portion of one of the McCormick Airfield landing strips. By 1964, the landing strips were abandoned 
and the site has remained vacant land through the present. 

The properties surround the site consisted of undeveloped land from as early as 1893 through the 
mid-1940s, when the properties to the adjoining northwest and southwest of the site were developed 
with portions of the McCormick Airfield landing strips. By 1964 the property to the adjoining northeast 
was developed on the south portion with a commercial building. By the late1970s the property to the 
adjoining northeast of the site was developed with the existing mini storage facility. By the mid-1980s 
the property to the adjoining east was redeveloped with a commercial building and further redeveloped 
with the existing commercial building by 2005. By the early-1980s, the properties to the adjoining 
southeast and southwest of the site were developed with the existing commercial retail buildings and 
multi-tenant retail strip, respectively. By the mid-2000s, the property to the adjoining northwest of the 
site was developed with the existing commercial retail warehouse.  The properties surrounding the site 
have remained relatively unchanged through the present. 

Recognized Environmental ConditionsRecognized Environmental ConditionsRecognized Environmental ConditionsRecognized Environmental Conditions    

The Phase 1 ESA report determined that there is was one recognized environmental condition (REC) 
in relation to the project site. It was associated with historical and current off-site dry-cleaning 
operations. Sunshine Cleaners and San Marcos Tailor & Dry Cleaning, formerly located at 844 West 
San Marcos Boulevard, approximately 180 feet west and down-gradient relative to the site were 
identified in the regulatory database. A records review indicated the past use of halogenated solvents 
at the facility in 1995. Based upon the proximity to the use to the project site, the shallow depth of 
groundwater in the site vicinity, the duration of operation and the use of halogenated solvents, this 
was identified as a REC to the project site. No other facilities in the project vicinity were identified as 
a concern.  

Based upon this finding, Terracon conducted a limited site investigation to evaluate the presence of 
total petroleum hydrocarbon (TPH) and volatile organic compounds (VOCs) above relevant laboratory 
reporting limits in soil, groundwater and soil vapor beneath the site as a result of the potential releases 
from the REC identified above. Field test activities were conducted on March 23, 2018 and included 
five soil borings. The complete limited site investigation report is included as Appendix F.Appendix F.Appendix F.Appendix F.2222 of this 
document (Terracon 2018c). The report concluded: 

• The soil samples exhibited VOCs and TPH did not exceed environmental screening levels 
(ESLs); 

• The groundwater samples did not exhibit VOCs and TPH concentrations ESLs with the 
exception of one sample of TPH GRO which had a concentration above the ESL; and  
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• The soil vapor samples were below residential and commercial screening levels with the 
exception of one sample of 1,3-butadiene which was detected at 87 mg/m3. This exceeded 
the residential screening level of 17 mg/m3 but is below the commercial screening level of 
144 mg/m3.  

The report concluded that based upon the screening levels and the intended use of the project site for 
a commercial use, additional soil, vapor and groundwater investigations were not warranted. The 
report did note that as a precautionary measure to reduce potential vapor intrusion into the indoor air, 
appropriate engineering controls (i.e., vapor barrier system and indoor monitoring) may be 
implemented.  Since the majority of the project site will be covered in slab and asphalt, which reduces 
the potential for vapor intrusion, a vapor barrier system and a requirement for monitoring has not been 
included in the project. Impacts would be less than significant.  

c)c)c)c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, 
or waor waor waor waste within oneste within oneste within oneste within one----quarter mile of an existing or quarter mile of an existing or quarter mile of an existing or quarter mile of an existing or proposedproposedproposedproposed    school? school? school? school? NoNoNoNo    ImpactImpactImpactImpact    

The project site is not located within one-quarter mile of an existing or proposed school. The closest 
schools to the project site are Discovery Elementary, located approximately 0.7 mile to the southwest 
and San Marcos Elementary school location approximately 0.9 mile to the east. No hazardous 
emissions impact to the adjacent school are anticipated and no impact is identified. 

d)d)d)d) Be located on a site which is included on a list of hazardous materials sites compiled pursuant Be located on a site which is included on a list of hazardous materials sites compiled pursuant Be located on a site which is included on a list of hazardous materials sites compiled pursuant Be located on a site which is included on a list of hazardous materials sites compiled pursuant 
to Government to Government to Government to Government Code Code Code Code Section 65962.5 Section 65962.5 Section 65962.5 Section 65962.5 and, as a result, would it create a significant hazard to the and, as a result, would it create a significant hazard to the and, as a result, would it create a significant hazard to the and, as a result, would it create a significant hazard to the 
public or the environment?public or the environment?public or the environment?public or the environment?    No ImpactNo ImpactNo ImpactNo Impact    

The project site is not identified on a list of hazardous materials sites compiled pursuant to 
Government Code Section 65962.5. A Phase 1 Environmental Site Assessment (ESA) was prepared 
for the project site by Terracon in 2018. The complete report is included as Appendix Appendix Appendix Appendix F.1F.1F.1F.1 of this 
document. As described in VIII.a, above, there was one REC for the site associated with an adjacent 
dry cleaning business and additional limited site testing was conducted. The report concluded that 
based upon the screening levels and the intended use of the project site for a commercial use, 
additional soil, vapor and groundwater investigations were not warranted. The report did note that as 
a precautionary measure to reduce potential vapor intrusion into the indoor air, appropriate 
engineering controls (i.e., vapor barrier system and indoor monitoring) may be implemented.  Since 
the majority of the project site will be covered in slab and asphalt, which reduces the potential for 
vapor intrusion, a vapor barrier system and a requirement for monitoring has not been included in the 
project.  

EnviroStor Datebase ReviewEnviroStor Datebase ReviewEnviroStor Datebase ReviewEnviroStor Datebase Review    

A review of the EnviroStor online database revealed no entries associated with the project site.  Four 
entries were located in the project vicinity and were associated with past leaking underground storage 
tanks (SWRCB 2018a, 2018b, 2018c, and 2018d) and are described as follows: 

• Lloyd Pest Control, 223 S. Bent Avenue, leaking underground storage tank, case 
closed/complete as of 7/11/2000 

• Vallecitos Water District, 788 San Marcos Boulevard, leaking underground storage tank, case 
closed/complete as of 9/12/1988 

• San Diego Auto Center, 755 San Marcos Boulevard, leaking underground storage tank, case 
closed/complete as of 12/27/2000 
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• Walter Trucking Inc, 173 Bent Avenue, leaking underground storage tank, case 
closed/complete as of 11/3/1995 

Since these cases have all be cleaned up and are considered closed, they do not pose any potential 
impact to the project site. No impact is identified for this issue area.  

e)e)e)e) For a project located within an airport land use plan or, where such a plan has not been For a project located within an airport land use plan or, where such a plan has not been For a project located within an airport land use plan or, where such a plan has not been For a project located within an airport land use plan or, where such a plan has not been 
adopted, within two miles adopted, within two miles adopted, within two miles adopted, within two miles of of of of a public airport or public usa public airport or public usa public airport or public usa public airport or public use airport, would the project result in a e airport, would the project result in a e airport, would the project result in a e airport, would the project result in a 
safety hazard for people residing or working in the project area?safety hazard for people residing or working in the project area?safety hazard for people residing or working in the project area?safety hazard for people residing or working in the project area?            No Impact.No Impact.No Impact.No Impact.    

The nearest airport is the McClellan-Palomar Airport in Carlsbad, which is located approximately five 
miles west of the project site. While the proposed project is not within two miles of a public airport or 
public use airport, according Figure 6-5 of the Safety Element of the City’s General Plan, the project 
site is located within Review Area 2 of the airport influence area. This influence area is regulated by 
the Airport Land Use Commission, which regulates land uses in the area to be compatible with airport-
related noise, safety, airspace protection, and overflight factors. Review Area 2 limits the heights of 
structures in areas of high terrain. The project site would not be characterized as high terrain. 
Therefore, the project would not result in a safety hazard for people residing or working in the project 
area.  No impact would occur. 

f)f)f)f) For a project within the vicinity of a For a project within the vicinity of a For a project within the vicinity of a For a project within the vicinity of a private airstrip, would the project result in a safety hazard private airstrip, would the project result in a safety hazard private airstrip, would the project result in a safety hazard private airstrip, would the project result in a safety hazard 
for people residing or working in the project area?for people residing or working in the project area?for people residing or working in the project area?for people residing or working in the project area?    No ImpactNo ImpactNo ImpactNo Impact    

The proposed project is not located within the vicinity of a private airstrip. Therefore, the project does 
not have the potential to result in a safety hazard for people residing or working in the project area. 
No impact is identified for this issue area. 

g)g)g)g) Impair implementation of or physically interfere with an adopted emergency response plan or Impair implementation of or physically interfere with an adopted emergency response plan or Impair implementation of or physically interfere with an adopted emergency response plan or Impair implementation of or physically interfere with an adopted emergency response plan or 
emergency evacuation plan?emergency evacuation plan?emergency evacuation plan?emergency evacuation plan?    Less than SigLess than SigLess than SigLess than Significant Impactnificant Impactnificant Impactnificant Impact    

The project does not propose any development that would impair implementation of or physically 
interfere with any adopted emergency response plan or evacuation plan. Construction of the project 
would not result in any road closures. In addition, the San Marcos Fire Department (SMFD) has 
reviewed the project and has not identified any issues related to emergency response planning or 
emergency evacuation planning.  Impacts would be less than significant. 

h)h)h)h) Expose people or structures to a signifExpose people or structures to a signifExpose people or structures to a signifExpose people or structures to a significant risk of loss, injury or death involving wildland fires, icant risk of loss, injury or death involving wildland fires, icant risk of loss, injury or death involving wildland fires, icant risk of loss, injury or death involving wildland fires, 
including where wildlands are adjacent to urbanized areas or where residences are intermixed including where wildlands are adjacent to urbanized areas or where residences are intermixed including where wildlands are adjacent to urbanized areas or where residences are intermixed including where wildlands are adjacent to urbanized areas or where residences are intermixed 
with wildlands?with wildlands?with wildlands?with wildlands?    No ImpactNo ImpactNo ImpactNo Impact    

The project site is located in an urbanized area of the City and is not adjacent to any open space or 
wildland areas. The Fire Marshal has reviewed the project and standard City fire conditions have been 
applied to the project. The project site is identified as being in a non-Very High Fire Hazard Severity 
Zone per CalFire (2009). Therefore, the project would not expose people or structure to a significant 
risk of loss, injury or death involving wildland fires. No impact is identified for this issue area. 

IX.IX.IX.IX. HYDROLOGY AND WATER QUALITYHYDROLOGY AND WATER QUALITYHYDROLOGY AND WATER QUALITYHYDROLOGY AND WATER QUALITY    

Existing Site ConditionsExisting Site ConditionsExisting Site ConditionsExisting Site Conditions    

The project site is undeveloped. There is one confluence point for the project site. Site runoff mostly 
sheet flows from the northeast to the southwest onto San Marcos Boulevard and is ultimately captured 
by city inlets, and the remaining acreage sheet flows onto Bent Avenue and is conveyed southerly onto 
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San Marcos Boulevard by the public curb and gutter, ultimately discharging at the same location as 
the rest of the site. The proposed site grading will closely follow the existing topography of the site.  

Proposed ConditionsProposed ConditionsProposed ConditionsProposed Conditions    

Similar to the existing condition, the project site will discharge into one confluence point in the 
southwest corner of the project site onto San Marcos Boulevard. 

There are 4 drainage management areas (DMAs) under the proposed project. DMA 1 is the 
northeastern portion of the site and parking area, the drive thru, half of the new restaurant building 
runoff and landscaping. DMA 2 includes parking area and landscaping. DMA 3 is the southeastern 
potion of the site and includes parking area, drive-trhu, half of the new restaurant building roof runoff, 
permitted landscape and a new drive aisle and landscape that lies within the future right of way 
dedication required by the city. DMA 4 consist of self-treating landscape in the southeast corner of the 
site. 

Two biofiltration BMPs (bioretention with underdrain) within landscaped areas are proposed for 
treatment of DMA’s 1 and 2. One proprietary flow-thru treatment system (modular wetland) that will 
be installed within a landscape area is proposed for treatment of DMA 3.  DMA 4 is considered to be 
self-treating landscape and does not require treatment. 

Water quality and large storm event (up to the 100-year 6-hour storm) flows will be conveyed through 
a proposed on-site storm drain system to an underground detention vault sized to attenuate the 100-
year flows to pre-development conditions. Flows will them be released onto San Marcos Boulevard at 
a controlled rate by installing an orifice plate sized for the hydromodification requirements at the 
underground system outlet connection. 
 
A drainage study was prepared for the project by Kimley-Horn Associates (KHA) (2019a) and is 
included in Appendix Appendix Appendix Appendix GGGG. A preliminary Storm Water Quality Management Plan (SWQMP) was also 
prepared for the project by KHA (2019b). The complete report is included as Appendix Appendix Appendix Appendix HHHH.  
 

a)a)a)a) Violate any water quality standards or waste discharge requirements?Violate any water quality standards or waste discharge requirements?Violate any water quality standards or waste discharge requirements?Violate any water quality standards or waste discharge requirements?    Less than Significant Less than Significant Less than Significant Less than Significant 
ImpactImpactImpactImpact    

The project site is located in the Richland hydrologic sub-area (904.52) of the San Marcos hydrologic 
area (904.5) of the Carlsbad watershed (904). Impaired water bodies in this watershed, as listed in 
the State Water Resources Control Board (SWRCB) 303(d) impaired waters list, include San Marcos 
Creek (dichlorodiphenyldichloroethylene (DDE)), phosphorus, sediment toxicity, and selenium), Lake 
San Marcos (ammonia as nitrogen and nutrients), Batiquitos Lagoon (total coliform) and the Pacific 
Ocean (total coliform).  

Construction of the project would involve ground-disturbing activities associated with minor grading 
and could result in sediment discharge to in stormwater runoff. Additionally, construction activities 
would involve the use of oil, lubricants and other chemicals that could be discharged from leaks or 
accidental spills. These discharges would have the potential to impact water quality in receiving water 
bodies.    

The applicant would be required to comply with the National Pollutant Discharge Elimination System 
(NPDES) permit.  Regionally, this is achieved by preparing and implementing a Stormwater Quality 
Management Plan (SWQMP) based on the standards set forth in the 2016 Model BMP Design Manual 
– San Diego Region (BMP Design Manual). The SWQMP will require implementation of water quality 
best management practices (BMPs) to ensure that water quality standards are met and that 
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stormwater runoff from construction areas do not result in a degradation of water quality in receiving 
water bodies.  The preliminary SWQMP prepared for this project indicates the project will meet the 
requirements of the BMP Design Manual.  As such, the potential impacts would be less than 
significant. 

b)b)b)b) Have a potentially significant adverse impact on groundwater quality or cause or contribute to Have a potentially significant adverse impact on groundwater quality or cause or contribute to Have a potentially significant adverse impact on groundwater quality or cause or contribute to Have a potentially significant adverse impact on groundwater quality or cause or contribute to 
an exceedance of applicable groundwater receiving water quality objectives or dean exceedance of applicable groundwater receiving water quality objectives or dean exceedance of applicable groundwater receiving water quality objectives or dean exceedance of applicable groundwater receiving water quality objectives or degradation of gradation of gradation of gradation of 
beneficial uses? beneficial uses? beneficial uses? beneficial uses? Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

As identified above, project adherence with the Model BMP Design Manual and the NPDES permit that is 
in place at the time of development would be required. The project proposes the use of a two biofiltration 
devices, a small modular wetland, and an underground detention system. The biofiltration devices and 
modular wetland would provide water quality treatment for on-site runoff. In addition, the project would 
obtain a Construction General Permit and prepare and implement a Stormwater Pollution Prevention 
Plan (SWPPP) that would further specify low impact development (LID) features and BMPs applicable 
to the project. Furthermore, the proposed project would not irrigate with groundwater or wells. 
Therefore, the project would not adversely impact groundwater quality or cause or contribute to an 
exceedance of applicable groundwater receiving water quality objectives or degradation of beneficial 
uses. Impacts would be less than significant. 

c)c)c)c) SubstanSubstanSubstanSubstantially deplete groundwater supplies or interfere substantially with groundwater tially deplete groundwater supplies or interfere substantially with groundwater tially deplete groundwater supplies or interfere substantially with groundwater tially deplete groundwater supplies or interfere substantially with groundwater 
recharge such that there would be a net deficit in aquifer volume or a lowering of the local recharge such that there would be a net deficit in aquifer volume or a lowering of the local recharge such that there would be a net deficit in aquifer volume or a lowering of the local recharge such that there would be a net deficit in aquifer volume or a lowering of the local 
groundwater table level (e.g., the production rate of preexisting nearby wells woulgroundwater table level (e.g., the production rate of preexisting nearby wells woulgroundwater table level (e.g., the production rate of preexisting nearby wells woulgroundwater table level (e.g., the production rate of preexisting nearby wells would drop to a level d drop to a level d drop to a level d drop to a level 
which would not support existing land uses or planned uses for which permits have been granted)?which would not support existing land uses or planned uses for which permits have been granted)?which would not support existing land uses or planned uses for which permits have been granted)?which would not support existing land uses or planned uses for which permits have been granted)?    
No ImpactNo ImpactNo ImpactNo Impact    

The project would not use any groundwater. All water for the project will be provided by VWD. Therefore, 
the project would not substantially deplete groundwater supplies or interfere substantially with 
groundwater recharge such that there would be a net deficit in aquifer volume or a lowering of the 
local groundwater table level. No impact is identified for this issue area. 

d)d)d)d) SubstantiaSubstantiaSubstantiaSubstantially alter the existing drainage pattern of the site or area, including through the lly alter the existing drainage pattern of the site or area, including through the lly alter the existing drainage pattern of the site or area, including through the lly alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river, in a manner which would result in substantial erosion alteration of the course of a stream or river, in a manner which would result in substantial erosion alteration of the course of a stream or river, in a manner which would result in substantial erosion alteration of the course of a stream or river, in a manner which would result in substantial erosion 
or siltation onor siltation onor siltation onor siltation on----    or offor offor offor off----sitesitesitesite? ? ? ? Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

The project site is already graded and minor grading will be required to raise a portion of the site above 
the FEMA base flood elevation.  Proposed grading would not be of a nature that would substantially 
alter the existing drainage pattern of the site that would result in substantial erosion or siltation on- or 
off-site. There are no streams or rivers on the project site.  The project would implement construction 
BMPs in compliance with the Construction General Permit. These BMPs focus on areas such as good 
site management/housekeeping, non-stormwater management, erosion control, sediment control, 
run-on and run-off control, inspection/ maintenance/repair, rain event action plan, and 
monitoring/reporting requirements. Implementation of stated BMPs would further reduce the potential 
for erosion and siltation to enter project area waterways. Impacts would be less than significant. 

e)e)e)e) Create a significant adverse eCreate a significant adverse eCreate a significant adverse eCreate a significant adverse environmental impact to drainage patterns due to changes in nvironmental impact to drainage patterns due to changes in nvironmental impact to drainage patterns due to changes in nvironmental impact to drainage patterns due to changes in 
runoff flow rates or volumes? runoff flow rates or volumes? runoff flow rates or volumes? runoff flow rates or volumes? Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

The project site is already graded and minor grading will be required to raise a portion of the site above 
the flood elevation.  The project has been designed to accommodate 100-year 6-hour storm events 
and the project proposes the use of two biofiltration devices, a small modular wetland, and an 
underground detention system.  The biofiltration devices and modular wetland would meet water quality 
goals and the vault meets the hydromodification requirements and peak flow attenuation. The project 



 

San Marcos Boulevard/Bent Avenue Commercial 53 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

runoff will exit the project site at the same location as the existing condition. This project considered 
the existing drainage patterns on the site and designed it in a manner such that the project would not 
result in significant adverse environmental impact to drainage patterns due to changes in runoff flow 
rates or volumes. Impacts would be less than significant. 

f)f)f)f) Substantially alter the existing draiSubstantially alter the existing draiSubstantially alter the existing draiSubstantially alter the existing drainage pattern of the site or area, including through the nage pattern of the site or area, including through the nage pattern of the site or area, including through the nage pattern of the site or area, including through the 
alteration of the course of a stream or river, or substantially increase the rate or amount of alteration of the course of a stream or river, or substantially increase the rate or amount of alteration of the course of a stream or river, or substantially increase the rate or amount of alteration of the course of a stream or river, or substantially increase the rate or amount of surface surface surface surface 
runoff in a mannerrunoff in a mannerrunoff in a mannerrunoff in a manner    which would result in flooding onwhich would result in flooding onwhich would result in flooding onwhich would result in flooding on----    or offor offor offor off----site? site? site? site? Less than Less than Less than Less than Significant ImpactSignificant ImpactSignificant ImpactSignificant Impact    

The project site is already graded and minor grading will be required to raise a portion of the site above 
the flood elevation.  The project has been designed to accommodate 100-year 6-hour storm floods 
and the project proposes the use of a two biofiltration devices, a small modular wetland, and an 
underground detention system.  The biofiltration devices and modular wetland would meet water quality 
goals and the vault meets the hydromodification requirements and peak flow attenuation. The project 
runoff will exit the project site at the same location as the existing condition. This project considered 
the existing drainage patterns on the site and designed it in a manner such that the project would not 
result in significant adverse environmental impact due to alteration of drainage patterns in a manner 
that would substantially increase the rate or amount of surface runoff as to cause flooding onsite or 
offsite. Impacts would be less than significant. 

g)g)g)g) Create or contribute runoff water which wCreate or contribute runoff water which wCreate or contribute runoff water which wCreate or contribute runoff water which would exceed the capacity of existing or planned storm ould exceed the capacity of existing or planned storm ould exceed the capacity of existing or planned storm ould exceed the capacity of existing or planned storm 
water drainage systems or provide substantial additional sources of polluted runoff? water drainage systems or provide substantial additional sources of polluted runoff? water drainage systems or provide substantial additional sources of polluted runoff? water drainage systems or provide substantial additional sources of polluted runoff? Less than Less than Less than Less than 
Significant ImpactSignificant ImpactSignificant ImpactSignificant Impact    

The project site is currently undeveloped with sparse vegetation. Based upon the plans for the project, 
pervious surfaces, such as landscaping, will cover 0.25 acre of the site (29.1 percent).  Impervious 
surface (the proposed building, parking and drive aisles) will cover 0.61 acres (70.1 percent) of the 
site.  

The project proposes a comprehensive stormwater management plan that includes stormwater 
improvements within the project boundary. This includes the use of a two biofiltration devices, a small 
modular wetland, and an underground detention system.  The biofiltration devices and modular wetland 
would meet water quality goals and the underground detention system meets the hydromodification 
requirements and peak flow attenuation. Construction of these features is proposed within the 
development footprint for the project; an expansion of existing facilities would not be required to serve 
the project. Therefore, the project would not create or contribute runoff water which would exceed the 
capacity of existing or planned storm water drainage systems or provide substantial additional sources 
of polluted runoff. Impacts would be less than significant. 

h)h)h)h) Result in increased impervious surfaces and associated increased runoffResult in increased impervious surfaces and associated increased runoffResult in increased impervious surfaces and associated increased runoffResult in increased impervious surfaces and associated increased runoff? ? ? ? Less than Less than Less than Less than 
SignificantSignificantSignificantSignificant    ImpactImpactImpactImpact    

Based upon the plans for the project, pervious surfaces, such as landscaping, will cover 0.25 acre of 
the site (29.1 percent).  Impervious surface (the proposed building, parking and drive aisles) will cover 
0.61 acres (70.1 percent) of the site. The project proposes a comprehensive stormwater management 
plan that includes stormwater improvements within the project boundary. This includes the use of a 
two biofiltration devices, a small modular wetland, and an underground detention system.  The 
biofiltration devices and modular wetland would meet water quality goals and the underground 
detention system meets the hydromodification requirements and peak flow attenuation. Runoff rates 
and volumes in the post-development condition are equal to or less than the pre-development 
condition. Landscaped areas will also allow for infiltration of stormwater. The project has been 
designed to accommodate 100-year stormwater flows.  Therefore, impacts related to impervious 
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surfaces and associated increased runoff would be similar to existing conditions. Impacts would be 
less than significant. 

i)i)i)i) Result in significant alteration of receiving water quality during or following construction? Result in significant alteration of receiving water quality during or following construction? Result in significant alteration of receiving water quality during or following construction? Result in significant alteration of receiving water quality during or following construction? Less Less Less Less 
than Significant Impactthan Significant Impactthan Significant Impactthan Significant Impact    

Potential construction-related impacts associated with receiving water quality would include siltation 
and erosion, the use of fuels for construction equipment, and the generation of trash and debris from 
the construction site. To minimize these potential sources of pollution, the project would incorporate 
construction-related water quality BMPs. Such measures could include, but are not limited to: 

• Use of sediment trapping devices to control sediment runoff; 

• Proper containment and disposal of trash/debris; 

• Use of erosion control devices to minimize runoff during rain events; and 

• Additional measures identified in the SWPPP that would be implemented prior to the 
commencement of on-site work. 

These measures are designed to minimize the generation of pollutants, inducing sediment and 
trash/debris. Preparation and implementation of a SWPPP and construction-related water quality 
BMPs would ensure that there are no significant alterations to receiving water quality during project 
construction. During project operation, the project includes a comprehensive water quality 
management approach. In addition to the provision of a proprietary biofiltration devices and modular 
wetland, the project would also implement a variety of site design, source control, LID, and treatment 
control BMPs to treat anticipated pollutants of concern and minimize the potential for pollutants prior 
to reaching the storm drain and off-site waterways. Therefore, the project would not result in significant 
alteration of receiving water quality during or following construction. Impacts would be less than 
significant. 

j)j)j)j) Result in an increase in pollutant discharges to receiving waters? Consider water quality Result in an increase in pollutant discharges to receiving waters? Consider water quality Result in an increase in pollutant discharges to receiving waters? Consider water quality Result in an increase in pollutant discharges to receiving waters? Consider water quality 
parameters such as temperature, dissolved oxygen, turbidity and other typical stormparameters such as temperature, dissolved oxygen, turbidity and other typical stormparameters such as temperature, dissolved oxygen, turbidity and other typical stormparameters such as temperature, dissolved oxygen, turbidity and other typical storm    water water water water 
pollutants (e.g.pollutants (e.g.pollutants (e.g.pollutants (e.g.,,,,    heavy metals, pathogens, petroleum derivatives, synthetic organics, sediment, heavy metals, pathogens, petroleum derivatives, synthetic organics, sediment, heavy metals, pathogens, petroleum derivatives, synthetic organics, sediment, heavy metals, pathogens, petroleum derivatives, synthetic organics, sediment, 
nutrients, oxygennutrients, oxygennutrients, oxygennutrients, oxygen----demanding substances, and trash). demanding substances, and trash). demanding substances, and trash). demanding substances, and trash). Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

The project site is located in the Richland hydrologic sub-area (904.52) of the San Marcos hydrologic 
area (904.5) of the Carlsbad watershed (904). Impaired water bodies in this watershed include San 
Marcos Creek (dichlorodiphenyldichloroethylene (DDE), phosphorus, sediment toxicity, and selenium) 
and Lake San Marcos (ammonia as nitrogen and nutrients). 

Anticipated pollutants to be generated by the project include sediment, heavy metals, trash/debris, 
oil/grease, and pesticides.  As identified above, the project includes a comprehensive water quality 
management approach to ensure that there would not be an increase in pollutant discharge to 
receiving waters. The project proposes a comprehensive water quality approach. This includes the use 
of a two biofiltration devices, a small modular wetland, and an underground detention system.  The 
biofiltration devices and modular wetland would meet water quality goals and the underground 
detention system meets the hydromodification requirements and peak flow attenuation.  

With biofiltration and modular wetlands, stormwater is directed to these areas and then percolates 
through the system where it is treated by a number of physical, chemical, and biological processes. 
These processes are collectively called biofiltration. The slowed, cleaned water is then directed to an 
underground detention system. Bioretention has a high efficiency for removal of sediments, nutrients, 
trash, metals, oil/grease, organics, and oxygen demanding substances and a medium efficiency for 
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removal of bacteria. Therefore, the use of biofiltration would effectively treat stormwater runoff prior 
to discharge from the site and to receiving waters.  

The biofiltration devices would be subject to regular inspection and maintenance. The property owner 
would be required, pursuant to the City’s Municipal Code Section 4.14 and BMP Design Manual to 
enter into a stormwater management and discharge control maintenance agreement for the 
installation and maintenance of permanent BMPs prior to the issuance of permits. Since the project 
includes a comprehensive approach to the handling and treatment of on-site stormwater runoff and 
would achieve a medium or high efficiency for removal of anticipated pollutants, the project would not 
result in an increase in pollutant discharges to receiving waters. Impacts would be less than significant. 

k)k)k)k) Be tributary to an already impaired water body as listeBe tributary to an already impaired water body as listeBe tributary to an already impaired water body as listeBe tributary to an already impaired water body as listed on the Clead on the Clead on the Clead on the Clean Water Act Section 303(d) n Water Act Section 303(d) n Water Act Section 303(d) n Water Act Section 303(d) 
list?list?list?list?    If so, can it result in an increase in any pollutant for which the water body is already impaired? If so, can it result in an increase in any pollutant for which the water body is already impaired? If so, can it result in an increase in any pollutant for which the water body is already impaired? If so, can it result in an increase in any pollutant for which the water body is already impaired? 
Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

As identified above, impaired water bodies in the Carlsbad watershed include San Marcos Creek and 
Lake San Marcos. The project proposes a comprehensive water quality approach. This includes the use 
of a two biofiltration devices, a small modular wetland, and an underground detention system.  The 
biofiltration devices and modular wetland would meet water quality goals and the underground 
detention system meets the hydromodification requirements and peak flow attenuation.  

The City’s BMP Design Manual requires that the pollutants of concern for each impaired water body in 
each watershed be treated by engineered treatment controls to a medium pollutant removal efficiency 
or better prior to leaving each development site, thus reducing pollutant levels. Bioretention has a high 
efficiency for removal of sediments, nutrients, trash, metals, oil/grease, organics, and oxygen 
demanding substances and a medium efficiency for removal of bacteria. Therefore, the use of 
biofiltration would effectively treat stormwater runoff prior to discharge from the site and to receiving 
waters. The biofiltration devices would be subject to regular inspection and maintenance. The property 
owner would be required to enter into a stormwater management and discharge control maintenance 
agreement for the installation and maintenance of permanent BMPs prior to the issuance of permits. 
Since the project includes a comprehensive approach to the handling and treatment of on-site 
stormwater runoff and would achieve a medium or high efficiency for removal of anticipated pollutants, 
the project would not result in an increase in any pollutant for which area impaired water bodies are 
already impaired. Impacts would be less than significant. 

l)l)l)l) Be tributary to environmentally sensitive areas (e.g.Be tributary to environmentally sensitive areas (e.g.Be tributary to environmentally sensitive areas (e.g.Be tributary to environmentally sensitive areas (e.g.,,,,    MSCP, RARE, Areas of Special Biological MSCP, RARE, Areas of Special Biological MSCP, RARE, Areas of Special Biological MSCP, RARE, Areas of Special Biological 
Significance, etc.)? If so, can it exacerbateSignificance, etc.)? If so, can it exacerbateSignificance, etc.)? If so, can it exacerbateSignificance, etc.)? If so, can it exacerbate    already existing sensitive conditions? already existing sensitive conditions? already existing sensitive conditions? already existing sensitive conditions? Less than Less than Less than Less than 
Significant ImpactSignificant ImpactSignificant ImpactSignificant Impact    

The project site is located outside of the Biological Resource Conservation area for the MHCP. The 
project site is located in a developed portion of the city and there are no sensitive areas on the project 
site, however the site could be tributary to environmentally sensitive areas. To minimize impacts to 
these sensitive areas, the project includes a comprehensive water quality management approach to 
ensure there would not be an increase in pollutant discharge to receiving waters. The comprehensive 
use of biofiltration would effectively treat stormwater runoff prior to discharge from the site. Therefore, 
the project would not exacerbate already sensitive conditions within environmentally sensitive areas. 
Impacts would be less than significant. 
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m)m)m)m) Have a potentially significant environmental impact on surface water quality, to either marine, Have a potentially significant environmental impact on surface water quality, to either marine, Have a potentially significant environmental impact on surface water quality, to either marine, Have a potentially significant environmental impact on surface water quality, to either marine, 
fresh or wetland waters? fresh or wetland waters? fresh or wetland waters? fresh or wetland waters? Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

The project site is located outside of the Biological Resource Conservation area for the MHCP and 
there are no sensitive areas on the project site.  

The project would implement BMPs during project construction to minimize potential impacts to 
surface water quality. The project also includes a comprehensive water quality approach. This includes 
the use of a two biofiltration devices, a small modular wetland, and an underground detention system.  
The biofiltration devices and modular wetland would meet water quality goals and the underground 
detention system meets the hydromodification requirements and peak flo. Incorporation of these 
measures would ensure that the project would not have a potentially significant impact on surface 
water quality to either marine, fresh, or wetland waters. Impacts would be less than significant. 

n)n)n)n) Otherwise substantially degrade water quality?Otherwise substantially degrade water quality?Otherwise substantially degrade water quality?Otherwise substantially degrade water quality?    Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

The project includes a comprehensive water quality management approach through the use of 
biofiltration devices and a modular wetland. As identified in this Section IX, impacts from the proposed 
project would be less than significant. Implementation of the project would not otherwise substantially 
degrade water quality. Impacts would be less than significant. 

o)o)o)o) Place housing within a 100Place housing within a 100Place housing within a 100Place housing within a 100----year flood hazard area as mapyear flood hazard area as mapyear flood hazard area as mapyear flood hazard area as mapped on a federal Flood Hazard ped on a federal Flood Hazard ped on a federal Flood Hazard ped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or other flood hazard delineation map? Boundary or Flood Insurance Rate Map or other flood hazard delineation map? Boundary or Flood Insurance Rate Map or other flood hazard delineation map? Boundary or Flood Insurance Rate Map or other flood hazard delineation map? NoNoNoNo    ImpactImpactImpactImpact    

Per the FEMA, the project site is located within Zone AE and the southern portion of the project site is 
within a regulatory floodway. Grading will be required for the project to prepare the site for the new 
construction and to result in a finished floor elevation that is two feet above the base flood elevation 
for the proposed commercial structure. No residential uses or housing is proposed as part of the 
project. Therefore, no impact is identified for this issue area.  

p)p)p)p) Place within a 100Place within a 100Place within a 100Place within a 100----year flood hazard area structures which would impede or redirect flood year flood hazard area structures which would impede or redirect flood year flood hazard area structures which would impede or redirect flood year flood hazard area structures which would impede or redirect flood 
flows? flows? flows? flows? Less than SignificantLess than SignificantLess than SignificantLess than Significant    

Per FEMA, the project site is located within Zone AE and the southern portion of the project site is 
within a regulatory floodway. Grading will be required for the project to prepare the site for the new 
construction and to result in a finished floor elevation that is two feet above the base flood elevation 
for the proposed commercial structure. This minor alteration would not result in a significant 
impediment or redirection of flood flows. Impacts would be less than significant.   

q)q)q)q) Expose people or structuExpose people or structuExpose people or structuExpose people or structures to a significant risk of loss, injury or death involving flooding, res to a significant risk of loss, injury or death involving flooding, res to a significant risk of loss, injury or death involving flooding, res to a significant risk of loss, injury or death involving flooding, 
including flooding as a result of the failure of a levee or dam? including flooding as a result of the failure of a levee or dam? including flooding as a result of the failure of a levee or dam? including flooding as a result of the failure of a levee or dam? No ImpactNo ImpactNo ImpactNo Impact    

According to the City’s General Plan Safety Element, the project site is not located with a dam 
inundation zone (Figure 6-3, FEMA Flood Hazards and Reservoir/Dam Inundation Zones). Therefore, 
the project would not expose people or structures to a significant risk of loss, injury, or death involving 
flooding, including flooding as a result of the failure of a levee or dam. No impact is identified for this 
issue area.  

r)r)r)r) Inundation by seiche, tsunami, or mudflow? Inundation by seiche, tsunami, or mudflow? Inundation by seiche, tsunami, or mudflow? Inundation by seiche, tsunami, or mudflow? No ImpactNo ImpactNo ImpactNo Impact    

The project site is not located adjacent a coastline, lake, or mountainous area that would be subject 
to seiche, tsunami, or mudflow. No impact would occur. 
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X.X.X.X. LAND USE AND PLANNINGLAND USE AND PLANNINGLAND USE AND PLANNINGLAND USE AND PLANNING    

The project proposes to construct a 3,500 square foot restaurant with a drive-thru. The requested 
approvals include: 

• General Plan Amendment to change the existing Mixed Use 1 (MU1) designation to 
Commercial (C). 

• Rezone to change the existing (MU-1) Mixed-Use-1 zone to (C) Commercial zone. 

• Conditional Use Permit to allow for a drive-thru at the restaurant and to address site plan 
design review, architecture, floor plans, landscaping and other development criteria. 

• Additional permits required for project construction including Grading Permit, Improvement 
Plans, Landscape Plans and Building Permits. 

• Approval from Vallecitos Water District. 

• Approval from the San Diego County Department of Environmental Health (Public Health 
Permit for Food Facility). 

a)a)a)a) Physically divide an established community? Physically divide an established community? Physically divide an established community? Physically divide an established community? No ImpactNo ImpactNo ImpactNo Impact    

The project site is undeveloped and located in a portion of the city which is developed. The project will 
infill an empty parcel and provide a commercial use (restaurant with drive----thru), which is consistent 
with and complimentary to other commercial uses in the area. The project provides pedestrian 
connectivity through the site and to adjacent sidewalks. The project would not physically divide and 
established community and no impact is identified for this issue area.  

b)b)b)b) Conflict with anConflict with anConflict with anConflict with any applicable land use plan, policy, or regulation of an agency with y applicable land use plan, policy, or regulation of an agency with y applicable land use plan, policy, or regulation of an agency with y applicable land use plan, policy, or regulation of an agency with jurisdiction jurisdiction jurisdiction jurisdiction 
over the project (including, but not limited toover the project (including, but not limited toover the project (including, but not limited toover the project (including, but not limited to,,,,    the general plan, specific plan, local coastal the general plan, specific plan, local coastal the general plan, specific plan, local coastal the general plan, specific plan, local coastal 
program, or zoning ordinance) adopted for the purpose of avoiding or mitigatingprogram, or zoning ordinance) adopted for the purpose of avoiding or mitigatingprogram, or zoning ordinance) adopted for the purpose of avoiding or mitigatingprogram, or zoning ordinance) adopted for the purpose of avoiding or mitigating    an environmental an environmental an environmental an environmental 
effect? effect? effect? effect? Less than Significant Less than Significant Less than Significant Less than Significant ImpactImpactImpactImpact    

The project site has a General Plan designation of Mixed Use 1 (MU1) and a zoning designation of 
Mixed Use-1 (MU-1). A General Plan Amendment and Rezone are proposed to change the designations 
to Commercial. The project site is currently graded and located in a developed portion of the city 
adjacent to other commercial uses. This environmental document has reviewed the potential 
environmental effects of developing the project site and has determined that all impacts will be less 
than significant or mitigated to below a level of significance.  

c)c)c)c) Conflict with any applicable habitat conservation plan or natural community conservation Conflict with any applicable habitat conservation plan or natural community conservation Conflict with any applicable habitat conservation plan or natural community conservation Conflict with any applicable habitat conservation plan or natural community conservation 
plan? plan? plan? plan? No ImpactNo ImpactNo ImpactNo Impact    

The project site is not located within a Focused Planning Area (FPA) of the City’s Draft Subarea Plan 
for the Multiple Habitat Conservation Program (MHCP) nor is the project subject to a NCCP. The project 
site is developed and has ornamental vegetation. Therefore, the project would not conflict with the 
provisions of an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other 
approved local, regional, or state habitat conservation plan. No impact is identified. 
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XI.XI.XI.XI. MINERAL RESOURCESMINERAL RESOURCESMINERAL RESOURCESMINERAL RESOURCES    

a)a)a)a) Result in the loss of availability of a known mineral resourcResult in the loss of availability of a known mineral resourcResult in the loss of availability of a known mineral resourcResult in the loss of availability of a known mineral resource that would be a value to the e that would be a value to the e that would be a value to the e that would be a value to the 
region and the residents of the state? region and the residents of the state? region and the residents of the state? region and the residents of the state? No ImpactNo ImpactNo ImpactNo Impact    

There are no known mineral resources on the project site of value to the region or to residents of the 
state. The project site is currently vacant and located in a developed part of the City. There are no 
known mineral resources on the project site of value to the region or to residents of the state. Therefore, 
the project would not result in the loss of availability of a known mineral resource. No impact would occur. 

b)b)b)b) Result in the loss of availability of a locally important mineral resource recovery siResult in the loss of availability of a locally important mineral resource recovery siResult in the loss of availability of a locally important mineral resource recovery siResult in the loss of availability of a locally important mineral resource recovery site delineated te delineated te delineated te delineated 
on a local general plan, specific plan or other land use plan? on a local general plan, specific plan or other land use plan? on a local general plan, specific plan or other land use plan? on a local general plan, specific plan or other land use plan? No ImpactNo ImpactNo ImpactNo Impact    

There are no known locally important mineral resources identified on the project site. The project site 
is currently vacant and located in a developed part of the City. The project would not 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 would occur. 

XII.XII.XII.XII. NOISENOISENOISENOISE    

A noise assessment was prepared for the project by Ldn Consulting (LDN) (2019c). The complete 
report is included as Appendix Appendix Appendix Appendix IIII of this document. 

a)a)a)a) Exposure of persons to or generation of noise levels in excess of standards established in the Exposure of persons to or generation of noise levels in excess of standards established in the Exposure of persons to or generation of noise levels in excess of standards established in the Exposure of persons to or generation of noise levels in excess of standards established in the 
local general plan or noise ordinance, or local general plan or noise ordinance, or local general plan or noise ordinance, or local general plan or noise ordinance, or applicable standards of other agencies?applicable standards of other agencies?applicable standards of other agencies?applicable standards of other agencies?    Less Than Less Than Less Than Less Than 
Significant Significant Significant Significant ImpactImpactImpactImpact    

The projected roadway noise levels from vehicular traffic were calculated using the methods in the 
Highway Noise Model published by the Federal Highway Administration (FHWA) Highway Traffic Noise 
Prediction Model, FHWA-RD-77-108, December, 1978).  The FHWA Model uses the traffic volume, 
vehicle mix, speed, and roadway geometry to compute the equivalent noise level.  The Buildout 
conditions include the future traffic volume forecasts provided in the project’s traffic (LLG 2019). Table Table Table Table 
11113333 presents the future traffic parameter assumptions.  

Table Table Table Table 11113333. . . . FutureFutureFutureFuture    Traffic ParametersTraffic ParametersTraffic ParametersTraffic Parameters    

RoadwayRoadwayRoadwayRoadway    

Average Average Average Average 
Daily Traffic Daily Traffic Daily Traffic Daily Traffic 

(ADT)(ADT)(ADT)(ADT)    
Peak Hour Peak Hour Peak Hour Peak Hour 
VolumesVolumesVolumesVolumes1111    

Modeled Modeled Modeled Modeled 
SpeedsSpeedsSpeedsSpeeds    
(MPH)(MPH)(MPH)(MPH)    

Vehicle Mix %Vehicle Mix %Vehicle Mix %Vehicle Mix %1111    

AutoAutoAutoAuto    
Medium Medium Medium Medium 
TrucksTrucksTrucksTrucks    

Heavy Heavy Heavy Heavy 
TrucksTrucksTrucksTrucks    

San Marcos Boulevard 33,758 3,376 45 96 2 2 

SourceSourceSourceSource: LDN 2019c. 
NoteNoteNoteNotessss:  (1) Source: LLG, 2019. 

(2) Typical city mix. 

Outdoor SeatingOutdoor SeatingOutdoor SeatingOutdoor Seating    

The restaurant outdoor seating area was modeled to determine if shielding/mitigation is required to 
reduce the noise levels below the City’s 65 dBA CNEL threshold. As part of the project design, a four-
foot high planter will surround the outdoor seating area. The planter will also act as a sound wall to 
help attenuate noise from adjacent traffic. A Fresnel barrier calculation was used to determine the 
reduction from the proposed sound wall. The modeling results are quantitatively shown in Table Table Table Table 11114444    
which includes the reduction for the four-foot planter/sound barrier. Based upon these findings, the 
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outdoor seating areas at the restaurant will comply with the City of San Marcos Noise standards of 65 
dBA CNEL and impacts would be less than significant.  

Table Table Table Table 14.14.14.14.    Future Noise LevelsFuture Noise LevelsFuture Noise LevelsFuture Noise Levels    

    

Source:Source:Source:Source: LDN 2019c. 

Interior Sound LevelsInterior Sound LevelsInterior Sound LevelsInterior Sound Levels    

The City also requires interior noise levels in retail buildings be reduced to 50 dBA CNEL. Basic 
calculations show that a “windows open” condition will only reduce the interior noise levels roughly 15 
dBA CNEL and not provide adequate interior noise mitigation. A “windows closed” condition will 
typically reduce the interior noise levels 25 dBA CNEL if the windows are dual pane. To meet the 50 
dBA CNEL interior noise standard at the retail space, an interior noise level reduction of 20-25 dBA 
CNEL is needed for the proposed project. Therefore, with the incorporation of dual pane windows and 
mechanical ventilation, which are proposed as part of the project design, the project will achieve the 
necessary interior noise reductions to meet the City’s 50 dBA CNEL standard. Impacts would be less 
than significant. 

Stationary Source Noise Analysis (Menu Board and HVAC Equipment)Stationary Source Noise Analysis (Menu Board and HVAC Equipment)Stationary Source Noise Analysis (Menu Board and HVAC Equipment)Stationary Source Noise Analysis (Menu Board and HVAC Equipment)    

In order to examine the potential stationary noise source impacts associated with the operation of the 
project, reference noise levels were used for the menu board and speaker post (Source; HME 
Electronics, Inc., HME SPP2 Speak Post). The reference noise levels of the speak board is 54 dBA at 
32 feet. The drive-thru speaker is located 17 feet from the commercial property line to the west and 
would result in potential noise levels of 60 dBA if continuously operational. The noise level would be 
reduced to 55 dBA at 32 feet. Additionally, noise from vehicles idling in the drive-thru may increase 
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the overall noise level to 58 dBA at 32 feet and reduced to less than 55 dBA at a distance of 64 feet. 
No sensitive outdoor uses are located within 64 feet of the site and therefore, no impact is identified. 
Additionally, the commercial structures located near/adjacent to the drive-thru would provide 20-25 
decibels of reduction to the indoor uses. This is well below the City’s commercial interior noise 
threshold of 50 dBA hourly.  Typically, mechanical equipment (HVAC)_noise is 50-55 dBA at 50 feet 
from the source. The HVAC units would be included on the roof of the proposed building and would be 
shielded by a screening and or/the roof parapet, which would reduce the noise. The HVAC units would 
be located approximately 25-45 feet from the property line, resulting in noise levels of 56-61 dBA. The 
noise level would be reduced to less than 55 dBA at a distance of 50 feet or less with the parapets. 
No sensitive outdoor uses are located within 50 feet of the site; therefore, no impact is identified.  

b)b)b)b) Exposure of persons to or generation of excessive groundborne vibration or groundborne Exposure of persons to or generation of excessive groundborne vibration or groundborne Exposure of persons to or generation of excessive groundborne vibration or groundborne Exposure of persons to or generation of excessive groundborne vibration or groundborne 
noise levels? noise levels? noise levels? noise levels? Less Than Significant ImpactLess Than Significant ImpactLess Than Significant ImpactLess Than Significant Impact    

There are no vibration sensitive uses in the immediate project vicinity. The project area is developed 
with a mix of commercial uses. Construction activities are not anticipated to be an excessive source 
of groundborne vibrations. The project site is already mass graded and only minimal earthwork activity 
will be required to raise a portion of the pad out of the floodway. Additionally, the proposed commercial 
(restaurant) use would not typically be characterized as causing excessive groundborne or 
groundborne noise levels. Impacts would be less than significant.  

c)c)c)c) A substantial A substantial A substantial A substantial permanent increase in ambient noise levels in the project vicinity above levels permanent increase in ambient noise levels in the project vicinity above levels permanent increase in ambient noise levels in the project vicinity above levels permanent increase in ambient noise levels in the project vicinity above levels 
existing without the project? existing without the project? existing without the project? existing without the project? Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

Project Related OffProject Related OffProject Related OffProject Related Off----Site Transportation NoiseSite Transportation NoiseSite Transportation NoiseSite Transportation Noise    

To determine if direct or cumulative off-site noise level increases associated with the development of 
the proposed project would create noise impacts, the traffic volumes for the existing conditions were 
compared with the traffic volume increase of existing plus the proposed project. Because 
mobile/traffic noise levels are calculated on a logarithmic scale, a doubling of the traffic noise or 
acoustical energy results in a noise level increase of 3 dBA. Therefore, the doubling of the traffic 
volume, without changing the vehicle speeds or mix ratio, results in a noise increase of 3 dBA.  

Community noise level changes greater than 3 dBA are often identified as audible and considered 
potential significant, while changes less than 1 dBA will not be discernible to local residents. In the 
range of 1 to 3 dBA, residents who are very sensitive to noise may perceive a slight change. There is 
no scientific evidence available to support the use of 3 dBA as the significance threshold. Community 
noise exposures are typically over a long time period rather than the immediate comparison made in 
a laboratory situation. Therefore, the level at which changes in community noise levels become 
discernible is likely greater than 1 dBA and 3 dBA appears to be appropriate for most people. For the 
purposes for this analysis a direct and cumulative roadway noise impacts would be considered 
significant if the project increases noise levels for a noise sensitive land use by 3 dBA CNEL and if the 
project increases noise levels above an unacceptable noise level per the City’s General Plan in the 
area adjacent to the roadway segment.  

The off-site project related roadway segment noise levels projected in this report were calculated using 
the methods in the Highway Noise Model published by the Federal Highway Administration (FHWA) 
Highway Traffic Noise Prediction Model, FHWA-RD-77-108, December, 1978). The FHWA Model uses 
the traffic volume, vehicle mix, speed, and roadway geometry to compute the equivalent noise level. A 
spreadsheet calculation was used which computes equivalent noise levels for each of the time periods 
used in the calculation of CNEL. Weighting these equivalent noise levels and summing them gives the 
CNEL for the traffic projections. The noise contours are then established by iterating the equivalent 
noise level over many distances until the distance to the desired noise contour(s) are found.  
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Direct Traffic Related NoiseDirect Traffic Related NoiseDirect Traffic Related NoiseDirect Traffic Related Noise 

To determine if direct off-site noise level increases associated with the development of the project will 
create noise impacts. The noise levels for the existing conditions were compared with the noise level 
increase from the project. Utilizing the project’s traffic assessment (LLG 2019), noise contours were 
developed for the following traffic scenarios: 

• Existing: Current day noise conditions without construction of the project. 

• Existing Plus Project: Current day noise conditions plus the completion of the project. 

• Existing vs. Existing Plus Project: Comparison of the direct project related noise level 
increases in the vicinity of the project site. 

The noise levels at 50 feet for the roadways in the vicinity of the project site are given in Table Table Table Table 11115555 for 
the Existing Scenario and in Table Table Table Table 11116666    for the Existing Plus Project Scenario. Note that the values given 
do not take into account the effect of any noise barriers or topography that may affect ambient noise 
levels. Table Table Table Table 11117777 presents the comparison of the Existing Year with and without Project related noise 
levels. The overall roadway segment noise levels will increase from 0.1 dBA CNEL to 0.7 dBA CNEL 
with the development of the Project.  The project does not create a direct noise increase of more than 
3 dBA CNEL on any roadway segment. Therefore, the project’s direct contributions to off-site roadway 
noise increases will not cause any significant impacts to any existing or future noise sensitive land 
uses. 

Table Table Table Table 11115555. . . . ExistingExistingExistingExisting    Noise LevelsNoise LevelsNoise LevelsNoise Levels    

RoadwayRoadwayRoadwayRoadway        Roadway SegmentRoadway SegmentRoadway SegmentRoadway Segment    ADTADTADTADT1111    
Vehicle Vehicle Vehicle Vehicle 
SpeedsSpeedsSpeedsSpeeds    
(MPH)(MPH)(MPH)(MPH)1111    

Noise Level @ Noise Level @ Noise Level @ Noise Level @ 
50505050----FeetFeetFeetFeet    

(dBA CNEL)(dBA CNEL)(dBA CNEL)(dBA CNEL)    

San Marcos San Marcos San Marcos San Marcos 
BoulevardBoulevardBoulevardBoulevard    

Via Vera Cruz to Bent Avenue 36,900 45 74.9 

Bent Avenue to Grand Avenue 40,600 45 75.3 

Grand Avenue to SR-78 EB Ramps 54,500 45 76.6 

Bent AvenueBent AvenueBent AvenueBent Avenue    Grand Avenue to San Marcos Blvd. 5,100 35 64.0 

Source:Source:Source:Source: LDN 2019c. 
Note:Note:Note:Note: (1) ADTs from traffic study prepared for the project (LLG 2019). 

    

Table Table Table Table 11116666. . . .     Existing + Project Noise LevelsExisting + Project Noise LevelsExisting + Project Noise LevelsExisting + Project Noise Levels    

RoadwayRoadwayRoadwayRoadway        Roadway SegmentRoadway SegmentRoadway SegmentRoadway Segment    ADTADTADTADT1111    
Vehicle Vehicle Vehicle Vehicle 
SpeedsSpeedsSpeedsSpeeds    
(MPH)(MPH)(MPH)(MPH)1111    

Noise Level @ Noise Level @ Noise Level @ Noise Level @ 
50505050----FeetFeetFeetFeet    

(dBA CNEL)(dBA CNEL)(dBA CNEL)(dBA CNEL)    

San Marcos San Marcos San Marcos San Marcos 
BoulevardBoulevardBoulevardBoulevard    

Via Vera Cruz to Bent Avenue 37,583 45 75.0 

Bent Avenue to Grand Avenue 41,328 45 75.4 

Grand Avenue to SR-78 EB Ramps 55,137 45 76.7 

Bent AvenueBent AvenueBent AvenueBent Avenue    
Grand Avenue to San Marcos 
Boulevard 

6,011 35 64.7 

Source:Source:Source:Source: LDN 2019c. 
Note:Note:Note:Note: (1) ADTs from traffic study prepared for the project (LLG 2019). 
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Table Table Table Table 11117777. . . .     Existing vs. Existing + Project Noise LevelsExisting vs. Existing + Project Noise LevelsExisting vs. Existing + Project Noise LevelsExisting vs. Existing + Project Noise Levels    

RoadwayRoadwayRoadwayRoadway        Roadway SegmentRoadway SegmentRoadway SegmentRoadway Segment    
Existing Existing Existing Existing 

Noise Level Noise Level Noise Level Noise Level     
(dBA CNEL)(dBA CNEL)(dBA CNEL)(dBA CNEL)    

Existing Plus Existing Plus Existing Plus Existing Plus 
Project Project Project Project 

Noise Level Noise Level Noise Level Noise Level     
(dBA CNEL)(dBA CNEL)(dBA CNEL)(dBA CNEL)    

Project Project Project Project 
Related Noise Related Noise Related Noise Related Noise 

Increase Increase Increase Increase     
(dBA CNEL)(dBA CNEL)(dBA CNEL)(dBA CNEL)    

San Marcos San Marcos San Marcos San Marcos 
BoulevardBoulevardBoulevardBoulevard    

Via Vera Cruz to Bent Avenue 74.9 75.0 0.1 

Bent Avenue to Grand Avenue 75.3 75.4 0.1 

Grand Avenue to SR-78 EB Ramps 76.6 76.7 0.1 

Bent Bent Bent Bent AvenueAvenueAvenueAvenue    
Grand Avenue to San Marcos 
Boulevard 

64.0 64.7 0.7 

Source:Source:Source:Source: LDN 2019c. 
    

Cumulative Traffic Related NoiseCumulative Traffic Related NoiseCumulative Traffic Related NoiseCumulative Traffic Related Noise    

To determine if cumulative off-site noise level increases associated with the development of the 
project and other planned or permitted projects in the vicinity will create noise impacts. The noise 
levels for the near-term Project Buildout and other planned and permitted projects were compared 
with the existing conditions. Utilizing the project’s traffic assessment, noise contours were developed 
for the following traffic scenarios: 

• Existing: Current day noise conditions without construction of the project. 

• Existing Plus Cumulative Projects Plus Project: Current day noise conditions plus the 
completion of the project and the completion of other permitted, planned projects or approved 
ambient growth factors. 

• Existing vs. Existing Plus Cumulative Plus Project: Comparison of the existing noise levels and 
the related noise level increases from the combination of the project and all other planned or 
permitted projects in the vicinity of the site. 

The existing noise levels at 50 feet for the roadways in the vicinity of the project site are given in Table 
15 above for the Existing Scenario. The near-term cumulative noise conditions are provided in Table Table Table Table 
11118888.... No noise barriers or topography that may affect noise levels were incorporated in the calculations.  

Table Table Table Table 11118888. . . .     Existing + Project + 2035 Cumulative Noise LevelsExisting + Project + 2035 Cumulative Noise LevelsExisting + Project + 2035 Cumulative Noise LevelsExisting + Project + 2035 Cumulative Noise Levels    

RoadwayRoadwayRoadwayRoadway        Roadway SegmentRoadway SegmentRoadway SegmentRoadway Segment    ADTADTADTADT1111    
Vehicle Vehicle Vehicle Vehicle 
SpeedsSpeedsSpeedsSpeeds    
(MPH)(MPH)(MPH)(MPH)1111    

Noise Level @ Noise Level @ Noise Level @ Noise Level @ 
50505050----FeetFeetFeetFeet    

(dBA CNEL)(dBA CNEL)(dBA CNEL)(dBA CNEL)    

San Marcos San Marcos San Marcos San Marcos 
BoulevardBoulevardBoulevardBoulevard    

Via Vera Cruz to Bent Avenue 49,003 45 76.1 

Bent Avenue to Grand Avenue 49,018 45 76.1 

Grand Avenue to SR-78 EB Ramps 64,547 45 77.3 

Bent AvenueBent AvenueBent AvenueBent Avenue    
Grand Avenue to San Marcos 
Boulevard 

9,741 35 66.8 

Source:Source:Source:Source: LDN 2019c. 
Note:Note:Note:Note: (1) ADTs from traffic study prepared for the project (LLG 2019) 
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Table Table Table Table 19 19 19 19 presents the comparison of the Existing Year and the Near-Term Cumulative noise levels. 
The overall roadway segment noise levels will increase 0.7 dBA CNEL to 2.8 dBA CNEL with the 
development of the project and proposed cumulative projects. The cumulative noise increase is less 
than 3 dBA CNEL and the project is not the main reason for the overall increase. Therefore, the 
Project’s contributions to off-site roadway noise increases will not cause any significant impacts to any 
existing or future noise sensitive land uses. 

    
Table Table Table Table 19191919. . . . Existing vs. Existing + Project + 2035 Cumulative Noise LevelsExisting vs. Existing + Project + 2035 Cumulative Noise LevelsExisting vs. Existing + Project + 2035 Cumulative Noise LevelsExisting vs. Existing + Project + 2035 Cumulative Noise Levels    

    

RoadwayRoadwayRoadwayRoadway        Roadway SegmentRoadway SegmentRoadway SegmentRoadway Segment    
Existing Existing Existing Existing 

Noise Level Noise Level Noise Level Noise Level     
(dBA CNEL)(dBA CNEL)(dBA CNEL)(dBA CNEL)    

Existing Plus Existing Plus Existing Plus Existing Plus 
Project Project Project Project 

Noise Level Noise Level Noise Level Noise Level     
(dBA CNEL)(dBA CNEL)(dBA CNEL)(dBA CNEL)    

Project Project Project Project 
Related Noise Related Noise Related Noise Related Noise 

Increase Increase Increase Increase     
(dBA CNEL)(dBA CNEL)(dBA CNEL)(dBA CNEL)    

San Marcos San Marcos San Marcos San Marcos 
BoulevardBoulevardBoulevardBoulevard    

Via Vera Cruz to Bent Avenue 74.9 76.1 1.2 

Bent Avenue to Grand Avenue 75.3 76.1 0.8 

Grand Avenue to SR-78 EB Ramps 76.6 77.3 0.7 

Bent Bent Bent Bent AvenueAvenueAvenueAvenue    
Grand Avenue to San Marcos 
Boulevard 

64.0 66.8 2.8 

Source:Source:Source:Source: LDN 2019c. 

 

d)d)d)d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity A substantial temporary or periodic increase in ambient noise levels in the project vicinity A substantial temporary or periodic increase in ambient noise levels in the project vicinity A substantial temporary or periodic increase in ambient noise levels in the project vicinity 
above levels existing without the project? above levels existing without the project? above levels existing without the project? above levels existing without the project? Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

Construction Noise AnalysisConstruction Noise AnalysisConstruction Noise AnalysisConstruction Noise Analysis    

Anticipated construction equipment for the project include a D4 bulldozer, a skip loader, a water truck, 
and a roller/compactor.  

Grading Activity Noise AnalysisGrading Activity Noise AnalysisGrading Activity Noise AnalysisGrading Activity Noise Analysis    

Grading activities will consist of the preparation of internal drive areas, parking and the finished pad. 
The grading equipment will be spread out over the project site from distances near the occupied 
property lines to distances of 100 feet or more away.  For example, while the dozer is working in the 
northwest portion of the site, the skip loader may be working in the center of the site and the roller 
compactor and water truck may be moving around the site. This will create separation between the 
individual equipment resulting in an average distance of 100 feet from the same property line. This 
means that most of the time the average distance from all the equipment to the same property line is 
100 feet. As can be seen in Table Table Table Table 22220000, at an average distance of 100 feet from the construction 
activities to the nearest property line would result in a noise attenuation of -6.0 dBA without shielding.   

Given this, the noise levels will comply with the 75 dBA Leq standard at the property lines. Therefore, 
no impacts are anticipated, and no mitigation is required during construction of the proposed project. 
Additionally, as part of the project design features (Table 1), all equipment should be properly fitted 
with mufflers. 
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Table Table Table Table 22220000. Construction Noise Levels . Construction Noise Levels . Construction Noise Levels . Construction Noise Levels     

Equipment TypeEquipment TypeEquipment TypeEquipment Type    Quantity UsedQuantity UsedQuantity UsedQuantity Used    
Source @ 50 Feet Source @ 50 Feet Source @ 50 Feet Source @ 50 Feet 

(dBA)(dBA)(dBA)(dBA)    
Cumulative Noise Level Cumulative Noise Level Cumulative Noise Level Cumulative Noise Level 

@ 50 Feet (dBA)@ 50 Feet (dBA)@ 50 Feet (dBA)@ 50 Feet (dBA)    

Dozer D4 1 74 74.0 

Loader/Grader 1 73 73.0 

Water Trucks 1 70 70.0 

Roller/Compactor 1 74 74.0 

Cumulative Level 79.0 

Noise Reduction due to Distance(1)   -6.0 

Property Line Noise LevelProperty Line Noise LevelProperty Line Noise LevelProperty Line Noise Level    73.073.073.073.0    

SourceSourceSourceSource: LDN 2019c. 
NoteNoteNoteNote: (1) The majority of the grading operations, on average, will occur more than 100 feet from the 
property lines. 

 

e)e)e)e) For a project located within an airport land use plan or, where such a plan has not been For a project located within an airport land use plan or, where such a plan has not been For a project located within an airport land use plan or, where such a plan has not been 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 expose people adopted, within two miles of a public airport or public use airport, would the project expose people adopted, within two miles of a public airport or public use airport, would the project expose people adopted, within two miles of a public airport or public use airport, would the project expose people 
rrrresiding or working in the project area to excessive noise levels? esiding or working in the project area to excessive noise levels? esiding or working in the project area to excessive noise levels? esiding or working in the project area to excessive noise levels? Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

As identified above, the nearest airport is the McClellan-Palomar Airport in Carlsbad, which is located 
approximately five miles west of the project area. According to the Airport Land Use Compatibility Plan 
(ALUCP) for the McClellan-Palomar Airport, the proposed project site is located outside of the existing and 
future 60 dB CNEL noise contours of the airport (San Diego County Regional Airport Authority 2010).  

According to the ALUCP, the project site is located within Review Area 2 of the airport influence area. 
This influence area is regulated by the Airport Land Use Commission, which regulates land uses in the 
area to be compatible with airport-related noise, safety, airspace protection, and overflight factors. 
Review Area 2 limits the heights of structures in areas of high terrain and requires the recordation of 
overflight notification documents, which informs prospective buyers of property near an airport that 
the property may be subject to noise, vibration, overflights, or odors associated with airport operations. 
In summary, because the project site is located outside of the existing and future 60 dB CNEL noise 
contours of the airport, the project would not expose people residing or working in the project area to 
excessive noise levels. Impacts would be less than significant. 

f)f)f)f) For a project within the vicinity of a private airstrip, would the project expose people residing For a project within the vicinity of a private airstrip, would the project expose people residing For a project within the vicinity of a private airstrip, would the project expose people residing For a project within the vicinity of a private airstrip, would the project expose people residing 
or working in the project area or working in the project area or working in the project area or working in the project area to excessive noise levels?to excessive noise levels?to excessive noise levels?to excessive noise levels?    No ImpactNo ImpactNo ImpactNo Impact    

As identified above, the project site is not located within the vicinity of a private airstrip. Therefore, the 
project would not expose people residing or working in the project area to excessive noise levels resulting 
from proximity to a private airstrip. No impact would occur. 

XIIXIIXIIXIIIIII....    POPULATION AND HOUSINGPOPULATION AND HOUSINGPOPULATION AND HOUSINGPOPULATION AND HOUSING    

a)a)a)a) Induce substantial population growth in an area, either directly (for example, by proposing Induce substantial population growth in an area, either directly (for example, by proposing Induce substantial population growth in an area, either directly (for example, by proposing Induce substantial 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 new homes and businesses) or indirectly (for example, through extension of roads or other new homes and businesses) or indirectly (for example, through extension of roads or other new homes and businesses) or indirectly (for example, through extension of roads or other 
infrastructure)?infrastructure)?infrastructure)?infrastructure)?    Less than Significant ImpactLess than Significant ImpactLess than Significant ImpactLess than Significant Impact    

The project would develop a 3,500 s.f. commercial building. Based upon review of the project by VWD, 
wastewater infrastructure improvements would be required to serve the project. The project applicant 
will construct 630 feet of new 8-inch sewer pipeline within Bent Avenue. This improvement is to serve 
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the project and is the smallest diameter pipeline that can be used and would not be to support 
additional unplanned growth in the area. The pipeline construction would occur within an existing 
paved/developed portion of Bent Avenue.  Impacts would be less than significant.  

b)b)b)b) Displace substantial numbers of existing housing, necessitating the construction of Displace substantial numbers of existing housing, necessitating the construction of Displace substantial numbers of existing housing, necessitating the construction of Displace substantial numbers of existing housing, necessitating the construction of 
replacement housing elsewhere?replacement housing elsewhere?replacement housing elsewhere?replacement housing elsewhere?    Less than SignificantLess than SignificantLess than SignificantLess than Significant    Impact.Impact.Impact.Impact.    

The project site is vacant and does not contain any existing residential units. However, the project site 
had a current zoning designation of Mixed Use 1. This use allows for a mix of commercial, office and 
residential development, with the residential having a density of 20/30 du/acre. By changing the 
designation and zoning on the site from MU-1 to Commercial and construction of the project, residential 
uses would no longer be an option for the project site. Depending on the size of units and height of a 
mixed-use project, up to 24 multi-family units could have been constructed on the project site.  The 
potential loss of these residential units is not considered a significant impact as there is still existing 
capacity to develop residential units within the San Marcos Creek Specific Plan, which is located near the 
project site. Impacts would be less than significant.  

c)c)c)c) Displace substantial numbers of people, necessitating the construction of replacement Displace substantial numbers of people, necessitating the construction of replacement Displace substantial numbers of people, necessitating the construction of replacement Displace substantial numbers of people, necessitating the construction of replacement 
hohohohousing elsewhere?using elsewhere?using elsewhere?using elsewhere?    No ImpactNo ImpactNo ImpactNo Impact    

The project site is vacant and does not contain any existing residential units. The project will not result in 
the displacement of a substantial number of people necessitating the construction of replacement 
housing elsewhere. No impact is identified for this issue area.  

XIXIXIXIVVVV....    PUBLIC SERVICESPUBLIC SERVICESPUBLIC SERVICESPUBLIC SERVICES    

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

a)a)a)a) Fire protection?Fire protection?Fire protection?Fire protection?    Less than Less than Less than Less than Significant with Mitigation IncorporatedSignificant with Mitigation IncorporatedSignificant with Mitigation IncorporatedSignificant with Mitigation Incorporated    

Implementation of the proposed project would increase demand on fire protection services due to the 
construction of a new commercial building.  

The San Marcos Fire Department (SMFD) was contacted for their input on the project, including for 
information regarding stations serving the project, current staffing, response times, and other items 
related to fire protection services. The response from the Fire Marshal is included in Appendix Appendix Appendix Appendix JJJJ.  
According to SMFD, the project site would be served by ether Fire Station 1, located at 180 West 
Mission or by Fire Station 2, located as 1250 Rancho Santa Fe Road. Fire station 1 is staffed with one 
engine company (3 personnel), one truck company (3 personnel), one rescue ambulance (2 personnel) 
and a Battalion Chief. Fire Station 2 is staffed with one fire engine (3 personnel), two ambulances (2 
personnel each).  Average response times to the project site would be approximately 4 to 6 minutes.  

SMFD indicated that current staff levels and equipment at this station are adequate to serve the 
project. However, development of the project will contribute to the incremental increase in demand for 
fire protection services City-wide. This represents a significant impact (Impact PSImpact PSImpact PSImpact PS----1111) and mitigation is 
required.   
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MMMMMMMM----PSPSPSPS----1111 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).  

Participation in the CFD will offset the cost of increases in necessary fire services resulting from 
implementation of the proposed project and impacts would be reduced to below a level of significance. 

SMFD has also indicated that a sprinkler system will be required for the project, and a sprinkler system 
has been included as part of the project design.  

b)b)b)b) Police protection?Police protection?Police protection?Police protection?    Less than Significant with Mitigation IncorporatedLess than Significant with Mitigation IncorporatedLess than Significant with Mitigation IncorporatedLess than Significant with Mitigation Incorporated    

Implementation of the proposed project would increase demand on police protection services due to 
the construction of a new commercial building. The San Diego County Sheriff’s Department was 
contacted for their input on the project. Corporal Malcolm Horst with the San Marcos Sheriff’s Station 
indicated that there is adequate staffing to meet the demands of the project and that the project would 
not impact law enforcement services (Horst 2019).  The project site would be served by the San 
Marcos Station located at 182 Santar Place, which is located approximately 2 miles from the project 
site. Currents staffing levels are adequate to meet current and proposed demand. However, 
development of the project will contribute to the incremental increase in demand for police protection 
services City-wide. This represents a significant impact (Impact PSImpact PSImpact PSImpact PS----2222) and mitigation is required.  

MMMMMMMM----PSPSPSPS----2222 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 98-01, Improvement Area No. 1 (Police).  

Participation in the CFD will offset the cost of increases in necessary services resulting from 
implementation of the proposed project and impacts would be reduced to below a level of significance. 

c)c)c)c) Schools?Schools?Schools?Schools?    No No No No ImpactImpactImpactImpact    

The project site is located within the service boundary of the San Marcos Unified School District 
(SMUSD). Since the project is a proposing a commercial use (restaurant with drive-thru) and not a 
residential use, it will not generate students. The project applicant will be required to pay applicable 
school fees pursuant to California Education Code Section 17620 et seq. and Governments Code 
Sections 65995(h) and 65996(b) in effect at the time of building permit issuance. Current Level II 
school fees at SMUSD are $0.61/square foot for commercial uses.   

d)d)d)d) Parks?Parks?Parks?Parks?    No ImpactNo ImpactNo ImpactNo Impact    

The City has 16 major community parks and 18 mini parks and an extensive trail network. The closest 
existing parks to the project site are Lakeview Park located at 650 Fox Hall Drive and Connors Park 
located at 320 West San Marcos Boulevard.  Lakeview Park has access to trails around Discovery 
Lake, a kiosk, permanent restrooms, picnic tables, a picnic shelter, splash pad and play equipment. 
picnic Connors Park has adapted play equipment, a multi-purpose field with lighted turf, pickleball 
court, picnic tables, lighted tennis courts, a basketball court, permanent restroom, a picnic shelter and 
play equipment.  

The project does not include a residential component and will not add residents to the City of San 
Marcos. Therefore, there is no anticipated increase in demand for park facilities. No impact is 
identified for this issue area.  
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e)e)e)e) Other public facilities?Other public facilities?Other public facilities?Other public facilities?    Less than SignifiLess than SignifiLess than SignifiLess than Significant Impactcant Impactcant Impactcant Impact    

The analysis within Sections XIV(a) through XIV(d) concluded that the project would have a less than 
significant impact or reduce impacts to below a level of significance for police protection, fire 
protection, schools, and parks. The project would not result in an impact to any other public facilities. 
Impacts would be less than significant. 

XV.XV.XV.XV.    RECREATIONRECREATIONRECREATIONRECREATION    

a)a)a)a) Would the project increase the use of existing neighborhood and regional parks or other Would the project increase the use of existing neighborhood and regional parks or other Would the project increase the use of existing neighborhood and regional parks or other Would the project increase the use of existing neighborhood and regional parks or other 
recreational facilities, such that substantrecreational facilities, such that substantrecreational facilities, such that substantrecreational facilities, such that substantial physical deterioration of the facility would occur ial physical deterioration of the facility would occur ial physical deterioration of the facility would occur ial physical deterioration of the facility would occur or be or be or be or be 
accelerated?accelerated?accelerated?accelerated?    No ImpactNo ImpactNo ImpactNo Impact    

The City has 16 major community parks and 18 mini parks and an extensive trail network. The closest 
existing parks to the project site are Lakeview Park located at 650 Fox Hall Drive and Connors Park 
located at 320 West San Marcos Boulevard.  Lakeview Park has access to trails around Discovery 
Lake, a kiosk, permanent restrooms, picnic tables, a picnic shelter, splash pad and play equipment. 
picnic Connors Park has adapted play equipment, a multi-purpose field with lighted turf, pickleball 
court, picnic tables, lighted tennis courts, a basketball court, permanent restroom, a picnic shelter and 
play equipment.  

The project does not include a residential component and will not add residents to the City of San 
Marcos. Therefore, there is no anticipated increase in the use of existing neighborhood and regional 
parks or other recreational facilities. No impact is identified for this issue area.  

b)b)b)b) Does the project include recreationaDoes the project include recreationaDoes the project include recreationaDoes the project include recreational facilities or require the construction or expansion of l facilities or require the construction or expansion of l facilities or require the construction or expansion of l facilities or require the construction or expansion of 
recreational facilities, which might have an adverse physical effect on the environment?recreational facilities, which might have an adverse physical effect on the environment?recreational facilities, which might have an adverse physical effect on the environment?recreational facilities, which might have an adverse physical effect on the environment?    No No No No 
ImpactImpactImpactImpact    

The project proposes construction of a commercial building for use as a restaurant with a drive-
through. Since the project does not include a residential component and will not add residents to the 
City of San Marcos, no construction or expansion of recreational facilities is warranted. No impact is 
identified for this issue area.  

XVXVXVXVIIII....    TRANSPORTATION/TRATRANSPORTATION/TRATRANSPORTATION/TRATRANSPORTATION/TRAFFICFFICFFICFFIC    

A traffic impact analysis was prepared for the project by Linscott, Law and Greenspan (LLG) (2019). 
The complete report and supporting appendices are included as Appendix K Appendix K Appendix K Appendix K of this document.  

The report analyzed potential traffic impacts from the project on six intersections and four segments 
based upon the anticipated distribution of project traffic. 

IntersectionsIntersectionsIntersectionsIntersections    

• Grand Avenue/Bent Avenue 

• San Marcos Boulevard/Via Vera Cruz 

• San Marcos Boulevard/Bent Avenue 

• San Marcos Boulevard/Grand Avenue 

• San Marcos Boulevard/SR-78 Eastbound (EB) Ramps 

• San Marcos Boulevard/SR-78 Westbound (WB) Ramps 
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SegmentsSegmentsSegmentsSegments    

• San Marcos Boulevard (Via Vera Cruz to Bent) 

• San Marcos Boulevard (Bent Avenue to Grand Avenue) 

• San Marcos Boulevard (Grand Avenue to SR-78 EB Ramps) 

• Bent Avenue (Grand Avenue to San Marcos Boulevard) 
 

a)a)a)a) Conflict with the applicable plan, ordinance or policy establishing measures of effectiveness Conflict with the applicable plan, ordinance or policy establishing measures of effectiveness Conflict with the applicable plan, ordinance or policy establishing measures of effectiveness Conflict with the applicable plan, ordinance or policy establishing measures of effectiveness 
for the performance of the circulation system, taking into account all modes ofor the performance of the circulation system, taking into account all modes ofor the performance of the circulation system, taking into account all modes ofor the performance of the circulation system, taking into account all modes of transportation f transportation f transportation f transportation 
including mass transit and nonincluding mass transit and nonincluding mass transit and nonincluding mass transit and non----motorized travel and relevant components of the circulation motorized travel and relevant components of the circulation motorized travel and relevant components of the circulation motorized travel and relevant components of the circulation 
system, including but not limited to intersections, streets, highways and freeways, pedestrian and system, including but not limited to intersections, streets, highways and freeways, pedestrian and system, including but not limited to intersections, streets, highways and freeways, pedestrian and system, including but not limited to intersections, streets, highways and freeways, pedestrian and 
bicycle paths, and mass transit? bicycle paths, and mass transit? bicycle paths, and mass transit? bicycle paths, and mass transit? Less Than SignifLess Than SignifLess Than SignifLess Than Significant icant icant icant ImpactImpactImpactImpact    

Trip GenerationTrip GenerationTrip GenerationTrip Generation    

The project would generate increased traffic through the construction of a 3,500 square foot restaurant 
with drive-through. As shown in Table Table Table Table 22221111, the project would generate 2,048 ADT, including 80 inbound 
and 79 outbound trips in the AM peak hour and 80 inbound trips and 79 outbound trips in the PM 
peak hour. This includes a 40 percent reduction for pass-by trips in the PM peak hour and a 20 percent 
reduction for pass-by trips in the AM peak hour. Pass-by trips are trips attracted to the project that are 
already on the street systems passing near the site when going from one location to another, such as 
work-to-restaurant-to-home. These trips are not new traffic to the surrounding street system. The pass 
by reduction percentages used for the project are based upon the rates in SANDAG’s (Not So) Brief 
Guide to Vehicular Traffic Generation Rates for the San Diego Region.    

Table Table Table Table 22221111. Project Trip Generation . Project Trip Generation . Project Trip Generation . Project Trip Generation     

Land UseLand UseLand UseLand Use    
SizeSizeSizeSize    
(SF)(SF)(SF)(SF)    

Daily Trip Ends Daily Trip Ends Daily Trip Ends Daily Trip Ends 
(ADTs)(ADTs)(ADTs)(ADTs)    

AM Peak HourAM Peak HourAM Peak HourAM Peak Hour    PM Peak HourPM Peak HourPM Peak HourPM Peak Hour    

RateRateRateRate(1)(1)(1)(1)    VolumeVolumeVolumeVolume    
% of % of % of % of 
ADTADTADTADT    

In:OutIn:OutIn:OutIn:Out    VolumeVolumeVolumeVolume    
% of ADT% of ADT% of ADT% of ADT    

In:OutIn:OutIn:OutIn:Out    VolumeVolumeVolumeVolume    

SplitSplitSplitSplit    InInInIn    OutOutOutOut    SplitSplitSplitSplit    InInInIn    OutOutOutOut    

Fast Food Restaurant 
(with drive-through) 

3,500 
650/ 
KSF 

2,275 7% 50:50 80 79 7% 50:50 80 79 

Pass-by Trips(2)   (227)         

Total New TripsTotal New TripsTotal New TripsTotal New Trips            2,0482,0482,0482,048            80808080    79797979            80808080    79797979    

Source:Source:Source:Source: LLG 2019 
Notes:Notes:Notes:Notes:        
(1) Rates is based on SANDAG’s (Not So) Brief Guide of Vehicular Traffic Generation Rates for the San Diego 
Region, April 2002. 
(2) Per SANDAG’s (Not So) Brief Guide of Vehicular Traffic Generation Rates for San Diego Region, April 2002, 
the PM peak hour pass-by reduction for a fast-food restaurant is 40 percent. The daily and AM pass-by reductions 
were estimated to be half of the PM reduction (20 percent). However, to be conservative, all of the peak hour 
pass-by trips and half of the daily pass-by trips were included as “new trips” for the traffic analysis.  
 

Intersection and Segment OperationsIntersection and Segment OperationsIntersection and Segment OperationsIntersection and Segment Operations    

Table Table Table Table 22222222    summarizes the existing intersection operations. As shown in Table 22, all of the study area 
intersections currently operate at an acceptable LOS (LOS D or better).  Table Table Table Table 23232323    summarizes the 
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existing segment operations. As shown in Table 23, two segments of San Marcos Boulevard currently 
operated at LOS E (from Via Vera Cruz to Bent and from Grand Avenue to SR-78 EB Ramps). 

    
Table Table Table Table 22222222. Near. Near. Near. Near----Term Intersection OperationsTerm Intersection OperationsTerm Intersection OperationsTerm Intersection Operations    

 
IntersectionIntersectionIntersectionIntersection    Control Control Control Control 

TypeTypeTypeType    
Peak Peak Peak Peak     
HourHourHourHour    

ExistingExistingExistingExisting    Existing + Existing + Existing + Existing + 
ProjectProjectProjectProject    

ChangeChangeChangeChange    NearNearNearNear----TermTermTermTerm    NearNearNearNear----Term + Term + Term + Term + 
ProjectProjectProjectProject    

ChangeChangeChangeChange    

DelayDelayDelayDelay    LOSLOSLOSLOS    DelayDelayDelayDelay    LOSLOSLOSLOS    DelayDelayDelayDelay    LOSLOSLOSLOS    DelayDelayDelayDelay    LOSLOSLOSLOS    

Grand 
Avenue/ 
Bent Avenue 

Signal AM 7.8 A 
 

8.5 A 
 

0.7 8.8 A 9.2 A 0.4 

PM 17.8 B 
 

19.0 B 
 

1.2 35.1 C 35.5 D 2.4 

San Marcos 
Boulevard/ 
Via Vera Cruz 

Signal AM 25.6 C 
 

26.9 C 
 

1.3 36.9 D 37.5 D 0.6 

PM 39.6 D 
 

40.1 D 
 

0.5 90.2 F 91.9 F 1.7 

San Marcos 
Boulevard/ 
Bent Avenue 

Signal AM 25.1 C 
 

36.2 D 
 

11.1 83.283.283.283.2    FFFF    89.89.89.89.0000    FFFF    5.85.85.85.8    

PM 42.8 D 
 

52.6 D 
 

9.8 159.5159.5159.5159.5    FFFF    161616168.68.68.68.6    FFFF    9.19.19.19.1    

San Marcos 
Boulevard/ 
Grand 
Avenue 

Signal AM 16.3 B 
 

16.4 B 
 

0.1 44.7 D 44.9 D 0.2 

PM 37.7 
 

D 37.8 D 0.1 252.0 F 253.2 F 1.2 

San Marcos 
Boulevard/ 
SR-78 EB 
Ramps 

Signal AM 10.0 B 
 

10.2 B 
 

0.2 10.6 B 10.9 B 0.3 

PM 10.9 B 11.1 B 0.2 11.7 B 11.9 
 

B 0.2 

San Marcos 
Blvd/ SR-78 
WB Ramps/ 
Knoll Road 

Signal 
 

AM 27.6 C 
 

27.6 C 
 

0.0 28.5 C 26.8 C 0.1 

PM 25.4 C 25.4 C 0.0 27.0 C 27.0 C 0.0 

Source:Source:Source:Source: LLG 2019 

    

Existing + Project Existing + Project Existing + Project Existing + Project AnalysisAnalysisAnalysisAnalysis    

Intersection AnalysisIntersection AnalysisIntersection AnalysisIntersection Analysis    

Table 22 also presents the intersection operations under the Existing + Project scenario. As shown in 
Table 22, with the addition of project traffic the study intersections are calculated to operate at LOS D 
or better and no impact is identified. 

Segment AnalysisSegment AnalysisSegment AnalysisSegment Analysis    

Table 23 presents the segment operations under the Existing + Project scenario. As shown in Table 
23, with the addition of project traffic, the following study segment operations are calculated to 
operate at LOS E: 

• San Marcos Boulevard, from Via Vera Cruz to Bent Avenue (LOS E) 

• San Marcos Boulevard, from Grand Avenue to SR-78 Ramps (LOS E) 
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Table Table Table Table 22223333. . . . Near Term Street Segment OperationsNear Term Street Segment OperationsNear Term Street Segment OperationsNear Term Street Segment Operations    
 

Street SegmentStreet SegmentStreet SegmentStreet Segment    
Existing Existing Existing Existing 
CapacityCapacityCapacityCapacity    
(LOS E)(LOS E)(LOS E)(LOS E)(1)(1)(1)(1)    

ExistingExistingExistingExisting    
Existing +Existing +Existing +Existing +    

ProjectProjectProjectProject    V/CV/CV/CV/C    

ChangeChangeChangeChange    

NearNearNearNear----TermTermTermTerm    NearNearNearNear----Term + ProjectTerm + ProjectTerm + ProjectTerm + Project    V/CV/CV/CV/C    

ChangeChangeChangeChange    
ADTADTADTADT(2)(2)(2)(2)    LOSLOSLOSLOS((((3333))))    V/CV/CV/CV/C(4)(4)(4)(4)    ADTADTADTADT    LOSLOSLOSLOS    V/CV/CV/CV/C    ADTADTADTADT    LOSLOSLOSLOS    V/CV/CV/CV/C    ADTADTADTADT    LOSLOSLOSLOS    V/CV/CV/CV/C    

San Marcos BoulevardSan Marcos BoulevardSan Marcos BoulevardSan Marcos Boulevard    
  

 
      

 
  

 
 

 

Via Vera Cruz to Bent 
Avenue 

40,000 36,900 E 0.923 37,668 E 0.942 0.019 44,930 F 1.123 45,689 F 1.142 0.019 

Bent Avenue to Grand 
Avenue 

60,000 40,600 C 0.677 41,419 C 0.690 0.014 45,990 C 0.767 46,809 C 0.780 0.014 

Grand Avenue to SR-
78 EB Ramps 

60,000 54,500 E 0.908 55,217 E 0.920 0.012 58,170 E 0.970 58,887 E 0.981 0.012 

Bent AvenueBent AvenueBent AvenueBent Avenue                   

Grand Avenue to San 
Marcos Boulevard 

15,000 5,100 B 0.340 5,982 B 0..99 0.059 6,850 B 0.457 7,732 C 0.515 0.059 

 

Source:Source:Source:Source: LLG 2019 
Notes: Notes: Notes: Notes:     
(1) Capacities based on the City of San Marcos’ Urban Street Design Criteria 
(2) ADT = Average Daily Traffic 
(3) LOS = Level of Service 
(4)  V/C = Volume to Capacity Ratio 
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NearNearNearNear----Term ConditionTerm ConditionTerm ConditionTerm Condition    

Intersection AnalysisIntersection AnalysisIntersection AnalysisIntersection Analysis    

Table 22 also presents the intersection operations under the Near-Term scenario. As shown in Table 
22, the following intersections are calculated to operate at LOS F in the Near-Term scenario.  

• San Marcos Boulevard/Via Vera Cruz (LOS F, PM Peak Hour) 

• San Marcos Boulevard/Bent Avenue (LOS F, AM and PM Peak Hour) 

• San Marcos Boulevard/ Grand Avenue (LOS F, PM Peak Hour) 

SeSeSeSegment Operationsgment Operationsgment Operationsgment Operations    

Table 23 also presents the segment operations under the Near-Term scenario. As shown in Table 23, 
the following study segments are calculated to operate at LOS E or F.  

• San Marcos Boulevard, from Via Vera Cruz to Bent Avenue (LOS F) 

• San Marcos Boulevard, from Grand Avenue to SR-78 Ramps (LOS E) 

NearNearNearNear----Term + Project AnalysisTerm + Project AnalysisTerm + Project AnalysisTerm + Project Analysis    

Intersection AnalysisIntersection AnalysisIntersection AnalysisIntersection Analysis    

Table 22 also presents the intersection operations under the Near-Term + Project scenario. As shown 
in Table 22, the following intersections are calculated to operate at LOS F in the Near-Term + Project 
scenario.  

• San Marcos Boulevard/Via Vera Cruz (LOS F, PM Peak Hour) 

• San Marcos Boulevard/Bent Avenue (LOS F, AM and PM Peak Hour) 

• San Marcos Boulevard/ Grand Avenue (LOS F, PM Peak Hour) 

For intersections operating at LOS E or F, a significant impact would occur if the project would result 
in an increase in delay of 2 seconds of more. Of the three intersections identified to operate at LOS F 
in the Near-Term + Project condition, only the intersection of San Marcos Boulevard/Bent Avenue 
would result in a significant increase in delay (5.8 second increase in the AM peak and 9.1 second 
increase in the PM peak). This represents a significant impact (Impact TRImpact TRImpact TRImpact TR----1111aaaa) and mitigation is 
required.   
 

MMMMMMMM----TRTRTRTR----1111 Prior to project occupancy, the project shall contribute a fair share towards the 
widening of the northbound approach on Bent Avenue at San Marcos Boulevard to 
provide a left turn lane, a thru lane, and a right turn lane. The project’s fair share 
contribution is 2.3 percent.  

 
Implementation of mitigation measures MM-TR-1 would improve the delay at the San Marcos 
Boulevard, as shown in Table Table Table Table 22224444, and reduce the impact to below a level of significance.  
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Table Table Table Table 22224444. Near. Near. Near. Near----Term + Project PostTerm + Project PostTerm + Project PostTerm + Project Post----Mitigated Intersection OperationsMitigated Intersection OperationsMitigated Intersection OperationsMitigated Intersection Operations    
 

Intersection Intersection Intersection Intersection     Peak Hour Peak Hour Peak Hour Peak Hour 
ImpactedImpactedImpactedImpacted    

NearNearNearNear----    TermTermTermTerm    NearNearNearNear----Term + ProjectTerm + ProjectTerm + ProjectTerm + Project    NearNearNearNear----Term + Term + Term + Term + Project + Project + Project + Project + 
MitigationMitigationMitigationMitigation    

DelayDelayDelayDelay(1)(1)(1)(1)    LOSLOSLOSLOS(2)(2)(2)(2)    DelayDelayDelayDelay    LOSLOSLOSLOS    DelayDelayDelayDelay    LOSLOSLOSLOS    

San Marcos 
Boulevard/Bent 

Avenue 

AM 83.2 F 89.2 F 82.2 
 

F 

PM 159.5 F 
 

167.3 F 119.2 F 

Notes: 
(1) Average delay expressed in seconds per vehicle. 
(2) Level of service 
 

 
Segment Segment Segment Segment OperationsOperationsOperationsOperations    

Table 23 also presents the segment operations under the Near-Term + Project scenario. As shown in 
Table 23, the following study segments are calculated to operate at LOS E or F.  

• San Marcos Boulevard, from Via Vera Cruz to Bent Avenue (LOS F) 

• San Marcos Boulevard, from Grand Avenue to SR-78 Ramps (LOS E) 

For segments operating at LOS E or F, a significant impact would occur if the project would result in an 
increase in volume/capacity (V/C) of 0.02 more.  Of the two segments identified to operate at LOS E 
or F in the Near-Term + Project condition, neither will result in a V/C or 0.02. Therefore, no impact to 
roadway segments is identified in the Near-Term + Project scenario.  

 
LongLongLongLong----Term ScenarioTerm ScenarioTerm ScenarioTerm Scenario    

For the long-term analysis, no network additions or improvements were assumed. In order to forecast 
future traffic volumes for long-term (Year 2035) conditions, the SANDAG Series 12 Model was used.  

Intersection AnalysisIntersection AnalysisIntersection AnalysisIntersection Analysis    

Table Table Table Table 22225555    summarizes the intersection operations under the Long-Term scenario. As shown in Table 
25 the following intersections are calculated to operate at LOS F in the Long-Term scenario.  

• San Marcos Boulevard/Via Vera Cruz (LOS F, PM Peak Hour) 

• San Marcos Boulevard/Bent Avenue (LOS F, AM and PM Peak Hour) 

• San Marcos Boulevard/ Grand Avenue (LOS F, PM Peak Hour) 

Segment OperationsSegment OperationsSegment OperationsSegment Operations    

Table Table Table Table 26262626 summarizes the segment operations under the Long-Term scenario. As shown in Table 26, 
the following study segments are calculated to operate at LOS E or F.  

• San Marcos Boulevard, from Via Vera Cruz to Bent Avenue (LOS F) 

• San Marcos Boulevard, from Grand Avenue to SR-78 Ramps (LOS E) 
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Table Table Table Table 22225555. Long. Long. Long. Long----Term Intersection OperationsTerm Intersection OperationsTerm Intersection OperationsTerm Intersection Operations    
 

IntersectionIntersectionIntersectionIntersection    Peak Peak Peak Peak     
HourHourHourHour    

LongLongLongLong----TermTermTermTerm    LongLongLongLong----Term Term Term Term     
With ProjectWith ProjectWith ProjectWith Project    

Delay Delay Delay Delay 
IncreaseIncreaseIncreaseIncrease    

SignificantSignificantSignificantSignificant    
    Impact?Impact?Impact?Impact?    

DelayDelayDelayDelay    LOSLOSLOSLOS    DelayDelayDelayDelay    LOSLOSLOSLOS    

Grand Avenue/ 
Bent Avenue 

AM 10.9 B 11.3 B 0.4 No 

PM 34.8 C 36.1 D 1.3 No 

San Marcos 
Boulevard/ 
Via Vera Cruz 

AM 50.5 D 50.5 D 0.0 No 

PM 95.2 F 96.5 F 1.3 No 

San Marcos 
Boulevard/ 
Bent Avenue 

AM 106.1 F 113.113.113.113.4444    FFFF    7.7.7.7.3333    YesYesYesYes    

PM 216.3 F 222.2222.2222.2222.2    FFFF    5.95.95.95.9    YesYesYesYes    

San Marcos 
Boulevard/ 
Grand Avenue 

AM 51.7 D 51.8 D 0.1 No 

PM 272.3 F 273.6 F 1.3 No 

San Marcos 
Boulevard/ SR-78 
EB Ramps 

AM 12.5 B 12.7 B 0.2 No 

PM 13.8 B 14.0 B 0.2 No 

San Marcos 
Boulevard/ SR-78 
WB Ramps/Knoll  

AM 30.1 C 30.1 C 0.0 No 

PM 30.1 C 30.1 C 0.0 No 

Source:Source:Source:Source: LLG 2019 

    
 
 

Table Table Table Table 22226666. Long. Long. Long. Long----Term Term Term Term SegmentSegmentSegmentSegment    OperationsOperationsOperationsOperations    

Street SegmentStreet SegmentStreet SegmentStreet Segment    
CapacityCapacityCapacityCapacity    

(LOS E) (LOS E) (LOS E) (LOS E) (1)(1)(1)(1)    

LongLongLongLong----TermTermTermTerm    LongLongLongLong----Term With ProjectTerm With ProjectTerm With ProjectTerm With Project    V/CV/CV/CV/C    
ChangeChangeChangeChange 

    

Impact?Impact?Impact?Impact?    
ADTADTADTADT(2)(2)(2)(2)    LOSLOSLOSLOS    (3)(3)(3)(3)    V/CV/CV/CV/C    (4)(4)(4)(4)    ADTADTADTADT    LOSLOSLOSLOS    V/CV/CV/CV/C    

San Marcos BoulevardSan Marcos BoulevardSan Marcos BoulevardSan Marcos Boulevard 

Via Vera Cruz to Bent Avenue 
 

42,000  48,320  F 1.150  49,088  F 1.169 0.018 No 

Bent Avenue to Grand 
Avenue    

60,000  48,290  C 0.805  49,109  C 0.818 0.014 No 

Grand Avenue to SR-78 EB 
Ramps 

60,000  63,910  F 1.065  64,627  F 1.077 0.012 No 

Bent AvenueBent AvenueBent AvenueBent Avenue 

Grand Avenue to San Marcos 
Boulevard 

15,000 8,830 C 0.589 9,712 C 0.647 0.059 No 

 

Source:Source:Source:Source: LLG 2019 
Notes: Notes: Notes: Notes:     
(1) Capacity based on roadway classification operating at LOS E. 
(2) ADT = Average Daily Traffic 
(3) LOS = Level of Service 
(4)  V/C = Volume to Capacity Ratio 

 
    

    



 

San Marcos Boulevard/Bent Avenue Commercial 74 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

LongLongLongLong----Term + Project AnalysisTerm + Project AnalysisTerm + Project AnalysisTerm + Project Analysis    

Intersection AnalysisIntersection AnalysisIntersection AnalysisIntersection Analysis    

Table 25 summarizes the intersection operations under the Long-Term + Project scenario. As shown 
in Table 25, the following intersections are calculated to operate at LOS F in the Long-Term + Project 
scenario.  

• San Marcos Boulevard/Via Vera Cruz (LOS F, PM Peak Hour) 

• San Marcos Boulevard/Bent Avenue (LOS F, AM and PM Peak Hour) 

• San Marcos Boulevard/ Grand Avenue (LOS F, PM Peak Hour) 

For intersections operating at LOS E or F, a significant impact would occur if the project would result 
in an increase in delay of 2 seconds of more. Of the three intersections identified to operate at LOS F 
in the Long-Term + Project condition, only the intersection of San Marcos Boulevard/Bent Avenue 
would result in a significant increase in delay (7.3 second increase in the AM peak and 5.9 second 
increase in the PM peak). This represents a significant impact (Impact TRImpact TRImpact TRImpact TR----1b1b1b1b) and mitigation is 
required. 
Implementation of mitigation measures MM-TR-1, identified earlier in this section, will also reduce this 
impact to below a level of significance. As shown in Table Table Table Table 22227777, the delay will reduce to before-project 
levels at this intersection with implementation of the mitigation.  

 
Table Table Table Table 22227777. Long. Long. Long. Long----Term + Project PostTerm + Project PostTerm + Project PostTerm + Project Post----Mitigated Intersection OperationsMitigated Intersection OperationsMitigated Intersection OperationsMitigated Intersection Operations    

 
Intersection Intersection Intersection Intersection     Peak Hour Peak Hour Peak Hour Peak Hour 

ImpactedImpactedImpactedImpacted    
NearNearNearNear----    TermTermTermTerm    NearNearNearNear----Term + ProjectTerm + ProjectTerm + ProjectTerm + Project    NearNearNearNear----Term + Project + Term + Project + Term + Project + Term + Project + 

MitigationMitigationMitigationMitigation    

DelayDelayDelayDelay(1)(1)(1)(1)    LOSLOSLOSLOS(2)(2)(2)(2)    DelayDelayDelayDelay    LOSLOSLOSLOS    DelayDelayDelayDelay    LOSLOSLOSLOS    

San Marcos 
Boulevard/Bent 
Avenue 

AM 106.1 F 113.2 F  
98.9 

F 

PM 216.3 F 219.7 F  
172.8 

F 

    
Source: Source: Source: Source: LLG 2019 
Notes:Notes:Notes:Notes:            
(1) Average delay expressed in seconds per vehicle.    

(2) LOS = Level of service    
    

Segment Segment Segment Segment OperationsOperationsOperationsOperations    

Table 27 also presents the segment operations under the Long-Term + Project scenario. As shown in 
Table 27, the following study segments are calculated to operate at LOS E or F.  

• San Marcos Boulevard, from Via Vera Cruz to Bent Avenue (LOS F) 

• San Marcos Boulevard, from Grand Avenue to SR-78 Ramps (LOS E) 

For segments operating at LOS E or F, a significant impact would occur if the project would result in an 
increase in volume/capacity (V/C) of 0.02 more.  Of the two segments identified to operate at LOS E 
or F in the Long-Term + Project condition, neither will result in a V/C or 0.02. Therefore, no impact to 
roadway segments is identified in the Long-Term + Project scenario.  
 
    



 

San Marcos Boulevard/Bent Avenue Commercial 75 City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos 
Initial Study/Mitigated Negative Declaration  August 2019 

Queuing AnalysisQueuing AnalysisQueuing AnalysisQueuing Analysis    

A queuing analysis was prepared for the project. Table Table Table Table 22228888 summarizes the calculated peak hour 
queues at the San Marcos Boulevard/Bent Avenue intersection for the various analysis scenarios.  

Table Table Table Table 22228888. 95. 95. 95. 95thththth    Percentile Queue ResultsPercentile Queue ResultsPercentile Queue ResultsPercentile Queue Results    

    
    

Intersection Intersection Intersection Intersection     

    
Critical Critical Critical Critical 

MovementMovementMovementMovement    

    
Peak Peak Peak Peak 
HourHourHourHour    

    
Pocket Pocket Pocket Pocket 
Length Length Length Length 

(ft)(ft)(ft)(ft)    

Queue Length (ftQueue Length (ftQueue Length (ftQueue Length (ft))))    

ExistingExistingExistingExisting    Exiting Exiting Exiting Exiting 
+ + + + 

ProjectProjectProjectProject    

NearNearNearNear----
TermTermTermTerm    

NearNearNearNear----
Term + Term + Term + Term + 
ProjectProjectProjectProject    

LongLongLongLong----
TermTermTermTerm    

LongLongLongLong----
Term + Term + Term + Term + 
ProjectProjectProjectProject    

San Marcos 
Boulevard/ 

Bent Avenue 

EB L AM 260 40 110 60 110 110 170 

PM 100 140 100 170 220 290 

SB L AM  
200 

110 180 150 230 220 320 

PM 200 280 390 460 540 630 

Source: Source: Source: Source: LLG 2019 
 

As shown in Table 23, the 95th percentile queue for the eastbound left-turn lane exceeds the left-turn 
storage of 260 feet in the Long-Term + Project scenario. The 95th percentile for the southbound left-
turn is calculated to queue beyond the location of the project driveway on Bent Avenue. The length of 
the queue would inhibit vehicles traveling along Bent Avenue from being able to make a northbound 
left-turn to enter the project site during peak commute hours. It would also inhibit vehicles from making 
a left turn out of the driveway onto Bent Avenue during peak commute hours. This represents a 
significant impact (Impact TRImpact TRImpact TRImpact TR----2222) and mitigation is required. 

MMMMMMMM----TRTRTRTR----2222 The Bent Avenue driveway shall be restricted to right-in/right-out only ingress and 
egress by means of driveway obstruction (e.g., pork shop) or signage and striping 
as determined by the City Engineer. Prior to issuance of grading permit, final 
driveway design shall be reviewed and approved by the City Engineer.  

 
Contribution to CityContribution to CityContribution to CityContribution to City----wide Trafficwide Trafficwide Trafficwide Traffic    

The project will contribute to City-wide traffic resulting in potential cumulative impacts (Impact TRImpact TRImpact TRImpact TR----3333). 
Implementation of the following mitigation measure will be required as a condition of project approval: 

MMMMMMMM----TRTRTRTR----3333 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 2011-01 (Congestion Management).  

Participation in CFD 2011-01 will assist in City-wide efforts to reduce traffic congestion and impacts 
to SR-78 and would reduce the project’s potential impacts to below a level of significance. 

Construction Related TConstruction Related TConstruction Related TConstruction Related Trafficrafficrafficraffic    

Construction of the project will require import of 1,700 cy yards of material. Assuming a 10 cy capacity 
truck, this represents 170 total truck trips. Soils import is expected to take 6 days, thus results in 
about 29 trucks per day, or approximately 3 to 4 trucks/hour or one truck every 15 to 20 minutes. This 
is not of a frequency which would result in a significant impact.  
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b)b)b)b) Conflict with an applicable congestion management plan, including, but not limited to level of Conflict with an applicable congestion management plan, including, but not limited to level of Conflict with an applicable congestion management plan, including, but not limited to level of Conflict with an applicable congestion management plan, including, but not limited to level of 
service standards aservice standards aservice standards aservice standards and travel demand measures, or other standards established by the county nd travel demand measures, or other standards established by the county nd travel demand measures, or other standards established by the county nd travel demand measures, or other standards established by the county 
congestion management agency for designated roads or highways?congestion management agency for designated roads or highways?congestion management agency for designated roads or highways?congestion management agency for designated roads or highways?    No ImpactNo ImpactNo ImpactNo Impact    

The purpose of the Congestion Management Plan (CMP) is to monitor the performance of the San 
Diego region’s roadway transportation system, develop programs to address near- and long-term 
congestion, and better integrate transportation and land use planning. The San Diego Association of 
Governments (SANDAG), as the designated Congestion Management Agency for the San Diego region, 
is responsible for developing, adopting, and updating the CMP. SANDAG, local jurisdictions, and 
transportation operators (i.e., California Department of Transportation, Metropolitan Transit System, 
North County Transit District, etc.) are responsible for implementing the CMP. 

San Marcos Boulevard is a CMP arterial. Analysis under traffic threshold “A” concluded that the project 
would result in an increase in delay at the intersection of San Marcos Boulevard/Bent Avenue in the 
near-term and long-term condition and implementation of mitigation measure MM-TR-1 would reduce 
the cumulative impact to below a level of significance.  Therefore, the project would not result in any 
conflict with the CMP. No impact is identified for this issue area. 

c)c)c)c) ResuResuResuResult in a change in air traffic patterns, including either an increase in traffic levels or a lt in a change in air traffic patterns, including either an increase in traffic levels or a lt in a change in air traffic patterns, including either an increase in traffic levels or a lt in a change in air traffic patterns, including either an increase in traffic levels or a 
change in location that results in substantial safety risks?change in location that results in substantial safety risks?change in location that results in substantial safety risks?change in location that results in substantial safety risks?    No ImpactNo ImpactNo ImpactNo Impact    

The nearest airport is the McClellan-Palomar Airport in Carlsbad, which is located approximately five 
miles west of the project area.  The type of development proposed (commercial) would not result in a 
change in air traffic patterns. No impact is identified for this issue area. 

d)d)d)d) Substantially increase hazards due to a design feature (e.g., Substantially increase hazards due to a design feature (e.g., Substantially increase hazards due to a design feature (e.g., Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous sharp curves or dangerous sharp curves or dangerous sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm equipment)?intersections) or incompatible uses (e.g., farm equipment)?intersections) or incompatible uses (e.g., farm equipment)?intersections) or incompatible uses (e.g., farm equipment)?    No Impact.No Impact.No Impact.No Impact.    

The project does not include any design features which would increase hazards. Project driveway 
widths and the drive lanes within the project are a 24-feet wide and meet the city’s requirements for 
emergency vehicle access.  

The drive-thru design provides space for eleven vehicles to queue. A one-day queue observation at 
another Panera location in 2018 had a maximum observed queue length of nine vehicles (LLG 2019b). 
Therefore, the drive-thru lane, which will accommodate eleven vehicles, is expected to be long enough 
to accommodate the drive-thru customers without any overflow into the parking lot or adjacent streets. 
No impact is identified for this issue area.  

e)e)e)e) Result in inadequate emergency access? Result in inadequate emergency access? Result in inadequate emergency access? Result in inadequate emergency access? Less Than Significant ImpactLess Than Significant ImpactLess Than Significant ImpactLess Than Significant Impact    

Access to the project site will be via two 24-foot wide driveways, one on San Marcos Boulevard and 
one of Bent Avenue. The Fire Marshal has reviewed the project and indicated that the access points 
meet the Department’s 24-foot width requirement. Therefore, the project would not result in 
inadequate emergency access. Impacts would be less than significant. 

f)f)f)f) Conflict with adopted policies, plans or programs regarding public transit, bicycle Conflict with adopted policies, plans or programs regarding public transit, bicycle Conflict with adopted policies, plans or programs regarding public transit, bicycle Conflict with adopted policies, plans or programs regarding public transit, bicycle or pedestrian or pedestrian or pedestrian or pedestrian 
facilities, or otherwise decrease the performance of safety of such facilifacilities, or otherwise decrease the performance of safety of such facilifacilities, or otherwise decrease the performance of safety of such facilifacilities, or otherwise decrease the performance of safety of such facilittttiiiieeeessss? ? ? ? Less Than Significant Less Than Significant Less Than Significant Less Than Significant 
ImpactImpactImpactImpact    

TransitTransitTransitTransit    

Transit service is provided to the project area via the North County Transit District (NCTD) Route 347 
bus. Route 347 provides bus service between Cal State San Marcos and Palomar College, with stops 
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within the study along San Marcos Boulevard, Via Vera Cruz and Bent Avenue. The route operates 
hourly between the hours of 5:00 AM and 8:00 PM, Monday through Friday, and between 7:30AM and 
7:30PM on Saturday. The project does not include any components that would conflict with adopted 
policies, plans, or programs regarding public transit otherwise decrease the performance or safety of 
such facilities. Impacts would be less than significant. 

Bicycle NetworkBicycle NetworkBicycle NetworkBicycle Network    

Currently, Class II bike lanes are provided on the following study street segments: 

• Via Vera Cruz, north of San Marcos Boulevard (both sides); 

• Bent Avenue, from Grand Avenue to San Marcos Boulevard (both sides); 

• Grand Avenue, south of San Marcos Boulevard (west side); and 

• San Marcos Boulevard, west of Via Vera Cruz to Grand Avenue, and east of Knoll Road (both 
sides). 

The project does not include any components that would conflict with adopted policies, plans, or 
programs regarding bicycles or otherwise decrease the performance or safety of such facilities. The 
project will provide a bicycle rack for bicycle parking on the project site. Impacts would be less than 
significant.    

Pedestrian InfrastructurePedestrian InfrastructurePedestrian InfrastructurePedestrian Infrastructure    

Pedestrian sidewalks are generally provided throughout the study area. Pedestrian crossings are 
provided in all directions at the intersections of San Marcos Boulevard / Via Vera Cruz and San Marcos 
Boulevard / Bent Avenue. Pedestrian crossings are prohibited at the following locations: 

• Grand Avenue / Bent Avenue (across the east and west legs); 

• San Marcos Boulevard / Grand Avenue (across the east leg); 

• San Marcos Boulevard / SR-78 EB Ramps (across the east, west, and south legs); and 

• San Marcos Boulevard / SR-78 WB Ramps (across the west and south legs). 

The project does not include any components that would conflict with adopted policies, plans, or 
programs regarding pedestrian facilities or otherwise decrease the performance or safety of such 
facilities. The project incorporates ADA-compliant pedestrian access to the building from Bent Avenue. 
Impacts would be less than significant. 

XVII.XVII.XVII.XVII.    TRIBAL CULTURAL RESOURCESTRIBAL CULTURAL RESOURCESTRIBAL CULTURAL RESOURCESTRIBAL CULTURAL RESOURCES    

a)a)a)a) Would the project cause a substantial adverse change in the significance of a tribal cultural Would the project cause a substantial adverse change in the significance of a tribal cultural Would the project cause a substantial adverse change in the significance of a tribal cultural Would the project cause a substantial adverse change in the significance of a tribal cultural 
resresresresoooource, defined in Public Resources Code section 21074 as either a site, feature, place, cultural urce, defined in Public Resources Code section 21074 as either a site, feature, place, cultural urce, defined in Public Resources Code section 21074 as either a site, feature, place, cultural urce, defined in Public Resources Code section 21074 as either a site, feature, place, cultural 
landscape that is geographically defined in terms of the size landscape that is geographically defined in terms of the size landscape that is geographically defined in terms of the size landscape that is geographically defined in terms of the size and scope of the landscape, sacred and scope of the landscape, sacred and scope of the landscape, sacred and scope of the landscape, sacred 
place, or object with cultural value to a California Native American tribe, and that is:place, or object with cultural value to a California Native American tribe, and that is:place, or object with cultural value to a California Native American tribe, and that is:place, or object with cultural value to a California Native American tribe, and that is:    Listed or Listed or Listed or Listed or 
eligible for listing in the California Register of Historical Resources, or in a local register of eligible for listing in the California Register of Historical Resources, or in a local register of eligible for listing in the California Register of Historical Resources, or in a local register of eligible for listing in the California Register of Historical Resources, or in a local register of 
historical resources ashistorical resources ashistorical resources ashistorical resources as    defined in Public Resources Code section 5020.1(k)?defined in Public Resources Code section 5020.1(k)?defined in Public Resources Code section 5020.1(k)?defined in Public Resources Code section 5020.1(k)?    Less than SignificaLess than SignificaLess than SignificaLess than Significant nt nt nt 
with Mitigation Incorporatedwith Mitigation Incorporatedwith Mitigation Incorporatedwith Mitigation Incorporated    

AB 52 CoordinationAB 52 CoordinationAB 52 CoordinationAB 52 Coordination    

In compliance with the requirements of AB 52, the City sent letters to the San Luis Rey Band of Mission 
Indians (San Luis Rey), Rincon Band of Luiseño Indians (Rincon) and Mesa Grande Band of Diegueño 
Mission Indians (Mesa Grande).   
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A response was received from the Viejas Band of Kumeyaay Indians dated April 1, 2019, stating that 
the site has cultural significance or ties to the Kumeyaay Nation. Viejas requested that all 
NEPA/CEQA/NAGPRA laws be followed and that the City reach out to the San Pasqual Band of Mission 
Indians. The City contacted the San Pasqual Band as part of the AB 52 process and the San Pasqual 
Tribe requested consultation. The City met with San Luis Rey representatives to discuss the project 
and the cultural resources mitigation measures presented above (MM-CR-1a through MM-CR-1h) are 
consistent with the mitigation recommended by the San Luis Rey Bank. On July 11, 2019 a letter was 
received from the San Luis Rey Band requesting to concludes consultation.  

Potential for ResourcesPotential for ResourcesPotential for ResourcesPotential for Resources    

The intensive visual inspection of the accessible portions of the project site conducted by ASM 
provided scant evidence for the presence of cultural resources in those areas. In total, four very small 
fragments of invertebrate remains for identified on the project site. These invertebrate remains are 
consistent with prehistoric food gathering of local shellfish. All of the observed shell fragments were 
highly damaged and found in secondary context. The original depositional location of the remains 
could not be determined.  Since the majority of the project site is covered with vegetation; it is possible 
that additional cultural materials are present and were not visible during the time of the survey.  

While most of the project site has been previously disturbed by historic airport-related activities and 
the subsequent construction of nearby commercial buildings, there remains the potential to encounter 
unidentified resources during project grading activities should construction go deeper than previously 
disturbed depths.  To further ensure Native American archaeological resources are protected, 
implementation of MM-CR-1a through MM-CR-1h provides additional protections for significant resources 
and describes the process for proper treatment and handling to ensure impacts would be minimized. 
Implementation of this mitigation would reduce potential project-level impacts to tribal cultural resources 
to below a level of significance. 

b)b)b)b) Would the project cause a substantial adverse change in the significance of a tribWould the project cause a substantial adverse change in the significance of a tribWould the project cause a substantial adverse change in the significance of a tribWould the project cause a substantial adverse change in the significance of a tribal cultural al cultural al cultural al cultural 
resource, defined in Public Resources Code section 21074 as either a site, feature, place, cultural resource, defined in Public Resources Code section 21074 as either a site, feature, place, cultural resource, defined in Public Resources Code section 21074 as either a site, feature, place, cultural resource, defined in Public Resources Code section 21074 as either a site, feature, place, cultural 
landscape that is geographically defined in landscape that is geographically defined in landscape that is geographically defined in landscape that is geographically defined in termstermstermsterms    of the size and scope of the landscape, sacred of the size and scope of the landscape, sacred of the size and scope of the landscape, sacred of the size and scope of the landscape, sacred 
place, or object with cultural value to a Califplace, or object with cultural value to a Califplace, or object with cultural value to a Califplace, or object with cultural value to a California Native American tribe, and that is: ornia Native American tribe, and that is: ornia Native American tribe, and that is: ornia Native American tribe, and that is: A resource A resource A resource A resource 
determined by the lead agency, in its discretion and supported by substantial evidence, to be determined by the lead agency, in its discretion and supported by substantial evidence, to be determined by the lead agency, in its discretion and supported by substantial evidence, to be 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 significant pursuant to criteria set forth in subdivision (c) of Public Resources Code section significant pursuant to criteria set forth in subdivision (c) of Public Resources Code section significant pursuant to criteria set forth in subdivision (c) of Public Resources Code section 
5024.1. In app5024.1. In app5024.1. In app5024.1. In applying the criteria set forth in subdivision (c) of Public Resources Code section lying the criteria set forth in subdivision (c) of Public Resources Code section lying the criteria set forth in subdivision (c) of Public Resources Code section lying the criteria set forth in subdivision (c) of Public Resources Code section 
5024.1, the lead agency shall consider the significance of the resource to a California Native 5024.1, the lead agency shall consider the significance of the resource to a California Native 5024.1, the lead agency shall consider the significance of the resource to a California Native 5024.1, the lead agency shall consider the significance of the resource to a California Native 
American tribe. American tribe. American tribe. American tribe. Less than SignificLess than SignificLess than SignificLess than Significant with Mitigation Incorporatedant with Mitigation Incorporatedant with Mitigation Incorporatedant with Mitigation Incorporated    

The City has not identified any cultural resources to be present on the project site pursuant to criteria 
set forth in subdivision (c) of Public Resources Code Section 5024.1. In addition, based upon the 
cultural resources study prepared for the project (ASM 2019) and consultation with local tribes, the 
project site does not contain any known tribal cultural resources that are significant pursuant to these 
criteria. However, as described in Section V, Cultural Resources, and as identified above, there remains 
the potential to encounter unidentified resources during project grading activities should construction go 
deeper than previously disturbed depths. 

The project has the potential to disturb unidentified archaeological resources during project grading 
(Impact CR-1). Mitigation measures MM-CR-1a through MM-CR-1h, identified in the cultural resources 
analysis (Section V. of this document) provide for the presence of archaeological and Luiseño Native 
American monitors during ground disturbing activities that would be able to identify any previously 
unidentified cultural resources, to prevent inadvertent disturbance of any intact cultural deposits that 
may be present. 
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To further ensure Native American archaeological resources are protected, implementation of MM-CR-
1a through MM-CR-1h provides additional protections for significant resources and describes the 
process for proper treatment and handling to ensure impacts would be minimized. Implementation of 
this mitigation would reduce potential project-level impacts to tribal cultural resources to below a level 
of significance. 

XVXVXVXVIIIIIIIIIIII....    UTILITIES AND SERVICE SYSTEMSUTILITIES AND SERVICE SYSTEMSUTILITIES AND SERVICE SYSTEMSUTILITIES AND SERVICE SYSTEMS    

A Water and Sewer Study was prepared for the project by Vallecitos Water District (2018). The 
complete report is included as Appendix Appendix Appendix Appendix LLLL of this document. The project would require new utility 
services to serve the 3,500 s.f. restaurant with drive-thru.  

a)a)a)a) Exceed wastewater treatment requirements of the applicable Regional Water Quality Control Exceed wastewater treatment requirements of the applicable Regional Water Quality Control Exceed wastewater treatment requirements of the applicable Regional Water Quality Control Exceed wastewater treatment requirements of the applicable Regional Water Quality Control 
Board?Board?Board?Board?    Less Than Significant ImpactLess Than Significant ImpactLess Than Significant ImpactLess Than Significant Impact    

The Vallecitos Water District (VWD) is responsible for disposal of treated wastewater. The Regional 
Water Quality Control Board (RWQCB) regulates the treatment of wastewater at treatment plants and 
the discharge of the treated wastewater into receiving waters. VWD is responsible for adhering to 
RWQCB regulations as they apply to wastewater generated by the any project. The VWD facilities have 
been designed to treat typical wastewater flows from different land uses within their service area. The 
project would generate wastewater flows typical of the uses currently operating in VWD’s service area 
and an exceedance of wastewater treatment requirements of the applicable RWQCB were not 
anticipated. Therefore, impacts related to wastewater treatment and the project’s adherence to 
applicable requirements would be similar. Impacts would be less than significant. 

b)b)b)b) Require or result in the construction of new water or wastewater treatment facilities or Require or result in the construction of new water or wastewater treatment facilities or Require or result in the construction of new water or wastewater treatment facilities or Require or result in the construction of new water or wastewater treatment facilities or 
expansion of existing facilities, the construction of expansion of existing facilities, the construction of expansion of existing facilities, the construction of expansion of existing facilities, the construction of which which which which ccccould cause siould cause siould cause siould cause significant environmental gnificant environmental gnificant environmental gnificant environmental 
effects?effects?effects?effects?    Less Than Significant Less Than Significant Less Than Significant Less Than Significant ImpactImpactImpactImpact    

Water Facilities AnalysisWater Facilities AnalysisWater Facilities AnalysisWater Facilities Analysis    

The project is located within VWD boundaries for water service and is within the VWD 855 pressure zone. 
The propjet proposes to connect to existing VWD water infrastructure in Bent Avenue.  The 2008 VWD 
Master Plan assumed a commercial use on the project site, therefore the proposed project will not result 
in an increase in water demand or water storage needs beyond the amount already assumed for the 
project site. The San Marcos Fire Department has set a fire flow requirement of 1,500 gallons per minute 
(gpm) for the project. A hydraulic analysis of the facilities in the direct vicinity of the project site did not 
show any system deficiencies under average day demand or maximum day plus fire flow demand 
conditions. In summary, water facility impacts would be less than significant. Additionally, the project 
would pay Water Capital Facility Fees per VWD Ordinance No. 175. These fees would be used by VWD to 
help fund water infrastructure improvements that are assumed in VWD’s 2008 Master Plan. 

Wastewater Facilities AnalysisWastewater Facilities AnalysisWastewater Facilities AnalysisWastewater Facilities Analysis    

The project site lies completely within VWD sewer shed 23C.  The 2008 VWD Master Plan assumed a 
commercial use on the project site, therefore the proposed project will not result in an increase in sewer 
generation beyond the amount already assumed for the project site. VWD concluded that there is 
adequate wastewater treatment/disposal and land outfall capacity at this time.  

Wastewater Collection System Analysis Wastewater Collection System Analysis Wastewater Collection System Analysis Wastewater Collection System Analysis ––––    VWD’s analysis modeled sewer collection infrastructure in the 
direct vicinity of the project as well as all downstream infrastructure to Lift Station No. 1 on or near San 
Marcos Boulevard that could potentially be impacted by project sewer flows. To accommodate sewer 
generated from the project, the project would construct approximately 630 feet of new 8-inch sewer main 
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from the project site to connect to the existing sewer main at the northern end of Bent Avenue. With the 
construction of this improvement, no system deficiencies under peak wet weather flows during ultimate 
build-out conditions are identified.  

Wastewater Lift Station Analysis Wastewater Lift Station Analysis Wastewater Lift Station Analysis Wastewater Lift Station Analysis –––– Lift stations are sized for peak wet weather flow. Since the project site 
is not located in a sewer shed that is served by a lift station, there are no lift station upgrade requirements 
for the project. 

In summary, the project would require the construction of 630 feet of new 8-inch sewer line within Bent 
Avenue. This would be placed within an existing roadway and would not result in any environmental 
impacts.  Additionally, the project would pay Wastewater Capital Facility Fees per VWD Ordinance No. 176. 
These fees would be used by VWD to help fund wastewater infrastructure improvements that are assumed 
in VWD’s 2008 Master Plan. Impacts would be less than significant.  

c)c)c)c) Require or result in the construction of new storm water drainage facilities or expansiRequire or result in the construction of new storm water drainage facilities or expansiRequire or result in the construction of new storm water drainage facilities or expansiRequire or result in the construction of new storm water drainage facilities or expansion of on of on of on of 
existing facilities, the construction of which could cause significant environmental effects? existing facilities, the construction of which could cause significant environmental effects? existing facilities, the construction of which could cause significant environmental effects? existing facilities, the construction of which could cause significant environmental effects? Less Less Less Less 
Than Significant ImpactThan Significant ImpactThan Significant ImpactThan Significant Impact    

The project proposes a comprehensive stormwater management plan that includes stormwater 
improvements within the project boundary. This includes the provision of a biofiltration devices, a modular 
wetland and an underground detention basin to provide water quality treatment for on-site runoff from 
impervious surfaces. This basin has been sized to accommodate stormwater flows.  Construction of these 
facilities is proposed within the development footprint of the project. An expansion of existing facilities 
would not be required to serve the project. Impacts would be less than significant. 

d)d)d)d) Have sufficient water supplies available to serve the project from existing entitlements and Have sufficient water supplies available to serve the project from existing entitlements and Have sufficient water supplies available to serve the project from existing entitlements and Have sufficient water supplies available to serve the project from existing entitlements and 
resources or are new or expanded entitlements needed? resources or are new or expanded entitlements needed? resources or are new or expanded entitlements needed? resources or are new or expanded entitlements needed? Less Than Significant ImpactLess Than Significant ImpactLess Than Significant ImpactLess Than Significant Impact    

The VWD 2008 Master Plan assumed a commercial use on the project site and that is consistent with 
the use proposed by the project. VWD currently has water capacity to serve the project. Therefore, 
sufficient water supplies would be available to serve the project from existing entitlements and 
resources. Impacts would be less than significant. 

e)e)e)e) Result in a determination by the wastewater treatment provider, which serves or may serve Result in a determination by the wastewater treatment provider, which serves or may serve Result in a determination by the wastewater treatment provider, which serves or may serve Result in a determination by the wastewater treatment provider, which serves or may serve 
the projectthe projectthe projectthe project,,,,    that it has adequate capacity to serve the project’s projected demand in addition to that it has adequate capacity to serve the project’s projected demand in addition to that it has adequate capacity to serve the project’s projected demand in addition to that it has adequate capacity to serve the project’s projected demand in addition to 
the provider’s existing commitments?the provider’s existing commitments?the provider’s existing commitments?the provider’s existing commitments?    LesLesLesLess Than Significant Impacts Than Significant Impacts Than Significant Impacts Than Significant Impact    

Due to the proposed commercial development on the project site, the project would increase the 
demand for wastewater treatment as well as land outfall capacity. The project would pay Wastewater 
Capital Facility Fees per VWD Ordinance No. 176. These fees would be used by VWD to help fund the 
expansion and/or construction of wastewater treatment facilities to handle increased wastewater 
quantities and also the expansion of land outfall facilities. VWD considers payment of these fees as 
mitigation for the increase in treatment need. Therefore, the project would not result in a determination 
by the wastewater treatment provider which serves the project that it has inadequate capacity to serve 
the project’s projected demand in addition to the provider’s existing commitments. Impacts would be 
less than significant. 

f)f)f)f) Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid 
waste disposal needs?waste disposal needs?waste disposal needs?waste disposal needs?    Less than SignificantLess than SignificantLess than SignificantLess than Significant    ImpactImpactImpactImpact    

The project would generate solid waste from the future restaurant use. Solid waste service in the City is 
provided by a private franchise hauler, EDCO Waste and Recycling (EDCO), which handles all residential, 
commercial, and industrial collections within the City. Waste collected by EDCO is hauled to the Escondido 
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Resources Recovery Transfer Station where it is then transported to the Sycamore Sanitary Landfill in 
Santee. According to CalRecycle, the Sycamore Sanitary Landfill has a daily permitted capacity of 5,000 
tons/day of solid waste with an anticipated closure date of 2054 (CalRecycle 2019 and County of San 
Diego 2018). 

The City of San Marcos is currently exceeding their waste reduction targets. According to CalRecycle, the 
City of San Marcos has an employee disposal rate target of 19 pounds per day (PPD). If the City meets 
this target, the City is considered in compliance with the 50 percent diversion requirement of Assembly 
Bill 939. The most recent data from CalRecycle identifies the annual per capital disposal rate is 12.4 PPD 
(CalRecycle 2018). Thus, the City is more than meeting their current targets for diversion. The proposed 
project’s solid waste generation during operation can be accommodated at the landfill based upon the 
available daily permitted capacity. Impacts would be less than significant. 

g)g)g)g) Comply Comply Comply Comply with federal, state, and local statutes and regulations related to solid waste?with federal, state, and local statutes and regulations related to solid waste?with federal, state, and local statutes and regulations related to solid waste?with federal, state, and local statutes and regulations related to solid waste?    Less Less Less Less 
than Significant Impactthan Significant Impactthan Significant Impactthan Significant Impact    

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.) authorizes the County Department of 
Environmental Health, Local Enforcement Agency to issue solid waste facility permits. Sycamore Sanitary 
Landfill is a permitted facility and EDCO is a licensed hauler. The project would comply with existing 
regulations related to solid waste disposal. The project would not violate federal, state, or local statutes 
or regulations related to solid waste. Impacts would be less than significant. 
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VVVV....    MANDATORY FINDINGS OF SIGNIFICANCEMANDATORY FINDINGS OF SIGNIFICANCEMANDATORY FINDINGS OF SIGNIFICANCEMANDATORY FINDINGS OF SIGNIFICANCE    

The following are Mandatory Findings of Significance in accordance with Section 15065 of the CEQA 
Guidelines. 

a)a)a)a) Does the project have the potential to degrade the Does the project have the potential to degrade the Does the project have the potential to degrade the Does the project have the potential to degrade the quality of the environment, substantially quality of the environment, substantially quality of the environment, substantially quality of the environment, substantially 
reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below 
selfselfselfself----sustaining levels, threaten to eliminate a plant or animal community, reduce the number or sustaining levels, threaten to eliminate a plant or animal community, reduce the number or sustaining levels, threaten to eliminate a plant or animal community, reduce the number or sustaining levels, threaten to eliminate a plant or animal community, reduce the number or 
restrict the rangerestrict the rangerestrict the rangerestrict the range    of a rare or endangered plant or animal or eliminate important examples of the of a rare or endangered plant or animal or eliminate important examples of the of a rare or endangered plant or animal or eliminate important examples of the of a rare or endangered plant or animal or eliminate important examples of the 
major periods of California history or prehistory?major periods of California history or prehistory?major periods of California history or prehistory?major periods of California history or prehistory?    Less Than Significant Impact With Mitigation Less Than Significant Impact With Mitigation Less Than Significant Impact With Mitigation Less Than Significant Impact With Mitigation 
IncorporatedIncorporatedIncorporatedIncorporated    

The project site is already developed, however mature trees will be removed as part of the project 
during the construction phase. Mitigation measures MM-BIO-1a and MM-BIO-1b will ensure that 
species covered under the MBTA will not be impacted during vegetation removal. No further impacts 
to biological resources are anticipated. The project will not 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, or reduce the number 
or restrict the range of a rare or endangered plant or animal. 

A cultural resources study was prepared for the project and did not identify any resources on the site. 
The project site is already developed. The City also conducted outreach to tribes consistent with the 
requirements of SB 18 and AB 52 and a summary of that consultation is discussed in the cultural 
resources and tribal cultural resources sections of this document. Mitigation measures MM-CR-1a 
through MM-CR-1h would be applicable to the project for any additional grading in previously-
undisturbed areas. 

b)b)b)b) Does the project have impacts that are individually limited, but cumulatively considerable?Does the project have impacts that are individually limited, but cumulatively considerable?Does the project have impacts that are individually limited, but cumulatively considerable?Does the project have impacts that are individually limited, but cumulatively considerable?    
("Cumulatively considerable" means that the increment("Cumulatively considerable" means that the increment("Cumulatively considerable" means that the increment("Cumulatively considerable" means that the incremental effects of a project are considerable al effects of a project are considerable al effects of a project are considerable al effects of a project are considerable 
when viewed in connection with the effects of past projects, the effects of other current projects, when viewed in connection with the effects of past projects, the effects of other current projects, when viewed in connection with the effects of past projects, the effects of other current projects, when viewed in connection with the effects of past projects, the effects of other current projects, 
and the effects of probable future projects.)and the effects of probable future projects.)and the effects of probable future projects.)and the effects of probable future projects.)    Less Than Significant Impact with Mitigation Less Than Significant Impact with Mitigation Less Than Significant Impact with Mitigation Less Than Significant Impact with Mitigation 
IncorporatedIncorporatedIncorporatedIncorporated    

Cumulative impacts related to traffic, air quality, greenhouse gas and noise were analyzed in this CEQA 
document. Based upon the analysis, the project will not have any cumulative impact related to air 
quality or noise. The project will contribute to City-wide traffic congestions and will participate in CFD 
2011-01 (Congestion Management) will assist with the reduction of traffic congestion in the City and 
to SR-78. The project will also provide a fair share contribution to the widening of the northbound 
approach on Bent Avenue at San Marcos Boulevard to provide a left turn lane, a thru lane, and a right 
turn lane. The project will also add to the increase in demand for police and fire services. 
Implementation of mitigation measures MM-PS-1 and MM-PS-2, which require the project participate 
in CFDs for police and fire would reduce this impact to below a level of significance.  
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c)c)c)c) Does the project have environmental effects, which will cause substantial adverse effects on Does the project have environmental effects, which will cause substantial adverse effects on Does the project have environmental effects, which will cause substantial adverse effects on Does the project have environmental effects, which will cause substantial adverse effects on 
human beings, either dhuman beings, either dhuman beings, either dhuman beings, either directly or indirectly? irectly or indirectly? irectly or indirectly? irectly or indirectly? Less Than Significant Impact with Mitigation Less Than Significant Impact with Mitigation Less Than Significant Impact with Mitigation Less Than Significant Impact with Mitigation 
IncorporatedIncorporatedIncorporatedIncorporated    

In the evaluation of environmental impacts in this Initial Study, the potential for adverse direct or 
indirect impacts to human beings were considered in the response to certain questions in 
Sections I. Aesthetics, III. Air Quality, VI. Geology and Soils, VIII. Hazards and Hazardous Materials, 
IX. Hydrology and Water Quality, XII. Noise, XIII. Population and Housing, XIV. Public Services, and XVI. 
Transportation and Traffic. As a result of this evaluation, there is no substantial evidence that there 
are adverse effects on human beings associated with this project. All impacts in these environmental 
issue areas are less than significant or mitigated to below a level of significance through 
implementation of mitigation measures that will be required as a condition of project approval (MM-
GEO-1, MM-PS-1, MM-PS-2, MM-TR-1, MM-TR-2 and MM-TR-3). Therefore, this project has been 
determined not to meet this Mandatory Finding of Significance and impacts are less than significant 
with the incorporation of mitigation. 
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VI.VI.VI.VI.    PREPARERSPREPARERSPREPARERSPREPARERS    
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VIIIVIIIVIIIVIII....    MITIGATED NEGATIVE DECLARATIONMITIGATED NEGATIVE DECLARATIONMITIGATED NEGATIVE DECLARATIONMITIGATED NEGATIVE DECLARATION    

City of San MarcosCity of San MarcosCity of San MarcosCity of San Marcos    

The following Mitigated Negative Declaration is being circulated for public review in accordance with 
the California Environmental Quality Act Sections 21091 and 21092 of the Public Resources Code. 

Public Review Period:Public Review Period:Public Review Period:Public Review Period: August 6, 2019 to September 5, 2019 

Project Name:Project Name:Project Name:Project Name: San Marcos Boulevard/Bent Avenue Commercial 

Project Applicant:Project Applicant:Project Applicant:Project Applicant:  Jump Ball, LLC, 3535 Princeton Drive NE, Albuquerque, NM 87107 

Project Location:Project Location:Project Location:Project Location: The 0.86-acre project site is located in the Business/Industrial District of the City of 
San Marcos in North San Diego County. Specifically, the project site is located at the northwest corner 
of San Marcos Boulevard and Bent Avenue.  The project site is bounded by San Marcos Boulevard on 
the south, Bent Avenue on the east, Fry’s Electronics on the north and a neighborhood commercial 
shopping center to the west. The project site is graded and vacant with some mature trees along the 
northern, western and southern boundaries.  

Project Description:Project Description:Project Description:Project Description:  The project applicant is requesting approval of a General Plan Amendment, 
Rezone, and Conditional Use Permit to construct a 3,500 square foot restaurant with a drive-through. 
The restaurant will have both interior and exterior seating. The drive-through lane, which will be located 
along the northern and western boundary of the project site, has been designed to accommodate 
space for queueing for 11 vehicles. Project access will be from two driveways, one off of San Marcos 
Boulevard and one off of Bent Avenue. The project will provide 38 parking spaces and will implement 
a landscape plan.   
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XIXIXIXI. FINDINGS. FINDINGS. FINDINGS. FINDINGS    

This is to advise that the City of San Marcos, acting as the lead agency, has conducted an Initial Study This is to advise that the City of San Marcos, acting as the lead agency, has conducted an Initial Study This is to advise that the City of San Marcos, acting as the lead agency, has conducted an Initial Study This is to advise that the City of San Marcos, acting as the lead agency, has conducted an Initial Study 
to determine if the project may have a significantto determine if the project may have a significantto determine if the project may have a significantto determine if the project may have a significant    effect on the environment and is proposing this effect on the environment and is proposing this effect on the environment and is proposing this effect on the environment and is proposing this 
Mitigated Negative Declaration based upon the following findings:Mitigated Negative Declaration based upon the following findings:Mitigated Negative Declaration based upon the following findings:Mitigated Negative Declaration based upon the following findings:    

� The Initial Study shows that there is no substantial evidence that the project may have a 
significant effect on the environment and a NEGATIVE DECLARATION will be prepared. 

� The Initial Study identifies potentially significant effects but: 

(1) Proposals made or agreed to by the applicant before this proposed Mitigated Negative 
Declaration was released for public review would avoid the effects or mitigate the effects 
to a point where clearly no significant effects would occur. 

(2) There is no substantial evidence before the agency that the project may have a significant 
effect on the environment. 

Mitigation measures are required to ensure all potentially significant impacts are reduced to 
levels of insignificance. 

MMMMMMMM----BIOBIOBIOBIO----1111aaaa In order to avoid and minimize impacts to nesting birds (pursuant to the Migratory 
Bird Treaty Act), no removal of ornamental trees will occur during the avian 
breeding season (February 15 through August 31) within the project area, unless 
preconstruction surveys indicate that active nests are not present on the site or in 
surrounding areas. If surveys show that nesting birds are present, mitigation 
measure MM-BIO-1b would be implemented. 

MMMMMMMM----BIOBIOBIOBIO----1b1b1b1b    If nesting birds are found during the preconstruction survey performed under MM-
BIO-1a, a no-work buffer would be placed around the nest. The no-work buffer size 
would be determined by a qualified biologist and would vary based on site 
conditions and type of work to be conducted and what species are nesting. The no-
work buffer would be maintained until the end of the breeding season or until 
surveys by a qualified biologist confirm that fledglings are no longer dependent on 
nest. If no nesting birds are detected during pre-construction surveys, no 
restrictions would be necessary and construction may proceed as planned. 

MMMMMMMM----CRCRCRCR----1111aaaa  Prior to the issuance of a Grading Permit, or ground-disturbing activities, the 
Applicant/Owner shall enter into a Tribal Cultural Resource Treatment and 
Monitoring Agreement (also known as a pre-excavation agreement) with the San 
Luis Rey Band of Mission Indians, and/or another Traditionally and Culturally 
Affiliated Native American Tribe (“TCA Tribe”).  The purpose of this agreement shall 
be to formalize protocols and procedures between the Applicant/Owner and the 
TCA Tribe for the protection and treatment of  Native American human remains, 
funerary objects, cultural and/or religious landscapes, ceremonial items, 
traditional gathering areas and other tribal cultural resources, located within 
and/or discovered during ground disturbing and/or construction activities for the 
proposed project, including any additional archaeological surveys and/or studies, 
excavations, geotechnical investigations, grading, preparation for wet and dry 
infrastructure, and all other ground disturbing activities. 
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MMMMMMMM----CRCRCRCR----1b1b1b1b The landowner shall relinquish ownership of all non-burial related tribal cultural 
resources collected during the grading monitoring program and from any previous 
archaeological studies or excavations on the project site to the TCA Tribe for proper 
treatment and disposition per the Cultural Resources Treatment and Monitoring 
Agreement.  Any burial related tribal cultural resources (as determined by the Most 
Likely Descendant) shall be repatriated to the Most Likely Descendant as 
determined by the Native American Heritage Commission pursuant to California 
Public Resources Code Section 5097.98.  If none of the TCA Tribes accept the 
return of the cultural resources, then the cultural resources will be subject to the 
curation requirements contained herein. Additionally, in the event that curation of 
tribal cultural resources is required by a superseding regulatory agency, curation 
shall be conducted by an approved facility and the curation shall be guided by 
California State Historic Resource Commissions Guidelines for the Curation of 
Archaeological Collections. The City of San Marcos shall provide the developer final 
curation language and guidance on the project grading plans prior to issuance of 
the grading permit, if applicable, during project construction. The applicant shall 
provide to the City written documentation from the TCA Tribe, the Most Likely 
Descendant, and/or the curation facility, whichever is most applicable, that the 
repatriation and/or curation have been completed. 

MMMMMMMM----CRCRCRCR----1c1c1c1c Prior to the issuance of a Grading Permit or ground-disturbing activities, the 
Applicant/Owner or Grading Contractor shall provide a written and signed letter to 
the Development Services Department stating that a Qualified Archaeologist and 
TCA Native American monitor have been retained at the Applicant/Owner or 
Grading Contractor’s expense to implement the monitoring program, as described 
in the Tribal Cultural Resource Treatment and Monitoring Agreement.   

MMMMMMMM----CRCRCRCR----1d1d1d1d Prior to submittal of grading and/or improvement as-built plans, or prior to the 
issuance of any project Certificate of Occupancy, a monitoring report, which 
describes the results, analysis and conclusions of the archaeological monitoring 
program shall be submitted by the Qualified Archaeologist, along with the TCA 
Native American monitor’s notes and comments, to the Planning Division Manager 
for approval. A copy of any submitted monitoring report shall be provided to the 
San Luis Rey Band of Mission Indians and any other TCA Tribe that requests the 
report.  

MMMMMMMM----CRCRCRCR----1e1e1e1e The Qualified Archaeologist shall maintain ongoing collaborative consultation with 
the TCA Native American monitor during all ground disturbing activities.  The 
requirement for the monitoring program shall be noted on all applicable 
construction documents, including demolition plans, grading plans, etc.  The 
Applicant/Owner or Grading Contractor shall notify the Planning Division, 
preferably through e-mail, of the start and end of all ground disturbing activities.  

MMMMMMMM----CRCRCRCR----1f1f1f1f The Qualified Archaeologist and TCA Native American Monitor shall attend all 
applicable pre-construction meetings with the General Contractor and/or 
associated Subcontractors to present the archaeological monitoring program.  The 
Qualified Archaeologist and TCA Native American monitor shall be present on-
site full-time during grubbing, grading and/or other ground disturbing activities, 
including the placement of imported fill materials or fill used from other areas of 
the project site, to identify any evidence of potential archaeological or cultural 
resources.  All fill materials shall be absent of any and all cultural resources. The 
Applicant/Owner or Grading Contractor may submit written documentation to the 
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City to substantiate if any fill material is absent of cultural resources.  Should the 
City concur that the fill material is absent of cultural resources, in consultation with 
a Qualified Archaeologist and/or the TCA Native American monitor, then no 
monitoring of that fill material is required. 

MMMMMMMM----CRCRCRCR----1g1g1g1g The Qualified Archaeologist or the TCA Native American monitor may halt ground 
disturbing activities if unknown archaeological artifact deposits or cultural features 
are discovered.  Ground disturbing activities shall be directed away from these 
deposits to allow a determination of potential importance.  Isolates and clearly non-
significant deposits (as determined by the Qualified Archaeologist, in consultation 
with the TCA Native American monitor) will be minimally documented in the field, 
collected and be given to the TCA Tribe so that they may be reburied at the site on 
a later date.  If a determination is made that the unearthed artifact deposits or 
tribal cultural resources are considered potentially significant, the San Luis Rey 
Band of Mission Indians and/or the TCA Tribe referenced in CR-1 shall be notified 
and consulted with in regards to the respectful and dignified treatment of those 
resources.  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 feasible. If, however, a data recovery plan 
is authorized by the City as the Lead Agency under CEQA, the contracted San Luis 
Rey Band of Mission Indians and/or the TCA Tribe referenced in CR-1 shall be 
notified and consulted regarding the drafting and finalization of any such recovery 
plan.  For significant artifact deposits, tribal cultural resources or cultural features 
that are part of a data recovery plan, 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 and provide them to the contracted TCA Tribe 
referenced in CR-1 for respectful and dignified treatment in accordance with the 
Tribe’s cultural and spiritual traditions.  If the Developer, the Qualified 
Archaeologist and the TCA Tribe 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, tribal cultural resources and shall take into account the religious 
beliefs, cultural beliefs, customs and practices of the TCA Tribe. Notwithstanding 
any other rights available under law, the decision of the Planning Division Manager 
shall be appealable to the Planning Commission and/or City Council.  

MMMMMMMM----CRCRCRCR----1h1h1h1h As specified by California Health and Safety Code Section 7050.5, if human 
remains are found on the project site during construction 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. No further excavation or disturbance of the site or any nearby area 
reasonably suspected to overlie adjacent remains 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 
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discovery so that the area would be protected, and consultation and treatment 
could occur as prescribed by law.  By law, the Medical Examiner will determine 
within two 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, 
he or she shall contact the Native American Heritage Commission (NAHC), by 
telephone, within 24 hours.  The NAHC will make a determination as to the Most 
Likely Descendent.  If suspected Native American remains are discovered, the 
remains shall be kept in-situ, or in a secure location in close proximity to where 
they were found, and the examination of the remains shall only occur on-site in the 
presence of a TCA Native American monitor.  

MMMMMMMM----GEOGEOGEOGEO----1111 The project applicant shall implement the geotechnical recommendations 
identified on pages 6 - 15 of the Report of Geotechnical Engineering Report 
(Terracon 2018a). These recommendations address grading/earthwork, 
foundations, floor slab, lateral earth pressures and pavement requirements.  

MMMMMMMM----PSPSPSPS----1111 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).  

MMMMMMMM----PSPSPSPS----2222 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 98-01, Improvement Area No. 1 (Police).  

MMMMMMMM----TRTRTRTR----1111 Prior to project occupancy, the project shall contribute a fair share towards the 
widening of the northbound approach on Bent Avenue at San Marcos Boulevard to 
provide a left turn lane, a thru lane, and a right turn lane. The project’s fair share 
contribution is 2.3 percent.  

    
MMMMMMMM----TRTRTRTR----2222 The Bent Avenue driveway shall be restricted to right-in/right-out only ingress and 

egress by means of driveway obstruction (e.g., pork shop) or signage and striping 
as determined by the City Engineer. Prior to issuance of grading permit, final 
driveway design shall be reviewed and approved by the City Engineer. 

 
MMMMMMMM----TRTRTRTR----3333 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 2011-01 (Congestion Management).  

 

  




