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Introduction to the Final Program Environmental Impact Report

Introduction to the Final Program Environmental Impact Report

The Final Program Environmental Impact Report (PEIR) prepared for the East Valley Specific
Plan (EVSP or Project) consists of a summary of corrections and revisions made to the Draft PEIR,
comments received on the Draft PEIR and the City of Escondido’s (City’s) responses to those
comments, a Mitigation Monitoring and Reporting Program, and the revised Draft PEIR showing
revisions in strikeout/underline format.

Final PEIR Intro-1 June 2023
East Valley Specific Plan



Introduction to the Final Program Environmental Impact Report

This page intentionally left blank.

Final PEIR Intro-2 June 2023
East Valley Specific Plan



Responses to Comments

Responses to Comments

Section 15088 of the California Environmental Quality Act (CEQA) Guidelines requires the lead
agency (i.e., City of Escondido) to evaluate comments on environmental issues received from
public agencies and interested parties that reviewed the Draft PEIR for the EVSP during the 45-day
public review period (March 30, 2023, to May 15, 2023) and to prepare written responses.

This section provides all written comments received on the Draft PEIR and the City’s responses to
each comment. Comment letters and specific comments are given numbers for reference. The
following is a list of agencies and interested parties that submitted comments on the Draft PEIR
during the 45-day public review period.

Table RTC-1. Comment Letters Received
Comment Letter Number Commenter Date of Comment Letter

1 Mitchell M. Tsai on behalf of Southwest Mountain States Regional | May 12, 2023
Council of Carpenters

2 California Department of Transportation, District 11 May 15, 2023

Pursuant to the California Public Resources Code section 21092.5 and CEQA Guidelines section
15088(b), the City provided each public agency that commented on the Draft PEIR a copy of the
City’s response to those comments at least 10 days before certifying the Final PEIR.
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Comment Letter 1: Mitchell M. Tsai on behalf of Southwest Mountain States Regional Council of

Carpenters, May 12, 2023

1-1:

P: (626) 381-9248 @ 139 South Hudson Avenue

F: (626) 389-5414 Mitchell M. ‘Tsai Suite 200
E: info@mitchtsailaw.com Attorney AtLaw Pasadena, California 91101
VIA E-MAIL

May 12, 2023

Zack Beck, City Clerk

City of Escondido

201 North Bmm]w:l)-
Escondido, CA 92025

Em: zbeck{@escondido.org

Adam Finestone, City Planner

City of Escondido

201 North Broadway 1-2:

Escondido, CA 92025
afinestone(@escondido.org

RE: City of Escondido’s General Plan Amendment to the 2021-2029
General Plan Housing Flement

Dear Mr. Beck and Mr. Finestone,

On behalf of the Southwest Mountain States Regional Council of Carpenters
(“Southwest Carpenters” or “SWMSRCC”), my Office is submitting these
comments for the city of Escondido’s (“City”) Program Environmental impact
Report (FIR) regarding the City of Escondido’s Housing and Community Investment
Study (“Policy™).

The Southwest Carpenters is a labor union representing over 63,000 union carpenters
in 10 states, including California, and has a strong interest in well-ordered land use

planning and in addressing the environmental impacts of development projects.

Individual members of the Southwest Carpenters live, work, and recreate in the City

and surrounding communities and would be directly affected by the Policy’s

environmental impacts.

12 The Southwest Carpenters expressly reserves the right to supplement these comments

at or prior to hearings on the Policy, and at any later hearing and proceeding related to

This comment describes who the Southwest Mountain
States Regional Council of Carpenters (Southwest
Carpenters) are and what they do. This comment provides
an introduction to the comment letter. This comment does
not raise a significant environmental issue regarding the
adequacy or accuracy of information provided in the Draft
Program Environmental Impact Report (PEIR) for the East
Valley Specific Plan (EVSP or Project). Therefore, no
further response is required.

This comment states that the commenter reserves the right
to supplement these comments at or prior to hearings and
that the letter incorporates all comments raising issues
regarding the PEIR, and requests that the City provide
notice under the California Environmental Quality Act
(CEQA) for the Project. The City acknowledges the
request to provide notice under CEQA and the California
planning and zoning law for the Project. This comment
does not raise a significant environmental issue regarding
the adequacy or accuracy of information provided in the
PEIR. Therefore, no further response is required.

Final PEIR RTC-1-1
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cont.

City of Escondido — Hscondido Housing and Community Investment Study Project

May 12, 2023

Page 2of §

this Policy. Gov. Code, § 65009, subd. (b); Pub. Res. Code, § 21177, subd. (a); see
Bakersfield Citizens for Local Control v. Bakersfiedd (2004) 124 Cal App.4th 1184, 1199-
1203; see also Galante Vineyards v. Monterey Water Dist. (1997) 60 Cal App 4th 1109,
1121.

The Southwest Carpenters incorporates by reference all comments raising issues
regarding the Environmental Impact Report (EIR) submitted prior to certification of
the EIR for the Policy. See Cilizens for Clean Energy v Cily of Woodland (2014) 225

Cal. App.4th 173, 191 (finding that any party who has objected to the project’s

environmental documentation may assert any issue timely raised by other parties).

Moreover, the Southwest Carpenters requests that the City provide notice for any and
all notices referting or related to the Policy issued under the California Environmental
Quality Act (CEQA) (Pub. Res. Code, § 21000 ¢/ seq.), and the California Planning
and Zoning Law (“Planning and Zoning Law™) (Gov. Code, §§ 65000-65010).
California Public Resources Code Sections 21092.2, and 21167(f) and California
Government Code Section 65092 require agencies to mail such notices to any person
who has filed a written request for them with the clerk of the agency’s governing

1)(:(1};.

I THE CITY SHOULD INCORPORATE LANGUAGE THAT
REQUIRE THE USE OF A LOCAL WORKFORCE TO BENEFIT
THE COMMUNITY’S ECONOMIC DEVELOPMENT AND
ENVIRONMENT

The City should incorporate language into the proposed Policy requiring
developments to be built using local workers who have graduated from a Joint Labor-
Management Apprenticeship Program approved by the State of California, have at
least as many hours of on-the-job experience in the applicable craft which would be
required to graduate from such a state-approved apprenticeship training program, or

who are registered apprentices in a state-approved apprenticeship training program.

Community benefits such as local hire can also be helpful to reduce environmental
impacts and improve the positive economic impact of the Policy. Local hire
provisions requiring that a certain percentage of workers reside within 10 miles or less
of the Project site can reduce the length of vendor trips, reduce greenhouse gas
emissions, and provide localized economic benefits. As environmental consultants

Matt Hagemann and Paul E. Rosenfeld note:

1-3:

The comment states that language that requires the use of
a local workforce should be incorporated into the proposed
policy (i.e., the Project). The EVSP would provide the
necessary area planning and zoning changes to specifically
implement the Escondido General Plan vision for the East
Valley Parkway Target Area and does not propose specific
development. The adoption of a Citywide policy requiring
local skilled labor on all construction projects is not
germane to the scope of the EVSP or the Draft PEIR.
Therefore, no further response is required.

Final PEIR
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City of Escondido — Escondido Housing and Community Investment Study Project

May 12, 2023

Page 3 of 8
[A]ny local hire requirement that results in a decreased worker trip length
from the default value has the Pnlenli:ll to result in a reduction of
construction-related GHG emissions, though the significance of the
reduction would vary based on the location and urbanization level of the
project site.

March 8, 2021, SWAPE Letter to Mitchell M. Tsai re Local Hire Requirements and

Considerations for Greenhouse Gas Modeling,
1-3
cont. Workforce requitements promote the development of skilled trades that yield

sustainable economic development. As the California Workforce Development Board
and the University of California, Berkeley Center for Labor Research and Fducation

concluded:

[L]abor should be considered an investment rather than a cost and
investments in growing, diversifying, and upskilling California’s workforce
can positively affect returns on climate mitigation efforts. In other words,
well-trained workers are key to delivering emissions reductions and

moving California closer to its climate targets.’

Furthermore, workforce policies have significant environmental benefits given that
they impove an area’s jobs-housing balance, decreasing the amount and length of job
commutes and the associated greenhouse gas (GHG) emissions. In fact, on May 7,
2021, the South Coast Air Quality Management District found that that the “[u]se of a

1-4 local state-certified apprenticeship program” can result in air pollutant reductions.”

Locating jobs closer to residential areas can have significant environmental benefits
As the California Planning Roundtable noted in 2008:

People who live and work in the same jurisdiction would be more likely

to take transit, walk, or bicycle to work than residents of less balanced

b Calfornia Workforce Development Board (2020) Putting California on the High Road: A

Jobs and Climate Action Plan for 2030 at p. 1, avazfable at hitps:/ /laborcenter.berkeley.edu/

wp-content/uploads /2020 /09 /Putting-California-on-the Tigh-Road.pdf.

? South Coast Air Quality Management District (May 7, 2021) Certify Final Environmental
Assessment and Adopt Proposed Rule 2305 — Warehouse Indirect Source Rule —
Warehouse Actions and Investments to Reduce Emissions Program, and Proposed Rule
316 — Fees for Rule 2305, Submit Rule 2305 for Inclusion Into the SIP, and Approve
Supporting Budget Actions, amilable at http: //www.aqmd.gov /docs /default-
source/Agendas/Governing-Board /2021 /2021-May7-027.pd Psfvrsn=10.

This comment states that the use of a local work force
would decrease the number and length of job commutes and
associated greenhouse gas (GHG) emissions. The City
acknowledges the recommendation to require the use of the
local workforce as an environmental benefit including a
reduction in GHG emissions and vehicle miles traveled
(VMT). As discussed in Section 3.5, Greenhouse Gas
Emissions, and 3.7, Transportation, the Project would not
result in significant impacts related to GHG emissions or
VMT. This comment does not raise a significant
environmental issue regarding the adequacy or accuracy of
information provided in the PEIR.

Please see response to comment 1-3 regarding
incorporating the requirement to use the local workforce
into the EVSP. The Project would involve the redesignation
and rezoning of most of the 191-acre EVSP Area (127 acres
excluding rights-of-way) from existing commercial and
office uses to mixed-use and high-density residential uses
to encourage new housing opportunities, improve
economic vibrancy, and allow for flexibility in use and
implementation as the EVSP Area changes over time.
Successfully  integrating  residential,  employment,
entertainment, shopping, and services is effective in
reducing reliance on cars because residents are able to
conveniently access facilities and services, reducing VMT.

The EVSP includes sustainability goals specific to future
development (Sustainable and Equitable Development
Goal 1, Site and Building Design Goal 2, and Mobility
Goals 1-3) that include access to clean energy and
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City of Escondido — Escondido Housing, and Community Investment Study Project

May 12, 2023

Page 4 of §
communities and their vehicle trips would be shorter. Benefits would
include potential reductions in both vehicle miles traveled and vehicle
hours traveled.”

Moreover, local hire mandates and skill-training are critical facets of a strategy to
reduce vehicle miles traveled (VMT). As planning experts Robert Cervero and
Michael Duncan have noted, simply placing jobs near housing stock is insufficient to
achieve VM'T reductions given that the skill requirements of available local jobs must
match those held by local residents.” Some municipalities have even tied local hire and
other workforce policies to local development permits to address transportation

issues. Cervero and Duncan note that:

In nearly built-out Berkeley, CA, the approach to balancing jobs and
1-4 housing is to create local jobs rather than to develop new housing. The
cont. city’s First Source program encourages businesses to hire local residents,
especially for entry- and intermediate-level jobs, and sponsors vocational
training to ensure residents are employment-ready. While the program is
voluntary, some 300 businesses have used it to date, placing more than
3,000 city residents in local jobs since it was launched in 1986. When
needed, these carrots are matched by sticks, since the city is not shy about
negoliating corporate participation in First Source as a condition of

approval for development permits.

Recently, the State of California verified its commitment towards workforce
development through the Affordable Housing and High Road Jobs Act of 2022,
otherwise known as Assembly Bill No. 2011 (“AB2011”). AB2011 amended the
Planning and Zoning Law to allow ministerial, by-right approval for projects being

built alongside commercial corridors that meet affordability and labor requirements.

# California Planning Roundtable (2008) Deconstructing Jobs-Housing Balance at p. 6,
available at s:/ /eproundtak - /media /uploads /publica < enr-iobs
housing.pdf

* Cervero, Robert and Duncan, Michael (2006) Which Reduces Vehicle Travel More: Jobs-
Housing Balance or Retail- Housing Mxing? Journal of the American Planning Association
72 (4), 475-490, 482, arailable at hitp:/ /reconnectingamerica.org/assets /Uploads /UTCT
825.pdf.

-

Or-J0

5! 1plc

increased green spaces and encourage multimodal
transportation to reduce GHG emissions, air pollutants,
and VMT. The Draft PEIR adequately addressed GHG, air
quality, and transportation impacts associated with
implementation of the EVSP. Refer to Section 3.2, Air
Quality; Section 3.5, Greenhouse Gas Emissions; and
Section 3.7, Transportation. No revisions to the Draft
PEIR are required.
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City of Escondido — Bscondido Fousing and Community Investment Study Project

May 12, 2023

Page 5 0f §

The City should consider utilizing local workforce policies and requirements to
])t‘ht‘ﬁl l]]ﬂ ]()['-ll arca E((]n()(“i[ﬂl]y ﬂnd to |“i|ig.'»l|t' gl’Et‘n]]()Llit‘ g;i\, il]‘l[!l"()vt‘ :lir

quality, and reduce transportation impacts.

II. THE CITY SHOULD INCORPORATE LANGUAGE INTO THE
POLICY IMPOSING TRAINING REQUIREMENTS FOR
CONSTRUCTION ACTIVITIES TO PREVENT THE COMMUNITY
SPREAD OF COVID-19 AND OTHER INFECTIOUS DISEASES.

Construction work has been defined as a Lower to High-risk activity for COVID-19
spread by the Occupations Safety and Health Administration. Recently, several
construction sites have been identified as sources of community spread of COVID-
197

Southwest Carpenters recommend that the City adopt additional requirements to
mitigate public health risks from various development construction activities.
Southwest Carpenters requests that the City require safe on-site construction work
practices as well as training and certification for any construction workers on
residential developments.

In particular, based upon Southwest Carpenters’ experience with safe construction site
work pr:l[li(cs, Southwest (‘,iil‘[‘t‘hlt‘r,‘i recommends that the Cil}‘ re{]uirt‘ that while
construction activities are being conducted at residential development sites (“Project
Site”):

Construction Site Design:

. The Project Site will be limited to two controlled entry
points.
. Entry points will have temperature screening technicians

taking temperature readings when the entry point is open.
. The Temperature Screening Site Plan shows details
regarding access to the Project Site and Project Site logistics

for conducting temperature screening.

* Santa Clara County Public Health (June 12, 2020) COVID-19 CASES AT
CONSTRUCTION SITES HIGHLIGHT NEED FOR CONTINUED VIGILANCE IN
SECTORS THAT HAVE REOQOPENED, quifable at hitps: / /www.sccgov.org/sites /

covid19/Pages /press-release-06-12-2020-cases-at-construction-sites.aspx.

1-5:

This comment recommends that the City adopt additional
requirements to mitigate public health risks from various
development construction activities. This comment does
not raise a significant environmental issue regarding the
adequacy or accuracy of information provided in the Draft
PEIR. California’s industry guidance states that employers
must comply with Division of Occupational Safety and
Health of California standards and adhere to its guidance,
as well as guidance from the federal Centers of Disease
Control and Prevention and the California Department of
Public Health. In addition, employers must be prepared to
alter their operations as those guidelines change. Therefore,
no further response is required.

Final PEIR
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City of Escondido — Escondido Housing and Community Investment Study Project

May 12, 2023
Page 6 of 8

15
cont. .

A 48-hour advance notice will be provided to all trades prior

to the first day of temperature screening.

The perimeter fence directly adjacent to the entry points will
be clearly marked indicating the appropriate 6-foot social
distancing position for when you approach the screening
area. Please reference the Apex temperature screening site

map for additional details

There will be clear signage posted at the project site directing

you through temperature screening.

Provide hand washing stations throughout the construction
site

Testing Procedures:

The temperature screening being used are non-contact

devices.
Temperature readings will not be recorded.

Personnel will be screened upon entering the testing center
and should only take 1-2 seconds per individual

Hard hats, head coverings, sweat, dirt, sunscreen or any
other cosmetics must be removed on the forehead before

Iemperature screening

Anyone who refuses to submit to a temperature screening or
does not answer the health screening questions will be

refused access to the Project Site.

Screening will be performed at both entrances from 5:30 am
to 730 am.; main gate [ZONE 1] and personnel gate
[ZONE 2]

After 7:30 am only the main gate entrance [ZONE 1] will
continue to be used for temperature testing for anybody
gaining entry to the project site such as returning personnel,

deliveries, and visitors.

Final PEIR
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City of Escondido — Escondido Housing, and Community Investment Snudy Project
May 12, 2023
Page 7 of §
. If the digital thermometer displays a temperature teading
above 100.0 degrees Fahrenheit, a second reading will be

taken to verify an accurate reading.

. If the second reading confirms an elevated temperature,
DHS will instruct the individual that he/she will not be
allowed to enter the Project Site. DHS will also instruct the
individual to prompitly notify his/her supervisor and his /her
human resources (HR)) representative and provide them with

a copy of Annex A.

Planning

. Require the development of an Infectious Disease
15 Preparedness and Response Plan that will include basic
cont. infection prevention measures (requiring the use of personal
protection equipment), policies and procedures for prompt
identification and isolation of sick individuals, social
distancing  (prohibiting gatherings of no more than 10
people including all-hands meetings and all-hands lunches)
communication and training and workplace controls that
meet standards that may be promulgated by the Center for
Disease Control, Occupational Safety and Health
Administration, Cal/OSHA, Califomia Department of
Public Health or applicable local public health agencies.”

The United Brotherhood of Carpenters and Carpenters International Training Fund
has developed COVID-19 Training and Certification to ensure that Carpenter union
members and apprentices conduct safe work practices. The City should require that all

construction workers undergo COVID-19 Training and Certification before being

allowed to conduct construction activities at the Project Site.

¢ See afso The Center for Construction Research and Training, North America’s Building
Trades Unions (Apnl 27 2020) NABTU and CPWR COVIC-19 Standards for U.S
Constructions Sites, awaslable at https:/ /www.cpwr.com /sites /defanlt/files 'NABTU

WR_Standards COVID-19.pdf; Los Angeles County Department of Public Works

(2020) Guidelines for Construction Sites Dunng COVID- 19 l’arldemlc mwz’zzbt’e at

Final PEIR RTC-1-7 June 2023
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City of Escondido
May 12, 2023
Page 8 of 8

— Bscondido Housing and Community Tnvestment Study Project

Southwest Carpenters has also developed a rigorous Infection Control Risk
Assessment (“ICRA™) training program to ensure it delivers a workforce that
understands how to identify and control infection risks by implementing protocols to
protect themselves and all others during renovation and construction projects in

healthcare environments.”

ICRA protocols are intended to contain pathogens, control airflow, and protect
patients during the construction, maintenance and renovation of healthcare facilities
ICRA protocols prevent cross contamination, minimizing the risk of secondary

infections in patients at hospital facilities.

The City should require the residential developments to be built using a workforce
trained in [CRA protocols.

Singerely,

Jason Cohen
Attorneys for Southwest Regional

Council of Carpenters
Attached:

March 8, 2021, SWAPE Letter to Mitchell M. Tsai re Local Hire Requirements and
Considerations for Greenhouse Gas Modeling (Exhibit Aj;

Air Quality and GHG Expert Paul Rosenfeld CV (Exhibit B); and

Air Quality and GHG Expert Matt Hagemann CV (Exhibit C)

1-7:

! For details concerning Southwest Carpenters’s ICRA training program, see
https:/ /icrahealtheare.com/.

1-8:

This comment provides a letter from Soil/Water/Air
Protection Enterprise explaining the significance of worker
trips required for construction of land use development
projects with respect to the estimation of GHG emissions and
the potential for local hire requirements to reduce the length
of worker trips and, consequently, reduce or mitigate the
potential GHG impacts from March 2021. As discussed in
Section 3.5, Greenhouse Gas Emissions, project construction
emissions were estimated using the industry standard model,
California Emissions Estimator Model (CalEEMod), version
2020.4.0, which incorporated model default trip lengths for
workers, which is a conservative assumption that takes into
account workers driving from all over the County. Default
CalEEMod trip length estimates for workers and vendors are
based on the 2015 California Statewide Travel Demand
Model and regional travel demand models from local
Metropolitan ~ Planning  Organizations or Regional
Transportation Planning Agencies. The Project would not
result in significant impacts related to GHG emissions. This
comment does not raise a significant environmental issue
regarding the adequacy or accuracy of information provided
in the PEIR. No further response is required.

This comment provides the resume of Paul Rosenfeld, PhD.
This comment does not raise a significant environmental
issue regarding the adequacy or accuracy of information
provided in the Draft PEIR. No further response is required.

This comment provides the resume of Matthew F.
Hagemann, PG, CHg, QSD, QSP. This comment does not
raise a significant environmental issue regarding the
adequacy or accuracy of information provided in the Draft
PEIR. No further response is required.

Final PEIR
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Comment Letter 2: California Department of Transportation, District 11, May 15, 2023

East Valley Specific Plan

CALIFGRNIA STATE TRANSPORTATION AGENGY GAVIN NEWSOM, c,ovam 2-1: The Clty Of ESCOndIdO (C'ty) appreC|ateS the Cal IfOI’nIa

California Department of Transportation & ' Department of Transportation’s (Caltrans’) participation

TR rRetr s 240 - qts in the review of the Draft Program Environmental Impact

SAN DIEGO, CA 92110 R

(619) 709-5152 | FAX [619) 6864299 TTY 711 Report (PEIR) for the East Valley Specific Plan (EVSP or

May 15,2023 Project). This comment discusses Caltrans’ mission, goals,

11-5D-15, 78 . ; ) N
i - PMVAR and priorities. This is an introductory comment and
ast Valley Specific Plan Project

Mr. Adam Finestane PRRISCRS 2021020263 summarizes Caltrans’ mission to provide a safe and

City of Escondido, Planning Division . -

201 Norh broadway. reliable transportation network that serves all people and

Soor Mo Frestone: respects the environment. This comment does not raise a
“TThank you for including the California Department of Transportation (Caltrans) in the Significant enVi ronmental ISSUG rEQardlng the adequacy or

environmental review process for the Draft Environmental Impact Report (DEIR) for the East . R R .

Valley Specific Plan Project [previously The Housing and Community Investment Study) located accu racy Of |nf0rmat|0n prOV|ded In the Draft PE I R

near Interstate 15 (I-15} and State Route 78 (SR-78). The missicn of Caltrans is to provide a safe

and reliable fransportation network that serves all people and respects the environment. The 1 1

Local Deve\opm;ﬁ Review (LDR) Program rev'\ewf\cmz use proiezls and plans to ensure Therefore’ no fu rther response IS reqUIrEd

consistency with our mission and state planning priorities.

B e Syt ™ 2-2: The comment requests clarification regarding the analysis
e 2@;:3:’%‘@_;3;:32?;; g‘ﬁ{;ﬁ”;%c;:?;;F;ﬁggﬁﬁ;ﬁfﬁfﬁ fipif’?iiﬂiﬁe of local-serving retail in the project’s vehicle miles
st will nhanee The sarety on the fransportafion nenwork. Thede pursuils are bt traveled (VI\/IT) analysis in the Transportation Analysis
ambitious and urgent, cmq their q»cc‘om_plishmem invo\yes a focused departure from . A
the status quo as we continue to institutionalize safety in all our work. prepared by Llnscott LaW & Greenspan, Englneers
et o ey Unersanin commsriios o Ot ImAve vareperation. (Appendix G). The comment is correct in stating that

__dccessib\'l\'ty and quality of life for people in the communities we serve, . |ementat|on of the PrOJeCt Would pr0V|de an Increase
imp
Calirans has the following comments:
“TVehicle Miles Traveled (VMT) and Greenhouse Gas Reductions Of 401’300 Square feet Of retail Space by 2035 However’
fter further review of the December 2018 O echnical Advisory on Evaluatin, e
;onspoﬁaﬁon Impactsin (?EQA. CaHrcnIs fouPanTQ key pow':l 1hc1|?:/onfliils with \ghai the the EVSP dOGS n0t pI'OpOSE SpeCIfIC dEVG'Opment FUtU re

2.0 | Appendix G Transportation Analysis states on page 41: ; L. R

" _ . — y o development is anticipated to be a series of smaller, local-
lowever, since the Project plans fo _mamtmn its purpose of providing local serving retait with ] . .

less than 50,000 square feet, the refail portion may also be presumed fo have a less than SerVIng retall uses Iess than 501000 Square feet BU i |dOUt
"Frovide o safe ana ralicbls framsporation network that serves Gl people and respac’s the environment® assu m pti ons We re general Iy based On the bu i Id i ng
envelope allowed in each land use designation to provide
a realistic future development scenario. The EVSP

contemplates smaller individual retail developments in

Final PEIR RTC-2-1 June 2023



Mr. Adam Finestone
May 15, 2023
Page 2

significant impact as local serving retail generally improves the convenience of shopping
close to home and has the effect of reducing vehicle travel.”

2-2

cont As stated on page ES-5 of the project DEIR within the Development Potential section, the

project is proposing a total of 1,025,801 square feet. Thisis an increase of 401,300 square feet
of retail space by 2035 buildout. Please clarify andfor analyze the potential impacts of the
larger square footage.

The increase in square footage of retail space conflicts with the threshold that distinguishes a
local serving retail from regional serving retail development and according to the language
below from page 17 of the December 2018 OPR Technical Advisory on Evaluating
Transportation Impacts in CEQA the Project is actually regional serving:

“Generally, however, refail development inciuding stores larger than 50,000 square feef
might be considered regional-serving, and so lead agencies should underfake an analysis
fo determine whether the project might increase or decrease VMT.”

2-3

Caltrans encourages the City of Escondido (City) to work towards meeting State godls of
Greenhouse Gas Emissions (GHG) and VMT reductions through Transportation Demand
Management (TDM) strategies to reach 15% below the regional average VMT/Per Capita,
VMT/Employee and decrease fotal VMT.

On page 40 in the Appendix G Transportation Analysis, section 5.2 Location Near Transit
Opportunities, it notes that there are no high-quality fransit corridors and/or major transit
2.4 stops within 1/2 miles of the project area. It is recommended that high-quality transit
corridors and/or major fransit stops be established to meet VM thresholds. Coordination
with North County Transit District (NCTD) is recommended to increase bus headways to
less than 15 minutes each to become a high-quality transit corridor.
We encourage the City to utilize strategies that will help the City achieve conformance with
State GHG emission and VMT reduction goals. Potential measures to reduce VMT include,
but are not limited to:

= Improve orincrease access to transit.

= Increase access to common goods and services, such as groceries, schools, and
daycare.

= Incorporate affordable housing into the project.

= Incorporate neighborhood electric vehicle network.

= Crient the project toward transit, bicycle, and pedestriian facilities.

this urban environment, such as ground floor retail.
Therefore, the VMT analysis was based on future
development proposals for local-serving retail projects
generally less than 50,000 square feet. Therefore, as stated
in the analysis, the retail portion of the Project is presumed
to have a less than significant impact because local-serving
retail generally improves the convenience of shopping
close to home and reduces vehicle travel.

Clarification on local-serving retail uses has been added to
the Section 3.7.4.2, Threshold 2: Induction of Substantial
Vehicle Miles Traveled, of the Draft PEIR as follows:

Regarding retail VMT, as shown in Table 3.7-3, the
“with Project” Citywide regional VMT for retail is
calculated to be 6,004,710 miles. This is greater than
the regional VMT for retail without the Project, which
is calculated as 5,759,217 miles. The Project would
result in a net increase of 401,300 square feet of retail

2-5 5 . b 3

ot hatoyma service: space by 2035. However, the EVSP does not propose

= Provide bicycle parking. . - .

+ Limit or eliminate parking supply. _ specific development. Buildout assumptions were

. \mpl;menf or prqvlde‘occess‘loacomrmme repluc‘rlon program. . . .

T hoviae gg;gp;r;gg*e sharing, and ride-sharing programs. based generally on the building envelope allowed in

e anetacs, T 1o carpasing orvanpocing, for example each land use designation to provide a realistic future

= Providing telework options. R

‘Provide o safe and reliable fransportation network that serves all people and respects the emvironment” develoDment Scenarlo : The EVS P Contem Dlates
smaller individual retail developments in this urban
environment, such as ground floor retail, that would
result in no more than 50,000 square feet at any given
time. However, Therefore, since the Project provides

Final PEIR RTC-2-2 June 2023
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local-serving retail with less than 50,000 square feet,
the retail portion may also be presumed to have a less
than significant impact because local-serving retail
generally improves the convenience of shopping close
to home and has the effect of reducing vehicle travel
(Appendix G).

2-3: This comment states that the increase in retail conflicts with

the Governor’s Office of Planning and Research threshold
that distinguishes between local- and regional-serving
retail. The proposed 401,300 square feet of retail would be
developed as a series of smaller, local-serving retail uses
over time, not as one large development. Clarification has
been added to Section 3.7.4.2, Threshold 2: Induction of
Substantial Vehicle Miles Traveled, of the Draft PEIR.
Please see response to comment 2-2.

As discussed in PEIR Section 3.7.4.2, Threshold 2:
Induction of Substantial Vehicle Miles Traveled, the
Project’s VMT per capita and VMT per employee would
be lower than 85% of the regional average and would result
in less than significant impacts. The EVSP provides
specific Transportation Demand Management (TDM)
measures to reduce VMT by providing incentives and
opportunities to choose alternative modes. The EVSP TDM
measures build off the Escondido General Plan TDM
policies and are separated by public improvements and
private development. The EVSP TDM measures would be
implemented to reduce VMT associated with new
development and provide transportation choices for

Final PEIR
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2-4:

2-5:

residents and visitors in the EVSP Area. No revisions to the
Draft EIR are required.

This comment recommends that the City coordinate with
the North County Transit District to establish bus headways
to less than 15 minutes each to become a high-quality
transit corridor. The EVSP Area is approximately 1 mile
east of the Escondido Transit Center, which is a major
transit stop. Transit opportunities for the Project are along
multiple study area street segments, and all bus routes along
these street segments connect to the Escondido Transit
Center, which connects residents to Oceanside via the
SPRINTER rail line, providing access to trains to Los
Angeles or San Diego, as well as beaches and other coastal
communities. Residents can also connect to an express bus
to Downtown San Diego. The City will take the
recommendation into consideration. This comment does
not raise a significant environmental issue regarding the
adequacy or accuracy of the information provided in the
Draft PEIR. Therefore, no further response is required.

The comment provides a list of potential measures the City
can implement to reduce VMT and meet greenhouse gas
(GHG) reduction goals. Refer to response to comment 2-3
regarding EVSP TDM measures to reduce VMT. As
discussed in Section 3.5, Greenhouse Gas Emissions, future
projects developed in the EVSP Area would be required to
complete the City’s Climate Action Plan (CAP)
Consistency Checklist to demonstrate consistency with the
GHG reduction goals in the Escondido CAP. Consistency
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= Providing incentives or subsidies that increase the use of modes other than single-
occupancy vehicle.

= Providing on-site amenities at places of work, such as priority parking for carpools
and vanpools, secure bike parking, and showers and locker rooms.

= Providing employee transportation coordinators at employment sites.

| = Providing a guaranteed ride home service to users of non-aute modes.

Traffic Engineering and Analysis

Currently, intersections and streets within Calfrans’ Right-of-Way (R/W) are built to the ultimate

classification, Calitrans, however, accepts R/W dedication for any possible roadway

improvements to the state route R/W near the project area.

Any proposed changes to the signal phasing at intersections that include Caltrans signals
should be reviewed and concurred by Caltrans Signal Operations.

Caltrans request the following information to be submitted for review when available:

a. At the time of development, each individual development shall submit a VMT
andlysis and Local Mobility Analysis [LMA) including Multi-Modal and Safety Analysis.
b. Proper mitigation measures for each development shall be determined in the
VMT/LMA for Multi-Modal and Safety Analysis.
Hydraulics
The proposed developments included in the project may significantly alter the FEMA defined
Floodplain and associated water surface elevations through the project area and have
potential adverse impacts to Caltrans' facilities. Caltrans requests that the City include
Caltrans in reviews of all submittals to the City regarding floodplain administration. Please
allow for Caltrans to comment prior to the Conditional Letter of Map Revision (CLOMR)
application or the Permit issue, to assure that Caltrans’ assets are not adversely impacted by
any change in the water surface elevation resulting from any proposed developments in this
project.

Per 44 CFR §65.12, Caltrans requests that a formal notification be sent to Caltrans when the
City approves the pemmit fo alter the floodplain and/or when the applicant applies for the
CLOMR and Letter of Map Revision (LOMR).

Please include, in the preliminary environmental studies, a map depicting the FEMA-
defined flood plain limits within the project sphere of influence.

Calirans generally does not allow development projects to impact hydraulics within the

State's R/W. Any modification to the existing Cdltfrans drainage and/or increase in runoff

to State facilities (i.e., Hydrological and water quality impacts to the highways, bridge,
culverts, and drains) will not be allowed.

_Sysfem Planning
SR-78 transitions from a freeway facility o a conventional highway within the City of
Escondido. There is an oppertunity to consider relinquishing this part of SR-78, to the City of

‘Provide a safe and reliable fransportation network that serves all people and respects the environment”

2-6:

2-7:

measures include electric vehicle charging stations, TDM,
bicycle infrastructure, and landscape water consumption
with the goal of reducing GHG emissions. The PEIR
provides a range of measures to reduce GHG, and no
further response is required.

This comment requests that any proposed changes to the
signal phasing at intersections or traffic documents from
future projects be submitted to Caltrans for review. The
City acknowledges that any changes to the signal phasing
at intersections that include Caltrans signals should be
reviewed and agreed to by Caltrans’ Signal Operations. The
Project does not propose any specific development. When
available, the requested documentation will be submitted to
Caltrans for review. This comment does not raise a
significant environmental issue regarding the adequacy or
accuracy of the information provided in the Draft PEIR.
Therefore, no further response is required.

This comment requests that Caltrans be included in all
reviews of submittals within a Federal Emergency
Management Agency-defined floodplain and to have the
ability to provide comments. The City concurs that formal
notification would be sent to Caltrans when the City approves
permits altering the floodplain and/or when the applicant
applies for the Conditional Letter of Map Revision and Letter
of Map Revision in the EVSP Area so that Caltrans’ can
review it for potential impacts to its facilities. This comment
does not raise a significant environmental issue regarding the
adequacy or accuracy of the information provided in the
Draft PEIR. Therefore, no further response is required.
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Escondido, via the state relinquishment process. This segment would include North Broadway,

East Washington Avenue, North Ash Street, and San Pasqual Valley Road to the Bear Valley

Parkway intersection which are near the project area. This would allow the local agency to
be more responsive o community interest in the planning and operation of the facility.

The North County Comprehensive Multimodal Corridor Plan (CMCP) is in progress, with the final
document scheduled for release in spring 2023. Though the CMCP study area includes the
City of Escondido, the CMCP does not include the portion of SR-78 within the project area.

The dratt CMCP preposes a mobility hub within the City of Escondido, additional Bus Rapid
Transit routes serving the City, and the double tracking of the SPRINTER. Caltrans has no
planned major improvements in the project area.

_Compleie Streets and Mobility Network

Caltrans views all fransportation improvements as opportunities to improve safety, access, and
mobility for dll travelers in California and recognizes bicycle, pedestrian, and transit modes as
integral elements of the transportation netwerk. Caltrans supports improved transit
accommeodation through the provision of Park and Ride facilities, improved bicycle and
pedestrian access and safety improvements, signal prioritization for transit, bus on shoulders,
ramp improvements, or other enhancements that promotes a complete and infegrated
transportation network.

To reduce greenhouse gas emissions and achieve California's Climate Change target,
Caltrans is implementing Complete Streets and Climate Change policies into State Highway
Operations and Protection Program projects to meet multi-modal mobility needs.

Bicycle, pedestrian, and public transit access during construction is important. Mitigation to
maintain bicycle, pedestrian, and public fransit access during construction is in accordance
with Calfrans' goals and policies.

Land Use and Smart Growth
Caltrans recognizes there is a strong link between transportation and land use. Development
can have asignificant impact on traffic and congestion on State transportation facilities. In
particular, the pattern of land use can affect both local VMT and the number of trips. Cdltrans
supports collaboration with local agencies to work towards a safe, functional, intercennected
multi-modal transportation network integrated through applicable “smart growth” type land
| use planning and policies.

Environmental
Calirans welcomes the opportunity fo be a Responsible Agency under the California
Environmental Quality Act (CEQA), as we have some discretionary authority of a portion of the
project that is in Caltrans' R/W through the form of an encroachment pemmit process. We look
forward fo the coordination of our efforts to ensure that Caltrans can adopt the altemnative
and/or mitigation measure for cur R/W. We would appreciate meeting with you to discuss the
elements of the EIR that Caltrans will use for our subsequent environmental compliance.
We recommend that this project specifically identifies and assesses potential impacts caused
by the project orimpacts from mitigation efforts that occur within Caltrans' R/W that includes

impacts to the natural environment, infrastructure including but not limited to highways,

‘Provide a safe and reliable fransportation network that serves all people and respects the environment”

2-8:

2-9:

2-10:

This comment identifies the potential for portions of State
Route 78 be transferred to the City for management via the
state relinquishment process. The City will consider the
recommendation. This comment does not raise a significant
environmental issue regarding the adequacy or accuracy of
the information provided in the Draft PEIR. Therefore, no
further response is required.

This comment states that the Draft North County
Comprehensive Multimodal Corridor Plan proposes a mobility
hub in the City but not in the EVSP Area. This comment does
not raise a significant environmental issue regarding the
adequacy or accuracy of the information provided in the Draft
PEIR. Therefore, no further response is required.

This comment states that Caltrans supports enhancements that
promote a complete and integrated transportation network and
states that bicycle, pedestrian, and public transit access during
construction should be maintained in accordance with Caltrans’
goals and policies. As discussed in Section 3.7, Transportation,
the EVSP includes policies that promote alternative modes of
transportation, a safe and connective pedestrian and cyclist
experience, and a transit-oriented community with safe,
reliable, and timely transit options. In addition, future
development projects under the EVSP would be required to
implement a Construction Traffic Control Plan to maintain
necessary bicycle, pedestrian, and public transit access in the
EVSP Area. This comment does not raise a significant
environmental issue regarding the adequacy or accuracy of the
information provided in the Draft PEIR. Therefore, no further
response is required.

Final PEIR
East Valley Specific Plan

RTC-2-6

June 2023



2-11:

2-12:

This comment states Caltrans supports collaboration with
local agencies to work toward a safe, functional,
interconnected, multimodal transportation  network
integrated through applicable “smart growth” type land use
planning and policies. Refer to response to comment 2-10
regarding EVSP transportation policies. As discussed in
Chapter 2, Project Description, the EVSP includes a
Mobility section that sets forth the transportation network
for the EVSP Area, including the roadway, bicycle, and
pedestrian networks. This comment does not raise a
significant environmental issue regarding the adequacy or
accuracy of the information provided in the Draft PEIR.
Therefore, no further response is required.

This comment states that Caltrans is a responsible agency
and has discretionary authority over the portion of the
Project that falls within Caltrans’ right-of-way. This
comment further requests a meeting with the City to discuss
the elements of the PEIR that Caltrans will use for
subsequent environmental compliance. The City
appreciates Caltrans’ participation in the review of the
Draft PEIR and summary of Caltrans’ role pursuant to
California Environmental Quality Act (CEQA) and the
Project’s potential impacts to Caltrans’ right-of-way. The
Project does not propose any specific development.

The City acknowledges Caltrans’ role should future
projects impact Caltrans’ right-of-way and its role as a
CEQA responsible agency. This comment does not raise a
significant environmental issue regarding the adequacy or
accuracy of the information provided in the Draft PEIR.
Therefore, no further response is required.
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2-13: This comment provides Caltrans’ recognition that
Mr. Adam Finestone teleworking and remote learning lessen the impacts of
May 15, 2023
ay 15, . . e
Page 5 traffic on our roadways and surrounding communities. The
roadways, struetures, inteligent transportation systems elements, on-ramps and off-ramps, and Clty concurs Wlth thls Comment' This Comment does not
2-12 | appurtenant features including but not limited to fencing, lighting, signage, drainage,
cont. | guardrail, slopes and landscaping. Calirans s interested in any additional mitigation measures raise a Slgnlficant enVIronmentaI Issue regardlng the
_Eemmed for the project’s draft environmental document. . . . g
—TEcadband adequacy or accuracy of information provided in the Draft
213 | roatiays endsunounding communiies T recuces g Gmount of VMM and decroases e PEIR. Therefore, no further response is required.
amount of GHG and other pollutants. The availability of affordable and reliable, high-speed
r nd is a k N i rting trav man nt { hing th - . - - .
| Sore's ramsportation and cimte acton gog. o menagement andreachng e 2-14: This comment discusses California Business and
__gighai-of-Wuy oo e ar . . Profession Code, Section 8771; reiterates discretionary
licensed land surveyor is required, if thé?orz- being des!royedyby any cons!ru\{:lion. review for any work done within Caltrans’ right-of-way;
Qny work performed within Calirans' R/W will require discretionary review and approval and prov|des contact |nf0rmat|0n The Clty acknowledges
Y Co\irgms and an encroochmem permit will be required for any work yvnhm the . . .

|G e ot Aetorss mocetmarpantpreen ay Caltrans’ role should future projects impact Caltrans” right-
o ryonmentalimpacts wiinin fhe Cafrans’ R/, and of-way and the requirements of survey monuments per
Additional information regarding encroachment permits may be obtained by Callfornla BUSIness and Pr0f655|on COdE, SECtlon 8771-
contacting the Caltrans Permits Office at (619) 488-6158 or emailing - -

D11 Pemits@dol cagoy or by visfing the website ot The Project does not propose any specific development.
hitps://dot.ca.gov/programs/tratfic-cperations/ep. - . . s
- o - The City agrees that any work performed within Caltrans
Early coordination with Caltrans is strongly advised for all encroachment permits. y p
. . | e e Lecouo OB Cominatr o right-of-way will require discretionary review and approval
YOu have any questions or concerns, please conrac ariie Lecourtols, ooranator, a .

2"%19] 985-4766 or by e-mail sent to Charlie.lecouriois@dot.ca.gov. by Caltrans. The Caltrans contacts are noted. This comment
Sincerely, does not raise a significant environmental issue regarding
Rogelio Sanches for the adequacy or accuracy of the information provided in the
MAURICE A. EATON Draft PEIR. Therefore, no further response is required.
Branch Chief
Local Development Review - .

° 2-15: This comment includes the commenter’s name, role, and
contact information. This is a closing comment and does
not raise a significant environmental issue regarding the
adequacy or accuracy of the information provided in the

‘Provide a safe and reliable fransportation network that serves all people and respects the environment” - -
PEIR. Therefore, no further response is required.
Final PEIR RTC-2-8 June 2023
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Revisions to the Draft Program Environmental Impact Report

Revisions to the Draft Program Environmental Impact Report

Based on the City’s review and in response to the comments received, some text in the Final PEIR
and technical appendices for the EVSP have been clarified or amplified. Changes to the wording
of information added or deleted in the Final PEIR and technical appendices are shown in
underlined text (e.g., underlined text) and deletions indicated as strikethrough text
(e.g., strikethrough—text). The revisions include clarifications to the Executive Summary;
Chapter 2, Project Description; Section 3.4, Cultural and Tribal Cultural Resources; and Appendix
D, Cultural Resources Technical Report, in response to Tribal consultation pursuant to Assembly
Bill 52. In addition, clarifications were made to Section 3.7, Transportation, in response to
Comment Letter 2 from the California Department of Transportation, District 11.

Pursuant to CEQA Guidelines section 15088.5(a), recirculation of a Draft EIR is only required
when significant new information is added to the Draft EIR after public review of the Draft EIR
but before certification. Significant new information may include changes to the Project or
environmental setting and additional data or other information. New information added to a Draft
EIR is not significant unless the Draft EIR is changed in a way that deprives the public of a
meaningful opportunity to comment on a substantial adverse effect of the Project or a feasible way
to mitigate or avoid such an effect (including feasible alternatives) that the Project proponents have
declined to implement. Recirculation is not required where the new information merely clarifies,
amplifies, or makes insignificant modifications (CEQA section 15088.5). All modifications to the
Draft PEIR were evaluated to determine whether new or more severe impacts were identified and
whether feasible mitigation or avoidance measures were identified but rejected. None of the
changes made would add any new significant information; therefore, recirculation is not required.

Final PEIR Rev-1 June 2023
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Acronyms and Abbreviations

°F degree Fahrenheit

AB Assembly Bill

ac acres

ADA Americans with Disabilities Act

ADT average daily traffic

ADU accessory dwelling unit

AHI Area of Historic Interest

ALUCP Airport Land Use Compatibility Plan
ASM ASM Affiliates

Basin Plan Water Quality Control Plan for the San Diego Basin
BMP best management practice

CAA Clean Air Act

CAAQS California Ambient Air Quality Standards
CalEEMod California Emissions Estimator Model
CALGreen California Green Building Standards Code
CalRecycle California Department of Resources Recycling and Recovery
Caltrans California Department of Transportation
CAP Climate Action Plan

CARB California Air Resources Board

CBC California Building Code

CDFW California Department of Fish and Wildlife
CEC California Energy Commission

CEQA California Environmental Quality Act
CESA California Endangered Species Act

CFG California Fish and Game Code

CHgs methane

City City of Escondido

CNDDB California Natural Diversity Database
CNEL community noise equivalent level

CO carbon monoxide

CO2 carbon dioxide

COze carbon dioxide equivalent

County County of San Diego

CPUC California Public Utility Commission
CRHR California Register of Historical Resources
CRPR California Rare Plant Rank

CWA Clean Water Act

dB decibel

dBA A-weighted decibel

DBH diameter at breast height

DPM diesel particulate matter

du dwelling unit

du/ac dwelling units per acre

EFD Escondido Fire Department
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EMC
EMFAC
EO
EQR

EVSP or Project

FAR
FESA
FRA
FTA
GHG
GIS
GWP
HCD
HEU
HFC
Housing Study
HRO

Acronyms and Abbreviations

Escondido Municipal Code

Emission Factor

Executive Order

Environmental Quality Regulation

East Valley Specific Plan

floor area ratio

federal Endangered Species Act

Federal Railroad Administration

Federal Transit Administration

greenhouse gas

geographic information system

global warming potential

California Department of Housing and Community Development
6th Cycle (2021-2029) Housing Element Update
hydrofluorocarbons

Housing and Community Investment Study
Hillside and Ridgeline Protection Overlay

HVAC heating, ventilation, and air conditioning

I- Interstate

in/sec inches per second

IS Initial Study

KSF Kilo square feet

LCFS low carbon fuel standards

Ldn day-night noise level

LED light-emitting diode

Leq equivalent energy level

LEV low-emission vehicle

LLG Linscott, Law & Greenspan, Engineers
LOS level of service

MBTA Migratory Bird Treaty Act

MHCP Multiple Habitat Conservation Program
MMT million metric tons

MND Mitigated Negative Declaration

mph miles per hour

MS4 Municipal Separate Storm Sewer System
MSCP Multiple Species Conservation Program
MSSC minor stop controlled intersection

MT metric ton

MTS Metropolitan Transit System

N20 nitrous oxide

NA not applicable

NAAQS National Ambient Air Quality Standards
NAGPRA Native American Graves Protection and Repatriation Act
NAHC Native American Heritage Commission
NCCP Natural Community Conservation Program
NCTD North County Transit District
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NO nitric oxide

NO2 nitrogen dioxide

NOP Notice of Preparation

NOx nitrogen oxides

NP no parking

NPDES National Pollutant Discharge Elimination System
NPPA Native Plant Protection Act

NRHP National Register of Historic Places

NSLU noise-sensitive land use

NWI National Wetlands Inventory

Os ozone

PEIR Program Environmental Impact Report

Perc perchloroethylene

PFC Perfluorocarbons

PM particulate matter

PM1o respirable particulate matter

PM2s fine particulate matter

ppb parts per billion

ppm parts per million

PPV peak particle velocity

RAQS Regional Air Quality Strategy

RHNA Regional Housing Needs Allocation

rms root mean square

ROG reactive organic gas

ROW right-of-way

RPS Renewables Portfolio Standard

RTIP Regional Transportation Improvement Program
RWQCB Regional Water Quality Control Board

SAF Plan State Alternative Fuels Plan

SAFE Safer Affordable Fuel-Efficient

SANDAG San Diego Association of Governments

SB Senate Bill

SBD Site And Building Design

SCAQMD South Coast Air Quality Management District
SDAB San Diego Air Basin

SDAPCD San Diego County Air Pollution Control District
sf square feet

sf/ac square feet per acre

SFe sulfur hexafluoride

SIP State Implementation Plan

SIVAPCD San Joaquin Valley Air Pollution Control District
SO, sulfur dioxide

SOl sphere of influence

SO« sulfur oxides

SPA Specific Plan Amendment

SR- State Route
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TAC toxic air contaminant

TCR Tribal Cultural Resource

TDM Transportation Demand Management
TIA Transportation Impact Analysis

TPP target production point

TUA Traditional Use Area

TWLTL two-way left-turn lane

USACE U.S. Army Corps of Engineers

USEPA U.S. Environmental Protection Agency
USFWS U.S. Fish and Wildlife Service

vic volume to capacity ratio

VdB vibration decibel

VMT vehicle miles traveled

VOC volatile organic compound

WP with parking
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Executive Summary

This chapter is an executive summary of the Program Environmental Impact Report (PEIR) for
the City of Escondido’s (City’s) East Valley Specific Plan (EVSP or Project) prepared in
compliance with the California Environmental Quality Act (CEQA). This chapter highlights the
major areas of importance in the environmental analysis for the Project as required by CEQA
Guidelines section 15123 and also provides a brief description of the Project, project objectives,
project impacts and mitigation measures, alternatives to the Project, and areas of
controversy/issues raised by the public that are known to the City.

Overview

As required by CEQA, this PEIR (1) assesses the potentially significant direct, indirect, and
cumulative environmental effects of the Project; (2) identifies potential feasible means to avoid or
substantially lessen significant, adverse impacts; and (3) evaluates a range of reasonable
alternatives to the Project, including the required No Project Alternative. The City is the lead
agency for the Project evaluated in this PEIR and, as such, has the principal responsibility for
approving the Project.

Pursuant to CEQA Guidelines, this PEIR evaluates the effects of the entire Project at a program
level. This PEIR will be used by the City to evaluate the environmental implications of adopting
the Project. Once certified, this PEIR will also be used to tier subsequent environmental analyses
for future City development projects. Once adopted, the Project would guide the redevelopment
of the EVSP Area (i.e., the 191-acre area in the City covered by the EVSP).

Project Description
Project Location

The EVSP Area is approximately 191 acres in central Escondido, immediately adjacent to and east
of downtown, and is generally bounded by Escondido Creek to the north, Harding Street to the east,
East Grand Avenue and East 2nd Avenue to the south, and North Hickory, South Hickory, and North
Fig Streets to the west. The EVSP Area is adjacent to a variety of neighborhoods: Downtown
Escondido to the west, residential neighborhoods to the north and south, and large commercial
shopping centers to the east. The Escondido Transit Center is an approximately 20-minute walk
southwest of the EVSP Area, and multiple transit stops exist throughout the EVSP Area.

Project Background and Purpose

In 2020, the City was awarded grant funding to develop a 6th Cycle (2021-2029) Housing Element
Update (HEU), a Sector Feasibility Study, and the EVSP as a comprehensive planning and zoning
document for the western portion of the Escondido General Plan covering the East Valley Parkway
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Target Area. The HEU is addressed as a separate and independent project. The environmental
review for the HEU was processed under a Third Addendum to the certified 2012 General Plan
Update, Downtown Specific Plan Update, and CAP PEIR, which was adopted by the City Council
on August 11, 2021, and amended by City Council on March 22, 2023.

The Housing Element serves as an integrated part of the Escondido General Plan and is subject to
detailed statutory requirements, including a requirement to be updated every eight years and be
subject to mandatory review by the California Department of Housing and Community
Development (HCD). State law requires that each jurisdiction demonstrate in its Housing Element
that the land inventory is adequate to accommodate that jurisdiction’s fair share of the Regional
Housing Needs Assessment (RHNA). The City’s share of regional future housing needs is 9,607
new units for the period of April 15, 2021, to April 15, 2029.

In 2004, the City Council approved the East Valley Parkway Area Plan with the purpose of
implementing a comprehensive strategy for the revitalization of the physical character and
economic health of the East Valley Parkway businesses and communities. In 2012, the City
prepared the Escondido General Plan, which identifies 11 target areas to achieve the Escondido
General Plan vision, including the East Valley Parkway Target Area. These 11 target areas provide
unique opportunities for achieving the Escondido General Plan vision and involves a re-evaluation
of land use patterns and policies. The EVSP is intended to be a comprehensive planning and zoning
document for the western portion of the East Valley Parkway Target Area. The 191-acre EVSP
Area is composed of private and public ownerships and is included within the limits of the East
Valley Parkway Target Area.

The overall purpose of the EVSP is to guide redevelopment of the underutilized residential and
commercial land of low-intensity general retail, office, restaurant, and small-scale service
businesses into a new neighborhood with a mix of residential, commercial, public, and open space
uses. It would accommodate increased housing density and other transit-supportive uses and
improvements. The additional units needed to meet the City’s RHNA, as established in the
Housing Element, would be accommodated through land use designation changes and rezoning in
the EVSP Area.

The EVSP would propose goals, policies, design standards, and implementation strategies to guide
private development and public investment through 2035. The EVSP would incorporate a dynamic
mix of land uses, ensuring a variety of residential options linked together through safe streets and
a business corridor.
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Project Objectives

In accordance with CEQA Guidelines section 15124(b), the City has identified the following
objectives for the Project:

1. Create a self-contained land use pattern that offers a mix of compatible lands uses and
quality landscaped community spaces.

2. Enhance the quality of the City’s housing stock that is environmentally mindful and
equitable while preserving the physical character and pride of the EVSP Area.

3. Provide a range of housing opportunities for all income groups and households that
seamlessly supports all right-of-way users.

4. Plan both public and private development to provide safe vehicular circulation
connected to safe multimodal transportation with reliable and timely transit options.

5. Provide for robust economic activity within the EVSP Area.

Project Components

The EVSP includes the following project components: EVSP Density Transfer Program, land use,
parks and public realm, mobility, transportation fair share contribution program, public services and
infrastructure, development standards and design guidelines, and development potential.

EVSP Density Transfer Program

The purpose of the EVSP Density Transfer Program is to enable the City to transfer densities from
undeveloped or underutilized properties in the EVSP Area (sending areas) to other properties in the
EVSP Area (receiving areas) to enable a developing property to increase its density beyond what
current zoning would permit. The transferred density would be held in a density credit pool.
Allocation of the density from the pool would only occur when developing properties request
additional density beyond that permitted by current zoning. The request for an increase in units
would require Escondido City Council approval of a Planned Development Permit.

Land Use

The Project would involve the redesignation and rezoning of most of the 191-acre EVSP Area
(127 acres excluding rights-of-way (ROWSs)) from existing commercial and office uses, to mixed-
use and high-density residential uses. The goal is to encourage new housing opportunities, improve
economic vibrancy, and allow for flexibility in use and implementation as the EVSP Area changes
over time. The proposed land use plan would focus on maintaining many of the existing uses while
clustering them in different areas to create a more cohesive pattern and design. The proposed land
use plan also would incorporate a dynamic mix of land uses, ensuring a variety of residential
options linked together through safe streets and a business corridor.
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Parks and Public Realm

The EVSP would include a comprehensive and interconnected parkland network to provide a
variety of active and passive recreational opportunities for community members and visitors of all
ages that would enhance the overall quality of life and community health and wellness.
Implementation of the EVSP would provide approximately 10 acres of parkland and open space
in the EVSP Area, which would help the City reach its parks and open space projections. The
EVSP would establish a Park Overlay Zone intended to integrate public parkland and outdoor
spaces within proximity to schools, transit, trails, and activity nodes. The EVSP would include
policies regarding the creation of new park facilities and proposed recreational amenities.

Mobility

The EVSP would promote strong mobility connections throughout the EVSP Area, especially from
the Escondido Creek Trail and adjacent neighborhoods to the commercial corridor along East Valley
Parkway. The EVSP roadway network would consist of current roadways in the EVSP Area. No
new roadways are proposed; however, Centre City Parkway between El Norte Parkway and State
Route (SR-) 78 is proposed to be reclassified to a six-lane super-major roadway to accommodate
increased traffic volumes and pedestrian and bicycle improvements.

In addition, Chapter 5.0, Mobility, of the EVSP describes future bicycle networks and pedestrian
facilities. Public transit would also be an important component of the EVSP mobility network,
providing access to both local and regional destinations. The City is served by the Metropolitan
Transit System (MTS) and North County Transit District (NCTD).

Transportation Fair Share Contribution Program

New development facilitated by the Project would increase traffic volumes in the EVSP Area. A
Level of Service Analysis was prepared in the Transportation Analysis (Appendix G) to determine
the future mobility needs of the EVSP Area. Based on this analysis, the Project has incorporated a
Transportation Fair Share Contribution Program that the City has committed to in order to address
the potential roadway deficiencies that may result from the Project. For each location identified,
the percentage of the EVSP buildout that could be built before the improvement is triggered has
been calculated. When specific developments are proposed in the EVSP Area, the average daily
trips (ADT) would be determined and the development’s “fair-share” contribution to the overall
improvements would be calculated.

Public Services and Infrastructure

Chapter 6.0, Public Services and Infrastructure, of the EVSP outlines the community facilities
needed to ensure that high-quality services and infrastructure are provided to accommodate
projected growth in the EVSP Area. In addition, this chapter identifies thresholds and targets to
maintain adequate levels of public services and safety as growth occurs.

Final PEIR ES-4 June 2023
East Valley Specific Plan



Executive Summary

Development Standards and Design Guidelines

Chapter 7.0, Development Standards and Design Guidelines, of the EVSP is intended to help
achieve the vision for the EVSP through setting standards and guidelines for future development.
This chapter complements other Citywide guidance, such as the Escondido Municipal Code
(EMC), which provides regulations for a variety of design topics, including setbacks, landscaping,
and parking. The design guidelines and standards would apply to future public improvements and
private development in the EVSP Area, addressing the design of both new buildings and
renovations to existing structures.

Development Potential

The development potential of the EVSP Area provided in Table ES-1, East Valley Specific Plan
Development Potential by Land Use Type, estimates the potential growth by land use type through
2035. Table ES-1 also shows the difference between what is planned to be the EVSP buildout and
the existing (2020) conditions. These assumptions are broad, planning-level estimates for potential
future development based on the heights, intensities, and land uses that would be in the EVSP. The
ultimate development potential is influenced by the EVSP Density Transfer Program.

Table ES-1. East Valley Specific Plan Development Potential by Land Use Type

Land Use Type 2035 EVSP Buildout Existing Conditions (2020) Difference
Residential 6,164 du 581 du 5,583 du
Multi-Family Residential 5,516 du 324 du 5,192 du
Office 657,786 sf 637,053 sf +20,733 sf
Retail 1,025,801 sf 624,501 sf +401,300 sf
Parks 25 acres 0 acre +25 acres!
Community Services 123,084 sf 4,900 sf +118,184 sf

Source: City of Escondido 2023.
Notes: du = dwelling units; EVSP = East Valley Specific Plan; sf = square feet

1 The EVSP Land Use Plan allows for up to 25 acres of parkland and open space; however, it is estimated that only approximately
10 acres of parkland and open space would occur.

Potential Areas of Controversy and Issues to Be Resolved

CEQA Guidelines section 15123 requires the summary of an EIR to include areas of controversy
known to the lead agency, including issues raised by agencies and the public, and to address issues
to be resolved, including the choice among alternatives and whether or how to mitigate the
significant effects. On February 11, 2021, the City posted a Notice of Preparation (NOP) with the
San Diego County Clerk’s Office in accordance with CEQA Guidelines section 15082. The 30-day
public review period for the NOP began on February 11, 2021, and ended on March 12, 2021. The
NOP and notices of NOP availability were mailed to public agencies, organizations, and other
interested individuals to solicit their comments on the scope and content of the environmental
analysis. The City also held a public scoping meeting on March 2, 2021. The comment letters
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received are summarized in Table ES-2, Notice of Preparation Comment Letter Summary. The NOP
and comment letters can be found in Appendix A, Notice of Preparation and Comment Letters.

Table ES-2. Notice of Preparation Comment Letter Summary

Comment Location in PEIR Where
Letter No. Commenter Subject of Comment Comment Is Addressed
1 California Native Recommends consultation with California Section 3.4, Cultural and
American Heritage Native American Tribes that are traditionally Tribal Cultural Resources
Commission and culturally affiliated with the geographic

region of the City and describes AB 52 and SB
18 Tribal consultation requirements.

2 Ingrid Stichter — Recommends that any changes in density in the | Chapter 4, Effects Found Not
Vallecitos Water District | Vallecitos Water District would need to be to Be Significant

reviewed by the District and may need
collaboration with the Master Plan.

3 Rincon Band of Luisefio | States that the Rincon Band of Luisefio Indians | Section 3.4, Cultural and
Indians is not in agreement with the City-proposed Tribal Cultural Resources
mitigation measure that excludes projects with
less than 4-foot-deep ground disturbance to be
exempt from cultural mitigation measures and

includes reiteration of comments on proposed

mitigated measures.

4 SANDAG Recommends that the City consider greater Section 3.7, Transportation
density near the Mobility Hub and considers
lowering parking requirements to allow for
increased housing capacity. SANDAG
recommends that the City eliminate/lower
parking requirements to reduce the cost of
housing for residents who prefer not to have a
car.

5 Caltrans Recommends a VMT-based Traffic Impact Section 3.7, Transportation
Study be provided for the Project. Also
recommends that Caltrans be a responsible
agency and continue coordination efforts to
support “smart growth,” Complete Streets
projects, and its ROW.

6 Southwest Regional Recommends that the City should require more | To be considered by the City
Council of Carpenters local skilled hires with certifications to build the | Council. Not a CEQA issue;
Project to support the community’s economy. does not result in a physical

impact on the environment.

Notes: AB = Assembly Bill; Caltrans = California Department of Transportation; CEQA = California Environmental Quality Act; City = City of
Escondido; ROW = right-of-way; SANDAG = San Diego Association of Governments; SB = Senate Bill; VMT = vehicle miles traveled

Summary of Project Impacts

This PEIR examines the potential environmental effects of the Project, including information
related to existing site conditions, analyses of the types and magnitude of individual and
cumulative environmental impacts, and feasible mitigation measures that could reduce or avoid
environmental impacts. In accordance with Appendix G of the CEQA Guidelines, the potential
environmental effects of the Project were analyzed for the following environmental issue areas:
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e Aesthetics

e Air Quality

e Biological Resources

e Cultural and Tribal Cultural Resources
e Greenhouse Gas Emissions

e Noise

e Transportation

Table ES-5, Summary of Environmental Impacts and Mitigation Measures, at the end of this
chapter provides a summary of the project-level and cumulative environmental impacts that could
result from implementation of the Project and feasible mitigation measures that could reduce or
avoid environmental impacts. For each impact, Table ES-5 identifies the significance of the impact
before mitigation, applicable mitigation measures, and the level of significance of the impact after
implementation of the mitigation measures.

Summary of Alternatives

CEQA Guidelines section 15126.6(d) requires an EIR to provide sufficient information about each
alternative to allow for meaningful evaluation, analysis, and comparison with the Project. The City
selected the alternatives for analysis based on the “rule of reason” and ability for each alternative
to meet most of the basic project objectives.

No Project/Existing 2012 General Plan Alternative

Pursuant to CEQA Guidelines section 15126(e)(1), a No Project Alternative shall be addressed in
an EIR; for the Project this alternative is called the No Project/Existing 2012 General Plan
Alternative. The discussion of the No Project/Existing 2012 General Plan Alternative must
examine the existing conditions and reasonably foreseeable future conditions that would exist if
the Project is not approved (CEQA Guidelines section 15126.6(e)). The No Project/Existing 2012
General Plan Alternative is defined as a continuation of existing conditions and conditions that are
reasonably expected to occur if the Project is not implemented. The No Project/Existing 2012
General Plan Alternative would leave the existing Escondido General Plan land use map in place for
the East Valley Parkway Target Area and would not accommodate the planned growth as anticipated
in the Escondido General Plan for the EVSP Area.

Land uses would include Office and General Commercial with a Mixed-Use Overlay. Under the
existing Escondido General Plan, the development capacity of the total East Valley Parkway
Target Area includes 2,100 dwelling units and 8,328,596 square feet of non-residential
development. The EVSP Area represents 58% of the East Valley Parkway Target Area as defined
in the Escondido General Plan. Therefore, the development capacity of the No Project/Existing
2012 General Plan Alternative includes 1,218 dwelling units and 4,830,585 square feet of non-
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residential development compared to 6,164 dwelling units and 1,683,587 square feet of non-
residential development for the Project.

Reduced Development Capacity Alternative

Compared to the Project, the Reduced Development Capacity Alternative would concentrate
Mixed-Use and General Commercial land uses to the east of the EVSP Area and away from East
Valley Parkway. Urban IV and Urban Il land uses would be concentrated along East Valley
Parkway compared to the Mixed-Use designation in the Project. In addition, this alternative would
incorporate the Urban 111 land use designation into the land use map, which is not included in the
Project, and would not include the Urban V land use designation, which is included in the Project.
The Urban 111 land use designation accommodates a wide range of housing types but only allows
for 18 dwelling units per acre. In comparison, the Urban IV and V land use designations allow for
a higher density of up to 45 units per acre. The reduced acreages of Mixed-Use and Commercial
land uses and the incorporation of the Urban Il land use designation would reduce the overall
development capacity of the EVSP Area.

Table ES-3, Comparison of Development Capacity of Reduced Development Capacity Alternative
and East Valley Specific Plan, provides a summary of the development capacity under the Reduced
Development Capacity Alternative compared to the development capacity under the Project.
Compared to the Project, this alternative would result in 1,914 fewer overall dwelling units and
would reduce the amount of overall non-residential space by 381,781 square feet.

Table ES-3. Comparison of Development Capacity of Reduced Development Capacity
Alternative and East Valley Specific Plan

Reduced Development
Land Use Type Capacity Alternative 2035 EVSP Buildout

Single Family Residential 511 du 648 du
Multi-Family Residential 3,739 du 5,516 du

Total Residential Units | 4,250 du 6,164 du
Office Services 559,018 square feet 657,786 square feet
Retail 833,886 square feet 1,025,801 square feet
Parks 0 acre 25 acres
Community Services 31,985 square feet 123,084 square feet

Source: Rick Engineering 2021.

Notes: du = dwelling units; EVSP = East Valley Specific Plan

Furthermore, similar to the Project, the Reduced Development Capacity Alternative would include
a Park Overlay Zone intended to integrate public parkland and outdoor spaces. However, the Park
Overlay Zone would be reduced and concentrated in different areas of the planning area compared
to the Project as shown on Figure 6-2, Reduced Development Capacity Alternative, in Chapter 6
to facilitate more commercial and residential development. Similar to the Project, the Reduced
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Development Capacity Alternative would include the same proposed mobility network and
development and design standards. However, building heights under this alternative would be
reduced due to the inclusion of the Urban Il land use designation, which would allow for a lesser
capacity of residential development.

Reduced Retail/Office Alternative

The Reduced Retail/Office Alternative would concentrate the General Commercial land uses in
the eastern portion of EVSP Area. The Mixed-Use designation would remain along East Valley
Parkway and in the eastern portion of the EVSP Area. This alternative would incorporate the Urban
I11 land use designation, which is not included in the Project, in the central part of the EVSP Area.
Table ES-4, Comparison of Development Capacity of Reduced Retail/Office Alternative and East
Valley Specific Plan, provides a summary of the development capacity under the Reduced
Retail/Office Alternative compared to the development capacity of the Project. Compared to the
Project, this alternative would result in 290 fewer dwelling units and would reduce the amount of
non-residential space by 204,830 square feet.

Table ES-4. Comparison of Development Capacity of Reduced Retail/
Office Alternative and East Valley Specific Plan

Land Use Type Reduce Retail/Office Alternative 2035 EVSP Buildout
Single Family Residential 0du 648 du
Multi-Family Residential 5,874 du 5,516 du
Total Residential Units 5,874 du 6,164 du
Office Services 631,968 square feet 657,786 square feet
Retail 937,888 square feet 1,025,801 square feet
Parks 0 acre 25 acres
Community Services 31,985 square feet 123,084 square feet

Source: Rick Engineering 2021.

Notes: du = dwelling units; EVSP = East Valley Specific Plan

The Reduced Retail/Office Alternative would not include a Park Overlay Zone and would not
include recommended or priority areas for parks and public spaces to focus on various housing
opportunities while leveraging the existing Escondido Creek Trail as the main source for
parks/open space. The Reduced Retail/Office Alternative would include the same proposed
mobility network and development and design standards as identified for the Project. However,
building heights would be reduced due to the inclusion of the Urban 111 land use designation, which
provides reduced capacity of residential development.
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Table ES-5. Summary of Environmental Impacts and Mitigation Measures

Level of Level of
Significance Significance
Before After
Impact Mitigation Mitigation Measure Mitigation
Section 3.1, Aesthetics
Threshold 1: Scenic Vistas LS NA LS
Threshold 2: Scenic Resources NI NA NI
Threshold 3: Conflict with Zoning LS NA LS
or Regulations for Scenic Quality
Threshold 4: Light and Glare LS NA LS
Section 3.2, Air Quality
Threshold 1: Consistency with LS NA LS
Applicable Air Quality Plan
Threshold 2: Cumulative LS NA LS
Increase in Criteria Pollutant
PS AIR-1: Siting Sensitive Receptors near Dry-Cleaning, Gas Stations, and Automotive Repair Facilities. LS

New sensitive receptors shall be screened for potential toxic air contaminants sources within 500 feet of the

proposed sensitive receptor location. If a source of toxic air contaminants such as dry-cleaning facilities, gas

stations, commercial/drive-through facilities, or automotive repair shops is identified within the applicable

screening distance outline in the California Air Resources Board’s Air Quality and Land Use Handbook, a

Health Risk Assessment, or equivalent health risk evaluation shall be prepared by a qualified air quality

professional. Sensitive receptors include daycare centers, schools, retirement homes, hospitals, medical

patients in residential homes, or other facilities that may house individuals with health conditions who would
Threshold 3: Sensitive Recent be adversely impacted by changes in air quality. A Health Risk Assessment, or equivalent health risk

reshoid J. sensitive Receplors evaluation, shall also be required for such facilities proposed within 500 feet of a sensitive receptor.

The Project shall not be considered for approval until a Health Risk Assessment, or equivalent health

risk evaluation, has been completed and approved by the City of Escondido, Community Development

Department. Health risks shall be significant if the identified risk shall exceed an incremental cancer

risk greater than 10 in 1 million, or a health hazard index (chronic or acute) greater than one. If a

potentially significant health risk is identified, the Health Risk Assessment shall identify appropriate

measures (i.e., sealed heating, ventilation, and air conditioning system with adequate filtration) to

reduce the potential health risk to below the significant risk thresholds, or the sensitive receptor or

proposed facility shall be sited in another location.
Threshold 4: Odors LS NA LS
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Impact

Level of
Significance
Before
Mitigation

Mitigation Measure

Level of
Significance
After
Mitigation

Section 3.3, Biological Resources

Threshold 1: Candidate,
Sensitive, or Special-Status
Species

PS

BIO-1: Pre-Construction Nesting Bird Surveys. To the extent feasible, grubbing, trimming, or
clearing of vegetation from the EVSP Area shall not occur during the general bird nesting season
(January 15 through September 15). If grubbing, trimming, or clearing of vegetation cannot feasibly
occur outside the general bird nesting season, a qualified biologist shall perform a pre-construction
nesting bird survey in the areas in the EVSP Area with vegetation supporting nesting birds. Nesting
bird surveys shall occur within 72 hours before the start of vegetation clearing or grubbing to determine
if active bird nests are present. If no active bird nests are identified in the EVSP Area or within a 300-
foot buffer of the EVSP Area, no further mitigation is necessary. If active nests of bird species covered
by the Migratory Bird Treaty Act are detected in the EVSP Area during the pre-construction survey,
construction activities shall stay outside a 300-foot buffer around the active nest. For raptor species,
this buffer shall be expanded to 500 feet. It is recommended that a biological monitor be present to
delineate the boundaries of the buffer area and to monitor the active nest to ensure that nesting
behavior is not adversely affected by construction activity. Once the young birds have fledged and a
qualified biologist has determined the nest is inactive, normal construction activities can occur.

LS

Threshold 2: Riparian Habitat or
Other Sensitive Natural
Communities

PS

BIO-2: Aquatic Resources Delineation. Future projects within or adjacent to Escondido Creek that
have the potential to impact sensitive aquatic resources shall be required to conduct an aquatic
resources delineation following the methods outlined in the 1987 U.S. Army Corps of Engineers
Wetland Delineation Manual and the Regional Supplement to the U.S. Army Corps of Engineers
Wetland Delineation Manual: Arid West Region to map the extent of wetlands and non-wetland waters,
determine jurisdiction, and assess potential impacts. The aquatic resources shall be conducted by a
qualified biologist. The results of the delineation shall be presented in an Aquatic Resources
Delineation Report and be incorporated into the California Environmental Quality Act documents
required for approval and permitting of the Project.

BIO-3: Aquatic Resources Permitting. Future projects within or adjacent to Escondido Creek that
have been determined through Mitigation Measure BIO-2 to have a significant impact to sensitive
aquatic resources shall obtain required permits and authorizations from the U.S. Army Corps of
Engineers, California Department of Fish and Wildlife, and San Diego Regional Water Quality Control
Board. The regulatory agency authorizations shall include impact avoidance and minimization
measures and mitigation measures for unavoidable impacts. Specific avoidance and minimization
measures and mitigation measures for impacts to jurisdictional resources shall be determined through
discussions with the regulatory agencies during the project permitting process and may include
monetary contributions to a mitigation bank or habitat creation, restoration, or enhancement.

LS
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Table ES-5. Summary of Environmental Impacts and Mitigation Measures

Impact

Level of
Significance
Before
Mitigation

Mitigation Measure

Level of
Significance
After
Mitigation

Threshold 3: Wetlands

PS

BIO-2: Aquatic Resources Delineation (see above).
BIO-3: Aquatic Resources Permitting (see above).

LS

Threshold 4: Native Resident or
Migratory Fish or Wildlife Species

PS

BIO-1: Pre-Constructing Nesting Bird Surveys (see above).

LS

Threshold 5: Protecting Biological
Resources

LS

NA

LS

Threshold 6: Habitat
Conservation Plan

LS

NA

LS

Section 3.4, Cultural Resources and Tribal Cultural Resources

Threshold 1: Historic Built
Environment Resources

PS

CUL-1: Historical Evaluation. In areas identified as having a Level 1 (red) sensitivity on the
Sensitivity Map for Built Environment Cultural Resources in the EVSP Area (Figure 3) in the Cultural
Resources Technical Report, projects with the potential to impact historical resources should be
avoided or designed to ensure that the Project would not result in a significant impact. A Historical
Resources Assessment Report shall be completed for properties to assess impacts to individual
resources and the district. This Historical Resources Assessment Report shall be completed by an
architectural historian who meets the Secretary of the Interior's Professional Qualifications Standards
for Architectural History and shall consider mitigation measures that take all prudent and feasible
measures to minimize harm. Significance evaluations shall not be required if the historical resource
has been evaluated for California Environmental Quality Act significance or for California Register of
Historical Resources eligibility within the last five years and if there has been no change in the
conditions that contributed to the determination of significance or eligibility. A historical resource shall
be re-evaluated if its condition or setting has either improved or deteriorated, if new information is
available, or if the resource is becoming increasingly rare due to the loss of other similar resources.
The Historical Resources Assessment Report shall include an evaluation of whether the Project meets
the Secretary of the Interior's Standards. New construction in a historic district shall also be reviewed
to ensure that it meets the standards so that it shall not have an adverse impact (including visual
impacts or impacts to setting).

Projects in Level 2 (orange) areas where potential historical resources have been identified shall also be
avoided or redesigned when possible. Areas in Level 2 (orange) indicate the presence of a potential
historic district, but specific contributors have not been identified. A Historical Resources Assessment
Report that includes an evaluation of the resource both individually and as a contributor to the proposed
historic district shall be completed. If the resource is determined to be a non-contributor or not individually

LS

Final PEIR
East Valley Specific Plan

ES-12

June 2023



Table ES-5.

Executive Summary

Summary of Environmental Impacts and Mitigation Measures

Impact

Level of
Significance
Before
Mitigation

Mitigation Measure

Level of
Significance
After
Mitigation

eligible, the Historical Resources Assessment Report shall also assess the potential for adverse impacts
(including visual impacts or impacts to setting) to the proposed district in compliance with the Secretary of
the Interior's Standards and California Environmental Quality Act Guidelines.

Projects in the Level 3 (yellow) area of sensitivity have the potential to impact a historical resource
because the level includes all buildings more than 45 years old. A Historical Resources Assessment
Report evaluating the building and any potential historic district to which the historical resource may
contribute shall be prepared. If no historical resources are identified, then no further action shall be
required beyond documentation of the resources on the appropriate California Department of Parks and
Recreation site forms. If a historical resource is identified, the Historical Resources Assessment Report
shall assess the potential impacts from the Project following the Secretary of the Interior's Standards and
California Environmental Quality Act Guidelines.

Threshold 2: Archaeological
Resources

PS

CUL-2: Archaeological Evaluation Program. Before the issuance of a grading permit, future discretionary
projects in the EVSP Area shall be reviewed by the City of Escondido Planning Department to determine if a
Cultural Resources Study is required. Site-specific archaeological surveys shall be conducted for the
following types of projects: (1) projects in areas that have not been previously developed, or (2) projects that
may impact built environment resources that meet the age threshold for eligibility.

For projects requiring a Cultural Resources Study, the work shall be conducted by a City of Escondido-
approved qualified archaeologist to determine the likelihood of the project site to contain
archaeological resources by reviewing site photographs and existing historical information and
conducting a site visit. A Native American monitor shall be on site during site-specific archaeological
surveys. Before field reconnaissance, background research, including a records search at the South
Coastal Information Center, shall be required. A record search from a nearby property may be used if
the previous search was conducted within the last two years. In addition, a review of the Sacred Lands
File maintained by the Native American Heritage Commission shall also be conducted.

If potential archaeological resources are identified through background research and field surveys,
those resources shall be avoided, or significance evaluations shall be required for the potential
archaeological resources identified. Potential resources include new resources identified as a result of
a survey, previously recorded resources that have not been evaluated and are relocated during a
survey, and previously recorded sites not relocated during the survey if there is a likelihood that the
resources still exist. Significance evaluations shall not be required if the resources have been
evaluated for California Environmental Quality Act significance within the last five years and if there
has been no change in the conditions that contributed to the determination of significance or eligibility.

LS
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An archaeological testing program shall be required for archaeological sites in need of resource
significance evaluation. Archaeological testing programs include evaluating the horizontal and vertical
dimensions of a site, chronological placement, site function, artifact/ecofact density and variability,
presence and absence of subsurface features, and research potential. Tribal representatives and/or
Native American monitors shall be involved in making recommendations regarding the significance of
prehistoric archaeological sites during this phase of the process. The testing program may require re-
evaluation of the Project, which could result in a combination of project redesign to preserve significant
resources and mitigation in the form of data recovery and monitoring (as recommended by the
qualified archaeologist and Tribal representatives and/or Native American monitors).

If significant archaeological resources are identified within the project footprint, the site may be eligible
for designation on one or more registers. If no significant resources are found, and site conditions are
such that there is no potential for further discoveries, then no further action shall be required.
Resources found to be non-significant as a result of a survey and/or assessment in consultation with
affiliated Tribes shall require no further work beyond documentation of the resources on the
appropriate California Department of Parks and Recreation site forms and inclusion of results in the
survey and/or assessment report. If no significant resources are found, but results of the initial
evaluation and testing phase indicate that there is still a potential for resources to be presentin
portions of the property that could not be tested, then mitigation monitoring shall be required.
Avoiding and preserving the resources through project redesign is the preferred mitigation for
archaeological resources. If avoidance is not possible, the City of Escondido shall consult with all
applicable parties, including Native American Tribes if prehistoric, in an effort to determine measures
to mitigate any potential impacts to the resource in accordance with California Public Resources Code
section 21083.2 and the California Environmental Quality Act Guidelines section 15126.4. A project
archaeologist who meets the Secretary of the Interior's Professional Qualifications Standards for
Archaeology shall employ measures that include documentation of the resource.

For archaeological resources for which preservation is not an option, a research design for a data
recovery program shall be prepared in consultation with the Tribes. The data recovery program shall be
based on a written research design and would be subject to the provisions as outlined in California Public
Resources Code section 21083.2.

CUL-3: Qualified Archaeologist and Native American Monitoring. Prior to issuance of a grading
permit, the Applicant shall provide written verification to the City of Escondido that a qualified
archaeologist and a Native American monitor associated with a Tribe that is traditionally and culturally
affiliated with the project location have been retained to implement a monitoring program for all
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subsurface investigations, including geotechnical testing and other ground-disturbing activities,
whenever an archaeological site or a Native American Traditional Cultural Property within the project
footprint would be impacted. The archaeologist shall be responsible for coordinating with the Native
American monitor. This verification shall be presented to the City of Escondido in a letter from the
project archaeologist that confirms the selected Native American monitor is associated with a
traditionally and culturally affiliated Tribe. The City of Escondido, prior to any pre-construction meeting,
shall approve all people involved in the monitoring program.

CUL-4: Attend Pre-Grading Meeting. The qualified archaeologist and a Native American monitor
shall attend a pre-grading meeting with the grading contractors to explain and coordinate the
requirements of the monitoring program. During the initial grubbing, site grading, excavation, or
disturbance of the ground surface, the qualified archaeologist and the Native American monitor shall
be on site full time. The frequency of inspections shall depend on the rate of excavation, the materials
excavated, and any discoveries of Tribal Cultural Resources as defined in California Public Resources
Code section 21074. Archaeological and Native American monitoring shall be discontinued when the
depth of grading and soil conditions no longer retain the potential to contain cultural deposits. The
qualified archaeologist, in consultation with the Native American monitor, shall be responsible for
determining the duration and frequency of monitoring.

CUL-5: Temporarily Halt Ground Disturbance Operation. In the event that previously unidentified
archaeological and/or Tribal Cultural Resources are discovered, the qualified archaeologist and the
Native American monitor shall have the authority to temporarily divert or temporarily halt ground
disturbance operation in the area of discovery to allow for the evaluation of potentially significant
cultural resources. Isolates and clearly non-significant deposits shall be minimally documented in the
field and collected so the monitored grading can proceed.

CUL-6: Notify the City of Escondido of Archaeological and/or Tribal Cultural Resource
Discovery. If a potentially significant archaeological and/or Tribal Cultural Resource is discovered, the
qualified archaeologist shall notify the City of Escondido of said discovery. The qualified archaeologist,
in consultation with the City of Escondido, the traditionally and culturally affiliated Tribe, and the Native
American monitor, shall determine the significance of the discovered resource. A recommendation for
the Tribal Cultural Resource’s treatment and disposition shall be made by the qualified archaeologist,
in consultation with the traditionally and culturally affiliated Tribe and the Native American monitor, and
be submitted to the City of Escondido for review and approval.

CUL-7: Avoidance and/or Preservation of Discovery. The avoidance and/or preservation of the
significant Tribal Cultural Resource and/or unique archaeological resource must first be considered
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and evaluated as required by the California Environmental Quality Act. Where any significant Tribal
Cultural Resources and/or unique archaeological resources have been discovered and avoidance
and/or preservation measures are deemed to be infeasible by the City of Escondido, a research
design and data recovery program to mitigate impacts shall be prepared by the qualified archaeologist
(using professional archaeological methods), in consultation with the traditionally and culturally
affiliated Tribe and the Native American monitor, and shall be subject to approval by the City of
Escondido. The archaeological monitor, in consultation with the Native American monitor, shall
determine the amount of material to be recovered for an adequate artifact sample for analysis. Before
construction activities are allowed to resume in the affected area, the research design and data
recovery program activities must be concluded to the satisfaction of the City of Escondido.

CUL-8: Collection and Treatment of Resources. If the qualified archaeologist elects to collect any
Tribal Cultural Resources, the 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 Native American monitor may, at their discretion,

collect said resources for Iater rebunal on the pr0|ect S|te and—prewde#rem@%h&#a%enawand

sp\tmuaHFadmens—Any Trlbal Cultural Resources collected by the qualified archaeologlst shall be reburled

on the project site. repatriated-to-the-traditionally-and-culturally-affiliated Tribe: Should the traditionally and
culturally affiliated Tribes er-othertraditionaty-and-culturally-affiliated Tribe decline the collection, the

collection shall be curated at the San Diego Archaeological Center. All other resources determined not to
be Tribal Cultural Resources by the qualified archaeologist, in consultation with the Native American
monitor, shall be curated at the San Diego Archaeological Center.

CUL-9: Artifact Disposition. For precontact resources, the following treatments shall be applied:
Reburial of the resources on the project property. The measures for reburial shall include at least the
following: Measures to protect the reburial area from any future impacts. Reburial shall not occur until
all required cataloging, with an exception that sacred items, burial goods, and Native American human
remains are excluded. Any reburial processes shall be culturally appropriate. Listing of contents and
location of the reburial shall be included in the confidential final monitoring report.

CUL-910: Monitoring and/or Evaluation Report. Prior to the release of the grading bond, a monitoring
report and/or evaluation report, if appropriate, which describes the results, analysis, and conclusion of the
archaeological monitoring program and any data recovery program on the project site, shall be submitted
by the qualified archaeologist to the City of Escondido. The report shall be filed with the South Coastal
Information Center under a confidential cover and not subject to a public records request. The Native
American monitor shall be responsible for providing any notes or comments to the qualified archaeologist
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in a timely manner to be submitted with the report. The report shall include California Department of
Parks and Recreation Primary and Archaeological Site Forms for any newly discovered resources. A
copy of the final report shall be sent to the consulting affiliated Tribes.

Threshold 3: Human Remains

PS

See Mitigation Measures CUL-2, CUL-3, CUL-4, CUL-5, CUL-6, CUL-7, CUL-8, and CUL-9, and
CUL-10.

CUL-1011: Identification and Treatment of Human Remains. If Native American human remains
are discovered within a project footprint, the City of Escondido shall work with the most likely
descendants identified by the Native American Heritage Commission as provided in California Public
Resources Code section 5097.98. The Applicant may develop an agreement for treating or disposing
of, with appropriate dignity, the human remains and any items of cultural patrimony associated with
Native American burials with the appropriate Native Americans as identified by the Native American
Heritage Commission. Action implementing such an agreement is exempt from the general prohibition
on disinterring, disturbing, or removing human remains from any location other than a dedicated
cemetery (California Health and Safety Code section 7050.5):

«In the event of the accidental discovery or recognition of any human remains in any location other
than a dedicated cemetery, the following steps shall be taken:

o All construction activity shall cease within 100 feet of the discovery until the county coroner is
contacted and has completed their study.

o The county coroner shall be contacted to determine whether an investigation of the cause of
death is required.

o If the county coroner determines that the remains are Native American, they shall contact the
Native American Heritage Commission within 24 hours.

o The Native American Heritage Commission shall identify the person or people it believes to be the
most likely descendant from the deceased Native American.

o The landowner shall discuss and confer with the most likely descendant regarding all
reasonable options for treatment of human remains and any associated grave goods as
provided in California Public Resources Code section 5097.98.

o As part of the objectives, criteria, and procedures required by California Public Resources Code
section 21082, the City of Escondido shall make provisions for historical or unique archaeological
resources accidentally discovered during construction. These provisions shall include an immediate
evaluation of the find by a qualified archaeologist_in consultation with the affiliated Tribal
representatives. If the archaeologist determines the find to be a significant historical or

LS
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archaeological resource, contingency funding and a time allotment sufficient to allow for
implementation of avoidance measures or appropriate mitigation shall be necessary. Work may
continue on other parts of the project site while resource mitigation takes place.

Threshold 4: Tribal Cultural
Resources

PS

See Mitigation Measures CUL-2, CUL-3, CUL-4, CUL-5, CUL-6, CUL-7, CUL-8, CUL-9, and
CUL-10, and CUL-11.

CUL-4412: Tribal Cultural Resources Evaluation. For any project with the potential to result in
adverse impacts to Tribal Cultural Resources, the City of Escondido shall avoid and/or minimize
impacts. Coordination and collaboration regarding the resources shall be completed with Tribes
traditionally and culturally affiliated with the project location institutions, such as the South Coastal
Information Center and the Native American Heritage Commission, including consultation as outlined
in Senate Bill 18 and Assembly Bill 52. The resources shall be treated with culturally appropriate
dignity, taking into account the Tribal cultural values and meaning of the resources, including but not
limited to the following:

o Protecting the cultural character and integrity of the resources

o Protecting the traditional use of the resources

o Protecting the confidentiality of the resources

If possible, the City of Escondido shall avoid and preserve the resources in place, including but not
limited to planning and construction to avoid the resources and to protect the resources’ cultural and
natural context.

Greenspace, parks, or other open space shall use appropriate planning to incorporate the resources
with culturally appropriate protection and management criteria_as determined through consultation with

the affiliated Tribes. Permanent conservation easements or other interests in real property shall be
created with culturally appropriate management criteria for the purposes of preserving or using the
resources or places.

LS

Section 3.5, Greenhouse Gas Emissions

Threshold 1: Generation of
Greenhouse Gas Emissions

LS

NA

LS

Threshold 2: Applicable Plan

LS

NA

LS
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Section 3.6, Noise

Threshold 1: Exceedance of
Noise Standards

PS

Implementation of the EVSP would result in a direct noise impact on one segment of Valley Parkway
and one segment of Date Street. The 2012 General Plan Update, Downtown Specific Plan Update,
and CAP PEIR considered mitigation measures that would fully reduce impacts to below a level of
significance, including construction of noise barriers and implementation of a Citywide moratorium on
building permits for projects that would result in a potentially significant increase in regional roadway
noise for which no feasible mitigation is available. However, the City determined that these measures
are infeasible. Noise barriers would potentially require installation of noise walls in private property, in
a designated right-of-way, or otherwise outside of the City’s jurisdiction, which may not be allowed by a
property owner or the jurisdiction in which the sound barrier would be located. The feasibility of noise
wallls is also restricted by access requirements for driveways, presences of local cross streets,
underground utilities, other noise sources in the area, and safety considerations. Finally, construction
of a noise barrier would potentially wall off existing neighborhoods or individual residences from the
surrounding community, which could result in adverse impacts on aesthetics, land use, and public
safety. For example, the impacted segments of Valley Parkway and Date Street include existing
driveways and cross streets on both sides of the roadways that would reduce wall effectiveness.
Additionally, walls on these segments would block existing residential and commercial entrances from
street view, which would be a potential aesthetic and public safety impact by reducing visibility and
accessibility. A building permit moratorium would impede the City’s ability to implement the EVSP
because it would prohibit future development in areas identified for increased growth under the
Escondido General Plan in the planning area. This mitigation measure would conflict with the
Escondido General Plan and the City’s ability to meet the housing needs of existing and future
residents.

For the reasons listed above, mitigation measures are infeasible for the Project.

SuU

Threshold 2: Excessive
Groundborne Vibration or Noise

PS

NOI-1: Construction Vibration Best Management Practices. All general construction activities that
take place within 100 feet of a building with the potential to be damaged by excessive vibration, or
general construction within 200 feet, or pile-driving, blasting, or other high-impact construction
equipment within 900 feet of a daytime noise-sensitive land use (public and private educational
facilities, churches, libraries, museums, cultural facilities, golf courses, and passive recreational parks)
shall do one of the following: (1) retain a qualified acoustician to demonstrate that vibration will not
exceed the applicable Federal Transit Administration threshold (65 vibration decibel for vibration-
sensitive land uses of 80 vibration decibel for other daytime land uses), or (2) implement the following
construction best management practices recommended by the Federal Railroad Administration in the

SU
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Executive Summary

Table ES-5. Summary of Environmental Impacts and Mitigation Measures

Level of Level of
Significance Significance
Before After
Impact Mitigation Mitigation Measure Mitigation

High Speed Ground Transportation Noise and Vibration Impact Assessment. The best management
practices shall be included in project construction documents, including the grading plan and
construction contract. Practices shall include the following:

1. Sequence of operations:
i. Phase demolition, earthmoving, and ground-impacting operations to occur in different time periods.
2. Alternative construction methods:

i. Avoid impact pile-driving where possible in vibration-sensitive areas. Drilled piles or the use of a
sonic or vibratory pile driver causes lower vibration levels where the geological conditions permit
their use.

ii. Select demolition methods not involving impact, where possible. For example, using pressure bursting
for concrete demolition results in lower vibration levels than impact demolition by pavement breakers,
and milling generates lower vibration levels than excavation using clam shell or chisel drops.

iii. Avoid vibratory rollers and packers near sensitive receptors.

Threshold 3: Aircraft Noise NI NA NI
Section 3.7, Transportation

Threshold 1: Circulation System LS NA LS

Performance

Threshold 2: Induction of LS NA LS

Substantial Vehicle Miles

Traveled

Threshold 3: Hazardous Design LS NA LS

Features

Threshold 4: Inadequate LS NA LS

Emergency Access

Notes: LS = Less than Significant Impact; NI = No Impact; PS = Potentially Significant Impact; SU = Significant and Unavoidable
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Chapter 1: Introduction

Chapter1 Introduction

The City of Escondido (City) has prepared this Program Environmental Impact Report (PEIR) to
inform the public, local community, organizations, responsible agencies, trustee agencies, and
other interested public agencies about potential significant environmental effects resulting from
implementation of the East Valley Specific Plan (EVSP or Project) and possible measures to
mitigate those significant effects and alternatives to the Project.

1.1 Project Overview

The Project proposes a new EVSP. The EVSP would provide a forward-looking vision for the
EVSP Area (i.e., the 191-acre area in the City covered by the EVSP) in central Escondido. The
EVSP would identify goals, policies, design standards, and implementation strategies for
categories such as land use, mobility, and parks and open space opportunities. The EVSP is
intended to guide private development and public investment in the EVSP Area, consistent with
the adopted 2012 Escondido General Plan. Development of the EVSP Area would allow up to
6,164 dwelling units, 657,786 square feet of office uses, 1,025,801 square feet of retail uses, 25
acres of parks, and 123,084 square feet of community services.

1.2 Purpose and Use of the Program Environmental
Impact Report

Pursuant to California Environmental Quality Act (CEQA) section 15121, an EIR is an
informational document to inform members of the public and agency decision makers regarding
the significant environmental impacts that would result from implementation of a project, identify
feasible ways to reduce the significant effects of a project, and describe a reasonable range of
feasible alternatives to a project that would reduce one or more significant effects and still meet
the project’s objectives. In instances where significant impacts cannot be avoided or mitigated, a
project may be carried out or approved if the approving agency finds that economic, legal, social,
technological, or other benefits outweigh the unavoidable significant environmental impacts.

A PEIR is an EIR that may be prepared for a series of actions that constitute one large project and
are related (1) geographically; (2) as logical parts in the chain of contemplated actions; (3) in
connection with issuance of rules, regulations, plans, or other general criteria to govern the conduct
of a continuing program; or (4) as individual activities carried out under the same authorizing
statutory or regulatory authority and having generally similar environmental impacts that can be
mitigated in similar ways. The intent of this PEIR is to provide sufficient information on the
potential environmental impacts of the Project to allow the City to make an informed decision
regarding approval of the Project. Specific required discretionary actions are described in Section
2.5, Discretionary Actions, in Chapter 2, Project Description. This PEIR was prepared in
accordance with Guidelines for implementation of CEQA, publics by the Resources Agency of the

Final PEIR 1-1 June 2023
East Valley Specific Plan



Chapter 1: Introduction

state of CA (Title 14, California Code Regulation 1500 et seq), and the City of Escondido
procedures for implementing CEQA.

Pursuant to the California Environmental Quality Act, California Public Resources Code section
21000 et seq. (CEQA), and the CEQA Guidelines, Title 14, Chapter 3, of the California Code of
Regulations section 15000 et seq. (CEQA Guidelines), the City is the lead agency for the Project.
As such, the City is required to consider the information in this PEIR and any other relevant
information in the administrative record in making its decision on the Project. This PEIR does not
determine the ultimate decision that will be made regarding the Project. Nevertheless, CEQA
requires the City to consider the information in this PEIR before approving the Project and to make
Findings of Fact regarding each significant impact identified in this PEIR.

The City has prepared this PEIR for the following purposes:

e To satisfy the requirements of CEQA, including California Public Resources Code
section 21080

e To inform the public, local community, organizations, and responsible, trustee, and other
interested public agencies of the nature of the Project; the Project’s potentially significant
environmental effects; the Project’s potentially feasible measures to mitigate those
impacts; and the reasonable potentially feasible alternatives to the Project

e For consideration by responsible agencies in issuing permits and approvals for the
development that would occur from the implementation of the Project

CEQA and the CEQA Guidelines require the decision-making agency to evaluate, as applicable,
the economic, social, technological, legal, or other benefits of a project against the project’s
unavoidable environmental impacts when considering project approval.

This PEIR will be circulated to agencies with jurisdiction over resources affected by the Project,
including local, state, and federal agencies, and interested parties and individuals. In reviewing
this PEIR, reviewers should focus on the sufficiency of the document in identifying and analyzing
potentially significant effects on the environment and avoiding or mitigating the significant effects
of the Project.

In practice, this PEIR will be used as a first tier of environmental review for development projects
proposed in accordance with the EVSP. This PEIR has been developed specifically to comply with
California Public Resources Code section 21083.3 and CEQA Guidelines section 15183 to
minimize future environmental review of projects within the EVSP Area. California Public
Resources Code section 21083.3 and CEQA Guidelines section 15183 provide an exemption from
environmental review for projects that are consistent with the development density established by
the zoning, community plan, or General Plan policies for which an EIR was certified, except as
might be necessary to examine whether there are project-specific effects that are peculiar to the
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project or its location, or to analyze potentially significant off-site or cumulative impacts that were
not adequately discussed in the EIR.

1.3 Lead, Responsible, and Trustee Agencies
1.3.1 Lead Agency

In accordance with CEQA Guidelines sections 15050 through 15053 and section 15367, the City
is the designated lead agency, which is defined as the “public agency which has the principal
responsibility for carrying out or approving a project.” As the lead agency, the City is responsible
for determining the scope of the environmental analysis, preparing the PEIR, and responding to
comments received on the Draft PEIR. Before making a decision to approve the Project, the City,
as the lead agency, is required to certify that the PEIR has been completed in compliance with
CEQA, the decision-making body has reviewed and considered the information in the PEIR, and
the PEIR reflects the independent judgment of the City.

1.3.2 Trustee, Responsible, and Cooperating Agencies

Other federal, state, and local agencies are involved in the review and approval of a project,
including those agencies designated as trustee and responsible agencies. A trustee agency is a State
of California agency that has jurisdiction by law over natural resources affected by a project that
are held in trust for the people of the state. A responsible agency is an agency, other than the lead
agency, that has responsibility for carrying out or approving a project and has discretionary
approval power over the project. Responsible and trustee agencies are consulted by the lead agency
to ensure the opportunity for input and also review and comment on the Draft PEIR. Responsible
agencies also use and rely on the CEQA document in their decision-making. Agencies other than
the City may require permits, approvals, and/or consultation to implement development consistent
with the EVSP.

1.4 Program Environmental Impact Report Review Process
1.4.1 Notice of Preparation

Inaccordance with CEQA Guidelines section 15082, a Notice of Preparation (NOP) was circulated
for public and public agency review from February 11, 2021, through March 12, 2021 (included
as Appendix A). The NOP was available on the City’s website and was circulated to all interested
parties, stakeholders, agencies, and groups in the EVSP Area. The purpose of the NOP is to provide
notification that a PEIR for the Project is being prepared and to solicit guidance on the scope and
content of the PEIR. At that time, the Project was part of the Housing and Community Investment
Study (Housing Study), which included three components: the Housing Element Update, the
Sector Feasibility Study, and the EVSP. The Housing Element Update and Sector Feasibility Study
have since been removed from the analysis in the PEIR and addressed as a separate project with
an independent CEQA process compliant with state law.
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Pursuant to CEQA Guidelines section 15082, the City held a public scoping meeting for the PEIR
on March 2, 2021. Public agencies and members of the public were invited to attend and provide
input on the scope of this PEIR.

1.4.2 Comments Received in Response to the Notice of Preparation

Comments from the public and public agencies in response to the NOP are provided in Appendix
A. Several specific environmental issues were raised in the comments on the NOP. A summary of
these comments and the PEIR chapters/sections in which they are addressed are provided in Table
1-1, Notice of Preparation Comment Letter Index. Only comments that pertain to the
environmental scope of this PEIR are summarized.

Table 1-1. Notice of Preparation Comment Letter Index

Location in PEIR Where
Comment Comments are
Letter Commenter Subject of Comments Addressed
1 Native American Heritage | AB 52 and SB 18 consultation Section 3.4, Cultural and
Commission Tribal Cultural Resources
2 Rincon Band of Luisefio Consultation with the affiliated Native American | Section 3.4, Cultural and
Indians Tribes Tribal Cultural Resources
3 Vallecitos Water District Adequate supply of water and wastewater Chapter 4, Effects Found
capacity Not to Be Significant
4 California Department of Transportation impact study, complete streets Section 3.7, Transportation
Transportation and mobility network, land use and smart
growth, project design, and responsible agency
role
5 SANDAG Parking and transportation demand Section 3.7, Transportation
management policies
6 Southwest Regional Construction activities Chapter 2, Project
Council of Carpenters via Description; Section 3.2,
Mitchell Tsai, attorney at Air Quality
law

Notes: AB = Assembly Bill; PEIR = Program Environmental Impact Report; SANDAG = San Diego Association of Governments;
SB = Senate Bill

Based on a review of the Project and comments received during the NOP public review period
(Appendix A), the City determined that a PEIR addressing the following environmental issue areas
should be prepared:

e Aesthetics e Greenhouse Gas Emissions
e Air Quality e Noise
e Biological Resources e Transportation

e Cultural and
Tribal Cultural Resources

The specific topics are detailed in Chapter 3, Environmental Analysis, of this PEIR.
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This PEIR evaluates direct impacts, reasonably foreseeable indirect impacts, and cumulative impacts
resulting from planning, construction, and implementation of the Project using the most current
information available and in accordance with the provisions set forth in CEQA and the CEQA
Guidelines. In addition, this PEIR recommends potentially feasible mitigation measures, where possible,
and project alternatives that would reduce or eliminate significant, adverse environmental effects.

1.4.3 Draft Program Environmental Impact Report and Public Review

Pursuant to CEQA Guidelines section 15105, this PEIR is being circulated for public review and
comment for a period of 45 days. During this period, the public and public agencies can submit
comments on this PEIR’s accuracy and completeness to the City. The 45-day public review period
for this PEIR will be from March 30, 2023, through May 15, 2023. The public can review this
PEIR at the following address during normal business hours (Monday through Friday, 8:30 a.m.
to 5 p.m.) or on the City’s website at https://www.escondido.org/hcis.

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

The City encourages all comments on this PEIR to be submitted in writing. Comments or questions
regarding this PEIR should be addressed to the following:

Adam Finestone

City of Escondido, Planning Division
201 North Broadway

Escondido, California 92025

Email: afinestone@escondido.org
Phone: (760) 839-6203

1.4.4 Final Program Environmental Impact Report and Certification

Upon completion of the Draft PEIR public review period, a Final PEIR will be prepared. Pursuant
to CEQA Guidelines section 15132, the Final PEIR will consist of (1) the Draft PEIR; (2) the
comments and recommendations received on the Draft PEIR; (3) a list of people, organizations,
and public agencies that commented on the Draft PEIR; (4) the City’s responses to significant
environmental points raised by the public and agency comments submitted during the review and
consultation process; and (5) any other information the City has added to the Draft PEIR. The Final
PEIR will also include a Mitigation Monitoring and Reporting Program prepared in accordance
with CEQA (California Public Resources Code section 21081.6). The Final PEIR will address any
revisions to the Draft PEIR made in response to public or public agency comments. All of these
components will compose the Final PEIR for the Project. Before the City can review the Project
for approval, the City must first certify that the Final PEIR has been completed in compliance with
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CEQA, that it has reviewed and considered the information in the Final PEIR, and that the Final
PEIR reflects the independent judgment of the City. The City will also be required to adopt
Findings of Fact and a Statement of Overriding Considerations if significant and unavoidable
impacts are determined.

15 Documents Incorporated by Reference

CEQA Guidelines section 15150 allows for incorporation by reference of “all or portions of
another document which is a matter of public record or is generally available to the public.”
Incorporation by reference is used principally as a means of reducing the size of PEIRs. This PEIR
relies in part on data, environmental evaluations, mitigation measures, and other components of
PEIRs and plans prepared by the City for areas in the Project vicinity. The following documents
are incorporated by reference in this PEIR and are available for review online at
https://www.escondido.org/planning:

e Escondido General Plan and certified 2012 General Plan Update (City of Escondido 2012a)

e Downtown Specific Plan, as amended (City of Escondido 2020a)

e Escondido General Plan Update, Downtown Specific Plan Update, and CAP PEIR
(City of Escondido 2012b)

e City of Escondido Final CAP (City of Escondido 2021) and Final CAP Initial
Study/Mitigated Negative Declaration (ISMND) (City of Escondido 2020b)

1.6 Organization of the Program Environmental Impact Report

This PEIR is organized into three volumes. Volume I includes the Draft PEIR. Volume Il includes
the technical appendices prepared in support of the Draft PEIR. When the PEIR is finalized,
Volume 111 will contain the Final PEIR, including comments received on the Draft PEIR, the City’s
responses to those comments, a summary of PEIR revisions or enhancements, the Mitigation
Monitoring and Reporting Program for the Project, and other information required or authorized
by CEQA Guidelines section 15132,
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Chapter2 Project Description

The purpose of this chapter is to describe the EVSP for the public, reviewing agencies, and decision
makers. According to CEQA Guidelines section 15124, a complete project description must contain
the following information: (1) the precise location and boundaries of the project, as shown on a
detailed project site map and a regional map; (2) a statement of the objectives sought by the project;
(3) a description of the project’s technical, economic, and environmental characteristics; and (4) a
statement describing the intended uses of the applicable EIR, including, if known to the lead agency,
a list of the agencies expected to use the applicable EIR in their decision-making; a list of permits
and other approvals required to implement the project; and a list of related environmental review and
consultation requirements required by federal, state, or local laws, regulations, or policies. The
project description included in this PEIR includes these referenced criteria.

2.1 Project Location and Setting
2.1.1 Location

The City is in northern County of San Diego (County), approximately 30 miles north of Downtown
San Diego and 18 miles east of the Pacific Ocean (Figure 2-1, Regional Location). The City is
situated in a natural valley at approximately 615 feet above mean sea level and surrounded by
rolling hills and rugged terrain ranging up to 4,200 above mean sea level. The City is bounded to
the north by the unincorporated County communities of Valley Center and Hidden Meadows, to
the west by the City of San Marcos, to the south by Lake Hodges Reservoir and the City of San
Diego, and to the east by unincorporated County. Interstate (I-) 15 bisects the City in a north—south
direction, and State Route (SR-) 78 transitions from freeway to surface streets in an east—west
direction through the City (Figure 2-2, Project Location).

The EVSP Area is approximately 191 acres, in central Escondido, immediately adjacent to and
east of downtown. As shown on Figure 2-3, East Valley Specific Plan Vicinity, the EVSP Area is
generally bounded by Escondido Creek to the north; Harding Street to the east; East Grand Avenue
and East 2nd Avenue to the south; and North Hickory, South Hickory, and North Fig Streets to the
west. The EVSP Area is adjacent to a variety of neighborhoods: Downtown Escondido to the west,
residential neighborhoods to the north and south, and large commercial shopping centers to the
east. The Escondido Transit Center is an approximately 20-minute walk southwest of the EVSP
Area, and multiple transit stops exist throughout the EVSP Area.

2.1.2 Environmental Setting
2.1.21  Physical Setting

The EVSP Area ranges in elevation from approximately 650 to 715 feet above mean sea level. The
EVSP Area offers eastern-facing views of Bottle Peak of the Peninsular Ranges. Escondido Creek,
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which primarily comprises a concrete-lined flood control channel, flows through the center of the
City and along the northern edge of the EVSP Area in a primarily east-west direction. Escondido
Creek forms the “spine” of the City’s Class 1 bicycle facility and also serves as an alternative non-
motorized access route linking residents to employment, shopping, and services. EXisting uses
consist primarily of strip commercial, big box retailers, and small medical and professional office
uses.

2.1.2.2  Historical Setting

The EVSP Area was originally zoned as an agricultural district in the 1930s that was later
developed with mobile home parks and commercial development in the 1950s and 1960s. The
commercial development is automobile-oriented, characterized by big- and mid-box retail, strip
commercial, and food service establishments with ample parking generally along the street
frontage. Construction of the Escondido Creek flood control channel, known as the Escondido
Creek Watershed Project, began in 1965.

The former Palomar Health Downtown Campus building along East Valley Parkway and west of
the EVSP Area was constructed in phases between 1957 and 2002. During this time, the campus
influenced the expansion of medical-oriented office and commercial uses developed on the
western side of the EVSP Area. In 2012, Palomar Health opened the Palomar Medical Center
Escondido in western Escondido, to which many of the Palomar Health Downtown Campus
facilities were relocated. The Palomar Health Downtown Campus has been demolished, and
construction of a mixed-use residential and commercial project is underway at this time.

2.1.3 Project Background and Purpose

In 2020, the City was awarded grant funding to develop a 6th Cycle (2021-2029) Housing Element
Update, a Sector Feasibility Study, and the EVSP as a comprehensive planning and zoning document
for the western portion of the Escondido General Plan covering the East Valley Parkway Target Area.
The Housing Element Update is addressed as a separate and independent project. The environmental
review for the Housing Element Update was processed under a Third Addendum to the certified 2012
General Plan Update, Downtown Specific Plan Update, and CAP PEIR, which was adopted by the
City Council on August 11, 2021, and amended by the City Council on March 22, 2023.

The Housing Element serves as an integrated part of the Escondido General Plan and is subject to
detailed statutory requirements, including a requirement to be updated every eight years and be
subject to mandatory review by the California Department of Housing and Community
Development (HCD). State law requires that each jurisdiction demonstrate in its Housing Element
that the land inventory is adequate to accommodate that jurisdiction’s fair share of the Regional
Housing Needs Assessment (RHNA). The City’s share of regional future housing needs is 9,607
new units for the period of April 15, 2021, to April 15, 2029.
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In 2004, the City Council approved the East Valley Parkway Area Plan with the purpose of
implementing a comprehensive strategy for the revitalization of the physical character and
economic health of the East Valley Parkway businesses and communities. The East Valley
Parkway Area Plan has been the City’s implementing document for this area of the City. In 2012,
the City prepared the Escondido General Plan, which identifies 11 target areas to achieve the
Escondido General Plan vision, including the East Valley Parkway Target Area. These 11 target
areas provide unique opportunities for achieving the Escondido General Plan vision and involves
a re-evaluation of land use patterns and policies (Figure 2-4, 2012 General Plan Update Study
Areas). The EVSP is intended to be a comprehensive planning and zoning document for the
western portion of the East Valley Parkway Target Area. The 191-acre EVSP Area is composed
of private and public ownerships and is included within the limits of the East Valley Parkway
Target Area and establishes a link between implementing the goals and ideas of the Escondido
General Plan, Housing Element, and Sector Feasibility Study.

2.2 Project Objectives

In accordance with CEQA Guidelines section 15124(b), the City identified the following
objectives for the Project:

1. Create a self-contained land use pattern that offers a mix of compatible lands uses and
quality landscaped community spaces.

2. Enhance the quality of the City’s housing stock that is environmentally mindful and
equitable while preserving the physical character and pride of the EVSP Area.

3. Provide a range of housing opportunities for all income groups and households that
seamlessly supports all right-of-way users.

4. Plan both public and private development to provide safe vehicular circulation
connected to safe multimodal transportation with reliable and timely transit options.

5. Provide for robust economic activity within the EVSP Area.

2.3 Project Components

The overall purpose of the EVSP is to guide redevelopment of the underutilized residential and
commercial land of low-intensity general retail, office, restaurants, and small-scale service
businesses into a new neighborhood with a mix of residential, commercial, public, and open space
uses. It would accommodate increased housing density and other transit-supportive uses and
improvements. The additional units needed to meet the City’s RHNA, as established in the
Housing Element, would be accomplished through land use designation changes and rezoning in
the EVSP Area.

The EVSP would propose goals, policies, design standards, and implementation strategies to guide
private development and public investment through 2035. The EVSP would incorporate a dynamic
mix of land uses, ensuring a variety of residential options, linked together through safe streets and
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a business corridor. The EVSP would address the following topics: EVSP Density Transfer
Program, land use, parks and public realm, mobility, public services and infrastructure, and
development standards and design guidelines.

2.3.1 East Valley Specific Plan Density Transfer Program

The purpose of the EVSP Density Transfer Program is to enable the City to transfer densities from
undeveloped or underutilized properties in the EVSP Area (sending areas) to other properties in
the EVSP Area (receiving areas) to enable a developing property to increase its density beyond
what current zoning would permit. The transferred density would be held in a density credit pool.
Allocation of the density from the pool would only occur when developing properties request
additional density beyond that permitted by current zoning. The request for an increase in units
would require Escondido City Council approval of a Planned Development Permit.

2.3.2 Land Use

The Project would involve the redesignation and rezoning of most of the 191-acre EVSP Area
(127 acres excluding rights-of-way) from existing commercial and office uses to mixed-use and
high-density residential uses to encourage new housing opportunities, improve economic vibrancy,
and allow for flexibility in use and implementation as the EVSP Area changes over time. The
proposed land use plan would focus on maintaining many of the existing uses while clustering
them in different areas to create a more cohesive pattern and design. The proposed land use plan
also would incorporate a dynamic mix of land uses, ensuring a variety of residential options, linked
together through safe streets and a business corridor. As shown on Figure 2-5, East Valley Specific
Plan Proposed Land Use Plan, targeted areas for General Commercial and Mixed-Use would be
along both sides of East Valley Parkway, and urban residential areas would be north and south of
the mixed-use corridor and a Park Overlay Zone would be placed in areas best suited for a park as
well as along residential alleyways to create alley linear parks. Table 2-1, East Valley Specific
Plan Land Use Designations, provides a summary of the proposed land use designations, permitted
densities in those designations, and a description of the uses in the EVSP Area.
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Table 2-1. East Valley Specific Plan Land Use Designations

Land Use Applicable

Designation Zoning Description Density TPP Approximate Yield
Urban IVIV E-U-5 Multi-family residential units, 21-30 du/ac | 25 du/ac 1,495 du; 453,789 sf of
townhomes, apartments, flats, commercial (retail/office/
and condominiums. 15,000 sf/ac medical office)
retail and office uses are
permitted.
General EVSP-CG Local-serving commercial, 1.0 FAR 0.5FAR 0 du, 59,014 sf of
Commercial automobile service, commercial

eating/drinking establishments,
and entertainment facilities.

Mixed-Use EVSP-MU Vertical or horizontal mixed-use, | 1.5-3.0 FAR | 45 du/ac 4,669 du; 703,338 sf of
multi-family residential units, 30-80 du/ac commercial (retail/office/
appropriate along major medical office)

thoroughfares, proximate to
shopping centers, entertainment,
community facilities, and

employment opportunities.

Park Overlay | EVSP-POZ Active and passive parks and NA NA The EVSP Land Use Plan

Zone land to protect, maintain, and allows for up to 25 acres
enhance the community’s of parkland and open
natural resources, includes space; however, it is
detention basins and creek estimated that only
corridors. Development impact approximately 10 acres of
fees contribute to park space in parkland and open space
these areas. would occur.

Source: City of Escondido 2023.

Notes: du = dwelling units; du/ac = dwelling units per acre; FAR = floor area ratio; ac = acres; NA = not applicable; sf = square feet;
sf/ac = square feet per acre; TPP = target production point

Target production point is the midpoint of the density range that estimates realistic site development capacities that are likely to yield
smaller housing units at a higher density that is more affordable by design. To ensure that the EVSP achieves a buildout that
accommodates the RHNA, especially for households with lower and moderate incomes, no residential permit shall be issued on any
property with a unit yield that is lower than the target production point density yield unless an in-lieu fee is received for on-site production.

2.3.3 Parks and Public Realm

The EVSP would include a comprehensive and interconnected parkland network to provide a variety of
active and passive recreational opportunities for community members and visitors of all ages that would
enhance the overall quality of life and community health and wellness. Implementation of the EVSP
would allow up to 25 acres of park; however only approximately 10 acres of parkland and open space is
anticipated in the EVSP Area, which would help the City reach its parks and open space projections. The
EVSP would establish a Park Overlay Zone intended to integrate public parkland and outdoor spaces
within proximity to schools, transit, trails, and activity nodes. The Park Overlay Zone would act as a
recommended, or priority, area for parks and public spaces in the EVSP Area. The placement of the Park
Overlay Zone would also broaden the geographic area within 0.25 mile (or a 5-minute walk) of a park,
as demonstrated on Figure 2-6, 0.25-Mile Buffer from Parks. The function and amenities of a park area
would depend on the needs of the surrounding community and the size of the proposed park or public
space. Chapter 4.0, Parks and Public Realm, of the EVSP would include the incorporation of pocket
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parks, neighborhood parks, linear parks, public outdoor spaces, and public rights-of-way in the Park
Overlay Zone. The EVSP would include policies regarding the creation of new park facilities and
proposed recreational amenities. To achieve this plan, the EVSP would propose the following five key

elements:

2.3.4

Pocket Parks. Pocket parks are small outdoor spaces, no more than one acre, that are
best suited in urban areas surrounded by a mix of uses that lack places for people to
recreate. Pocket parks are intended to provide a safe and inviting environment for
surrounding community members. Pocket parks in the EVSP Area would serve nearby
families, employees, shoppers, and visitors. With the surrounding community in mind,
pocket parks would provide amenities best suited for its future users.

Neighborhood Parks. Neighborhood parks serve as the foundation for the urban parkland
network in Escondido. Neighborhood parks are characterized as parks over three acres
and may offer both active and passive recreational options. Active recreational uses
include but are not limited to soccer fields, baseball and softball diamonds, tracks, skate
parks, dog parks, pump tracks, and hardcourt areas. Passive recreational uses include
but are not limited to walking, hiking, cycling, and picnicking.

Linear Parks. Linear parks are longer than they are wide and typically follow a linear
object, such as rail lines, utility easements, waterfronts, creeks, and alleys. Linear parks
can be as short as one block or as long as several miles and typically serve as outdoor
areas for physical activities and boost alternative transportation.

Public Outdoor Spaces. Public outdoor spaces provide varying sizes of human-made
open space that can be used for a variety of uses, such as sitting, dining, socializing, and
recreating and as venues for arts and entertainment. The public outdoor spaces are best
suited in areas surrounded by or adjacent to commercial and/or office uses to allow for
outdoor dining and other commercial opportunities to use and attract users to the space.
Public outdoor spaces may include plazas, parklets, recreational facilities, and dog parks.
Public Rights-of-Way: Public rights-of-way include streets, sidewalks, bikeways, and
trails. These spaces act as the physical linkages to and from parkland, residences, and
other destinations. Public rights-of-way should provide shade trees, generous
sidewalks, street furniture, public art, and spaces for people to sit. Public rights-of-way
also encourage active transportation and would support the compact, walkable design
envisioned in the EVSP.

Mobility

The EVSP would promote strong mobility connections throughout the EVSP Area, especially from
the Escondido Creek Trail and adjacent neighborhoods to the commercial corridor along East Valley
Parkway. The EVSP roadway network would consist of current roadways in the EVSP Area. No
new roadways are proposed; however, one roadway is proposed to be reclassified to accommodate

Final PEIR

2-6 June 2023

East Valley Specific Plan



Chapter 2: Project Description

increased traffic volumes and pedestrian and bicycle improvements. Specifically Centre City
Parkway between El Norte Parkway and SR-78 would be reclassified to a six-lane super major.

As depicted on Figure 2-7, East Valley Specific Plan Proposed Roadway Network, the EVSP would
include four roadway classifications: Four-Lane Major Road, Four-Lane Collector Street, 2-Lane
Local Collector Street, and Local Street (remaining streets in the EVSP Area not outlined). Alleys
would also be included to establish a service corridor and to incorporate green infrastructure that
would improve stormwater drainage.

Chapter 5.0, Mobility, of the EVSP describes future bicycle networks and pedestrian facilities. Public
transit would also be an important component of the EVSP mobility network, providing access to
both local and regional destinations. The City is served by the Metropolitan Transit System (MTS)
and North County Transit District (NCTD). In addition, the EVSP would include Transportation
Demand Management (TDM) measures and parking standards for both vehicles and bicycles.

2.3.4.1  Transportation Fair Share Contribution Program

New development facilitated by the Project would increase traffic volumes in the EVSP Area. A
Level of Service Analysis was prepared in the Transportation Analysis (Appendix G) to determine
the future mobility needs of the EVSP Area. Based on this analysis, the Project has incorporated a
Transportation Fair Share Contribution Program that the City has committed to in order to address
the potential roadway deficiencies that may result from the Project. For each location identified, the
percentage of the EVSP buildout that could be built before the improvement is triggered has been
calculated. When specific developments are proposed in the EVSP Area, the average daily trips
(ADT) would be determined and the development’s “fair-share” contribution to the overall
improvements would be calculated. The Transportation Fair Share Contribution Program includes
the following improvements:

1. Mission Avenue between Broadway and Hickory Street. At 80,553 ADT, a dedicated
eastbound right-turn lane shall be provided at the Mission Avenue and Broadway
intersection, and the Mission Avenue and Hickory Street intersection shall be
signalized. In addition, Transportation System Management measures shall be
implemented along Mission Avenue between Broadway and Hickory Street, including
adjustments to the signal timings, offsets, detection, and other parameters, to improve
intersection performance along the study corridor.

2. Broadway between Lincoln Avenue and Mission Avenue. At 25,290 ADT, a dedicated
southbound right-turn lane shall be provided at the Mission Avenue and Broadway
intersection. In addition, Transportation System Management measures shall be
implemented along Broadway between Lincoln and Mission Avenue, including
adjustments to the signal timings, offsets, detection, and other parameters, to improve
intersection performance along the study corridor.
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Ash Street/San Pasqual Valley Road between Grand Avenue and 2nd Avenue. At 75,869
ADT, a two-lane roundabout shall be constructed at the San Pasqual Valley Road and
2nd Avenue intersection. In addition, Transportation System Management measures
shall be implemented along Ash Street/San Pasqual VValley Road between Grand Avenue
and 2nd Avenueg, including adjustments to the signal timings, offsets, detection, and other
parameters, to improve intersection performance along the study corridor.

Centre City Parkway between El Norte Parkway and State Route 78. At 46,833 ADT, an
eastbound right-turn overlap phase and prohibition of the northbound U-turn movement
shall be provided at the EI Norte Parkway and Centre City Parkway intersection. This
intersection already operates at level of service (LOS) F. Incremental increases in ADT
would exacerbate this condition. A development’s fair share contribution would be
considered as a mechanism to help fund this improvement.

El Norte Parkway/Broadway. At 84,299 ADT, a dedicated southbound right-turn lane
and a dedicated northbound right-turn lane shall be provided at the EI Norte Parkway
and Broadway intersection.

Lincoln Parkway/Broadway. At 84,299 ADT, a southbound right-turn overlap phase
shall be provided at the Lincoln Parkway and Broadway intersection, which would
preclude the eastbound U-turn movements.

Mission Avenue and Broadway Intersection. At 9,367 ADT, a dedicated eastbound
right-turn lane shall be provided at the Mission Avenue and Broadway Intersection.
Mission Avenue and Hickory Street Intersection. At 9,367 ADT, the Mission Avenue
and Hickory Street intersection shall be signalized.

Mission Avenue and Harding Street Intersection. At 100 ADT, the Mission Avenue and
Harding Street intersection shall be signalized.

Washington Avenue and Juniper Street Intersection. At 100 ADT, the Washington
Avenue and Juniper Street intersection shall be signalized.

Washington Avenue/Ash Street. At 74,933 ADT, the signal timing shall be modified,
the pedestrian phase on the eastbound through movement shall be removed, and the
green time from the eastbound through phase to the westbound left-turn phase shall be
transferred at the Washington Avenue and Ash Street intersection.

Valley Parkway and Rose Street Intersection. At 18,733 ADT, a dedicated westbound
right-turn lane shall be provided at the Valley Parkway and Rose Street intersection.

Public Services and Infrastructure

Chapter 6.0, Public Services and Infrastructure, of the EVSP outlines the community facilities
needed to ensure that high-quality services and infrastructure are provided to accommodate
projected growth in the EVSP Area. In addition, this chapter identifies thresholds and targets to
maintain adequate levels of public services and safety as growth occurs.
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2.3.6 Development Standards and Design Guidelines

Chapter 7.0, Development Standards and Design Guidelines, of the EVSP is intended to help
achieve the vision for the EVSP through setting standards and guidelines for future development.
This chapter complements other Citywide guidance, such as the Escondido Municipal Code
(EMC), which provides regulations for a variety of design topics, including setbacks, landscaping,
and parking. Table 2-2, Development Standards, provides development standards and guidelines
that are intended to supplement the EMC’s provisions with more specific guidance on how to
achieve the unique vision for the EVSP Area. The design guidelines and standards would apply to
future public improvements and private development in the EVSP Area, addressing the design of
both new buildings and renovations to existing structures.

Table 2-2. Development Standards
Land Use/Area

Development Standard

Urban IVIV

Mixed-Use

General
Commercial

Escondido Creek
Trail

Setback: The minimum
horizontal distance between a lot
line and the nearest part of any
building or structure on the lot.

Front; 408 feet
Rear: 408 feet
Alley: 5 feet

Side Internal: 0 feet
Side Street: 408
feet

Front: 458 feet
Rear: 408 feet
Alley: 5 feet

Side Internal: 0 feet
Side Street: 458
feet

Front: 15 feet
Rear: 10 feet

Side Internal: 0 feet
Side Street: 4510
feet

Creekside building
or structure: 20
feet

Creekside wall or
fence: 10 feet

Landscaped Area: The
percentage of the total lot area
covered by landscaping.

325% minimum

20% minimum

3015% minimum

Building Placement: The
massing and location of
structures on individual parcels.

Buildings shall be
designed with dual
orientation to
provide access
and a public face
to both the
Escondido Creek
frontage and side
frontages

Building Height: The vertical
distance measured from the
average level of the highest and
lowest point of that portion of the
lot covered by the building or
structure to the top of the
building or structure.

55-foot maximum

75-foot maximum

75-foot maximum

75-foot maximum

2.3.7

Development Potential

The development potential of the EVSP Area in Table 2-3, East Valley Specific Plan Development
Potential by Land Use Type, estimates the potential growth by land use type through 2035. Table
2-3 also shows the difference between what is planned to be the EVSP buildout and the existing
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(2020) conditions. These assumptions are broad, planning-level estimates for potential future
development based on the heights, intensities, and land uses that would be in the EVSP. The
ultimate development potential is influenced by the Density Transfer Program.

Table 2-3. East Valley Specific Plan Development Potential by Land Use Type

Land Use Type 2035 EVSP Buildout Existing Conditions (2020) Difference
Residential 6,164 du 581 du 5,583 du
Multi-Family Residential 5,516 du 324 du 5,192 du
Office 657,786 sf 637,053 sf +20,733 sf
Retail 1,025,801 sf 624,501 sf +401,300 sf
Parks 25 acres 0 acre +25 acres!
Community Services 123,084 sf 4,900 sf +118,184 f

Source: City of Escondido 2023.
Notes: du = dwelling units; EVSP = East Valley Specific Plan; sf = square feet

1 The EVSP Land Use Plan allows for up to 25 acres of parkland and open space; however, it is estimated that only approximately
10 acres of parkland and open space would occur.

2.4 CEQA Assumptions

The Project proposes a new Specific Plan. This PEIR analyzes the effect of potential land use
changes that could occur in the EVSP Area through 2035 as a result of the implementation of the
Project. To analyze potential impacts associated with implementation of the Project, specific
details regarding schedule, construction activities, and implementation of the Project are not
known at this time. Future residential, commercial, parks, and community services projects
consistent with the EVSP would be developed over time and would provide precise engineering
and construction details at that time. The environmental impacts of future implementation of the
Project, as well as a mitigation strategy that would apply to future improvements, are included in
this PEIR. When individual development projects are proposed, the City would evaluate these
detailed plans in accordance with this PEIR and determine if the mitigation is adequate or if
additional mitigation is needed.

Pursuant to the Project, building out the EVSP Area would include construction of single-family
and multi-family residential units, commercial office square footage, retail opportunities, park and
recreational facilities, and community services. For the purposes of CEQA analysis, construction
activities were estimated assuming an equal amount of development would occur each year
between the 2020 baseline and 2035 buildout year and that 75% of existing development would
be demolished over the same period. This is because the existing area is largely built out, and
redevelopment would be necessary to accommodate the planned growth. It was also assumed that
architectural coating phases would typically overlap with building construction.
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2.5 Discretionary Actions

The Project is a discretionary project, which is defined in CEQA Guidelines section 15357 as a
project that “requires the exercise of judgment or deliberation when the public agency or body
decides to approve or disapprove a particular activity.” The Project would require approval of
several discretionary actions by the City, which are listed in Table 2-4, Discretionary Actions.

Table 2-4. Discretionary Actions

Discretionary Action Approving Agency
Certification of Final PEIR City
Adoption of Mitigation Monitoring and Reporting Program City
Adoption of Findings of Fact City
Adoption of Statement of Overriding Considerations City
Adoption of EVSP City

Notes: City = City of Escondido; EVSP = East Valley Specific Plan; PEIR = Program Environmental Impact Report
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Chapter 3 Environmental Analysis

Sections 3.1 through 3.7 in this chapter contain a discussion of the potential environmental effects
from implementation of the EVSP, including existing conditions, regulatory framework,
thresholds of significance, impacts (direct, indirect, and cumulative), and mitigation measures.

Scope of the Environmental Impacts Analysis

In accordance with Appendix G of the CEQA Guidelines, the potential environmental effects from
the Project are analyzed for the following environmental issue areas:

e Section 3.1, Aesthetics

e Section 3.2, Air Quality

e Section 3.3, Biological Resources

e Section 3.4, Cultural and Tribal Cultural Resources
e Section 3.5, Greenhouse Gas Emissions

e Section 3.6, Noise

e Section 3.7, Transportation

Format of the Environmental Impact Analysis

The following subsections compose the environmental issue area sections in Sections 3.1 through
3.7 of this PEIR.

Existing Conditions

According to CEQA Guidelines section 15125, an EIR must include a description of the existing
physical environmental conditions in the vicinity of a project to provide the “baseline condition”
against which project-related impacts are compared. Normally, the baseline condition is the
physical condition that exists when the NOP is published. The NOP for this PEIR was published
on February 11, 2021.

Regulatory Framework

This subsection provides a summary of regulations, plans, policies, and laws that are relevant to
each environmental issue area at the federal, state, regional, and local levels.

Thresholds of Significance

This subsection identifies the criteria used to determine whether potential environmental effects
are significant. The thresholds of significance used in this analysis were primarily based on
Appendix G of the CEQA Guidelines. However, in some cases, thresholds were developed
specifically for this analysis or were adapted from standards adopted by other agencies or entities.
This subsection defines the type, amount, and/or extent of impact that would be considered a
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significant, adverse change in the environment. The thresholds of significance are intended to
assist the reader in understanding how and why this PEIR reaches a conclusion that an impact is
significant, potentially significant, or less than significant.

Impacts and Mitigation

Impact Analysis. The analysis of environmental impacts considers both the construction and
operational phases associated with implementation of the Project. As required by CEQA
Guidelines section 15126.2(a), direct, indirect, short-term, and long-term impacts are addressed,
as appropriate, for the environmental issue area being analyzed. This PEIR uses the following
terms to describe the level of significance of impacts identified during the course of the
environmental analysis:

e Less than Significant: “Less than significant” refers to two conditions:

- Impacts resulting from implementation of the Project that are not likely to
exceed the defined standards of significance.

- Potentially significant impacts before implementation of mitigation measures.
If implementation of the specified mitigation measures would reduce the
potentially significant impact to a level that does not exceed the defined
standards of significance, the impact is considered less than significant.

e Potentially Significant: “Potentially significant” refers to impacts resulting from
implementation of the Project that may exceed defined standards of significance before
mitigation is considered.

e Significant and Unavoidable: “Significant and unavoidable” refers to impacts resulting
from implementation of the Project that cannot be eliminated or reduced to below the
defined standards of significance or a less than significant level through
implementation of feasible mitigation measures.

A “significant effect” is defined by CEQA Guidelines section 15382 as “a substantial, or
potentially substantial, adverse change in any of the physical conditions within the area affected
by the project including land, air, water, minerals, flora, fauna, ambient noise, and objects of
historic or aesthetic significance. An economic or social change by itself shall not be considered a
significant effect on the environment. . . [but a] social or economic change related to a physical
change may be considered in determining whether the physical change is significant.”

Significance of Impact. This subsection identifies the level of significance of project impacts before
mitigation measures are implemented.

Mitigation Measures. CEQA Guidelines section 15126.4 requires an EIR to “describe feasible
measures which could minimize significant adverse impacts.” CEQA Guidelines section 15364
defines “feasible™ as “capable of being accomplished in a successful manner within a reasonable
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period of time, taking into account economic, environmental, legal, social, and technological
factors.” The Mitigation Measures subsection discusses measures that could reduce the severity of
impacts identified in the Impact Analysis subsection.

A public agency shall provide that measures to mitigate or avoid significant effects on the
environment are fully enforceable through permit conditions, agreements, or other measures.
Conditions of project approval may be set forth in referenced documents that address required
mitigation measures or, in the case of the adoption of a plan, policy, regulation, or other public
project, that incorporate the mitigation measures into the plan, policy, regulation, or project design.

Significance After Mitigation. This subsection identifies the level of significance of project impacts
after mitigation measures are implemented.

Cumulative Impacts and Mitigation

CEQA requires that EIRs discuss cumulative impacts in addition to direct and indirect project
impacts. In accordance with CEQA, the discussion of cumulative impacts must reflect the severity
of the impacts and the likelihood of their occurrence; however, the discussion need not be as
detailed as the discussion of environmental impacts attributable to the project alone. Further, the
discussion should be guided by the standards of practicality and reasonableness (CEQA Guidelines
section 15130(b)). According to CEQA Guidelines section 15355, “cumulative impacts” are
defined as follows:

Two or more individual effects which, when considered together, are
considerable or which compound or increase other environmental impacts.

(@) The individual effects may be changes resulting from a single project or a
number of separate projects.

(b) The cumulative impact from several projects is the change in the
environment which results from the incremental impact of the project when
added to other closely related past, present, and reasonably foreseeable
probable future projects. Cumulative impacts can result from individually
minor but collectively significant projects taking place over a period of time.

CEQA Guidelines section 15130(a)(1) further states that a “‘cumulative impact [as defined in CEQA
Guidelines section 15355] consists of an impact which is created as a result of the combination of
the project evaluated in the EIR together with other projects causing related impacts.”

In addition, CEQA Guidelines section 15130(a) requires that EIRs discuss the cumulative impacts of
a project when the project’s incremental effect is cumulatively considerable. Pursuant to CEQA
Guidelines section 15065, “‘cumulatively considerable’ means that the incremental effects of an
individual project are significant when viewed in connection with the effects of past projects, the effects
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of other current projects, and the effects of probable future projects.” Therefore, the discussion of
cumulative impacts in an EIR evaluates whether the impacts of the project would be significant when
considered in combination with past, present, and future reasonably foreseeable projects, and whether
the project would make a cumulatively considerable contribution to those impacts. CEQA Guidelines
section 15130(a) provides that, where a lead agency is examining a project with an incremental effect
that is not cumulatively considerable, it need not consider the effect significant but shall briefly
describe the basis for its conclusion. CEQA Guidelines section 15130(a)(3) allows for a determination
that a project’s contribution to a significant cumulative impact would be rendered less than
cumulatively considerable, and thus not significant, with implementation of mitigation.

The geographic scope of the cumulative impact analysis varies depending on the specific
environmental issue area being analyzed. The geographic scope defines the geographic area within
which projects may contribute to a specific cumulative impact. Therefore, past, present, and
reasonably foreseeable future projects within the defined geographic area for a given cumulative
issue must be considered.

CEQA Guidelines section 15130(b) presents the following two possible approaches for considering
past, present, and reasonably foreseeable future projects and indicates that either constitute necessary
elements for an adequate discussion of significant cumulative impacts:

1. A list of past, present, and probable future projects producing related or cumulative
impacts, including, if necessary, those projects outside the control of the agency; or

2. A summary of projections contained in an adopted local, regional, or statewide plan,
or related planning document, that describes or evaluates conditions contributing to
the cumulative effect.

The cumulative impacts analyses in this PEIR use the second listed method. The Escondido
General Plan was updated in 2012 and is a statement of long-range public policy to guide the use
of private and public lands within the City’s boundaries. The Escondido General Plan identifies a
broad, comprehensive projection of growth in the EVSP Area. In addition to cumulative
development in the City, the analysis of transportation and related impacts (such as noise)
considers the effects of regional traffic growth occurring outside the EVSP Area. Potential
cumulative impacts that have the potential for impacts beyond the City’s boundaries (e.g.,
transportation, air quality, noise) have been addressed through cumulative growth in the City and
region. Regional growth outside the City has accounted for transportation, air quality, and noise
impacts through use of the San Diego Association of Governments (SANDAG) Series 13 Travel
Demand Model. This model uses regional growth projections to calculate future traffic volumes.
The growth projections adopted by the City and surrounding area are used for the cumulative
impact analyses, which are discussed in the individual environmental issue area sections.
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Conclusion

This subsection summarizes whether each of the Project’s significant environmental effects
discussed and analyzed in the impact analysis has or has not been reduced to below a level of
significance through mitigation. This subsection includes a discussion supported by a synopsis of
the rationale for the conclusion.
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Section 3.1: Aesthetics

3.1 Aesthetics

This section evaluates the potential for impacts to aesthetics resulting from implementation of the
EVSP. The analysis in this section is based on the certified 2012 General Plan Update (City of
Escondido 2012a); Downtown Specific Plan, as amended (City of Escondido 2020); and
Escondido General Plan Update, Downtown Specific Plan Update, and CAP PEIR (City of
Escondido 2012b) and subsequent Addenda to the PEIR (City of Escondido 2013).

3.1.1 Existing Conditions

The EVSP Areais characterized by a valley surrounded by rolling hills and mountains and includes
a diversity of human-made and natural features that contribute to the existing visual setting. These
features are described below.

3.1.1.1 Scenic Vistas and Resources

One characteristic that distinguishes the City from other communities in the region is its location
in a series of valleys surrounded by visually distinctive hillsides and ridgelines. The hillsides and
ridgelines are considered visually prominent in views from the valley floor. The natural setting of
the area provides many opportunities for views from surrounding higher elevations. The
community’s most prominent natural landforms have been identified as primary and secondary
ridgelines to guide open space and viewshed preservation.

Other scenic natural features throughout the EVSP Area include creeks and riparian areas, rock
outcroppings, and lakes. The EVSP Area includes several large areas of open space that showcase
these scenic resources, including parks; Multiple Habitat Conservation Program lands; and other
designated conservation areas, including Daley Ranch, Rancho San Pasqual Specific Plan Area,
Kit Carson Park, San Pasqual Valley, Bernardo Mountain, and Lake Wohlford.

The City includes several human-made scenic resources throughout the EVSP Area, including
prominent vegetation, agricultural lands, and landmarks. Prominent vegetation within the City
includes street trees and mature ornamental trees in existing neighborhoods. Both Centre City
Parkway and Bear Valley Parkway display mature trees that are considered valuable visual
resources for the City.

The City’s agricultural production is considered a visual amenity. Agricultural operations in the
City are generally on the northern, eastern, and southwestern edges of the City near the
unincorporated County. Crops and products include avocados, tomatoes, strawberries, cucumbers,
zucchini, citrus, nursery plants and trees, and livestock.

The Old Escondido Historic District is a major landmark area that displays the City’s unique
heritage. The district features 900 residences, from small craftsman bungalows to magnificent
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Victorian homes, built in the mid-1880s to date. The district is bounded by 4th Avenue to the north,
13th Avenue to the south, Escondido Boulevard to the west, and Chestnut Street to the east. To
maintain the integrity of the historic district, every homeowner is required to obtain a certificate
of appropriateness before initiating exterior improvements or changes, including painting, window
replacement, and fence installation, whether a residence is on the historic register or not. Grape
Day Park on North Broadway is a registered historic landmark and home to a turn-of-the-century
working barn; Santa Fe Railroad Depot; blacksmith shop; and other historic buildings, museums,
and monuments.

3.1.1.2  State Scenic Highways

A freeway, highway, road, or other vehicular right-of-way along a corridor with considerable
natural landscape and a high aesthetic value would have the potential to be eligible for a state
scenic highway designation. State scenic highway corridors generally include the land adjacent to
and visible from the vehicular right-of-way. The dimension of the corridor is usually identified
using a motorist’s line of vision, but a reasonable boundary is selected when the view extends to
the distant horizon.

State scenic highways are those highways that are either officially designated as state scenic
highways by the California Department of Transportation (Caltrans) or are eligible for such
designation. No officially designated or eligible highways are in the EVSP Area. The closest state
scenic highway is SR-78 through Anza-Borrego Desert State Park approximately 35 miles east of
the City.

The City has identified several scenic roadways, including I-15; the segments of Del Dios Highway
from Via Rancho Parkway to Bear Valley Parkway, Bear Valley Parkway to Valley Parkway,
Valley Parkway to Lake Wohlford Road, and Lake Wohlford Road to the Escondido General Plan
sphere of influence boundary; South Citrus Avenue from Bear Valley Road to San Pasqual Valley
Road; San Pasqual Valley Road/SR-78 from Bear Valley Parkway to the eastern Escondido
General Plan sphere of influence boundary; and San Pasqual Road from Bear Valley Parkway to
San Pasqual Valley Road. However, none of these roadways are located within the EVSP Area.

3.1.1.3 Nighttime Lighting

The maintenance of dark skies in the County is vital to Palomar Observatory, a world-class
observatory in the northern County area that depends on them for astronomical research. Palomar
Observatory is at the top of Palomar Mountain (5,500-foot elevation) approximately 35 miles from
the City center. It is privately owned and operated by the California Institute of Technology and is
used to support some of the premier U.S. and California scientific research programs (County of
San Diego 2011).
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Nighttime light is produced primarily by upward pointing or upward reflected light from outdoor
lighting. This type of lighting illuminates the nighttime sky from below, just as the sun does from
above in the daytime, and can be detrimental to astronomical observations by impacting dark skies.
Nighttime light that spills outside its intended area can annoy neighbors and be potentially harmful
to motorists, cyclists, and pedestrians. Further, the health of natural wildlife can also be adversely
affected from nighttime lighting. Nighttime lighting in excess of what is necessary for its purpose
is called “light pollution.”

Some land uses tend to have a greater impact on nighttime lighting than others. Commercial land
uses tend to have lit parking lots and signs at night and use more lighting for nighttime security.
Residential nighttime lighting is generally limited to security lighting and streetlights. The
urbanized core of the City, including the EVSP Area, currently generates substantial nighttime
light from signs, streetlights and traffic lights, and security lighting.

3.1.2 Regulatory Framework

This section describes the federal, state, and regional/local regulatory framework adopted to
address aesthetics.

3.1.2.1 Federal

No federal regulations apply to visual resources.

3122  State
California Scenic Highway Program

The California Scenic Highway Program is managed by Caltrans. The program was created in
1963 with the goal of protecting the aesthetic significance of the state’s scenic highways, as
provided in Streets and Highways Code section 260 et seq. Accordingly, a highway may be
designated as “scenic” based on certain criteria, including how much of the natural landscape can
be seen by travelers, the landscape’s scenic quality, and the extent to which development intrudes
on the traveler’s enjoyment of the view. The California Scenic Highway Program’s Scenic
Highway System List identifies scenic highways that are either eligible for designation or have
already been designated as such. The California Scenic Highway Program also includes provisions
for the Corridor Protection Program, which includes ordinances and planning policies required by
jurisdictions to maintain lands visible from the designated scenic highways (Caltrans 2008). The
City does not have roads designated in the California Scenic Highway Program.
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3.1.2.3 Regional/Local
Escondido Zoning Ordinance

The Escondido Zoning Ordinance is in Chapter 33 of the EMC. The Escondido Zoning Ordinance
contains several articles that pertain to aesthetic character and resources, which are summarized below.

Article 35 — Outdoor Lighting

Article 35, referred to as the Escondido Outdoor Lighting Ordinance, is intended to minimize
unnecessary glare for the benefit of citizens and astronomical research at Palomar Observatory.
The ordinance includes the following requirements for outdoor lighting:

e Use outdoor light fixtures with good optical control to distribute the light in the most
effective and efficient manner

e Use the minimum amount of light to meet the lighting criteria

e Use shielded outdoor light fixtures

e Use low-pressure sodium outdoor light fixtures where required

e Use automatic timing devices to energize outdoor light fixtures only when necessary

e Turn off certain outdoor fixtures between the hours of 11 p.m. and sunrise

Article 40 — Historical Resources

The purpose of Article 40 is to enhance the visual character of the City by encouraging the
preservation of unique and established architectural traditions. The article requires a condition of
approval for any new construction or alteration that would affect the exterior appearance of a
historical resource. The article also requires the owner or lessee of a historic property to maintain
the property in good repair. A “historical resource” means and includes but is not limited to any
object, building, structure, site, area, place, sign, outdoor work of public art, landscape feature,
record, or manuscript that is historically or archaeologically significant or is significant in the
architectural, engineering, scientific, economic, agricultural, educational, social, political,
military, or cultural annals of the City and is listed on the City’s historic sites survey.

Article 55 — Grading and Erosion Control

The purpose of Article 55 is to ensure that development occurs in a manner that protects the natural
and topographic character and identity of the environment; the visual integrity of hillsides and
ridgelines; sensitive species and unique geologic/geographic features; and the health, safety, and
welfare of the general public by regulating grading on private and public property and providing
standards and design criteria.

Additionally, this article recommends that grading designs be sensitive to natural topographic,
cultural, or environmental features, as well as mature and protected trees, by preserving the
following features in permanent open space easements or such other means that will ensure their
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preservation: undisturbed steep slopes (over 35%); riparian areas, mitigation areas, and areas with
sensitive vegetation or habitat; unusual rock outcroppings; other unique or unusual geographic
features; and significant cultural or historical features.

3.1.3 Thresholds of Significance

According to Appendix G of the CEQA Guidelines, the Project would have a significant impact
on aesthetics if it would:

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

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

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

e Threshold 4: Create a new source of substantial light or glare which would adversely
affect day or nighttime views in the area.

3.14 Impacts and Mitigation

The following sections address various potential impacts relating to aesthetics that could result
from implementation of the Project.

3.1.4.1 Threshold 1: Scenic Vistas
Impact Analysis

Views of City scenic vistas from the EVSP Area are limited by existing development. However,
the increase in building heights and density could have the potential to impact views of the
ridgelines surrounding the City.

New development and redevelopment are required to comply with the Escondido General Plan goals
and policies and chapters of the Escondido Zoning Ordinance that address building height, spatial
arrangements, and clustering of buildings to help minimize impacts to scenic vistas. In addition, the
EVSP would contain its own development standards and guidelines to supplement the City’s
provisions with more specific guidance on how to address the design of new buildings and renovations
to existing structures. Specifically, the design guidelines would be intended to break building massing
with articulation while providing varying building height where appropriate. A staggered arrangement
could help facilitate better visual access to the City’s scenic vistas. Furthermore, the EVSP would
include the following Site and Building Design (SBD) goals and policies:

e SBD-1.5: Protect single-family residential neighborhoods by establishing step-down
height requirements.
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e SBD-1.6: Ensure new building massing does not result in “urban canyons” by providing
regulations that address building lengths, building heights, and building variety.

Adherence to these policies would ensure that the EVSP would not have a substantial adverse
effect on a scenic vista, and impacts would be less than significant.

Significance of Impact

Implementation of the Project would not have a substantial adverse effect on a scenic vista, and
impacts would be less than significant.

Mitigation Measures

No mitigation measures are required.

Significance After Mitigation

Not applicable.

3.1.4.2 Threshold 2: Scenic Resources
Impact Analysis

No designated state scenic highways are in the EVSP Area. In addition, the area does not include
any natural open space resources or rock outcroppings. Historic buildings have been identified in
the EVSP Area. However, these resources are not within a designated state scenic highway.
Therefore, the EVSP would not substantially damage scenic resources associated with a scenic
highway, historic building, or scenic resource.

Significance of Impact

Implementation of the Project would not substantially damage scenic resources, including but not
limited to trees, rock outcroppings, and historic buildings, in a state scenic highway. No impact
would occur.

Mitigation Measures
No mitigation measures are required.
Significance After Mitigation

Not applicable.
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3.1.4.3 Threshold 3: Conflict with Zoning or Regulations for Scenic Quality
Impact Analysis

California Public Resources Code section 21071 defines an “urbanized area” to include the following:
(a) An incorporated city that meets either of the following criteria:
(1) Has a population of at least 100,000 persons, or

(2) Has a population of less than 100,000 persons if the population of that city and not
more than two contiguous incorporated cities combined equals at least 100,000 persons.

In 2020, the City’s population was 153,008 (City of Escondido 2021). Therefore, the EVSP Area is
considered an urbanized area per CEQA, and the first question of this threshold (in non-urbanized
areas, substantially degrades the existing visual character or quality of public views of the site and
its surroundings) does not apply to the Project because it is directed at non-urbanized areas.

The EVSP would accommodate residential, mixed-use, multi-family residential, and general
commercial land uses. The EVSP would focus on maintaining many of the existing uses while
clustering them into different areas to create a more cohesive land use pattern and design. The
EVSP would designate the majority of properties along East VValley Parkway as Mixed-Use, which
would create a more urban and vibrant character with an enhanced public realm through outdoor
dining, public plazas, and other amenities as it transitions to larger commercial land uses to the
east and downtown to the west. General Commercial uses are clustered at the corner of East Valley
Parkway and Ash Street to encourage more compact commercial footprints and to create an activity
node proximate to shopping, transit, and residences.

New development and redevelopment would be required to comply with the Escondido General
Plan goals and policies and chapters of the Escondido Zoning Ordinance that address scenic
quality. In addition, the proposed EVSP would contain its own development standards and
guidelines to supplement the City’s provisions with more specific guidance on how to achieve the
unique vision for the EVSP, apply to future public improvements and private development, and
address the design of new buildings and renovations to existing structures. Specifically, the design
guidelines would be intended to define public spaces with architecture and landscaping, buffer
adjacent sensitive land uses from undesirable land uses, break building massing with articulation,
and improve overall visual and structural performance through quality building materials and best
practices. Furthermore, the EVSP would include the following SBD goals and policies, as well as
SBD-1.5 and SBD-1.6:

e SBD-1.1: Provide objective zoning standards and guidelines that identify ways to achieve
attractive, high-quality spaces and development defined by architecture and landscaping
and consistent with the enhanced visual character envisioned for the EVSP Area.
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e SBD-1.4: Identify site criteria and establish enforceable development standards that
emphasize tasteful transitions from high- to low-density residential uses and transitions
from public to private spaces.

e SBD-3.3: Improve the quality of the trail and experience along Escondido Creek through
landscaping and design standards.

The EVSP Area is a suburban shopping area developed with low-intensity general retail, office,
restaurants, and small-scale service businesses. Established single-family and multi-family
residences throughout the EVSP Area are generally more than 30 years old. Historical resources
subject to the Escondido Zoning Code (Article 33), Article 40, and Article 55 are located within
the EVSP Area. Projects in the EVSP Area that include new construction (primary structure, out-
buildings), additions (including porch enclosures, dormers), removal, relocation, change to the site
(grading, parking lots, paving), public right-of-way improvements (curb and gutter, sidewalks,
street paving, driveways, curb cuts, stamped sidewalk), new freestanding signs, street furniture,
and any project requiring a plot plan review would require review by the Escondido Historic
Preservation Commission in accordance with EMC section 33-791 to determine if the proposed
alteration or improvement is consistent with the design guidelines for historical resources.

Therefore, future development consistent with the EVSP would be required to comply with these
policies and would not conflict with applicable zoning or regulations designed to protect scenic quality.

Significance of Impact

Implementation of the Project would not conflict with applicable zoning and other regulations
governing scenic quality. Impacts would be less than significant.

Mitigation Measures

No mitigation measures are required.

Significance After Mitigation

Not applicable.

3.1.4.4  Threshold 4: Light and Glare
Impact Analysis

Future development facilitated by the EVSP could add new sources of light and glare. Potential
new light sources would be primarily exterior nighttime lighting fixtures; parking area lighting;
light glow from windows, doors, and skylights; and accent lighting. The introduction of
concentrated or multiple sources of nighttime lighting within proximity to low-density areas could
result in potential impacts. While new nighttime lighting sources would be compatible with the
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nighttime lighting in adjacent areas, they would still introduce a new source of substantial
nighttime lighting.

All future development facilitated by the EVSP would comply with the Escondido Outdoor
Lighting Ordinance. Development projects would also be required to comply with the following
policy in the EVSP to control nighttime lighting:

e SBD-1.7: Design a positive and safe nighttime environment with better lighting design.
Visible direct lamp glare from unshielded floodlight fixtures and lighting design that
allows light to be cast up into the night sky shall be prohibited.

Additionally, the proposed EVSP would include site design guidelines intended to limit overly
bright outdoor lighting and emphasize lighting that is pedestrian-scaled and oriented. Therefore,
future development consistent with the EVSP would not adversely affect daytime or nighttime
views in the area.

Significance of Impact

Implementation of the Project would not create a new source of substantial light or glare that would
adversely affect daytime or nighttime views in the area. Impacts would be less than significant.

Mitigation Measures

No mitigation measures are required.

Level of Significance After Mitigation

Not applicable.

3.15 Cumulative Impacts and Mitigation

The following sections address various potential cumulative impacts relating to aesthetics that
could result from implementation of the Project.

3.1.51 Cumulative Threshold 1: Scenic Vistas

Cumulative projects in the region would have the potential to result in a cumulative impact to scenic
vistas if, in combination, they would result in the obstruction, interruption, or detraction from a
scenic vista. Adjacent jurisdictions, including incorporated cities and the County, have General Plan
policies, zoning, and other ordinances or regulations in place to protect scenic vistas within their
jurisdictions. Cumulative projects within these jurisdictions would be required to comply with
applicable regulations pertaining to scenic vistas. However, due to the valley shape of the City and
the fact that growth would be concentrated on the valley floor, new development in the City under
the EVSP would not substantially interfere with views from adjacent jurisdictions. Additionally,
views from the EVSP to outside jurisdictions are limited due to this topography. Residential
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development facilitated by the EVSP would not result in the significant obstruction, interruption, or
detraction of a scenic vista as a result of future development activity due to compliance with existing
regulations and Escondido General Plan policies. Therefore, the Project would not contribute
considerably to a significant cumulative impact related to scenic vistas.

3.1.5.2 Cumulative Threshold 2: Scenic Resources

The geographic scope of potential cumulative impacts to state scenic highways is the EVSP Area
and surrounding areas of the City. No designated state scenic highways occur in the City.
Therefore, the Project would not contribute considerably to a significant cumulative impact to state
scenic highways.

3.1.5.3 Cumulative Threshold 3: Degradation of Existing Visual Character or
Conflict with Zoning or Regulations for Scenic Quality

The geographic scope of potential cumulative impacts to the degradation of existing visual
character is the EVSP Area and surrounding areas of the City. A significant cumulative impact
would occur if cumulative projects would change the overall visual character of the EVSP Area
and surrounding areas. Cumulative projects in the region could result in a cumulatively significant
impact related to existing visual character because of the change in the setting of the surrounding
communities. However, development consistent with the EVSP would be required to comply with
Escondido General Plan goals and policies, including those identified in the Land Use and
Community Form Element, and the Escondido Zoning Ordinance, which includes several chapters
designed to regulate scenic quality in the City, including but not limited to Article 35, Outdoor
Lighting; Article 40, Historical Resources; and Article 55, Grading and Erosion Control. Similarly,
it is anticipated that future cumulative projects would be required to comply with the same City
goals and policies. Therefore, the Project would not contribute considerably to a significant
cumulative impact to visual character or conflict with applicable zoning or regulations.

3.1.5.4 Cumulative Threshold 4: Light and Glare

The geographic scope of potential cumulative impacts to light and glare is the EVSP Area and
surrounding areas of the City. Implementation of future development could increase nighttime
light and glare in the City. Increased light would be generated by streetlights, residential lighting,
parking lot lights, new commercial and mixed-use development, and signage. Increased lighting
would potentially adversely affect adjacent properties and the overall nighttime lighting levels in
the City. Increased glare in the EVSP Area could potentially occur because of new development,
including building materials, roofing materials, or windows that would reflect sunlight. However,
development and redevelopment projects in the City, including those in the EVSP Area, would be
required to comply with the Escondido Outdoor Lighting Ordinance and Escondido General Plan
policies pertaining to light and glare, which would ensure that any potential spillover would be
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minimized and would not result in a cumulative impact. Therefore, the Project would not
contribute considerably to a significant cumulative impact related to nighttime lighting and glare.

3.1.6 Conclusion

Future residential development consistent with the EVSP would be required to comply with all
state and local requirements for avoiding violation of standards during construction and operation,
including the City’s Zoning Ordinance to ensure that the Project would not have a substantial
adverse effect on a scenic vista. Direct and cumulative impacts would be less than significant.

There are no officially designated state scenic highways in the City or EVSP Area. Construction
of future projects in the EVSP Area would not result in an impact to any scenic resources, including
rock outcroppings, trees, or historical resources, in a state scenic highway. Direct and cumulative
impacts would not occur.

New development and redevelopment consistent with the EVSP would be required to comply with
Escondido General Plan goals and policies and chapters of the Escondido Zoning Ordinance that address
scenic quality. In addition, the proposed EVSP would contain its own development standards and
guidelines to supplement the City’s provisions, with more specific guidance on how to achieve the unique
vision for the EVSP and how to address the design of new buildings and renovations to existing
structures. Direct and cumulative impacts would be less than significant.

Future development would create new sources of light and glare in the EVSP Area. However,
lighting would be required to comply with the Escondido Outdoor Lighting Ordinance. In addition,
EVSP policies pertaining to light and glare ensure that any potential spillover from nighttime lighting
would be minimized. Direct and cumulative impacts would be less than significant.
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3.2 Air Quality

This section evaluates the potential for impacts to air quality resulting from implementation of the
City’s EVSP. The analysis in this section is based on the Air Quality Technical Memorandum
prepared by Harris & Associates (2023) (Appendix B1) and modeling output (Appendix B2) for
the Project.

3.2.1 Existing Conditions

Air quality is defined by the concentration of pollutants in relation to their impact on human health.
Concentrations of air pollutants are determined by the rate and location of pollutant emissions
released by pollution sources, and the atmosphere’s ability to transport and dilute such emissions.
Natural factors that affect transport and dilution include terrain, wind, and sunlight. Therefore,
ambient air quality conditions within the local air basin are influenced by such natural factors as
topography, meteorology, and climate, in addition to the amount of air pollutant emissions released
by existing air pollutant sources.

Southern California is characterized as a semiarid climate, although it contains three distinct zones
of rainfall that coincide with the coast, mountain, and desert. The EVSP Area is located within the
San Diego Air Basin (SDAB). The SDAB is a coastal plain with connecting broad valleys and low
hills, bounded by the Pacific Ocean to the west and high mountain ranges to the east. The
topography in the SDAB region varies greatly, from beaches on the west, to mountains, and then
desert to the east.

3.21.1 Climate

Regional climate and local meteorological conditions influence ambient air quality. The climate
in the SDAB is largely dominated by the strength and position of the semi-permanent high-
pressure system over the Pacific Ocean, known as the Pacific High. This high-pressure ridge over
the West Coast often creates a pattern of late night and early morning low clouds, hazy afternoon
sunshine, daytime onshore breezes, and little temperature variation year-round. Average annual
precipitation ranges from approximately 10 inches on the coast to over 30 inches in the mountains
to the east (the desert regions of San Diego County generally receive between four and six inches
per year).

The favorable climate of the SDAB also works to create air pollution problems. Sinking or
subsiding air from the Pacific High-Pressure Zone creates a temperature inversion, known as a
“subsidence inversion,” which acts as a lid to vertical dispersion of pollutants. Weak summertime
pressure gradients further limit horizontal dispersion of pollutants in the mixed layer below the
subsidence inversion. The combination of poorly dispersed anthropogenic emissions and strong
sunshine leads to photochemical reactions, which results in the creation of ozone (Os) at this
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surface layer. Daytime onshore flow (i.e., sea breeze) and nighttime offshore flow (i.e., land
breeze) are common in Southern California. The sea breeze helps to moderate daytime
temperatures in the western portion of the County, which adds to the climatic draw of the region.
This also leads to emissions being blown out to sea at night and returning to land the following
day. Under certain conditions, this atmospheric oscillation results in the offshore transport of air
from the Los Angeles region to the County, which often results in high O3 concentrations being
measured at County air pollution monitoring stations. Transport of air pollutants from Los Angeles
to San Diego has also been shown to occur within the stable layer of the elevated subsidence
inversion. In this layer, removed from fresh emissions of nitrogen oxides (NOx), which scavenge
and reduce Oz concentrations, high levels of Oz are transported into the County.

3.21.2 Air Pollutants

Air quality laws and regulations have divided air pollutants into two broad categories: criteria air
pollutants and toxic air contaminants (TACSs). Criteria air pollutants are a group of common air
pollutants regulated by the federal and state governments by means of ambient standards based on
criteria regarding public health and environmental effects of pollution (USEPA 2022a). TACs are
pollutants with the potential to cause significant adverse health effects. In California, the California
Air Resources Board (CARB) identifies exposure thresholds for TACs that indicate the level below
which no significant adverse health effects are anticipated from exposure to the identified
substance. However, thresholds are not specified for TACs that have no safe exposure level, or
where insufficient data is available to identify an exposure threshold (CARB 2023a).

Criteria Air Pollutants

Individual air pollutants at certain concentrations may adversely affect human or animal health,
reduce visibility, damage property, and reduce the productivity or vigor of crops and natural
vegetation. The U.S. Environmental Protection Agency (USEPA) and CARB have identified six
air pollutants of concern at nationwide and statewide levels: carbon monoxide (CO), NOx, Os,
particulate matter (PM), sulfur dioxide (SOz2), and lead. Additionally, hydrogen sulfide is a state
criteria pollutant that is relevant to the discussion of odor-related impacts. The following describes
the health effects for each of these criteria air pollutants, with the exception of lead. Emissions
from lead typically result from industrial processes such as ore and metals processing, and leaded
aviation gasoline (USEPA 2022a). These sources are not proposed as part of the Project; therefore,
lead emissions are not included in the project analysis.

Carbon Monoxide

CO is formed by the incomplete combustion of fossil fuels, almost entirely from automobiles. CO
is a colorless, odorless gas that can cause dizziness, fatigue, and impairments to central nervous
system functions. When CO gets into the body, it combines with chemicals in the blood and
prevents blood from providing oxygen to cells, tissues, and organs. Because the body requires
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oxygen for energy, high-level exposure to CO can cause serious health effects, including death
(USEPA 2022c).

Nitrogen Oxides

Nitrogen dioxide (NO2), a reddish brown gas, and nitric oxide (NO), a colorless, odorless gas, are
formed from fuel combustion under high temperature or pressure. These compounds are referred
to as NOx, which is a primary component of the photochemical smog reaction. NO2z also
contributes to other pollution problems, including a high concentration of fine particulate matter
(PM25s), poor visibility, and acid deposition (i.e., acid rain). NO2 decreases lung function and may
reduce resistance to infection (USEPA 2022a).

Ozone

Os (smog) is formed by photochemical reactions between NOx and volatile organic compounds
(VOCs) rather than being directly emitted. Os is a pungent, colorless gas typical of Southern
California smog. Major emissions sources include NOx and VOC emissions from industrial facilities
and electric utilities, motor vehicle exhaust, gasoline vapors, and chemical solvents. Elevated Os
concentrations result in reduced lung function, particularly during vigorous physical activity. This
health problem is particularly acute in sensitive receptors (e.g., those with illnesses, older adults, and
young children). Os levels peak during summer and early fall (USEPA 2022a).

Particulate Matter

PM is the term used for a mixture of solid particles and liquid droplets found in the air. Coarse
particles (PMa1o) derive from a variety of sources, including windblown dust and grinding
operations. Fuel combustion and resultant exhaust from power plants and diesel buses and trucks
are primarily responsible for PMzs levels. Fine particles can also be formed in the atmosphere
through chemical reactions. PMz1o can accumulate in the respiratory system and aggravate health
problems (e.g., asthma). The USEPA’s scientific review concluded that PM2s, which penetrates
deeply into the lungs, is more likely than PM1o to contribute to the health effects listed in a number
of recently published community epidemiological studies at concentrations that extend well below
those allowed by the current PMao standards. These health effects include premature death and
increased hospital admissions and emergency room visits (primarily among older adults and
individuals with cardiopulmonary disease), increased respiratory symptoms and disease (children
and individuals with cardiopulmonary disease (e.g., asthma)), decreased lung function
(particularly in children and individuals with asthma), and alterations in lung tissue and structure
and in respiratory tract defense mechanisms (CARB 2023b).
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Sulfur Dioxide

SOz is a colorless, irritating gas formed primarily from incomplete combustion of fuels containing
sulfur. Industrial facilities also contribute to gaseous SOz levels. SOz irritates the respiratory tract,
can injure lung tissue when combined with fine PM, and reduces visibility and the level of sunlight.

Volatile Organic Compounds

VOCs are formed from the combustion of fuels and the evaporation of organic solvents. VOCs are
not defined as criteria pollutants; however, because VOCs accumulate in the atmosphere more
quickly during the winter, when sunlight is limited and photochemical reactions are slower, they
are a prime component of the photochemical smog reaction that forms Os.

3.2.1.3  Existing Air Quality

Ambient air pollutant concentrations in the SDAB are measured at air quality monitoring stations
operated by CARB and the San Diego County Air Pollution Control District (SDAPCD). The City
operates the Escondido—East Valley Parkway Monitoring Station located on East VValley Parkway,
which measures Os, nitrogen dioxide (NO2), and particulate matter less than 10 microns (PMuo),
and particulate matter less than 2.5 microns (PMzs) concentrations. However, data is not available
past 2016 for these pollutants because it has been closed for remodeling. Therefore, concentrations
of pollutants from the next closest monitoring station, San Diego—Kearny Villa Road Monitoring
Station, are presented in Table 3.2-1, Ambient Air Quality Monitored at the San Diego — Kearny
Villa Road Monitoring Station, from 2018 through 2021. Concentrations of one-hour O3 exceeded
the California Ambient Air Quality Standards (CAAQS) in 2018, 2020, and 2021, and eight-hour
O3 CAAQS and National Ambient Air Quality Standards (NAAQS) were exceeded in 2018, 2019,
and 2020. The NAAQS and CAAQS for PM1o were not exceeded in 2018. The monitored 24-hour
PMz2s values were exceeded in 2020 and 2021. The one-hour and annual NAAQS and CAAQS for
NO2 were not exceeded.

No CO data are available from monitoring sites in the SDAB after 2012, and no data are available
for SO after 2013. However, with one exception for CO during the firestorms of October 2003,
the SDAB has not violated the state or federal standards for CO or SO2 in the last 20 years
(SDAPCD 2017).
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Table 3.2-1. Ambient Air Quality Monitored at the San Diego —
Kearny Villa Road Monitoring Station

Pollutant \ Standard | 2018 | 2019 | 2020 | 2021
(07]
Maximum 1-hour concentration (ppm) 0.102 0.083 0.123 0.095
Number of days exceeded ‘ State: > 0.12 ppm 1 0 2 1
Maximum 8-hour concentration (ppm) 0.077 0.076 0.102 0.071
State: > 0.07 ppm 5 1 10 1
Number of days exceeded
Federal: > 0.07 ppm 5 1 10 1
PM1o
Maximum 24-hour concentration (ug/m3) 38 — — —
State: > 50 pg/m3 0 — — —
Number of days exceeded
Federal: > 150 pg/m3 0 — — —
Annual arithmetic average concentration (g/m3) ND ND ND ND
Exceeded for the year ‘ State: > 20 pg/m3 ND ND ND ND
PM:s
Maximum 24-hour concentration (ug/m3) 32.2 15 47.5 20.9
Number of days exceeded ‘ Federal: > 35 pug/m3 0 0 2 0
Annual arithmetic average concentration (jug/m3) 8 8 8 7.8
State: > 12 pg/md No No Yes ND
Exceeded for the year
Federal: > 15 pg/m3 No No Yes ND
NO:
Maximum 1-hour concentration (ppm) 0.045 0.046 0.052 0.060
Number of days exceeded ‘ State: > 0.18 ppm 0 0 0 0
Annual arithmetic average concentration (ppm) 0.008 0.008 0.007 0.007
State: > 0.030 ppm No No No No
Exceeded for the year
Federal: > 0.053 ppm No No No No

Source: Appendix B1.

Notes: ug/m? = micrograms per cubic meter; ND = no data; NO, = nitrogen dioxide; Oz = 0zone; PM, 5 = particulate matter smaller than
or equal to 2.5 microns in diameter; PM,, = particulate matter smaller than or equal to 10 microns in diameter; ppm = parts per million

Existing operational criteria air pollutant emissions for existing development in the EVSP Area (see
Table 3.2-2, Existing Maximum Daily East Valley Specific Plan Area Emissions) were estimated using
the most recent version of the California Emissions Estimator Model (CalEEMod) (Version 2020.4.0)
(CAPCOA 2020). Model default assumptions for the existing land use mix were assumed except for
vehicle use data obtained from the project-specific Transportation Analysis (Appendix G) prepared by
Linscott, Law & Greenspan, Engineers (LLG) (2023). The project-generated retail VMT was
proportionately reduced to represent VMT from existing retail development.
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Table 3.2-2. Existing Maximum Daily East Valley Specific Plan Area Emissions

Pollutant (Ibs/day)

Emissions Source voC NOx co SOx PM10 PM2.5
Area’ 949.3 17.9 1,145.6 2 154.2 154.2
Energy 0.7 6.1 4.2 <0.1 05 05
Mobile 100.9 90.7 794.3 1.6 172.8 46.9
Total Existing Emissions 1,050.9 114.7 1,944.1 3.7 3275 201.6

Notes: CO = carbon monoxide; NO, = nitrogen oxides; PM, s = particulate matter smaller than or equal to 2.5 microns in diameter;
PM;, = particulate matter smaller than or equal to 10 microns in diameter; VOC = volatile organic compound; SOy = sulfur oxides

1 Includes model default assumptions for hearth use
Toxic Air Contaminants

In addition to criteria pollutants, both federal and state air quality regulations also focus on TACs.
TACSs can be separated into carcinogens and noncarcinogens based on the nature of the effects
associated with exposure to the pollutant. For regulatory purposes, carcinogens are assumed to
have no safe threshold below which health impacts would not occur. Any exposure to a carcinogen
poses some risk of contracting cancer. Noncarcinogens differ in that there is generally assumed to
be a safe level of exposure below which no negative health impact is believed to occur. These
levels are determined on a pollutant-by-pollutant basis. TACs may be emitted by stationary or
mobile sources, as described below.

Stationary TAC Sources

Common stationary sources of TAC emissions include gasoline stations, dry cleaners, and diesel
backup generators, which are subject to local air district permit requirements.

Mobile TAC Sources

The other, often more significant, sources of community TAC emissions are motor vehicles on
freeways, high-volume roadways, or other areas with high numbers of diesel vehicles, such as
distribution centers. Off-road mobile sources are also major contributors of TAC emissions and
include construction equipment, ships, and trains.

Particulate exhaust emissions from diesel-fueled engines known as diesel particulate matter (DPM)
were identified as a TAC by CARB in 1998. Federal and state efforts to reduce DPM emissions
have focused on the use of improved fuels, adding particulate filters to engines, and requiring the
production of new technology engines that emit fewer exhaust particulates.

Diesel engines tend to produce a much higher ratio of fine particulates than other types of internal
combustion engines. The fine particles that make up DPM tend to penetrate deep into the lungs
and the rough surfaces of these particles makes it easy for them to bind with other toxins within
the exhaust, thus increasing the hazards of particle inhalation. Long-term exposure to DPM is
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known to lead to chronic, serious health problems including cardiovascular disease,
cardiopulmonary disease, and lung cancer.

Sensitive Receptors

Some members of the population are especially sensitive to air pollutant emissions and should be
given special consideration when evaluating air quality impacts from projects. Air quality
regulators typically define sensitive receptors as schools (preschool-12th grade), hospitals,
resident care facilities, daycare centers, or other facilities that may house individuals with health
conditions that would be adversely impacted by changes in air quality. The City defines sensitive
receptors as those most susceptible to further respiratory distress, such as those with asthma, older
adults, very young children, those already weakened by other disease or illness, and those engaged
in strenuous work or exercise (City of Escondido 2012a).

Residential areas are also considered sensitive to air pollution because residents (including
children and older adults) tend to be at home for extended periods of time, resulting in sustained
exposure to pollutants present. Recreational land uses are considered moderately sensitive to air
pollution. Exercise places a high demand on respiratory functions, which can be impaired by air
pollution even though exposure periods during exercise are generally short. In addition, noticeable
air pollution can detract from the enjoyment of recreation. Industrial and commercial areas are
considered the least sensitive to air pollution. Exposure periods are relatively short and intermittent
as the majority of the workers tend to stay indoors most of the time.

Odor

Odors are considered an air quality issue both at the local level (e.g., odor from wastewater
treatment) and at the regional level (e.g., smoke from wildfires). Odors are generally regarded as
an annoyance rather than a health hazard. However, manifestations of a person’s reaction to foul
odors can range from psychological (e.g., irritation, anger, or anxiety) to physiological (e.g.,
circulatory and respiratory effects, nausea, vomiting, and headache).

The ability to detect odors varies considerably among the population and is subjective. Some
individuals have the ability to smell minute quantities of specific substances while others may not
have the same sensitivity but may have sensitivities to odors of other substances. In addition,
people may have different reactions to the same odor; an odor that is offensive to one person (e.g.,
from a fast-food restaurant or bakery) may be perfectly acceptable to another. Unfamiliar odors
may be more easily detected and likely to cause complaints than familiar ones.

Offensive odors can potentially affect human health in several ways. First, odorant compounds can
irritate the eye, nose, and throat, which can reduce respiratory volume. Second, the VOCs that cause
odors can stimulate sensory nerves to cause neurochemical changes that might influence health, for
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instance, by compromising the immune system. Finally, unpleasant odors can trigger memories or
attitudes linked to unpleasant odors, causing cognitive and emotional effects, such as stress.

Several examples of common land use types that generate substantial odors include wastewater treatment
plants, landfills, composting/green waste facilities, recycling facilities, petroleum refineries, chemical
manufacturing plants, painting/coating operations, rendering plants, and food packaging plants.

3.2.2 Regulatory Framework

This section describes the federal, state, and local regulatory framework adopted to address air quality.

3.2.2.1 Federal
Federal Clean Air Act

The Clean Air Act (CAA) of 1970 is the comprehensive federal law that regulates air emissions from
stationary and mobile sources. The CAA authorizes the USEPA to establish NAAQS to protect
public health and public welfare and to regulate emissions of hazardous air pollutants. Current
NAAQS are listed in Table 3.2-3, National and California Ambient Air Quality Standards. The
primary standards listed in Table 3.2-3 have been set at levels intended to protect public health. The
USEPA has classified air basins (or portions thereof) as being in “attainment,” “non-attainment,” or
“unclassified” for each criteria air pollutant, based on whether or not the NAAQS have been
achieved. Non-attainment areas are air basins that do not meet one or more of the CAAQS and are
subject to additional restrictions as required by the USEPA. If an area is designated unclassified, it
is because inadequate air quality data were available as a basis for a non-attainment or attainment
designation. The USEPA classifies the SDAB as in attainment for the federal CO, NOz2, lead, PMuo,
PMz2s, and SOz standards. It is unclassifiable for PMio with respect to federal air quality standards.
The SDAB is classified as moderate non-attainment for the federal O3 standard (SDAPCD 2016a).
Table 3.2-4, San Diego Air Basin Attainment Status, lists the attainment status of the SDAB for
criteria pollutants.

The CAA requires states to develop a plan to attain and maintain the NAAQS in all areas of the
country and a specific plan to attain the standards for each area designated non-attainment for a
NAAQS. These plans, known as State Implementation Plans (SIPs), are developed by state and
local air quality management agencies and submitted to USEPA for approval. The SIP includes
strategies and control measures to attain the NAAQS by deadlines established by the CAA. The
SIP is periodically modified to reflect the latest emissions inventories, plans, and rules and
regulations of air basins as reported by the agencies with jurisdiction over them.
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Table 3.2-3. National and California Ambient Air Quality Standards

Averaging California Standards? Federal Standards?
Pollutant Time Concentration? Primary3.4 Secondary? 5
1-hour 0.09 ppm (180 pg/m3) — .
Ozone (Oz)° 0070 pre Same as Primary
8-hour 0.070 ppm (137 ug/m3) ' pg/Fr)nrg)( Standards
24 Hour 50 ug/m3 150 pg/m3
Respirable Particulate Annual Same as Primary
Matter (PM1o)7 Arithmetic 20 pg/m3 — Standards
Mean
24 Hour _ 35 pg/m? Same as Primary
] ] Standards
Fine Particulate Matter
(PMas)’ Annual
Arithmetic 12 pg/md 12 pg/md 15 ug/md
Mean
8-hour 9 ppm (10 mg/md 9 ppm (10 mg/md
Carbon Monoxide (CO) pprn (10 mg/m) pprn (10 mg/m) None
1-hour 20 ppm (23 mg/m3) 35 ppm (40 mg/m3)
Annual
Nitrogen Dioxide (NO2) 8 Arthmetc 0.030 ppm (57 pg/m’) OIOS?JG?/F:NT)“OO Same as Primary
9 2 Mean Standard
1-hour 0.18 ppm (470 mg/m3) 100 ppb (188 ug/md)
Annual , —
Arithmetic . 0.030 ppm (for certain
M areas)
ean
Sulfur Dioxide (302)9 24 Hour 0.04 ppm (105 “g/mg,) 0.14 ppm (fOI' certain -
areas)
3 Hour — — 0.5 ppm (1300 pg/m3)
1-hour 0.25 ppm (655 pg/m3) 75 ppb (196 ug/m3) —
30 Day s — —
Average 1.5 pglm
Lead. 1 Calendar . 1.5 ug/m? (for certain
Quarter areas) Same as Primary
Rolling 3-Month , Standard
Average’ o 0.1 ug/m
V|S|t?|I|ty-Redu0|ng 8-hour See Footnote 12. No Federal Standards
Particles'2
Sulfates 24 Hour 25 ug/m3 No Federal Standards
Hydrogen Sulfide 1-hour 0.03 ppm (42 pg/md) No Federal Standards
Vinyl Chloride 24 Hour 0.01 ppm (26 pg/m3) No Federal Standards

Source: CARB 2016.
Notes:

1 California standards for O3, CO, SO, (one-hour and 24-hour), NO,, PMy,, PM, 5, and visibility-reducing particles are values that are
not to be exceeded. The standards for sulfates, lead, hydrogen sulfide, and vinyl chloride standards are not to be equaled or
exceeded. The CAAQS are listed in the Table of Standards in Section 70200 of Title 17 of the California Code of Regulations.

2 National standards (other than Oz, PM, and those based on annual averages) are not to be exceeded more than once per year.
The O; standard is attained when the fourth highest eight-hour concentration measured at each site in one year, averaged over
three years, is equal to or less than the standard. For PMy,, the 24-hour standard is attained when the expected number of days
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per calendar year with a 24-hour average concentration above 150 pg/m?® is equal to or less than one. For PM,s, the 24-hour
standard is attained when 98% of the daily concentrations, averaged over three years, are equal to or less than the standard.
Contact the USEPA for further clarification and current national policies.

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

4 National Primary Standards: The levels of air quality necessary, with an adequate margin of safety to protect the public health.

5 National Secondary Standards: The levels of air quality necessary to protect the public welfare from any known or anticipated
adverse effects of a pollutant.

5 On October 1, 2015, the national eight-hour O3 primary and secondary standards were lowered from 0.075 to 0.070 ppm.

7 On December 14, 2012, the national annual PM, s primary standard was lowered from 15 pg/m?to 12.0 ug/m?®. The existing national
24-hour PM, s standards (primary and secondary) were retained at 35 ug/m?®, as was the annual secondary standard of 15 pug/m?®.
The existing 24-hour PM,, standards (primary and secondary) of 150 pg/m?® also were retained. The form of the annual primary and
secondary standards is the annual mean, averaged over three years.

8 To attain the one-hour national standard, the three-year average of the annual 98th percentile of the one-hour daily maximum
concentrations at each site must not exceed 100 ppb. Note that the national one-hour standard is in units of parts per billion (ppb).
California standards are in units of parts per million (ppm). To directly compare the national one-hour standard to the California
standards the units can be converted from ppb to ppm. In this case, the national standard of 100 ppb is identical to 0.100 ppm.

® On June 2, 2010, a new one-hour SO, standard was established and the existing 24-hour and annual primary standards were
revoked. To attain the one-hour national standard, the three-year average of the annual 99th percentile of the one-hour daily
maximum concentrations at each site must not exceed 75 ppb. The 1971 SO, national standards (24-hour and annual) remain in
effect until one year after an area is designated for the 2010 standard, except that in areas designated non-attainment for the 1971
standards, the 1971 standards remain in effect until implementation plans to attain or maintain the 2010 standards are approved.

Note that the one-hour national standard is in units of ppb. California standards are in units of parts per million (ppm). To directly
compare the one-hour national standard to the California standard the units can be converted to ppm. In this case, the national
standard of 75 ppb is identical to 0.075 ppm.

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

1

15}

1

ey

The national standard for lead was revised on October 15, 2008, to a rolling three-month average. The 1978 lead standard (1.5
ug/m® as a quarterly average) remains in effect until one year after an area is designated for the 2008 standard, except that in areas
designated non-attainment for the 1978 standard, the 1978 standard remains in effect until implementation plans to attain or
maintain the 2008 standard are approved.

In 1989, CARB converted both the general statewide 10-mile visibility standard and the Lake Tahoe 30-mile visibility standard to
instrumental equivalents, which are "extinction of 0.23 per kilometer" and "extinction of 0.07 per kilometer" for the statewide and
Lake Tahoe Air Basin standards, respectively.

Table 3.2-4. San Diego Air Basin Attainment Status

1.

)

Pollutant California Standards Federal Standards
Ozone (Os) (1 Hour) Non-Attainment No Federal Standard
Ozone (Os) (8 Hour) Non-Attainment Non-Attainment
Respirable Particulate Matter (PM1o) Non-Attainment Unclassified
Fine Particulate Matter (PMzs5) Non-Attainment Attainment
Carbon Monoxide (CO) Attainment Attainment
Nitrogen Dioxide (NOz) Attainment Attainment/Unclassifiable
Lead Attainment Attainment/Unclassifiable
Sulfur Dioxide (SOz) Attainment Attainment
Source: Appendix B1.

Note:
1 Unclassified; indicates data is not sufficient for determining attainment or non-attainment
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3.2.2.2 State
Air Quality and Land Use Handbook: A Community Health Perspective

CARB has developed the Air Quality and Land Use Handbook: A Community Health Perspective
to provide guidance on land use compatibility with sources of TACs (CARB 2005). These sources
include freeways and high-traffic roads, commercial distribution centers, rail yards, refineries, dry
cleaners, gasoline stations, and industrial facilities. The handbook is not a law or adopted policy,
but offers advisory recommendations for the siting of sensitive receptors near uses associated with
TACs. The handbook indicates that land use agencies have to balance a number of other
considerations, including housing and transportation needs, economic development priorities, and
other quality of life issues.

California Ambient Air Quality Standards

CARSB, a part of the California Environmental Protection Agency, is responsible for the coordination
and administration of air pollution control programs in California. The CAA allows states to adopt
Ambient Air Quality Standards and other regulations if they are at least as stringent as federal
standards. California has adopted ambient standards (the CAAQS) that are equal to or stricter than
the federal standards for six criteria air pollutants. The CAAQS are listed in the Table of Standards
in Section 70200 of Title 17 of the California Code of Regulations and provided in Table 3.2-3.
Similar to the federal CAA, areas have been designated as attainment, non-attainment, or
unclassified with respect to the state Ambient Air Quality Standards. As shown in Table 3.2-4, the
SDAB is in non-attainment with the CAAQS for Os, PM1o, and PM2s. The SDAB is designated as
an attainment area for the state CO, NO2, SOz, and lead.

Toxic Air Contaminant Regulations

California regulates TACs primarily through the Tanner Air Toxics Act (AB 1807, Tanner Act)
and the Air Toxics Hot Spots Information and Assessment Act of 1987 (AB 2588, Hot Spots Act).
The Tanner Act sets forth a formal procedure for CARB to designate substances as TACs. This
includes research, public participation, and scientific peer review before CARB designates a
substance as a TAC. To date, CARB has designated nearly 200 compounds as TACs. The majority
of estimated health risks from TACSs can be attributed to a relatively small number of compounds,
the most important being PM from diesel-fueled engines (i.e., DPM).

3.2.2.3 Regional
San Diego County Air Pollution Control District

The SDAPCD has jurisdiction over air quality programs in the SDAB. State and local government
projects, as well as projects proposed by the private sector, are subject to SDAPCD requirements.
Additionally, the SDAPCD, along with CARB, maintains and operates ambient air quality
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monitoring stations at numerous locations throughout the SDAB including the Kearny Villa Road
monitoring station mentioned previously.

Under the requirements of the California CAA, each local air district is required to develop its own
strategies to achieve both state and federal air quality standards for its air basin. The SDAPCD
developed the 2016 Revision of the Regional Air Quality Strategy for San Diego County (RAQS)
pursuant to California CAA requirements to identify feasible emission-control measures to provide
progress in the County toward attaining the state O3 standard. The pollutants addressed are VOCs
and NOx, precursors to the photochemical formation of O3 (the primary component of smog). The
RAQS control measures focus on emission sources under the SDAPCD’s authority, specifically
stationary emission sources (such as power plants, manufacturing and industrial facilities) and some
area-wide sources (such as water heaters, architectural coatings, and consumer products). However,
the emission inventories and emission projections in the RAQS reflect the impact of all emission
sources and all control measures, including those under the jurisdiction of CARB (on-road and off-
road motor vehicles) and the USEPA (aircraft, ships, and trains). Thus, while legal authority to
control various pollution sources is divided among agencies, the SDAPCD is responsible for
reflecting federal, state, and local measures in a single plan to achieve state Os standards in the
SDAB. The RAQS was initially adopted by the SDAPCD in 1992 and has generally been updated
on a triennial basis, in accordance with state requirements. The latest version of the RAQS was
adopted in 2016 (SDAPCD 2016b).

Additionally, as mentioned previously, because the SDAB is currently designated as a non-
attainment area for the eight-hour O3 NAAQS, the SDAPCD must submit to USEPA, through
CARB, an implementation plan as part of the California SIP identifying control measures and
associated emission reductions as necessary to demonstrate attainment of the federal eight-hour
Osstandard within the SDAB. The SDAPCD adopted its 2008 Eight-Hour Ozone Attainment Plan
and Reasonable Available Control Technology Demonstration for the 2008 eight-hour Os NAAQS
for the SDAB in October 2020.

Neither the RAQS nor the SIP addresses emissions of PM in the SDAB. The SDAPCD prepared the
report, Measures to Reduce Particulate Matter in San Diego County, in December 2005. This report,
which identifies existing federal, state, and local measures to control particulates in the SDAB,
outlines potential measures for PM control that the SDAPCD may further evaluate for future rule
adoption. It does not outline a plan for Ambient Air Quality Standards compliance that the Project
would need to implement. As such, this report is not discussed further in this analysis.
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The SDAPCD is also responsible for establishing and enforcing local air quality rules and regulations
that address the requirements of federal and state air quality laws. Development projects in the City
are subject to the following SDAPCD rules (as well as others):

e Rule 51, Nuisance: prohibits emissions that 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
injury or damage to business or property.

e Rule 52, Particulate Matter: establishes limits to the discharge of any PM from non-
stationary sources.

e Rule 54, Dust and Fumes: establishes limits to the amount of dust or fume discharged
into the atmosphere in any 1 hour.

e Rule 55, Fugitive Dust Control: sets restrictions on visible fugitive dust from
construction and demolition projects.

e Rule 67, Architectural Coatings: establishes limits to the VOC content for coatings
applied within the SDAPCD.

3.2.24 Local
Escondido General Plan
Resource Conservation Element

The Escondido General Plan is a set of long-term goals and policies that decision makers use to
guide growth and development and address the community’s goals. The plan is divided into
various elements that include the Land Use and Community Element, Mobility and Infrastructure
Element, Housing Element, Community Health and Services Element, Community Protection
Element, Resource Conservation Element, Growth Management Element, Economic Prosperity
Element, and any additional topics of local significance. Each of these elements details policies
and programs to achieve the established goals.

The Resource Conservation Element focuses on conserving important resources including
biological resources, air and water quality, cultural, agricultural, mineral and energy resources, as
well as protecting hillside and ridgeline view corridors with particular emphasis on ridgelines,
unique landforms and visual gateways (City of Escondido 2012a). The following goals and
policies contained in the Resource Conservation Element of the Escondido General Plan are
relevant to the analysis found in this section:

e Resource Conservation Goal 7 (Air Quality and Climate Protection): Improved air
quality in the city and the region to maintain the community’s health and reduce green-
house gas emissions that contribute to climate change.
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Air Quality and Climate Protection Policy 7.1: Participate in regional planning
efforts and coordinate with the San Diego Air Pollution Control District and
San Diego Association of Governments in their efforts to reduce air quality
impacts and attain state and federal air quality standards.

Air Quality and Climate Protection Policy 7.2: Reduce regional greenhouse gas
emissions through the following measures including, but not limited to:

a. Implementing land use patterns that reduce automobile dependence
(compact, mixed-use, pedestrian, and transit-oriented development, etc.);

b. Reducing the number of vehicular miles traveled through implementation
of Transportation Demand Management programs, jobs-housing balance,
and similar techniques;

c. Supporting public transportation improvements;

d. Encouraging the use of alternative modes of transportation by expanding

public transit, bicycle, and pedestrian networks and facilities;

Participating in the development of park-and-ride facilities;

Maintaining and updating the city’s traffic signal synchronization plan;

Promoting local agriculture;

Promoting the use of drought-tolerant landscaping; and

i. Encouraging the use of non-polluting alternative energy systems.

SKQ oo

Air Quality and Climate Protection Policy 7.3: Require that new development projects
incorporate feasible measures that reduce construction and operational emissions.
Air Quality and Climate Protection Policy 7.4: Locate uses and
facilities/operations that may produce toxic or hazardous air pollutants an
adequate distance from each other and from sensitive uses such as housing and
schools as consistent with California Air Resources Board recommendations.
Air Quality and Climate Protection Policy 7.5: Consider the development of park
and ride facilities within the city in coordination with Caltrans.

Air Quality and Climate Protection Policy 7.6: Restrict the number and location
of drive-through facilities in the city and require site layouts that reduce the
amount of time vehicles wait for service.

Air Quality and Climate Protection Policy 7.7: Encourage businesses to alter local
truck delivery schedules to occur during non-peak hours, when feasible.

Air Quality and Climate Protection Policy 7.11: Educate the public about air
quality, its effect on health, and efforts the public can make to improve air
quality and reduce greenhouse gas emissions.
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Escondido Environmental Quality Regulations

The Environmental Quality Regulations (EQRs), as established in EMC Chapter 33, Article 47,
implement CEQA and the CEQA Guidelines by applying the provisions and procedures contained
in CEQA to development projects proposed within the City. The EQRs establish screening
thresholds to determine if additional analysis is required to determine whether a project would
result in significant impacts. Section 33-924(G) pertains to air quality impacts. A project would
require a technical study if it would exceed the thresholds identified in the EMC. However, a
project that exceeds these criteria does not necessarily have a significant impact on the
environment. The EQRs for air quality only determine if further analysis is required to determine
the potential significant impacts of the Project. It was reasonably assumed that the Project would
exceed the screening level criteria identified in the EQRs; therefore, a technical memorandum
(Appendix B1) was prepared for the Project.

3.2.3 Thresholds of Significance

According to Appendix G of the CEQA Guidelines, the Project would have a significant impact
on air quality if it would:

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

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

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

e Threshold 4: Result in other emissions (such as those leading to odors) adversely
affecting a substantial number of people.

3.24 Impacts and Mitigation

The following sections address various potential impacts relating to air quality that could result from
implementation of the Project.

3.2.4.1 Threshold 1. Consistency with Applicable Air Quality Plan
Impact Analysis

The SIP is the document that sets forth the state’s strategies for achieving federal air quality
standards. The applicable air quality planning documents for the SDAPCD are the 2016 RAQS
(SDAPCD 2016b) and the Ozone Attainment Plan (SDAPCD 2020), which is the SDAPCD
portion of the SIP. The RAQS and Ozone Attainment Plan were prepared by the SDAPCD for
CARB to be included as part of the SIP. These plans demonstrate how the SDAB would either
maintain or strive to attain the NAAQS. Both documents were developed in conjunction with each
other by the SDAPCD to reduce regional Os emissions.
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The SDAPCD relies on information from CARB and SANDAG, including projected growth in the
region and resulting mobile emissions, area emissions, and other source emissions, to project
future emissions and to develop appropriate strategies for the reduction of source emissions
through regulatory controls. The majority of regional emissions (67%) result from motor vehicle
emissions. These emissions are reduced primarily through emissions standards, which are
established by CARB, but are further reduced at the district level through incentive programs to
encourage the use of alternative transportation (SDAPCD 2016a). Because of the limited
jurisdiction that SDAPCD has over mobile source emissions and the limited control that individual
projects have on influencing the public’s ultimate use of motor vehicles, compliance with the
RAQS is based on whether or not an individual project would comply with the emissions
projections contained in the RAQS. Reduction strategies were applied to the region as a whole and
determined to adequately meet the NAAQS based on the regional emissions projections. A project
that proposes growth that exceeds growth assumptions would potentially conflict with the RAQS
and SIP because it would potentially result in mobile source emissions that would exceed the
projected emissions inventory.

The CARB mobile source emission projections and SANDAG growth projections are based on
population and vehicle trends and land use plans, such as the Escondido General Plan. That is, the
emissions estimates that CARB and the SDAPCD use to plan for achieving Ambient Air Quality
Standards compliance are based on the land uses projected by SANDAG. If a project proposes
development that is greater than that anticipated in the Escondido General Plan and/or SANDAG’s
growth projections, that project might be in conflict with the SIP and RAQS, and may contribute
to a potentially significant cumulative impact on air quality.

The EVSP would redesignate and rezone most of a 191-acre area in the City from Commercial
and Office to Mixed-Use and High-Density Residential, adding a net increase of 5,583 units at full
buildout. As a designated Target Area, the EVSP Area was previously identified in the Escondido
General Plan Land Use and Community Form Element as an area to promote development (and
redevelopment), enhance job growth, and increase housing options to accommodate the City’s
share of projected regional growth. As stated in the Escondido General Plan Land Use and
Community Form Element, “area plans,” in concert with zoning, define and guide future
development in the target areas. The EVSP would provide the necessary area plan and zoning
changes to specifically implement the Escondido General Plan vision for the East Valley Parkway
Target Area. The vision for the Escondido General Plan Land Use and Community Form Element
includes increased mixed-use development, improved recreational spaces, and implementation of
smart growth principles. Specific land use designations included are Office, General Commercial,
and Mixed-Use Overlay that would accommodate a minimum of 30 units per acre. Consistent with
this vision, the EVSP would designate the area for General Commercial, Mixed-Use, Open Space,
and Urban Residential development. Therefore, development under the EVSP would be planned
growth consistent with Escondido General Plan. Because the EVSP would be consistent with
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growth assumptions in the Escondido General Plan, it would also be consistent with the RAQS
and the SIP. Therefore, the EVSP would not conflict with or obstruct implementation of applicable
air quality plans, and impacts are less than significant.

Significance of Impact

Implementation of the Project would not conflict with or obstruct implementation of applicable air
quality plans, and impacts are less than significant.

Mitigation Measures

No mitigation measures are required.

Significance After Mitigation

Not applicable.

3.24.2 Threshold 2: Cumulative Increase in Criteria Pollutant
Impact Analysis

As discussed in Section 3.2.2, Regulatory Framework, the City has adopted screening level
thresholds to determine whether an air quality technical report should be prepared for a project;
however, the City has not adopted significance thresholds by which to evaluate the significance of
air quality impacts once a report has been deemed necessary. In lieu of any set quantitative air
quality significance thresholds, the SDAPCD’s Regulation II, Rule 20.2, Table 20-2-1, “Air
Quality Impact Analysis (AQIA) Trigger Levels” are used to determine the potential significance
of air quality impacts, consistent with the certified 2012 General Plan Update, Downtown Specific
Plan Update, and CAP PEIR (City of Escondido 2012b). These AQIA trigger levels generally
apply to new or modified stationary sources of air pollutants, which include only one source of air
pollutant emissions. For CEQA purposes, the thresholds can be used to demonstrate that a project’s
total emissions from all sources would not result in a significant impact to air quality (County of
San Diego 2007). For PM2s, the USEPA “Proposed Rule to Implement the Fine Particle NAAQS”
published in 2005, which quantifies significant emissions as 10 tons per year (55 pounds per day),
is used as the significance threshold. The thresholds are listed in Table 3.2-5, Screening Level
Criteria Thresholds for Air Quality Impacts.

Final PEIR 3.2-17 June 2023
East Valley Specific Plan



Section 3.2: Air Quality

Table 3.2-5. Screening Level Criteria Thresholds for Air Quality Impacts

Pollutant Emission Rate (pounds/day)
PM1o 100
PM2s 55
NOx 250
SOx 250
Co 550
VOC 75

Sources: SDAPCD Regulation Il, Rule 20.2; County of San Diego 2007.

Notes: CO = carbon monoxide; NOx = oxides of nitrogen; PM;, = particulate matter less than 10 microns; PM,s = particulate
matter less than 2.5 microns; SOy = oxides of sulfur; VOC = volatile organic compounds

The thresholds listed in Table 3.2-5 represent screening level thresholds that can be used to
evaluate whether project-related emissions could cause a significant impact on air quality.
Emissions below the screening level thresholds do not cause a significant impact. For non-
attainment pollutants (Os, with O3z precursors NOx and VOCs, and PMayo), if emissions exceed the
thresholds shown in Table 3.2-5, the Project could result in a cumulatively considerable net
increase in these pollutants and, thus, could have a significant impact on the ambient air quality.

Construction

Construction of future projects under the EVSP would result in temporary air pollutants associated
with soil disturbance, dust emissions, employee and material delivery vehicle exhaust, off-gassing
from paving and coating activities, and combustion pollutants from off-road construction
equipment. Construction-related air pollution emissions can vary from day to day, depending on
the level of activity, the type of activity, and the prevailing weather conditions. The primary air
pollutants of concern from construction activities are particulate matter (including both PM1o and
PMz2s), CO, and Os precursors (including VOCs) and NOx).

Maximum daily construction emissions from EVSP buildout were estimated using the California
Emissions Estimator Model (CalEEMod), version 2020.4.0. The Project is a land use plan and
does not propose any specific construction projects and the details of future construction under the
plan are currently unknown. Therefore, estimated maximum daily construction emissions were
estimated using assumptions for a typical construction year consistent with the certified 2012
General Plan Update, Downtown Specific Plan Update, and CAP PEIR (City of Escondido 2012b).
It was assumed for the EVSP that an equal amount of development would occur each year between
the 2020 baseline and 2035 buildout year, and that 75% of existing development would be
demolished over the same period, which is higher than what was assumed in the certified 2012
General Plan Update, Downtown Specific Plan Update, and CAP PEIR. This is because the
existing area is largely built out, and redevelopment would be necessary to accommodate the
planned growth. It was also assumed that architectural coating phases would typically overlap with
building construction. Detailed assumptions and modeling datasheets are provided in Appendix
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B1. Estimated maximum daily construction emissions are provided in Table 3.2-6, Estimated
Maximum Daily Construction Emissions (pounds/day).

Table 3.2-6. Estimated Maximum Daily Construction Emissions (pounds/day)

Construction Phase voc NOx co SOx PM1o PM2s
Demolition 34 35.9 231 <01 7.3 24
Site Preparation 4.0 40.5 21.7 <0.1 21.8 12.0
Grading 4.3 46.4 315 0.1 8.7 5.2
gzg?ii:g Construction and Architectural 706 235 30.0 <01 46 20
Paving 1.1 11.1 15.0 <01 0.7 05
SDAPCD Threshold 75 250 550 250 100 55
Significant? No No No No No No

Sources: Appendix B1; County of San Diego 2007; SDAPCD 2018.

Notes: CO = carbon monoxide; NO, = oxides of nitrogen; PM;, = particulate matter less than 10 microns in diameter;
PM, s = particulate matter less than 2.5 microns in diameter; VOC = volatile organic compound

As shown in Table 3.2-6, construction emissions estimates indicate that development allowed
under the EVSP would not result in significant air emissions during construction. These results
reflect the assumption of equal amounts of development occurring each year. Realistically,
construction emissions for all pollutants may be greater or lower depending on how future
development in the EVSP Area is implemented. It is assumed the future construction would
include site watering twice per day in compliance with SDAPCD Rule 55, Fugitive Dust Rule, and
low VOC architectural coatings in compliance with SDAPCD Rule 67, Architectural Coatings,
which would further reduce emissions.

Construction of future development consistent with the EVSP would not result in significant
criteria pollutant emissions during construction. Therefore, impacts would be less than significant.

Operation

Long-term air pollutant emissions impacts are those associated with stationary sources and mobile
sources involving any project-related changes. Stationary sources of emissions include the use of
architectural coatings, consumer products, landscape equipment, and energy use. Area sources of air
pollutant emissions associated with future development under the EVSP would include fuel
combustion emissions from space and water heating, fuel combustion emissions from landscape
maintenance equipment, VOC emissions from periodic repainting of interior and exterior surfaces, and
natural gas use. Increased traffic volumes also contribute to regional emissions of criteria pollutants.

The total estimated operational emissions from implementation of the EVSP were calculated with
CalEEMod (Version 2020.4.0) using default assumptions for the proposed land use mix. Residential
dwelling units, total lot acreage, and land use square footages at EVSP buildout were obtained from
the EVSP, prepared by Rick Engineering (City of Escondido 2023). CalEEMod default vehicle
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