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CONSIDER REQUEST FOR MODIFICATION OF 
SURFACE ENTRY RIGHTS AFFECTING 100 PERCENT 

STATE RESERVED MINERAL INTEREST SCHOOL LAND, 
SAN DIEGO COUNTY 

APPLICANT: 
San Elijo Hills Development Company, LLC 
Attn: Mr. Simon Malk 
1903 Wright Place, Suite 220 
Carlsbad, CA 92008-6528 

AREA, LAND TYPE, AND LOCATION: 
Approximately 149.73 acres of State 100 percent reserved mineral interest 
patented school indemnity lands (APNs 222-080-16-00 and 222-081-06-00) 
ocated in portions of Section 22, T12S, R3W, SBM, San Diego county, and 
situated in San Marcos, California. 

BACKGROUND: 
In October 1995, San Elijo Ranch, Inc., (SER) of Solana Beach, California 
submitted an application to the State requesting modification of the State's right 
of surface entry for the SE4NW4, the SW4NE4 and the N2SE4 of Section 22, 
containing approximatey 149.73 acres of State 100 percent reserved mineral 
interest (RMI) patented school land. SER has since transferred its application to 
San Elijo Hills Development Company, LLC. The subject parcels are part of 
Village "R", a proposed planning unit located in the northern portion of San Elijo 
Ranch, a multi-phased, residential community development of about 2,000 acres 
in the southern part of the city of San Marcos. The owner of the surface of 
Village "R" is San Elijo Hills Development Company, LLC, which is wholly owned 
by SER. 
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In December 1998, Neblett and Associates of Huntington Beach submitted a 
mineral evaluation report on behalf of SER. Mr. David H. Ginter, a California 
Registered Geologist (Registered Geologist No. 6771) prepared a geologic 
report evaluating the commercial mineral potential of the subject parcels. In his 
report, Mr. Ginter concluded that the subject parcels do not contain commercially 
valuable minerals. Mr. Ginter indicates that the subsurface underlying Village 
"R" contains both Santiago metavolcanics in the southern portion, and granitic 
intrusives in the northern portion encompassing a relatively smaller area. In his 
opinion, the only mineral commodity of potential economic significance within the 
upper 500 feet underlying the area is the possible utilization of selective 
metavolcanics and granitic bedrock materials as a source of construction 
aggregate, road base and fill material. However, according the Mr. Ginter's 
report, for these materials to meet construction specifications, the metavolcanics 
would likely require mixing with approximately 50 percent of the granitics. 

Mr. Ginter states that there are several negative elements to such a mining 
operation on the Village "R" site. First, there appears to be an insufficient 
amount of granitics underlying the area for the purpose of being mixed 
proportionately with the metavolcanics. Secondly, field studies in the area 
determined that physical characteristics for both the metavolcanic and granitic 
materials vary in the first 50 feet of depth, reflecting the presence of detrimental 
alterations to these materials and their susceptibility to weathering. Thirdly, 
subsurface material meeting construction specifications in the area are only 
present below 50 feet, and thus would require uneconomic deep excavation with 
excessive overburden removal and stockpiling. 

Northeasterly adjacent to Village R is the South Coast Materials Company's 
plant which produces PCC and other aggregate products. Both metavolcanic 
and granitic rocks have been mined since 1988. Mr. Ginter has indicated that 
the mining operation is viable only due to their contract with nearby CSU San 
Marcos and other local development projects. Mr. Ginter has further advised 
that, absent extension, South Coast Materials Company's conditional lease for 
mining operations will end in the year 2007. 

The city of San Marcos, in a letter signed by its Planning Division Director, Jerry 
Backoff, has expressed the opinion that the highest and best use of the Village 
'R" site is for residential and open space in accordance with the City's General 
Plan and zoning ordinance, which is consistent with the approved project of the 
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Applicant. The letter further provides that the City would not support mineral 
development on the site because the area is environmentally sensitive and 
mineral extraction activities would be incompatible with recently constructed 
adjacent residential uses. 

Based on the review of Mr. Ginter's report, other available geologic information 
including Division of Mines and Geology reports, local zoning and use 
restrictions which do not allow for mineral development, and the proximity of the 
property to existing residential areas, Commission staff recommends the 
Commission find that there are no commercially valuable mineral deposits in the 
upper 500 feet underlying the subject parcels. Therefore, Commission staff 
recommends that the Commission make the required finding pursuant to Public 
Resources Code section 6401(b) that will permit the orderly use and 
development of the subject parcels. 

STATUTORY AND OTHER REFERENCES: 
A. Public Resources Code section 6401(b) 
B. Public Resources Code section 6373 

OTHER PERTINENT INFORMATION 
1 . The city of San Marcos has certified the Final Supplemental 

Environmental Impact Report 95-30 (SCH No. 95051064) for the San Elijo 
Development Project. 

2. The Applicant has filed with the Commission, copies of the Plan of 
Development which have been distributed as follows: 

a) One copy to the Chief Clerk of the Assembly. 
b) One copy to the Secretary of the Senate. 

3. An EIR was prepared and certified for this project by the city of San 
Marcos. The California State Lands Commission staff has reviewed such 
document and Mitigation Monitoring Program adopted by the lead agency. 

4. Findings made in conformance with the State CEQA Guidelines (Title 14, 
California Code of Regulations, sections 15091 and 15096) are contained 
in Exhibit C, attached hereto. 

5. A Statement of Overriding Considerations made in conformance with the 
-3-
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State CEQA Guidelines (Title 14, California Code of Regulations, section 
15093) is contained in Exhibit C, attached hereto. 

PREREQUISITE FEES AND EXPENSES: 
Required filing fees and processing fees to cover Commission staff costs have 
been submitted by the Applicant. 

EXHIBITS: 
A. Land Description 
B. Plat Map 
C. State of Overriding Considerations 

PERMIT STREAMLINING ACT DEADLINE: 
N/A 

RECOMMENDED ACTION: 
IT IS RECOMMENDED THAT THE COMMISSION: 

CEQA FINDINGS: 
1. FIND THAT AN EIR WAS PREPARED AND CERTIFIED FOR THIS 

PROJECT BY THE CITY OF SAN MARCOS AND THAT THE 
COMMISSION HAS REVIEWED AND CONSIDERED THE 
INFORMATION CONTAINED THEREIN. 

2. ADOPT THE FINDINGS MADE IN CONFORMANCE WITH TITLE 
14, CALIFORNIA CODE OF REGULATIONS, SECTIONS 15091 
AND 15096 (h), AS CONTAINED IN EXHIBIT C , ATTACHED 
HERETO. 

3 ADOPT THE STATEMENT OF OVERRIDING CONSIDERATIONS 
MADE IN CONFORMANCE WITH TITLE 14, CALIFORNIA CODE 
OF REGULATIONS, SECTION 15093, AS CONTAINED IN EXHIBIT 
C, ATTACHED HERETO. 

PRC 6401(b) FINDINGS: 
FIND THAT THE MINERAL DEPOSITS IN THE SUBJECT PARCELS 
ARE NOT COMMERCIALLY VALUABLE IN AND ABOVE A PLANE 
LOCATED 500 FEET BELOW THE SURFACE OF THE PROPERTY AS 
SHOWN IN EXHIBIT A, ATTACHED HERETO. 
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AUTHORIZATION: 
AUTHORIZE THE EXECUTIVE OFFICER TO EXECUTE AND DELIVER 
TO APPLICANT A RELEASE OF THE RIGHT OF SURFACE ENTRY, 
SURRENDERING ANY AND ALL RIGHT TO SURFACE ENTRY THAT 
THE STATE MAY HAVE TO ENTER UPON THOSE LANDS DESCRIBED 
IN EXHIBIT A, ATTACHED HERETO, AND BY REFERENCE MADE A 
PART HEREOF, IN AND ABOVE A PLANE 500 FEET BELOW THE 
SURFACE, AS REQUESTED BY THE SURFACE OWNER, SAN ELIJO 
HILLS DEVELOPMENT COMPANY, LLC 

AUTHORIZE THE EXECUTIVE OFFICER OR HIS DESIGNEE TO 
EXECUTE ANY DOCUMENTS NECESSARY TO IMPLEMENT THE 
COMMISSION'S ACTION. 

AUTHORIZE COMMISSION STAFF TO COMPLETE SUCH 
MINISTERIAL TASKS AS NECESSARY TO CARRY OUT THE 
PURPOSES OF THE COMMISSON'S ACTION. 
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San Elijo Ranch 
San Elijo Hills 

Development Co. LLC 
October 25, 2000 

W 40727 

EXHIBIT A 

LAND DESCRIPTION 

A parcel of land being Southeast quarter of the Northwest quarter; the Southwest 
quarter of the Northeast quarter, the Northwest quarter of the Southeast quarter 
and the Northeast quarter of the Southeast quarter of Section 22, Township 12 
South, Range 3 West, San Bernardino Meridian, in the City of San Marcos, State 
of California, according to the official plat thereof. 

EXCEPTING THEREFROM that portion of the Northeast quarter of the 
Southeast quarter of said Section 22, described as follows: 

BEGINNING at the Northeast corner of said Northeast quarter of the 
Southeast quarter, thence along the East line of said Northeast quarter of 
the Southeast quarter to the Southeast corner thereof; thence Westerly 
along the South line thereof, a distance of 350.00 feet; thence 
Northeasterly in a straight line to a point on the North line, distant 125.00 
feet West of said Northeast corner of the Southeast quarter; thence along 
said North line Easterly 125.00 feet to the point of beginning. 

ALSO EXCEPTING THEREFROM that portion deeded to Vallecitos Water 
District by deed recorded March 19, 1991 as File No. 91-0120413 and as 
described as follows: 

All that portion of the Northwest one-quarter of the Southeast one-quarter 
of Section 22, Township 12 South, Range 3 West, San Bernardino 
Meridian, in the City of San Marcos, County of San Diego, State of 
California, being more particularly described as follows: 

COMMENCING at the Northeast corner of said Northwest one-quarter of 
the Southeast one-quarter, as said corner is shown on Record of Survey 
Map No. 8489, filed in the Office of the County Recorder of said County, 
April 24, 1980, as File No. 80-139585, of Official Records; thence along 
the Northerly line of said Northwest one-quarter South 89 54' 37" West 
(South 89 50' 56" South per said Record of Survey No 8489) 79.95 feet 00465
to the true point of beginning; thence continuing South $2 ND27 Meat 
on said Northerly line, 510.31 feet; thence leaving said fine, South op. 10' 



24" West 163.08 feet; thence South 17 35' 28" East 119.63 feet; thence 
South 41 52' 17" East 114.23 feet; thence North 87 55' 22" East 170.18 
feet; thence South 58 10' 20" East 202.84 feet; thence North 01 00' 19" 
East 122.48 feet; thence North 14 44' 59" East 210.50 feet; thence North 
00 06' 13" East 137.75 feet to the true point of beginning. 

END OF DESCRIPTION 

. . 
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APN 222-080-16 

22 

APN 222-081-06 

SECTION 22, T 12 S, R 3 W, SBM 

SCL 10/00 

DO468Plat Map CALENDAR PAGE.CALIFORNIASTATE CAGABeing a Portion of San Elijo Ranch 
APN 222-080-16 and APN 222-081-06 LANDS COMMISSIONSan Marcos , San Diego County 



EXHIBIT "C" 

ATTACHMENT "A" 

FINDINGS OF FACT AND 
STATEMENT OF OVERRIDING CONSIDERATIONS FOR THE 
SAN ELIJO RANCH, INC. GENERAL PLAN AMENDMENT, 

SPECIFIC PLAN AMENDMENT, AND FIRST AMENDED AND RESTATED 
DEVELOPMENT AGREEMENT/OWNER PARTICIPATION AGREEMENT 

(Final Subsequent EIR 95-30) 
(State Clearinghouse (SCH) No. 95-051064) 

1.0 DESCRIPTION OF CEOA FINDINGS AND STATEMENT OF OVERRIDING 
CONSIDERATIONS 

1.1 California Environmental Quality Act. The California 
Environmental Quality Act (Public Resources Code Sections 
21000-21178.1) ("CEQA") and the State CEQA Guidelines (Cal. 
Code of Regulations, Title 14, Sections 15000-15387) require
that specific findings be made if a lead agency decides to 
approve a project which will have significant impacts: 

[N] o public agency. shall approve or carry out a
project for which an environmental impact report 
has been certified which identifies one or more 
significant effects on the environment that would 
occur if the project is approved or carried out
unless both of the following occur: 

(a) The public agency makes one or r more of the 
following findings with respect to each significant 
effect: 

(1) Changes or alterations have been required 
in, or incorporated into, the project
which mitigate or avoid the significant 
effects on the environment. 

(2) Those changes or alterations are within 
the responsibility and jurisdiction of 
another public agency and have been, or
can and should be, adopted by that other 
agency. 

(3) Specific economic, legal, social, 
technological, or other considerations, 
including considerations for the 
provision of employment opportunities for 
highly trained workers, make infeasible 
the mitigation measures or alternatives
identified in the environmental impact 
report . 
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Page 2 
Findings 

(b) With respect to significant effects which were 
subject to a finding under paragraph (3) of 
subdivision (a) , the public agency finds that 
specific overriding economic, legal,
technological, or other benefits of the project 
outweigh the significant effects 

social, 

on the 
environment. 

See Cal. Pub. Res. Code 5 21081. The State CEQA Guidelines contain 
similar provisions. Cal. Code Regs. tit. 14, $ 15091. 

The Final Subsequent Environmental Impact Report (SEIR) 
for San Elijo Ranch Specific Plan Amendment (SEIR No. 95-30, State
Clearinghouse No. 95051064) ("SEIR 95-30") which is incorporated by
reference as if fully set forth herein, identifies significant or 
potentially significant environmental impacts which, prior to 

mitigation, may occur as a result of the General Plan Amendment, 
the San Elijo Ranch Specific Plan Amendment ("Specific Plan 
Amendment") , the First Amended and Restated Development Agreement 
and Ownership Participation Agreement ("Amended Development 
Agreement") , and establishment of financing mechanisms, regulatory 
permits or other minor permits as listed in Section 2.4 of SEIR 95-
30 (collectively, the "Project"). Thus, in accordance with the 
provisions of CEQA, the State CEQA Guidelines, and the City of San 
Marcos ("City") Environmental Protection Ordinance (City of San 
Marcos Municipal Code, Title 18, Sections 18. 04. 010-18.04.350)
("Local CEQA Guidelines") , the City hereby adopts these Findings. 

The CEQA Guidelines also state that the decision-maker 
must balance the benefits of a proposed project against its 
unavoidable environmental risks in determining whether to approve 
the project. Cal. Code Regs. tit. 14, $ 15093 (a) . The City 
Council has carefully considered the benefits of the Project.
Final SEIR 95-30 identifies significant environmental effects which 
will not be mitigated to below a level of significance and which 
will be allowed to occur as a result of Project approval. Some of 
the mitigation measures identified in SEIR 95-30 are infeasible and
are either not being implemented or are being implemented later
than called for in SEIR 95-30. Therefore, the City Council hereby
adopts the Statement Of Overriding Considerations contained in this
document, which states the specific reasons why the benefits of the
Project outweigh the unavoidable adverse environmental effects,
each of which standing alone is sufficient to support approval of
the Project, and explains that the unavoidable environmental
effects are considered acceptable. 

Environmental Review Process. In conformance with CEQA, the
State CEQA Guidelines and the Local CEQA Guidelines, the City 
conducted an extensive environmental review of the Project,
including : 
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Certification of the Final Environmental Impact Report on
the Redevelopment Plan for the San Marcos Redevelopment 
Project Area on June 28, 1989. 

Certification of San Elijo Ranch Specific Plan Final 
Environmental Impact Report (EIR 09-89) ("EIR 09-89") on
November 27, 1990 for the Specific Plan Project and the
Development Agreement and Owner Participation Agreement 
("Original Project") . 

Preparation of an Initial Study on the General Plan
Amendment, Specific Plan Amendment and Amended 
Development Agreement application to determine the 
potential environmental effects associated with the 
Project. 

Issuance of a Notice of Preparation ("NOP") . 

. EIR scoping meetings. 

Preparation of Draft SEIR 95-30, which was made
available for a 45-day public review period 
(November 1, 1995 - December 15, 1995). Notice of 
the availability of Draft SEIR 95-30 was sent to 
interested persons and organizations, published in 
a newspaper of general circulation, and posted at
the Office of the Clerk of the County of San Diego. 
Draft SEIR 95-30 was circulated through the State 
Clearinghouse, and was mailed to all governmental 
agencies and private parties known to have a direct
interest in or review-and-approval authority over 
all or portions of the proposed Project. 

Preparation of Final SEIR 95-30, including the 
Comments and Responses to Comments on the Draft 
SEIR. 

Duly noticed public hearings on the approval of a 
conditional use permit ("CUP") for a temporary rock
crushing facility to operate intermittently during
development of the Project. 

City Planning Commission review of Final SEIR 95-30, and 
recommendation for adoption. 

Certification of SEIR 95-30 by the City Council on
January 28, 1997. 

City Council approval of Findings of Fact and Statement 
of Overriding Considerations for the rock crusher CUP. 

City Council approval of the rock crusher CUP. 
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Filing of a Notice of Determination ("NOD") for the rock
crusher CUP pursuant to CEQA Section 21152. 

Duly noticed hearings on the Project.. 

City Planning Commission review of and recommendation for
approval of the Project. 

The Project Applicant (or applicant) , as that term is
used in these Findings, refers to San Elijo Ranch, Inc. , its 
successors and assigns, the entity proposing the Project. 

1.3 Certification of Final SEIR 95-30. In conformance with CEQA, 
the City Planning Commission by Resolution No. 97-2938
recommended that the City Council certify Final SEIR 95-30, 
and the City Council by Resolution No. 97-4793 has certified 
Final SEIR 95-30. No negative declaration, subsequent EIR, 
supplement or addendum to SEIR 95-30 is required for the 
Project because no substantial changes have been proposed in 
the Project or have occurred with respect to the circumstances 
under which the Project is to be undertaken since 
certification of SEIR 95-30, and no new information of 
substantial importance which was not known and could not have 
been known with the exercise of reasonable diligence at the 
time SEIR 95-30 was certified as complete exists which would 
show that the Project would have any significant effects not 
discussed in SEIR 95-30; that the significant effects 
previously examined in SEIR 95-30 would be substantially more
severe than was shown in SEIR 95-30; that any mitigation 
measures or alternatives previously found not to be feasible
would in fact be feasible and would substantially reduce a 
significant effect of the Project; or that mitigation measures
or alternatives which are considerably different from those 
analyzed in SEIR 95-30 would substantially reduce one or more 
significant effects on the environment. Likewise, no 
supplement to SEIR 95-30 is required, and no addendum to SEIR
95-30 is required because there are no changes or additions
necessitating such an addendum. See Cal. Code Regs. tit. 14,
$5 15162-15164. 

2.0 PROJECT DESCRIPTION 

2.1 Project Location. The Project encompasses approximately 2, 000 
acres (excluding acreage contained within utility parcels
owned by other agencies) near the city's southernmost
corporate limits, within the Questhaven/La Costa Meadows and
Barham/Discovery Community Planning Areas. The north- and 
south-facing slopes of Cerro de las Posas and Double Peak 
occur on-site. The Project is situated south of State Route
78 (SR-78), approximately 1.5 miles east of Carlsbad and 5
miles west of Escondido, between the Interstate 5 (1-5) and 
Interstate 15 (1-15) freeways. Within the City, Rancho Santa 
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Fe Road lies approximately one mile directly west of the site 
and Questhaven Road runs east-west through the Project near 
the southern boundary. Regional access to the Project can be 
gained from I-15 and SR-78 (via Rancho Santa Fe and Questhaven
roads) and I-5 (via Palomar Airport Road, Alga Road, La Costa 
Avenue, and Rancho Santa Fe Road) . The Project site lies 
directly north and adjacent to the now-closed San Marcos
County Landfill and North County Recycling and Waste Reduction 
Facility (NCRRA) materials recovery facility (MRF) , 
immediately southeast of Lake San Marcos and south of 
California State University-San Marcos ("CSU-San Marcos") . 
The County of San Diego limits generally lie along the 
southern and eastern boundaries of the property. The rural 
unincorporated community of Elfin Forest is approximately 0.5 
mile south of the southern Project area boundary. 

2.2 Environmental Setting. The Project area is presently 
undeveloped except for several microwave towers near the 
northwest corner of the property and two water reservoir 
storage tanks near the northeast corner (7 million gallons) 
and southern boundary (1 million gallons) , respectively. A
primary chlorine injection facility for water treatment is 
operated within the Project boundaries, near the intersection 
of Questhaven and Elfin Forest roads, and an abandoned, 
Spanish-style rancho home built in the 1950s is situated atop 
Double Peak, along the ridgeline that divides the property. 
The Second San Diego Aqueduct crosses the western portion of
the site. In 1993, the San Diego County Water District
(SDCWD) built the Fifth San Diego Aqueduct parallel to 

portions of the existing pipeline. The new aqueduct diverges 
from the previous existing right-of-way and tunnels beneath
Cerro de las Posas to an interconnection north of the 
ridgeline. The SDCWD maintains a 130-foot-wide easement for 
the non-tunnel portions of the pipeline corridor. San Diego 
Gas and Electric (SDG&E) maintains electrical transmission 
lines within a 150-foot-wide easement that crosses the 
southwestern corner of the site, as well as a 150-foot-wide 
easement that runs in an east-west direction along the 
southern boundary. An access road parallels both easements. 
In 1991, a preconstruction grading permit was issued to allow 
for clearing and construction of several desilting basins. In 
1993, a grading permit was issued for the installation of a
haul road and excavation of several hundred thousand cubic 
yards of clay. The clay was transported and used in
constructing the clay liner system at the San Marcos Landfill. 

Land uses surrounding the Project site include vacant
open space and scattered residential to the east, the suburban 
residential development of Lake San Marcos to the northwest,
the CSU-San Marcos campus to the northeast, the rural
residential community of Elfin Forest to the south, and the 
recently approved University Commons residential project 
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directly west. The 640-acre Christward Ministry and 
Questhaven Retreat is about 1.5 miles southeast of the 
proposed . Project along existing Questhaven Road. The nearest
portion of the religious retreat is approximately 0.5 mile 
southeast of the Project boundary. An inactive rock quarry
and sand and gravel pit is situated south of Lake San Marcos 
Dam. An asphalt mixing/rock quarry and gravel production site
operates northeast of the site. The San Marcos Landfill, 
which was closed in March 1997, is directly adjacent to the 
Project's southwestern boundary. Approximately 80 acres of
the Project site have been identified as open space to create 
a buffer for the landfill. In March 1994 the County of San 
Diego filed for immediate possession of that 80-acre site as 
part of an eminent domain proceeding, and a final order of 
condemnation was entered earlier this year. 

The Project site is characterized by rugged, hilly
topography on either side of a steep ridgeline. The central 
portion of the site is bisected by east-west-trending
ridgeline that features several distinctly prominent peaks 
within the City: Cerros de las Posas and Double Peak. The 
topography divides the site into three separate drainage 
basins: surface flows running north head into Lake San Marcos 
and San Marcos Creek; the southwestern portion of the site 
drains directly into San Marcos Creek (and ultimately toward 
Batiquitos Lagoon) ; and the remainder of the site drains south 
to Escondido Creek and San Elijo Lagoon. 

3.0 APPROVALS 

3.1 Overview. The City Council certified EIR 09-89 and approved
the Original Project on November 27, 1990. Through the public 
hearing process, the public, agency staff and City Council
proposed several changes to the Original Project after EIR 09-
89 was certified. As a result, the Specific Plan underwent 
revisions prior to adoption which reduced the Project's
overall development footprint, widened wildlife corridors, 
eliminated grading along the upper ridgeline and deleted 
approximately 140 acres in the easternmost portion of the
Project ("Adopted Specific Plan"). The Applicant has 
submitted an amendment to the Adopted Specific Plan. This 
Specific Plan Amendment proposes modifications which will
revise the- type and distribution of proposed land uses, 
realign the circulation network (including Questhaven Road) ,
and update the development regulations and policy text 
presented in the Adopted Specific Plan. The Specific Plan 
Amendment requires approval of a General Plan Amendment and an 
Amended Development Agreement, and establishment of public
facilities financing mechanisms and districts. The City 
Council approved a CUP for the temporary operation of an on-
site rock-crushing facility during Project buildout on January 
28, 1997 (Resolution 97-4795) . Separate Findings and 
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Statement of Overriding Considerations were approved
adopted for that CUP on January 28, 1997 (Resolution 97-4795) . 
Final SEIR 95-30, which analyzed the potential environmental 
impacts of both the rock crusher CUP and the proposed Project, 
was certified on January 28, 1997 (Resolution 97-4793) .
discussed in Section 1.3 above; no further environmental 
documents is required for approval of the Project, as SEIR 95-
30 adequately analyzes all potential impacts associated with 
Project implementation. 

The Specific Plan Amendment requests an alteration in the 
arrangement of residential uses, including but not limited to
the addition of 680 dwelling units, 272 of which are very low-
income units, for a total of 3,398 dwelling units; an
alteration in the arrangement of parkland and open space uses; 
the addition of neighborhood commercial and institutional 
acreage; the removal of the golf course/resort uses; a revised 
alignment of Questhaven Road; and a temporary rock crushing 
operation to run intermittently during Project build-out (for 
which a CUP already has been granted) . The Specific Plan 
Amendment encompasses 2,000 acres of the 2,170 total acres 
contained within the Adopted Specific Plan Area evaluated in 
EIR 09-89. An initial study performed by the City on May 25, 
1995 determined that a supplement to EIR 09-89 should be 
prepared prior to consideration of the revised Project; the 
City ultimately decided to prepare a subsequent EIR. 
discussed in Section 1.2 above, SEIR 95-30, which was prepared 
for the Specific Plan Amendment, was certified on January 28, 
1997. 

3.2 Issues Evaluated in Final SEIR 95-30. Final SEIR 95-30 
evaluates the following environmental issues in relation to
the Project: Land Use; Landform Alteration/Visual Quality;
Biological Resources; Cultural Resources; Traffic; Noise; Air
Quality; Schools; Water and Sewer Availability; Fire and
Police Protection; Parks and Recreation; Solid Waste Disposal;
Geology/Soils and Hydrology. Final SEIR 95-30 also analyzes
the cumulative and growth-inducing impacts of the Project,
unavoidable significant environmental effects, significant 
irreversible environmental changes and Project alternatives. 

3.3 Issues Discussed in These Findings. These Findings discuss
those impacts found to be potentially significant which can be
mitigated to below a level of significance, those impacts
which remain significant even after implementation of all
feasible mitigation measures, mitigation measures determined
to be infeasible, and alternatives determined to 
infeasible. 

3.4 Direct and Indirect Project Impacts. Final SEIR 95-30 
indicates that the Project's direct and indirect impacts on 
the following environmental issues are insignificant or can be 
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reduced to less-than-significant levels if all recommended 
mitigation measures are implemented : Land use 

incompatibility; inconsistency with City General Plan 
policies; visual incompatibility; excessive night lighting's 
alteration of astronomical dark sky operations at local
observatories; impacts to natural vegetation and to sensitive 
and less-sensitive species; indirect impacts to biological 
resources conserved in open space; exceedance of City's 5:
"take" under Rule 4d of the Federal Endangered Species Act and 
the Native Communities Conservation Plan ("NCCP") guidelines;
disturbance of significant cultural resource sites and of
newly identified cultural resource sites; traffic impacts; 
increased sound levels of traffic noise on off-site roadway 
segments; exceedence of City and County noise standards at 
sound levels adjacent to on-site roadways; exceedence of City, 
County and/or U.S. EPA noise standards from blasting and
equipment used at the on-site rock-crushing facility; noise 
levels from the South Coast Materials rock processing facility 
exceeding City and County standards; exceedence of City noise
standards due to operations of the sewer or water pump 
stations; increased demand on elementary, junior high and high 
school capacities; additional demands for water and sewer 
service; increased demand for fire and police services; 
additional demand for recreational facilities; additional 
demand for landfill capacity; difficulties with slope 
stability, soil compressibility, expansiveness and excavation;
and increased sedimentation added to the drainage system 
and/or degradation of regional water quality. 

Final SEIR 95-30 indicates that the Project's direct
impacts on the following environmental issues will remain
significant even after all recommended feasible mitigation 
measures are implemented: Permanent alteration of natural 
landforms on-site and off-site; changes that are visually
incompatible with the character of the Project area and which
affect visually sensitive viewsheds; short-term impacts to 
local air quality from construction; degradation to local and 
regional air quality from operational (vehicle) emissions; and
policy inconsistency with applicable air quality regional 
plans. In addition, although Final SEIR 95-30 stated that 
implementation of all mitigation measures could mitigate 
direct traffic impacts to below a level of significance, not 
all of the traffic mitigation measures discussed in SEIR 95-30
are feasible to implement, or to implement on the time 
schedule envisioned by SEIR 95-30; as a result, direct Project
impacts to traffic will not be mitigated to below a level of 
significance. Accordingly, Statement of Overriding
Considerations has been prepared in compliance with CEQA and
the State CEQA Guidelines. See Cal. Code Regs. tit. 14,
$5 15043, 15093. 
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3.5 Cumulative Impacts. As discussed in Section 4.0 of Final SEIR 
95-30, the cumulative impacts of the Project and other past,
present and reasonably foreseeable future projects were
considered in SEIR 95-30 as required by Section 21083 of CEQA
and Section 15130 of the State CEQA Guidelines. SEIR 95-30 
and the related planning studies which were incorporated by
reference therein analyzed existing conditions, which thereby 
considered the effects of past and present projects.
considered were the reasonably foreseeable projects. 
Project's contribution to significant cumulative effects will 

e substantially reduced due to the design modifications 
incorporated into the Project as well as the various 
mitigation measures implemented in the Mitigation Monitoring
and Reporting Program ("MMP") . Although the Project's impacts 
have been mitigated to the extent feasible, the Project will 
contribute to significant cumulative impacts related to land 
use (conversion of open space to urbanized uses) , landform
alteration/visual quality (loss of natural open space and
alteration of existing landforms) , traffic, air quality 
(incremental addition of pollutants affecting region's ability 
to achieve compliance with state and federal standards) , and 
hydrology (quality and amount of runoff) . 

3.6 Impacts That Remain Significant. The City Council finds that 
the impacts of the Project have been mitigated to the extent 
feasible by the Project Design Features and mitigation 
measures discussed in the MMP. As demonstrated in these 
Findings, further mitigation of Project impacts is infeasible.
To the extent that Project impacts have been mitigated to the 
extent feasible, it will be infeasible to further avoid, 
reduce, or mitigate the remaining significant cumulative
effect to which the Project contributes. A Statement of
Overriding Considerations has been prepared pursuant to the 
State CEQA Guidelines. See Cal. Code Regs. tit. 14, SS 15043, 
15093. 

3.7 San Marcos Redevelopment Agency and Redevelopment Plan. After
reviewing the Staff Report, General Plan Amendment, SEIR 95-
30, the Specific Plan Amendment and the Amended Development 
Agreement, the City Council has determined that: (1) those 
buildings, facilities, structures, or other improvements,
which are described in Attachment 1 to Exhibit D of the 
Amended Development Agreement, are of benefit to the 
Redevelopment Agency Project Area No. 3 or the immediate
neighborhood in which the Project is located; (2) no other 
reasonable means of financing the buildings, facilities, 
structures or other improvements are available to the
community, because the substantial requirements for public 
infrastructure in the area in advance of development requires 
both public and private investment; and (3) the payment of
funds for the acquisition of land or the cost of the 
buildings, facilities, structures or other improvements, 
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including regionally significant Questhaven Road and Rancho
Santa Fe Road, will assist in the elimination of one or more
blighting conditions inside the Project area or provide
housing for low- or moderate-income persons, including but not
limited to the 272 very low-income qualifying housing, and is 
consistent with the implementation plan adopted pursuant to 
Section 33490 of the California Health & Safety Code. 

4.0 ADOPTION OF FINDINGS 

The San Marcos City Council hereby finds as follows: 

4.1 The foregoing statements are true and correct. 

4.2 Changes or alterations have been required in, or incorporated
into, the proposed Project which mitigate or avoid significant
environmental impacts as identified in Final SEIR 95-30 and in
these Findings. 

4.3 The significant impacts of the Project have been mitigated to 
the extent feasible. Specific economic, legal, social, 
technological or other considerations make infeasible certain 
of the mitigation measures and the alternatives, as identified 
in the Final SEIR and/or in these Findings. 

4.4 CEQA requires the lead agency approving a project to adopt a 
mitigation monitoring program for the changes to the project
which' it has adopted or made a condition of project approval 
in order to ensure compliance with project implementation. A
MMP has been defined and serves that function for Final SEIR 
95-30. 

4.5 The MMP designates responsibility and anticipated timing for
the implementation of mitigation. The City Planning Division
will serve as the overall Mitigation Monitoring and Reporting 
Program Coordinator. 

4.6 The numerical references to mitigation measures in these
Findings correspond to the identifying numbers used in the
MMP. The specific timing of each mitigation measure is 
described in the MMP. 

4.7 Section 21065 of CEQA defines the term "project" as "an
activity which may cause either a direct physical change in 
the environment, or a reasonably foreseeable indirect physical
change in the environment, and which is . .. [aln activity that
involves the issuance to a person of a lease, permit . .. or 
other entitlement for use by one or more public agencies." 
Section 15378 (c) of the State CEQA Guidelines emphasizes that
"[the term 'project' refers to the activity which is being 
approved and which may be subject to several discretionary 
approvals by governmental agencies, " explicitly noting that 
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" [the term 'project' does not mean each separate governmental 
approval. " Accordingly, Final SEIR 95-30 which the City has
prepared and certified covers the entirety of the actions
described in Section 2.4 of Final SEIR 95-30 and is intended 
to be the basis for compliance with CEQA for each of the 

possible discretionary actions that may be approved by the
City for the proposed development, including the General Plan 
Amendment, the Specific Plan Amendment, the Amended 
Development Agreement, establishment of financing mechanisms, 
future tentative subdivision map (s)', and certain other 
regulatory and other minor permits listed in Section 2.4 of 
Final SEIR 95-30. It also is contemplated that there may be 
a variety of discretionary actions undertaken by other state 
and local agencies (who might be referred to as "responsible 
agencies" under CEQA) . Because the City is the lead agency
under CEQA, Final SEIR 95-30 which the City has prepared is
intended to be the basis for compliance with CEQA for each of
the possible discretionary actions by other state and local 
agencies as well. 

4.8 Final SEIR 95-30 is Project EIR for purposes of 
environmental analysis of the proposed Project. A Project EIR 
examines the environmental effects of a specific project.
Final SEIR 95-30 serves as the primary environmental 
compliance document for entitlement decisions described in 
Section 2.4 of Final SEIR 95-30 by the City and the other 
regulatory jurisdictions. Final SEIR 95-30 was certified by 
the City Council in its Resolution . No. 97-4793 and, subject to 
Section 21166 of CEQA and Sections 15162 and 15163 of the 
State CEQA Guidelines, no additional CEQA review is required 
for the implementation of the General Plan Amendment, the 
Specific Plan Amendment or the Amended Development Agreement. 

4.9 The City Council believes that its decision on the Project is 
one which must be made after a hearing required by law at
which evidence is required and discretion in the determination
of facts is vested in the City. As a result, any judicial
review of its decision will be governed by Section 21168 of 
CEQA and Code of Civil Procedure Section 1094.5. Regardless 
of the standard of review which is applicable, the City
Council has considered evidence and arguments presented to the
City prior to or at the public hearings on this matter. In 
determining whether the Project has a significant impact of
the environment, and in adopting Findings pursuant to Section
21081 of CEQA, the City Council has complied with CEQA
Sections 21082.2 and 21081.5. 

4.10 Documents, including the 1990 Final EIR, were incorporated by
reference into Final SEIR 95-30 pursuant to Section 15150 of
the State CEQA Guidelines, and are considered part of Final
SEIR 95-30 as if set forth in full therein, and are considered 
part of the administrative record for the Project. 
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4.11 Copies of all these documents, which constitute the record of 
proceedings upon which the City's decision is based, are and 
have been available upon request at all times at the offices
of the City Planning Division, the custodian for such 
documents or other materials. 

4.12 The Project's impacts have been analyzed to the extent 
feasible at the time of certification of Final SEIR 95-30. 
The City hereby finds and declares that at this time there are 
no reasonably foreseeable extensions, expansions or 
alterations of the Project which are not described in Final
SEIR 95-30, based on the administrative record before the City
at the time of its final decision on the Project, and that 
Final SEIR 95-30 analyzes the Project in its full size and 
extent . 

4.13 Those buildings, facilities, structures, or other 
improvements, which are described in Attachment 1 to Exhibit 
D of the Amended Development Agreement, are of benefit to the 
Redevelopment Agency Project Area No. 3 or the immediate 
neighborhood in which the Project is located; no other 
reasonable means of financing the buildings, facilities,
structures or other improvements are available to the 
community, because the substantial requirements for public 
infrastructure in the area in advance of development requires 
both public and private investment; and the payment of funds
for the acquisition of land or the cost of the buildings, 
facilities, structures or other improvements, including
regionally significant Questhaven Road and Rancho Santa Fe
Road, will assist in the elimination of one or more blighting 
conditions inside the Project area or provide housing for low-
or moderate-income persons, including but not limited to the
272 very low-income qualifying housing, and is consistent with
the implementation plan adopted pursuant to Section 33490 of
the California Health & Safety Code. 

4.14 Having received, reviewed and considered the above described 
information, as well as all other information and documents in 
the record, the City Council hereby conditions the Project and
finds as stated in these Findings. 

5.0 CEOA SECTION 21081 (A) (1) FINDINGS: EFFECTS DETERMINED TO BE 
NOT SIGNIFICANT OR MITIGATED TO A LESS-THAN SIGNIFICANT LEVEL 

5.1 Direct or Indirect Project Impacts 

The City Council, having reviewed and considered the 
information contained in SEIR 95-30 for the Project and the
public record finds, pursuant to CEQA, the State CEQA 
Guidelines and the Local CEQA Guidelines, that changes or
alterations have been required in or incorporated into the 
Project which avoid the significant environmental effects as 

00480
CALENDAR PAGE. 0053 
MINUTE PAGE. 



Page 13 
Findings 

identified in SEIR 95-30 with respect to the areas of: (1)
Land Use, (2) Landform Alteration/Visual Quality (partially) , 
(3) Biological Resources, (4) Cultural Resources, (5) Traffic
(partially), (6) Noise, (7) Schools, (8) Water and Sewer 
Availability, (9) Fire and Police Protection, (10) Parks and
Recreation, (11) Solid Waste Disposal, (12) Geology/Soils, and 
(13) Hydrology. 

5.1.1 Land Use 

5.1.1.1 Impact (s): As discussed on pages 3.1-8 through 3.1-9 of
SEIR 95-30, a 130-foot easement associated with the 
SDCWD's Second Aqueduct pipeline runs through Planning
Area G4, which is proposed for active neighborhood park 
use, and Planning Area G5, which at the time of SEIR 95-
30 was proposed as an elementary school site. If the 
park or school buildings or other structures are built on 
top of the easement, it will create a significant land
use incompatibility impact prior to mitigation. 

High-density, very low-income qualifying housing
adjacent to lower-density residential, open space or 
other active-use park areas also will result in land use 
incompatibility impacts. Similarly, the unincorporated 
County of San Diego communities of Elfin Forest and Lake 
San Marcos are in the vicinity of the Project, and the 
640-acre Christward Ministry and Questhaven Retreat is
southeast of the Project and designated multiple rural 
and estate. There is a potential incompatibility between 
these rural or suburban residential communities and the 
Project. 

As discussed on pages 3.1-9 through 3.1-10 of SEIR
95-30, residences, park and the school proposed near the 
existing intersection of Questhaven Road and Elfin Forest
Road could be affected by the potential release of 
chlorine gas from the existing chlorine injection 
facility operated by the Vallecitos Water District
( "VWD") , as currently configured. Although unlikely, it
is possible that, as a result of catastrophic conditions,
a canister could rupture and release gas, which in turn 
could cause acute health effects downwind and in the 
vicinity of the treatment facility. Development in the
surrounding Planning Areas will constitute a potentially
significant land use impact. 

The Project is potentially inconsistent with the
City General Plan's Conservation and Open Space Element's
Goal/Policy of preserving prominent landforms. Project 
grading for regional park improvements, public facilities
and, potentially, for active recreational uses will occur
in the primary ridgeline area. The Project is 
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potentially inconsistent with the City's General Plan
Circulation Element's Goal/Policy for a 50-foot open 
space easement for scenic roadways which are adjacent to 
development. Questhaven Road is designated a scenic 
roadway. Because of the realignment of Questhaven Road 
away from largely open space designated areas into a new 
alignment which places the roadway within development 
areas, the Project's open space area adjacent to 
Questhaven Road varies in width from greater than to less 
than 50 feet, depending on the terrain and type of 
adjacent development. The Project is potentially
inconsistent ' with the Questhaven/La Costa Meadows 
Community Plan's Goal/Policy for development of a variety 
of housing types and densities consistent with the area's 
natural character which minimize landform alteration, and 
its Goal/Policy for specific plans to provide a distinct, 
identifiable open space element/corridor through the 
primary ridgeline and the San Marcos Creek Watershed and 
floodplain. The Project has open space, active 
recreational and regional park uses planned for the 
primary ridgeline. Some grading of the ridgeline to 
accommodate regional park improvements, recreational 
opportunities and public infrastructure will occur, a 
will grading to accommodate Planning Area S north of
Questhaven Road between Franks Peak and Double Peak. The 
Project is potentially inconsistent with the existing
Barham/Discovery Community Plan's Goal/Policy for 
development below the tank to have minimum 21, 000 square 
foot lots. The Project designates Planning Area R homes,
which are within the Barham/Discovery Community Plan, to 
have minimum lot sizes of 5,000 square feet in the lower
elevations and 10,000 square feet in the upper
elevations, with development extending above the 920-foot
contour and south of the tank. 

5.1.1.2 Finding: Changes or alterations have been required in,
or incorporated into, the Project which mitigate or avoid 
the significant environmental effects on the environment. 

5.1.1.3 Facts in Support of Finding: To address potential land
use incompatibilityes between the SDCWD easement and 
future development, Planning Area G4 was extended
southerly into former Planning Area G5, and the school
site was moved north, to Planning Area Gl. As a result, 
no school-related structures will be constructed within 
the SDCWD easement. To avoid potential impacts which
will result if permanent park-related structures were
built on top of the SDCWD easement, the following 
mitigation measures will be implemented: 

Mitigation Measure 3.1.1: Upon preparation of siting 
plans for the park in Planning Area G4, the SDCWD shall 
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review future site layouts to ensure that no structures
are constructed within the 130-foot Second Aqueduct 
easement. 

Mitigation Measure 3.1.2: In the event that Planning 
Area G4 cannot accommodate the park facilities,
alternative locations or configurations will be provided. 

Site plan review pursuant to Mitigation Measure 
3.1.1 will ensure that no structures are planned for 
and/or constructed within the SDCWD 130-foot easement 
associated with the Second Aqueduct pipeline. Moving the 
school site from Planning Area G5 to Planning Area G1 
eliminates the possibility of the school being 
constructed within the SDCWD easement. As a result, 
because site plan review will prevent any structures from 
being built within the SDCWD's Second Aqueduct pipeline 
easement, compatibility issues between that easement and
the park and school do not and will not exist, and the 
potentially significant impacts therefore will be
avoided. 

To address impacts from higher-density development, 
Planning Area G1, which was designated for higher-density 
very low-income qualifying housing in SEIR 95-30, has now
been designated as the school site, in part to avoid the
land use incompatibility issues associated with locating 
high-density residential near the active park planned for
adjacent Planning Area G4. The very low-income 
qualifying housing previously located in Planning Area G1 
has been relocated into Planning Area G2, which always 
has been designated as Cluster/Attached. Any remaining
incompatibility issues with respect to lower-density
residential housing adjacent to higher-density, very low-
income qualifying housing will be mitigated to below a
level of significance by implementation of the Project
design features set forth in the Specific Plan Amendment
Guidelines, and Mitigation Measure 3.1.3 set forth below.
Potential incompatibilityes between the Project and the
unincorporated communities adjacent to the Project site 
will be mitigated to below a level of significance by
virtue of Project design features as well as by 
implementation of Mitigation Measure 3.1.3 below, as 
buffer treatments along the perimeter of the development
will provide a transitional area near the interface with 
the existing and future residences: 

Mitigation Measure 3.1.3: Landscape buffer treatments 
and sensitive site layouts shall be incorporated into the 
final design to ensure that potential incompatibilityes
between the affordable housing development and adjacent
uses is minimized. 
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Thus, any potential incompatibility impacts will be 
mitigated to below a level of significant by
implementation of Mitigation Measure 3.1.3 and the 
Specific Plan Amendment Guidelines. 

To avoid any y potential impacts arising from 
accidental release of gas from the chlorine injection 
facility, the school has been moved away from the 
facility, to Planning Area G1, thereby avoiding any
impacts to the school. To address the potential health
effects of an accidental gas release from the chlorine 
injection facility on surrounding residences and/or the 
park, the following mitigation measure will be 
implemented prior to occupancy of adjacent residences: 

Mitigation Measure 3.1.4: Applicant shall coordinate 
with the Vallecitos Water District to install a chlorine 
scrubber system and/or other improvements on the chlorine 
injection facility that would prevent the potential for
chlorine gas s release at concentrations that are 
considered unhealthful to the public. 

Proper installation of the improvements will be 
completed prior to occupancy of adjacent structures. 
These design improvements and/or scrubber system will 
prevent releases of chlorine gas at harmful levels, and 
thus will prevent the potential impact that otherwise
could result. 

To mitigate any impacts potentially resulting from
inconsistency or incompatibility with the City's General 
Plan or relevant Community Plans, the Project includes
modifications to the General Plan which avoid potential
land use policy inconsistencies by clarifying certain 
existing policies that pertain only to the Project site. 

Landform Alteration/Visual Quality (Partially) 
5.1.2.1 Impact (s): As discussed in SEIR 95-30, the residential 

dwelling units to be built as part of the Project will be
visible to sensitive viewers. The Project impacts the
views of south-sloping hillsides by converting the 
natural appearance of the lower portions of the property 
to urbanized residential development with manufactured
slopes which will be visible from areas south of the 
Project site. Mass grading will be required in the lower 
elevations, and brush thinning for fuel management zones
will increase the visibility of homes in the upper 
elevations, and will contrast with the dark, bushy 
appearance of the remaining native habitat. 
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Views of north-sloping hillsides will be impacted as
well. Some lots in Planning Area R located above the 
845-feet contour elevations will be visible from the 
Discovery Hills and the Lake San Marcos communities, and,
although it is unlikely to be visible from adjacent 
development, a large cut slope face up to 100-feet high 
will be graded to an elevation of 950 feet. Also, 
limited portions of Planning Areas O, T and S will be 
visible over the ridgeline from a portion of SR-78. 

Grading of the ridgeline silhouette within the 
regional park and Questhaven Road will be visible and
will produce a significant impact prior to mitigation. 
Although the primary ridgeline's features will be 
preserved, in limited areas views of the ridgeline will 
be impacted by Project development. Future regional park 
or active recreational improvements could require 
grading, and associated park landscaping and/or
structures could be visible on top of the ridgeline or 
Double Peak. Any tall plants placed in the ridgeline 
zone will contrast with the low-lying native chaparral, 
creating visual impacts. 

Placement of the water tanks in visually prominent 
locations also is considered a significant effect on 
visual resources due to the tanks' potential size,
elevated locations, and visibility to nearby residences 
and motorists along Questhaven Road. 

As discussed in Section 3.1 of SEIR 95-30, the 
landfill will degrade visual quality south of the 
ridgeline and will be visible from many future residences 
on-site. Revegetation of the exposed slope faces and
deck of the closed Landfill is proposed by the County of
San Diego's 1990 Final Environmental Impact Report for
San Marcos Landfill Expansion Project. 

There are potential inconsistencies with the visual
resource policies of the City's General Plan. There will
be grading around the ridgeline silhouette as viewed from 
SR-78 for homes in Planning Areas 0, S, and T, and 

possible active recreational uses in Planning Area Q. 
Approximately 28 homes within Planning Areas O, S and T
could be visible from locations along SR-78 within the
City, development of which could be potentially
inconsistent "with conservation criteria of the 
Questhaven/La Costa Meadows Community Plan. The Project
will be potentially inconsistent with the Barham/
Discovery Community Plan policies regarding siting new 
residential areas sensitive to the natural terrain and 
hillsides, because 12 lots are proposed above the 920-
foot contour and existing water tank in Planning Areas R, 
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portions of which could be visible from adjacent 
neighborhoods and 1 SR-78. There is potential
inconsistency with the City General Plan's scenic roadway
policy for Questhaven Road, as Project development will 
require landscaping, manufactured slopes, and sound
attenuator walls along the corridor of Questhaven Road. 
Sound attenuator walls greater than five feet high could
degrade the scenic corridor qualities of Questhaven Road, 
and will be inconsistent with the General Plan 
Circulation Element, which identifies the road as a local 
scenic roadway. Sound attenuator walls also will impact
views to local residents and motorists traveling through
the community on Questhaven Road. 

Development of the Project also will increase night 
lighting, which will create a potentially significant 
impact by potentially altering astronomical dark sky
operations at local observatories. 

5.1.2.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which mitigate the 
significant visual quality/landform alteration impacts 
thereof, except as identified in Section 7 of these 
Findings. 

5.1.2.3 Facts in Support of Finding: Many of the visual quality 
impacts associated with extending Questhaven Road across 
the Project to Twin Oaks Valley Road have been reduced 
compared to the alignment in the Original Project. 
Impacts due to the Questhaven/Twin Oaks Valley Road 
construction also will be minimized by implementation of 
the Project's landscaping plans. The sound attenuateon
wall and/or combination sound attenuator wall/berm to be
built along Questhaven Road will be landscaped and 
designed in accordance with the Specific Plan Amendment 
Guidelines, which include using design features such as 
pilasters and other architectural enhancements to 
minimize visual impacts. The Cerro de Las Posas-Double 
Peak ridgeline will be restricted from residential 
development, and impacts to views of the ridgeline will
be minimized by the preservation of the primary ridgeline 
features as open space. Visibility from the Highway 78
corridor will be minimized by application of strict 
development guidelines. Development will occur in the
lower saddle area . east of Double Peak for the 
construction of Questhaven/Twin Oaks Valley Road and for
homes in Planning Area S. Specific Plan Amendment
Guidelines, along with the Project conditions of
approval, require one-story height restrictions, low-
profile rooflines, earthtone color schemes and similar
measures for homes north of Questhaven Road in Planning 
Area S. The views of south-sloping hillsides will be of 
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short duration, and the most visible portions of the site 
will be of custom home pads, since custom homes will be 
built in the upper hillside areas (Planning Areas O and 
T) , and most of the higher-density residential areas will
be located in the lower and flatter portions of the site, 
near Questhaven Road. Further, traditional pad grading 
of estate lots in Planning Areas O and T shall occur only 
when necessary to construct the serving streets and 
utilities, resulting in only minimal custom grading for 
each home site. Strict CC&RS and architectural 
guidelines will be developed for each lot in Planning 
Areas O and T to ensure disturbance is kept to a minimum 
and grading is sensitive and appropriate. The custom 
lots will use stepped building pads and split-level 

architecture to minimize grading and visibility. Lower 
elevations will use building pads which are grade-
separated from adjacent pads, forming a stepped 
appearance and allowing for greater building separation. 
As a result, visual quality impacts will be minimized. 

Two off-site knolls will conceal the western lots in 
Planning Area R below the 845-foot contour from view, and 
those lots not concealed will be visually compatible with
the character of the surrounding area. 

Water tanks will be partially recessed and will be
screened by landscape treatments and will be painted in 
colors which blend with the adjacent vegetation, as 
provided in the mitigation measures set forth below. 

Impacts will be reduced not only by implementation
of Project design features, some of which are described
above, but also by implementation of the following. 
additional measures, which will be incorporated into the 
Project's Master Tentative Map and final subdivision 
maps : 

Mitigation Measure 3.2.1: All grading plans and the
master tentative map shall be prepared in strict 
compliance with Specific Plan Amendment. 

Mitigation Measure 3.2.2: Specialized grading techniques
will be developed and incorporated into the CC&Rs for all
custom home lots proposed within Planning Areas O and T. 

Mitigation Measure 3.2.3: Measures for protecting 
existing rock outcrops, native vegetation, and other 
natural features, such as flagging, tapered grading, and
stabilization techniques, shall be indicated on the
grading plans. 
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Mitigation Measure 3.2.4: Building pads between lots in
Planning Areas M, N and K shall be terraced to reflect
the natural contours of the terrain. 

Mitigation Measure 3.2.5: All manufactured slopes in 
Planning Areas M, N and K shall be landscaped. 

Mitigation Measure 3.2.6: Lots within Planning Areas 0
and T shall be stepped and custom-designed to minimize 
landform alteration. 

Mitigation Measure 3.2.7: All areas disturbed or cleared 
of vegetation for construction shall be revegetated as 
soon as possible after completion of construction 
activities. 

Mitigation Measure 3.2.8: Slopes greater than 2:1
(horizontal : vertical) gradient or resulting in exposure 
of bare rock surface shall be reviewed by a qualified
landscape architect to determine the proper grading and 
landscape techniques that would encourage successful 
revegetation. Artificial treatment of the cut slope 
surface, such as rock varnish, shall be considered in 
combination with landscaping, as appropriate. 

Mitigation Measure 3.2.9: Revegetation of all graded 
slopes must be demonstrated. A revegetation plan shall 
be developed by a qualified landscape architect or 
horticulturalist demonstrating that the visual impacts of 
manufactured slopes have been minimized to the extent 
feasible. 

Mitigation Measure 3.2.10: Slopes utilizing exposed 
retaining or crib walls over 5 feet in vertical height 
for reducing grading requirements shall incorporate 
plantings into the design to conceal their appearance. 

Mitigation Measure 3.2.11: All water storage tanks shall 
be designed to partially recess the structure below 
planned grades and provide landscape treatments for 
screening, as approved by the Vallecitos Water District. 

Mitigation Measure 3.2.12: All water storage tanks shall
be painted using colors that blend with the adjacent 
vegetation. 

Mitigation Measure 3.2.13: Future regional park or 
active recreational improvements in Planning Area Q shall 
be reviewed for visibility from SR-78. Landscaping 
within Planning Area Q shall be restricted to low-lying
native species that blend with the existing chaparral 
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habitat in open space. Structures shall be single story 
and designed to minimize grading disturbance 

Mitigation Measure 3.2.14: Perform a detailed visual 
analysis of regional park improvements and roadway plans 
proposed for Planning Area Q to demonstrate that visual 
impacts have been minimized to insignificance. 

Mitigation Measure 3.2.15: At the tentative map stage 
Planning Areas T, 0, and S shall be reviewed to determine 
that visibility of structures or roof peaks is minimized
from the north on SR-78 and that facades of structures 
are angled at varying degrees to follow the natural
topography . Single-story structures, rather than 
increased grading, shall be considered on lots in 
Planning Area S where structures or rooftops could be 
visible from the north. A visibility analysis shall be 
conducted at the tentative map stage and reviewed by City 
staff to confirm the minimal visibility of structures or 
roof peaks in Planning Areas T, O and S. 

Mitigation Measure 3.2.16: Building materials, rooftop 
treatments, textures, and scale shall be compatible with 
adjacent native vegetation on the surrounding slopes in 
Planning Areas M, N, T, 0 and S. The use of earth tones 
and non-reflective/non-glare surfaces shall be maximized
in those Planning Areas. 

Mitigation Measure 3.2.17: A landscape concept plan 
shall be developed and implemented for each phase of the 
Questhaven Road extension. Plantings along the road 
shall enhance the viewshed of the open space and scenic 
qualities of the area. Careful attention shall be placed 
on using plants that would not obstruct views of the 
primary ridgeline, Double Peak, and other prominent
landforms in the area. Plans for landscaping and contour 
grading for Questhaven Road shall be reviewed by City
Staff. 

Mitigation Measure 3.2.18: A sound attenuateon wall 
and/or a combination wall/berm shall be used for noise 

mitigation walls along Questhaven Road. 

In addition to mitigation measures 3.2.17 and 
3.2.18, which address potential inconsistencies with the
General Plan's policies regarding scenic roadways, any 
impacts otherwise resulting from inconsistency o
incompatibility with the City's General Plan or relevant 
Community Plans are mitigated to below a level of
significance by the Project's modifications to the
General Plan, which avoid potential visual resource 
policy inconsistencies by clarifying certain existing 
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policies that pertain only to the Project site.
Implementation of the above mitigation measures, as well
as compliance with Project conditions of approval and the
General Plan modifications will minimize the visual 
impacts discussed above to below a level of significance. 
The visual quality impacts from excessively large
manufactured slopes visible to sensitive viewers remain 
significant even after implementation of the mitigation
measures and Project conditions of approval, as discussed
in Section 7 of these Findings. A Statement of 
Overriding Considerations has therefore been prepared. 

5.1.3 Biological Resources 

5.1.3.1 Impact (s): As discussed on pages 3.3-9 through 3.3-22 of 
Final SEIR 95-30, the Project proposes to grade 987.6 
acres on-site for residential/commercial development. An
additional 152.1 acres on-site eventually may be impacted 
due to certain intensive active uses (such as a golf
course) which may later be proposed for Planning Area Q. 
Before Planning Area Q could be used as a golf course,
the City will at some future time have to approve a CUP; 
nonetheless, in an effort to be conservative,
potential future impacts to that 152.1 acres also are 

the 

discussed herein. The 987.6 on-site acres proposed to be 
graded for residential/commercial development will
consist of 102.9 acres of coastal sage scrub (dominated 
by black sage) , 356 acres of chaparral, 0.2 acre of 
chaparral/coastal sage scrub mix, 0.3 acre of riparian 
scrub, 31 acres of eucalyptus woodland and 497.2 acres of 
disturbed/developed habitat. The additional 152.1 on-
site acres which may in the future be impacted by active 
recreational uses in Planning Area Q are comprised of 5.1 
acres of coastal sage scrub/grassland, 145.9 acres of 
chaparral, 0.2 acres of chaparral/coastal sage scrub mix,
0.3 of Engelmann Oak woodland and 0.6 of 
disturbed/developed habitat. Impacts to coastal sage 
scrub, ceanothus-dominated chaparral, riparian scrub, and 
oak woodland are considered significant prior to
mitigation. 

Most of the coastal sage scrub proposed to be
impacted by the Project is dominated by black sage, which 
focused studies in 1992 and 1995 concluded did not 
support gnatcatchers. However, a 1992 survey documented
two pairs of California gnatcatcher using the 6.9 acres
of on-site coastal sage scrub being impacted by the
Project. As a result, residential/commercial development
is considered to impact those two gnatcatcher pairs; such 
impacts are considered significant prior to mitigation. 
Direct impacts to Orcutt's brodiaea will result in the
loss of 27 of 28 locations of the plant species on-site, 
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which is considered a significant impact prior to
mitigation. About 356 acres of chaparral habitat, which 
supports regionally significant populations of wart-
stemmed ceanothus and summer holly, will be impacted by
the Project's residential/commercial development. These 
impacts are considered significant prior to mitigation. 

San Diego sagewort (two localities) , western
dichondra (three localities) , California adder's tongue 
fern (12 locations) , and mesa clubmoss (one locality) are 
plant species with sensitivity of CNPS list 2 and below 
which also will be directly impacted by on-site grading
for residential/commercial development. While impacts to 
San Diego sagewort are considered significant prior to
mitigation, impacts to western dichondra, California
adder's tongue fern and mesa clubmoss are considered 
insignificant due to their low sensitivity status. 

Several federal C2 candidate animal species have
been documented on the Project site. . The coastal sage 
scrub habitat discussed above is occupied by the San 
Diego horned lizard, the Southern California rufous-
crowned sparrow, the Bell's sage sparrow and the San 
Diego black-tailed jackrabbit. Because of the few 
documented locations of these species on the Project 
site, and their current relative abundance within and 
outside of San Diego County, impacts to these species are 
considered adverse but not significant. 

Indirect "edge effect" impacts to habitat from 
residents, horses, vehicles, fuel management zones, the
introduction of invasive weed species, contamination of 
runoff water into natural drainages, changes in local 
hydrology and fire regime also are expected to occur as 
a result of the Project. Fuel modification zones create 

an indirect impact by requiring 70 feet of vegetation 
thinning adjacent to residential building pads; as a 
result, the Project will result in about 103 acres of
thinned natural vegetation. Although the habitat in that 
acreage is not completely removed, thinning may result in
reduced species diversity and opportunistic invasion by 
weedy plant species. It also will reduce the habitat's
usefulness . for wildlife. This is considered a 
significant impact prior to mitigation. Changes in the 
natural fire regime may chronically impact the species 
composition of the chaparral by leading to loss of summer 
holly and wart-stemmed ceanothus due to reproductive
senescence and a lack of fire-induced population
recruitment. This is a significant impact prior to
mitigation. Additional potential edge effects due to
changes in hydrology and drainage patterns are expected 
in Planning Area Q if a golf course ultimately is 
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developed there, and in Planning Area L, where Orcutt's
brodiaea is being conserved. Changes in moisture regime
caused by these hydrology and/or drainage pattern changes
can cause habitat type conversion and loss of sensitive
plant species such as brodiaea, wart-stemmed ceanothus
and summer holly. This is a significant impact prior to
mitigation. These "edge effects" typically extend 200
feet from development into habitat, although such effects
have not been documented in studies of dense chaparral.
About 33.5t of the Project's natural open space will be
within 200 feet of residential/commercial development;
however, the majority of this edge-affected habitat is 
chaparral, where edge effects may be minimal. 
Nonetheless, the edge effects are considered 
significant impact prior to mitigation. 

The proposed extension of Via Vera Cruz to access 
Planning Area R will impact 1.3 acres of natural
vegetation, including 0.3 acres of black sage-dominated 
sage scrub. No California gnatcatchers have been
documented in the vicinity of this road alignment,
although a population of summer holly could be impacted. 
Impacts to coastal sage scrub and summer holly are 
considered significant prior to mitigation. 

The ultimate alignment of Questhaven Road not
already assessed will require grading of 42.1 acres off-
site, including 16.6 acres of sage scrub/grassland; 20.8 
acres of chaparral; 0.5 acres of chaparral/coastal sage 
scrub; 1.2 acres of freshwater marsh; 0.4 acres of 
eucalyptus woodland and 2.6 acres of disturbed/developed
habitat. Sensitive species documented in the off-site 
segments of the Questhaven Road ultimate alignment
include one pair of California gnatcatcher, three 
locations of Orcutt's brodiaea, wart-stemmed ceanothus, 
three locations of summer holly and several localities of 
one Engelmann oak. This impact is considered significant
prior to mitigation. The interim phase of Questhaven 
Road will impact 6.0 acres of developed land off-site, 
and 10.7 acres of off-site coastal sage scrub/grassland,
which comprises portions of territories for three or four 
pairs of California gnatcatcher and three populations of
Orcutt's brodiaea. This impact is considered significant 
prior to mitigation. Constructing the off-site segments 
of Questhaven Road also will impede wildlife movement.
Widening and extension of Questhaven Road to Twin Oaks
valley Road likely will increase the mortality of
wildlife attempting to cross the road. This impact is 
considered significant prior to mitigation. 

Noise levels in California gnatcatcher-occupied 
habitat along Questhaven Road are expected to increase by 
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only eight dBA compared to baseline conditions in the
projected year 2015. These noise impacts to California 
gnatcatcher are not considered significant. 

Direct loss of 108 acres of coastal sage scrub 
within the City will exceed the City's 5% "take" allowed 
by rule 4d of the Federal Endangered Species Act/NCCP 
guidelines. This impact is not considered significant. 

5.1.3.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which mitigate or avoid 
the significant environmental effects on the environment. 

5.1.3.3 Facts in Support of Finding: The following mitigation 
measures will be incorporated into the Project: 

Mitigation Measure 3.3.1: Significant direct impacts to
natural vegetation shall be minimized, to the extent 
feasible, during preparation of the final grading plan
for the residential development tentative map and the 
design of the parks in Planning Areas G4 and Q for review 
of. any CUP. Impacts to oak woodland, wetland/riparian
habitats, gnatcatcher-occupied sage scrub, and areas 
supporting sensitive species shall be minimized where
feasible. A construction monitoring program shall be 
implemented to preclude unauthorized grading impacts. 
Off-site habitat acquisition shall occur prior to 
grading. 

Mitigation Measure 3.3.2: Disturbed habitat areas, 
including cut and fill slopes adjacent to natural 
vegetation, amounting to about 136 acres, shall be 
revegetated with the most biologically appropriate native 
plant community. This could include about 73 acres of
chaparral, 53 acres of coastal sage scrub, and 10 acres 
of wetland/riparian scrub habitat. 

Mitigation Measure 3.3.3: Unavoidable impacts to 
wetland/riparian habitats in Copper Creek (Planning Area 
G4) have been reduced from the Original Project, and
remaining impacts shall be mitigated at a 2:1 ratio
through creation/enhancement on-site and/or off-site. 

Mitigation Measure 3.3.4: Unavoidable impacts to 10.7 
acres of gnatcatcher occupied coastal sage scrub habitat
associated with the interim widening of Questhaven Road,
and 6.9 acres of developed area, shall be mitigated at a
2:1 ratio after accounting for on-site revegetation and 
on-site preservation acreage. The California gnatcatcher
mitigation program developed in 1992 shall be completed
to the satisfaction of the City. 
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Mitigation Measure 3.3.5: Unavoidable impacts to 4.1 
acres of gnatcatcher-occupied habitat associated with
full implementation of the Questhaven Road realignment
shall be mitigated off-site at a 2:1 ratio after 
accounting for on-site revegetation acreage and on-site
preservation unless these impacts are earlier mitigated
through implementation of the University Commons Project. 

Mitigation Measure 3.3.6: Impacts to 12.8 acres of 
coastal sage scrub not occupied by gnatcatchers and
associated with Via Vera Cruz and the eastern alignment 
of Questhaven Road shall be mitigated off-site at a 1:1 
ratio after accounting for on-site revegetation and 
preservation acreage. 

Mitigation Measure 3.3.7: Unavoidable on-site impacts to 
coastal sage scrub (101.1 acres) not occupied by 
California gnatcatcher shall be mitigated at a 1:1 ratio 
by on-site preservation and revegetation, to the extent 
required by law. 

Mitigation Measure 3.3.8: The mitigation program 
previously developed for Orcutt's brodiaea shall be
revised to account for on-site/off-site impacts not 
previously assessed (three locations and indirect 
impacts) and shall be subsequently implemented. The 
mitigation program shall contain translocation measures 
and appropriate monitoring activities. 

Mitigation Measure 3.3.9: Summer holly, wart-stemmed 
ceanothus, San Diego sagewort, San Diego marsh elder, 
southwestern spiny rush, California adolphia, and 
California adder's tongue fern shall be incorporated into 
revegetation designs wherever appropriate. 

Mitigation Measure 3.3.10: Unavoidable Engelmann oak 
impacts shall be mitigated at a ratio of 10 Engelmann oak 
trees per impacted Engelmann oak tree. A tree shall be 
considered impacted if grading occurs within 25 feet of
the tree dripline. San Diego sagewort shall be 
incorporated into revegetation plans where appropriate. 

Mitigation Measure 3.3.11: Where culverts are provided 
for drainage along the proposed Questhaven Road, suitable 
fencing parallel to the road shall be provided to guide
wildlife to culvert underpasses suitably designed to 

permit wildlife use. Culvert design shall be reviewed by
a qualified biologist. 

Mitigation Measure 3.3.12: Indirect drainage impacts to . "
adjacent natural vegetation associated with Planning 
Areas Q (due to irrigation on the golf course if a CUP 
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for such a golf course is later issued) and G4 shall be
mitigated through design of the drainage plan to divert 
water runoff away from natural vegetation, as 
biologically appropriate. 

Mitigation Measure 3.3.13: Indirect impacts shall be
mitigated through the development and implementation of 
a habitat management plan that is consistent with the 
City's proposed Biological Resource Management Plan 
(BRMP) and addresses management of edge effects,
acute/chronic habitat disturbance, and long-term fire 
management issues. 

In all, about 107.2 acres of existing gnatcatcher 
habitat will be conserved. That habitat will form part 
of a regional habitat linkage between gnatcatcher 
populations in the City of Carlsbad and southeast of the 
Elfin Forest community. A mitigation program for impacts 
to the California gnatcatcher was developed and partially
implemented prior to the on-site brushing activity in
1992. A mitigation program for Orcutt's brodiaea was
developed in 1991 for expected impacts to that species. 

As discussed on pp. 3.3-22 through 3.3-25 of Final
SEIR 95-30, and in Chapters III and IV of the Specific 
Plan Amendment, biological impacts will be mitigated by 
a habitat preservation program. The Project will 
preserve 1, 050 acres, or approximately 524 of the Project 
site, as open space, including natural canyons, parks, 
hillsides, utility corridors and wildlife preserves. The 
designated open space will be maintained via a master 
landscape maintenance association and/or annexation to 
the Lighting and Landscaping District. About 800 acres 
of the open space are natural open space which
establishes part of the City's proposed BRMP. This in 
turn establishes part of the regional NCCP, which will 
connect biologically significant habitat throughout the
County. 

The BRMP, which requires approval from the
California Department of Fish and Game ("CDFG") and the 
United States Fish and Wildlife Service ("USF&WS") , will 
constitute the City's contribution to regional protection 
and perpetuation of natural wildlife diversity while
allowing compatible land use and appropriate development
growth. The Project is consistent with the City's most
recent version of the BRMP, and the Applicant is willing 
to deed property, as specified in the Amended Development
Agreement, to the City consistent with the most recent 
version of the BRMP. Prior to the issuance of any
clearing or grading permit for any natural habitat areas
of the Project, the Applicant will acquire, to the City's 
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satisfaction, the coastal sage scrub habitat described in
the MMP for the Project, if any, to mitigate for impacts
to coastal sage scrub and associated habitats, including
impacts to California gnatcatchers, as identified in
Final SEIR 95-30. In both cases, the Applicant will use 
its best efforts to establish mitigation sites in an area 
that serves or is associated with existing or projected
wildlife corridors adjacent to or in the vicinity of the 
City. The 132-acre wildlife corridor preserve will be
combined with other off-site corridors to form 
designated, uninterrupted regional linkages. The 206-
acre recreational use area will appear as a large open
space reserve from most San Marcos viewpoints to the
north and west of the Project. The park also connects to 
a multi-user trail, implementing the City Park's Master 
Parks and Trail Plan, as amended. 

Special grading techniques will be developed and 
incorporated into the CC&Rs for all custom home lots 
proposed within Planning Areas O and T. Flagging 
tapered grading and stabilization techniques will be 
incorporated in grading plans to help preserve native 
vegetation. Off-site mitigation will allow f for 
additional habitat and will preserve a regional habitat 
corridor, compensating for indirect impacts related to 
proposed and future development on-site and regionally. 
Indirect drainage impacts to natural vegetation 
associated with Planning Area G5 in SEIR 95-30 are no
longer potentially significant because that portion of 
Planning Area G5 is now located in Planning Area G4. 

Through avoidance and minimization of impacts and 
revegetation or enhancement of habitats, the Project
would reduce effects ' on natural vegetation to 
insignificance. Revegetation using sensitive plan 
species reduces direct impacts to insignificance. 
Indirect impacts would be avoided through implementation 
of a habitat management plan consistent with the proposed
BRMP Therefore, after mitigation, all direct and
indirect impacts of the Project to biological resources
will be below a level of significance. 

5.1.4 Cultural Resources 

Impact (s): As discussed on pages 3.4-3 through 3.4-5 of
SEIR 95-30, prior to mitigation the Project will have
significant impacts on seven cultural resource sites. 
Three of these sites have been determined significant
under CEQA. Based on field evaluations done to date, the 
remaining four sites or site areas may be significant, 
and are assumed significant until further evaluation. 
Four of the seven sites will be directly impacted by 
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development and off-site roadway improvements; the 
remaining three will be indirectly impacted. 

Sites W-3, 134 and W-3 , 610 will be directly impacted
by the Project and indirectly impacted from increased 
access to the sites and likely disturbance and 
degradation from relic hunters. Impacts to these sites 
are considered significant prior to mitigation. 

Further evaluation of sites W-3, 609, CA-SDI-14, 025, 
CA-SDI-14, 026 and the extension of site W-3,177 within 
the Project area and/or the interim or ultimate 
Questhaven Road alignment will confirm the sites' 
significance under CEQA; in the interim, these sites are
assumed significant based on the field evaluations done 
to date. Although the evaluation of the off-site segment 
of Via Vera Cruz between Planning Area R and Quail Drive 
failed to identify any archaeological sites, since there 
is limited ground visibility in the area and
possibility that a historic homestead was located on the 
site, the roadway alignment potentially could contain 
sensitive prehistoric resources. Disturbance of these 
potential resources without proper treatment would be a
significant impact. 

5.1.4.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which mitigate or avoid 
the significant environmental effects on the environment. 

5.1.4.3 Facts in Support of Finding: Impacts to the important or 
potentially important cultural resource sites located
within the Project and/or the Questhaven Road alignment
will be mitigated through a data recovery program and, 
for the portion of W-3, 134A remaining after data
recovery, by avoidance. At the three newly recorded
cultural resources sites and at site W-3, 609 a limited 
testing phase will be conducted to determine whether the 
sites meet the CEQA criteria for designation as important 
cultural resources. If any of these sites are confirmed 
to be significant, impacts will be mitigated through a 
data recovery program. In the event testing confirms
that these sites do not qualify as important cultural 
resources, no significant impacts will be associated with
their destruction and thus no mitigation will be
required. To mitigate all potentially significant
impacts to cultural resources to below a level of 
significance, the following mitigation measures will be 
implemented: 

Mitigation Measure 3.4.1: The extension of Site W-3, 177
shall be subjected to a limited testing program to 
ascertain the importance of the portion of the site 
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within the area of potential effects (APE) . This would
require detailed mapping of the site area within the APE 
to determine horizontal extent of cultural materials,
shovel test pit (STP) excavation to determine the 
presence and extent of a subsurface deposit, and a
minimum of one 1 x 1-m test unit to characterize the 
subsurface cultural deposit or verify its absence. These 
data should be compared with previously acquired data to 
assess the site's relationship to other portions of the
site and to surrounding sites. 'If testing determines
that the site meets the CEQA criteria for designation as
important cultural resources, impacts shall be mitigated
through a data recovery program. 

Mitigation Measure 3.4.2: Sites CA-SDI-14, 025 and CA-
SDI-14, 026 within the interim and the ultimate Questhaven 
Road alignments shall be subjected to a limited testing 
program similar to that proposed for the newly identified
extension of W-3,177. If testing determines that the 
sites meet the CEQA criteria for designation as important 
cultural resources, impacts shall be mitigated through a 
data recovery program. 

Mitigation Measure 3.4.3: Site W-3,609 shall be 
subjected to a limited testing program similar to that 
proposed for the newly identified extension of W-3,177,
above. In addition, the actual location of the Smith 
1990 testing program shall be ascertained. Data acquired 
by the Smith 1990 excavations should be included in the
evaluation of the site's importance. If testing 
determines that the site meets the CEQA criteria for 
designation as important cultural resources, impacts 
shall be mitigated through a data recovery program. 

Mitigation Measure 3.4.4: Prior to construction of Via 
Vera Cruz, a qualified archaeologist shall be consulted 
to ensure that nearby archaeological sites are not 
involved in any grading of the other ground-disturbing 
construction activities. If it becomes necessary to 
prevent construction encroachment on the sites, an 
archaeologist should stake and flag the sites, including 
a 20-foot buffer zone. A qualified archaeologist shall
be present during the clearing and initial grading stages
for the road to document and recover any important
cultural material that may be discovered. If cultural 
material is discovered during any phase of the proposed
Project, further disturbance to the sensitive area shall 
cease, and a qualified archaeologist shall be consulted
for further evaluation and recommendations. 

Mitigation Measure 3.4.5: Data recovery at Site W-3, 134A
shall be preceded by a specific research design 

00493 
CALENDAR PAGE. 

001 0081MINUTE PAGE. 



Page 31 
Findings 

predicated on data from the testing phase, confirming the
lack of a subsurface component, and designed to maximize 
the amount of scientific data recovered. Data recovery, 
assuming the lack of a subsurface component, will focus 
on the recovery of diagnostic lithic tools and a sample
of debitage types characteristic of the overall site
activities. All diagnostic lithic tools within the site 
area will be collected. In addition, a grid collection, 
in which a representative sample of the debitage is 
collected for analysis, shall be undertaken. A detailed 
inspection of the surface should be undertaken to 
identify archaeological features such as. hearths or 
discrete activity areas within the site. These features 
should be evaluated separately. 

Mitigation Measure 3.4.6: Data recovery at Site W-3, 134B 
shall be preceded by a site-specific research design
reflecting research question generated as a result of 
test excavations at this as well as other sites. The 
prevalence of biface forms at the site allows for a 
unique opportunity to evaluate this lithic form. 

Mitigation Measure 3.4.7: Data recovery excavation at W-
3,610 shall be preceded by the development of a site-
specific research design. Data from this site should 
allow for comparison between these different lithic 
procurement sites with focus on determining procurement 
processing and lithic manufacturing goals. 

Monitoring in areas identified as containing 
cultural resources, whether CEQA important or not, will 
ensure that previously undetected but potentially 
important cultural resources are identified and evaluated 
before irreparable impacts could occur. The Project's 
conditions of approval and the above mitigation measures
will guide Project development and conserve any 
significant cultural resource. Implementation of the
above-described mitigation measures also will ensure that 
cultural resources are closely monitored and preserved
and will remain undisturbed, reducing impacts to cultural
resources to below a level of significance. 

5.1.5 Noise 

5.1.5.1 Impact (a): As discussed on pages 3.6-12 to 3.6-20 of
SEIR 95-30, sound levels adjacent to on-site roadways may 
exceed City and County CNEL noise standards. The CNEL
sound measure is defined as the "A" weighted average 
sound level for a 24-hour day, calculated by adding a 5 
decibel penalty to sound levels from 7:00 p.m. to 10:00 
p.m. and a 10 decibel penalty to sound levels from 10:00 
p.m. to 7:00 a.m. to compensate for increased sensitivity 
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to noise during the quieter evening and night-time hours.
Exterior sound levels of proposed on-site roadways that
exceed the City and County's 60 dBA CNEL standard for
residential development are considered significant, and
any interior sound levels that exceed the State's 45 CNEL
standard are considered significant. 

Projected roadway noise contours were calculated
with and without the Project using the Caltrans Sound-32 
Traffic Noise prediction model, with projected traffic 
data for the same major roadway segments provided to the
model. No topographic considerations were taken, and 
hard site attenuateion was assumed to provide 
conservative, worst-case analysis of traffic noise. 
Sound level increases on off-site roadway due to Project-
related vehicular traffic were at or below 3 dBA, which 
typically is not detectable by the human ear and not 
considered significant. Because all off-site roadway
segments have Project-related traffic noise increases 
below 3 dBA, no direct Project impacts are expected to 
occur to off-site receptors. 

Using a worst-case analysis for on-site roadways, 
Planning Areas Cl, C3, El, E2, F1, F2, G1, G2, G3, G5,
H2, H3, I1, 12, J, O, S and V2 will have future noise
levels in excess of the City and County 60 dBA CNEL 
standard and will require acoustical barriers, the height 
and locations of which will be determined once a site-
specific noise analysis is done at completion of the 
tentative map engineering design. The mitigation 
requirements of the South Coast Materials rock processing 
facility prevent noise levels associated with the
facility's blasting operations from exceeding City and
County standards; thus the facility's noise impacts are
insignificant. 

There is the potential that noise levels from sewer
or water pump stations will exceed City noise standards
if not properly enclosed, which will be a significant
impact prior to mitigation. 

5.1.5.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which mitigate or avoid
the significant environmental effects on the environment. 

5.1.5.3 Facts in Support of Finding: The following mitigation
measures will reduce the Project's noise impacts to below 
a level of significance: 

Mitigation Measure 3.6.1: On-site roadway traffic noise
impacts due to the realignment and improvements to
Questhaven Road and Elfin Forest Road shall be mitigated 
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using a standard acoustical barrier (sound attenuateon
wall and/or combination sound attenuator wall/berm) 
placed between the roadway and future residences. The 
range of preliminary heights for this acoustic barrier
varies from 5 to 10 feet above the roadway elevation; a 
site-specific noise analysis will be required after 
completion of the tentative map engineering design to 
determine the barriers' height and location. 

Mitigation Measure 3.6.2: A site-specific study shall be 
performed once the master tentative map or final grading 
plans are available showing roadway and final residential 
pad elevations. The study shall provide a description of 
the proposed Project, the existing noise environment, the 
future noise environment, noise impacts, and the required

mitigation measures. 

Mitigation Measure 3.6.3: An acoustical certification by 
a qualified acoustician shall be prepared for the
proposed onsite homes within the 60 . dBA CNEL contour 
along Questhaven Road upon preparation of final building 
plans. The analysis shall determine the interior noise 
environment to 45 dBA CNEL or below. 

Mitigation Measure 3.6.4: For water/sewer pump stations, 
a site-specific acoustical analysis of final design shall
be conducted by a qualified acoustician to identify 
proper material selection and placement of enclosures. 

Mitigation Measure 3.6.5: A short-term noise monitoring 
program shall be implemented to ensure the on-site pump
stations are in compliance with applicable noise 
ordinances. 

The placement of a sound attenuator wall and/or
combination sound attenuator wall/berm between the road 
and future residences, along with the acoustical
certification for the proposed on-site homes within the 
60 dBA CNEL contour along Questhaven Road, will reduce 
noise impacts in this area to acceptable levels. The 
proposed mitigation will, in its final form, reduce noise 
impacts from proposed roadway by lowering dBA levels to
a level of insignificance. It is not possible to 
determine the noise impacts which may arise from the on-
site water and sewer pump stations until the specific
station design has been developed. As part of the 
Stations' conceptual design, a site-specific acoustical 
analysis will be performed to determine proper material
selection and construction methods to assure noise level 
compliance. This analysis, and the related monitoring 
program, will ensure that noise impacts from the proposed 
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pumping station are within applicable noise standards and
thus insignificant. 

Separate Findings of Fact and Statement 
Overriding Considerations for the on-site rock-crushing 

of 

operation's noise impacts discussed in this section at
pp. 3.6-18 - 3.6-19 of SEIR 95-30 were approved by the
City Council on January 28, 1997. 

5.1.6 Schools 

5.1.6.1 Impact (s): As discussed on pages . 3.8-1 to 3.8-5 of SEIR 
95-30, the Project's increased demand on elementary, 
junior high and senior high school capacity is
significant prior to mitigation. The Project is in the 
San Marcos Unified School District ("District") . The 
District was operating above capacity during the 1994-95
school year, accommodating excess enrollment with 
relocatable classrooms. Full Project buildout will 
result in an estimated 1,103 elementary, 251 middle and 
469 high school students, with no existing capacity to
accommodate those students. This will be a significant
impact prior to mitigation. 

5.1.6.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which mitigate or avoid
the significant environmental effects on the environment. 

5.1.6.3 Facts in Support of Finding: Two new elementary schools 
are proposed within the Project boundaries, and one is 
proposed in the nearby University Commons development.
An elementary school recently was constructed within the 
Discovery Hills Community Plan Area, near Planning Area 
R. A potential middle school site has been identified
west of the Project near University Commons, although its
location has not been finalized. The Project will
provide two 10-acre elementary school sites, and will
implement the following measures to mitigate Project 
impacts to schools to below a level of significance: 

Mitigation Measure 3.8.1: The Project applicant shall 
enter into a mutually acceptable Mitigation Agreement 
with San Marcos Unified School District ("District")
which takes into account: property tax increment
generated by development of the Project and set-aside for
the benefit of the District; State law with respect to 
statutory school fees; and the District's "Residential
Development School Fee Justification Study. " 
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Mitigation Measure 3.8.2: Pay mitigation fees per School 
Mitigation Agreement or otherwise satisfy the Project's
share of mitigation toward impacts. 

5.1.7 Water and Sewer Availability 

5.1.7.1 Impact (s): As discussed on pages 3.9-7 to 3.9-10 of SEIR 
95-30, the Project is within the jurisdiction of the
Vallecitos Water District ("VWD") , which has contracted 
with the SDCWD as its source for water. SDCWD is a 
member agency in the Metropolitan Water District (MWD) .
Existing and proposed SDCWD facilities are designed to 
meet the needs of MWD's agencies through the year 2000, 
and alternatives to secure additional water supplies for 
the future are being explored. The Project is within the 
VWD Assessment districts (AD) 76-1, 76-2 and 76-3. The 
VWD completed a Final Water, Wastewater and Reclamation 
Master Plan in July 1991, which concluded that increased 
capacity in existing aqueduct connections will be 
required to accommodate projected water demands for full 
future development . within the VWD. However, full 
development anticipated by the plan, including the 
Project and University Commons, has not occurred, and the 
future adequate connection capacities may need to be re-
evaluated. Moreover, present storage facilities within
the VWD do not meet the adopted criteria for operating 
shortage. Emergency storage is not available within the 
VWD system to serve the Project, and is not provided by 
the SDCWD; thus, increased operating storage and 
development of an emergency storage system district-wide 
is required. 

Project development will result in additional
residential, park, school and commercial uses, all of 
which consume water. The projected daily on-site water 
demand at full Project buildout is about 1, 990,250 
gallons per day (gpd) . The VWD has indicated that its 
current facilities are inadequate to meet the Project
needs. Realignment of Questhaven Road will require 
relocating the existing 30-inch transmission main that 
serves the Project. . Additional transmission mains, pump 
stations and reservoir storage will be needed to serve 
the Project. If the present water system is inadequate 
to provide a secondary water source to the Project, VWD 
requires 10-day emergency storage, which will require two
reservoirs with capacities of 5.75 million gallons each,
located at the 1, 290-foot pressure zone. Another water 
reservoir (5.8 million gallons) is proposed to be located
to the south and west of the hacienda on Double Peak at 
the 1,530-foot pressure zone. Two additional 5.5 million
gallon reservoirs will be built at an elevation and 
pressure zone of 877 feet. As an alternative to 10-day 
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water storage, a second aqueduct connection or similar
solution will allow downsizing the reservoir to 3.25 days 
of emergency storage. 

The reservoirs should not be higher than 35 feet.
Water pump stations will be at the 877 and 1, 280 zone
reservoir sites, housed in small structures adjacent to 
the reservoir tanks. The Project could use reclaimed
water from the Meadowlark treatment facility or other
non-potable water to irrigate public landscaping. The 
Project's impact to existing water facilities is 
potentially significant if upgrading existing facilities
are necessary and the necessary infrastructure is not 
provided concurrent with Project need. 

5.1.7.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which mitigate or avoid 
the significant environmental effects on the environment. 

5.1.7.3 Facts in Support of Finding: The following mitigation 
measures are incorporated into the Project to reduce 
water facility impacts to below a level of significance: 

Mitigation Measure 3.9.1: Construction of storage 
reservoirs and water pump stations, with final sizing to
be determined by the Vallecitos Water District prior to
issuance of certificate of occupancy for units utilizing
the involved reservoir or station. 

Mitigation Measure 3.9.2: Construct water transmission 
mains and pressure zone interties to ensure an adequate 
secondary water source for the Project. 

Mitigation Measure 3.9.3: To the extent available, use 
reclaimed water or other nonpotable water to irrigate 
public landscaping. 

Mitigation Measure 3.9.4: Prior to approval of the 
master tentative map, written certification from any 
affected water districts shall be submitted that states 
the availability of water facilities capable of 
accommodating this Project. On-site water facilities 
must be sized to accommodate domestic demands and fire 
protection requirements. 

Mitigation Measure 3.9.5: Payment of water capacity fees 
as determined through negotiations with Vallecitos Water
District. 

Impacts on water services will be reduced to a level
of insignificance though construction of additional
storage reservoirs, pump stations and transmission mains, 
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which will compensate for additional usage in this area.
Additionally, the use of nonpotable water for irrigation,
if available, will preserve potable water for other uses, 
and payment of water capacity fees will assure additional 
funds for other necessary improvements to reduce impacts 
to a level of insignificance. Moreover, the Project will 
use drought-resistant plants in its landscaping plans as 
set forth in the Specific Plan Amendment Guidelines, and 
the Project will incorporate low-flow shower and faucet
restrictors and toilet dams, further mitigating potential 
water impacts. 

5.1.7.4 Impact (s): As discussed in SEIR 95-30, the Project will
be annexed into VWD Sewer Improvements Districts 1, 2 and 
6 to receive sewer service. Project development will 
generate additional waste water and increase capacity
demands on sewer facilities within the VWD Sewer 
Improvement Districts 1, 2, and 6. 

Full Project buildout will generate about 871, 384 
god of wastewater. .Two sewer pumps are proposed within
the Project: One in Planning Area A will send wasteflows 
to a gravity sewer main in Questhaven Road. A second 
pump station in Planning Area will serve the 
surrounding homes and pump to a gravity main in 
Questhaven Road to the west. The Meadowlark Reclamation 
Plant or the Encina Wastewater Pollution Control Facility 
will be servicing the site, with Meadowlark expanding 
from 2 million gallons per day ("mgd") up to its full 
design capacity of 5 mgd, if required. Expansion of the 
Meadowlark Reclamation Facility will be based on the 
VWD's needs, not solely on the impacts of a single 
project. The Encina Water Pollution Control Facility
processes solids generated by the Meadowlark Treatment 
Facility. It also is available for effluent disposal,
and could be used for primary wastewater treatment. The 

Encina facility has the reserved capacity of up to 7.54 
mgd of wastewater from VWD per day. Of that, it 
currently is accepting approximately 3.38 mgd of the 
available capacity at the Encina facility from previously
approved projects; about 3.57 mgd of capacity remains
available at the facility for future needs. 

Impacts to existing facilities associated with the
Project will be significant if the Project does not annex 
into sewer improvement Districts 1, 2 and 6, and if no
sewer lines or related facilities are built in the 
Project. If timely planning, funding, and phasing of new
facilities coincide with the Project development, the 
potential adverse impact will be reduced to below a level
of significance. 

00505
CALENDAR PAGE-0010086 
MINUTE PAGE 



5.1.7.5 

5.1.8 

Page 38 
Findings 

Finding: Changes or alterations have been required in,
or incorporated into, the Project which mitigate or avoid
the significant environmental effects on the environment. 

5.1.7.6 Facts in Support of Finding: The following mitigation
measures will reduce sewer facility impacts to below a

level of significance: 

Mitigation Measure 3.9.6: Annexation into Sewer 
Improvement Districts 1, 2, and 6; as necessary, and the
construction of sewer facilities, including pump stations 
and mains to support the Project. 

Mitigation Measure 3.9.7: Funding of annexation fees, 
phasing and construction of proposed sewer lines to
extend from the Meadowlark facility to the Project to
coincide with the Project development. 

Mitigation Measure 3.9.8: Prior to approval of a master 
tentative map, the applicant shall verify in writing to 
the City that adequate sewer treatment facilities will be
available and provided before occupancy of each of the 
five phases. 

Mitigation Measure 3.9.9: Should existing treatment
facilities reach capacity prior to any project phase, 
fund the proportionate share of facility expansion as 
negotiated with Vallecitos Water District. 

Mitigation Measure 3.9.11: Pay sewer capacity fees as 
determined through negotiations with Vallecitos Water
District. 

Funding and area-wide improvements will be 
constructed concurrent with development to ensure there 
is adequate sewer capacity to support the Project,
reducing all sewer capacity impacts to below a level of
significance. 

Fire and Police Protection 

5.1.8.1 Impact (s): As discussed on pages 3.10-2 through 3.10-5 
of SEIR 95-30, the Project will increase demand for fire 
protection services within the vicinity, producing
unacceptable fire department response times for the San 
Marcos Fire Prevention Department (SMFPD) prior to
mitigation. Fire Station 1, 3 miles north of the 
Project, now operates at a response time of 25-30 minutes 
to the Project site. Station 2, about. 3 miles northwest 
of the Project, has a 10-15 minute response time for the 
western portion of the site and up to 15 minutes for the 
eastern portion. The maximum acceptable response time is 

00506
CALENDAR PAGE. 

0010089
MINUTE PAGE. 



Page 39 
Findings 

10 minutes. Extremely steep terrain and high fuel 
potential also result in a high fire hazard prior to 
mitigation. The increased demand for fire protection 
services is significant prior to mitigation. 

5.1.8.2 Finding: Changes or alterations have been required in,
or incorporated into, the Project which mitigate or avoid
the significant environmental effects on the environment. 

5.1.8.3 Facts in Support of Finding: Implementation of the 
following measures will mitigate impacts to fire services 
to level below a level of significance: 

Mitigation Measure 3.10.1: Implement phased roadway 
improvements discussed in the traffic analysis (Section 
3.5) to provide access to development, which would reduce
response times. 

Mitigation Measure 3.10.2: Provide temporary fire 
prevention measures to service the initial phases of the 
Project as stipulated through negotiations with the San 
Marcos Fire Prevention Department (SMFPD) per the 
Project's Development Agreement and Owner Participation 
Agreement (the "Amended Development Agreement") . 

Mitigation Measure 3.10.3: A fire station must be 
equipped and operational as stipulated through 

negotiations with the SMFPD and the Amended Development 
Agreement . 

Mitigation Measure 3.10.4: Annexation into or formation 
of a citywide Police and Fire CFD program, and payment of 
appropriate fees. 

Mitigation Measure 3.10.5: Fuel modification zones may 
be required for certain planning areas to be determined 
by the Fire Prevention Bureau. 

Mitigation Measure 3.10.6: Adequate fire flow will be 
required as determined by the Fire Prevention Bureau. 

Mitigation Measure 3.10.7: Class "A" roofing coverings
or equivalent fire retardant material will be required on
all occupied structures. 

The Project's roadway improvements should reduce
response times to acceptable levels. The Project 
includes will include fuel management zones throughout 
the Project site, with two fuel management transition 
categories (1 and 2) established within these zones. The 
minimum dimension between a structure and undisturbed 
native plant communities will be 30 to 100 feet, 
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depending on topography. Fire break dimensions and 
maintenance practices will conform to applicable
requirements of the Uniform Fire Code. 

The Project will implement Mitigation Measures
3.10.2 and 3.10.3 by making payments . totalling
$3, 020, 000.00 to the City for acquisition of fire 
equipment, construction of fire facilities, staffing of
additional fire personnel, and provision of sheriff's 
facilities, with a payment of $520, 000.00 to be made on
or before the 150th day after the Applicant obtains a
building permit for any model home within the Project. 
Prior to the approval of any final map which will create
lots upon which residential units or commercial 
structures may be constructed or sold, a new community 
facilities district or improvement area of CFD 91-02 at 
1504 of the rate in the currently existing CFD will be 
established and authorized to levy a special tax for 
police and fire services. 

All residential dwelling units in Planning Areas O 
and T will be fire sprinklered, and the Project will 
comply with all Uniform Fire Code Regulations, California 
Department of Forestry Guidelines for Residential 
Development in wildland areas, and fire department
conditions. These mitigation measures will compensate 
for the increased demand on existing fire facilities and 
services, reducing fire impacts to below a level of 
significance. 

5.1.8.4 Impact (s): As discussed on page 3.10-5 of SEIR 95-30, 
current response times for the San Diego Sheriff's 
Department are slower than what is considered optimal, 
and the Project will place additional demands on an 
understaffed sheriff beat, having the potential to result 
in a significant adverse impact. The Project-generated 
population, approximately 9, 752 persons (based upon the
San Diego Association of Governments' ("SANDAG" ) 1994 2.87 
persons per dwelling unit) at buildout, will increase the
need for police service in this portion of the City.
Based upon the County's preferred deputy to population 
ratio of one 24-hour unit per 10, 000 persons, the Project 
will generate a need for one 24-hour unit and two
additional patrol cars to serve within beat 360. A 
traffic increase on roadways in the vicinity will also
create additional demands for police services. Impacts 
to police services are significant prior to mitigation. 

5.1.8.5 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which mitigate or avoid
the significant environmental effects on the environment. 
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5.1.8.6 Facts in Support of Finding: The following mitigation 
measures will be implemented to mitigate impact to police
services to below a level of significance: 

Mitigation Measure 3.10.8: Provision of the Sheriff's
facilities. 

Mitigation Measure 3.10.9: Annexation into or formation
of a citywide Police and Fire CFD program, and payment of
fees. 

Implementation of Mitigation Measure 3.10.8 through 
payment of $3 , 020,000 to the city for sheriff's 
facilities and fire services and facilities, and 
formation of a CFD for fire and police services at 150%
the rate currently being paid, will mitigate the impacts 
caused by increased demand for police services in a
service area currently operating below the optimum 
response time to below a level of significance. 

5.1.9 Parks and Recreation 

5.1.9.1 Impact (s): As discussed on pages 3.11-3a to 3.11-4 of 
SEIR 95-30, Project implementation will increase the 
number of residents within the City and correspondingly 
will increase the demand for recreational facilities. 
The nearby recreational facilities will be taxed by the 
addition of approximately 9,752 residents (based on 
SANDAG's 2.87 persons per dwelling unit) upon buildout. 
These parks are located at extended distances from the 
Project and will not typically be used by the Project's
new residents. Both the amount and location of parkland
are critical in determining Project impacts. 

The City's Parks and Recreation Element and Parks 
Master Plan specify that five acres of local parks per 
1,000 population should be provided. Based on projected 
population levels, to meet this goal at buildout the 
Project will need to provide about 48 acres of local 
parks. The Project proposes 52 to 56 acres of local
parks, including a 20-acre active use and a 15-acre 
passive use area within a neighborhood park, a pocket 
park consisting of 3-5 acres of active use area and 11 
acres of passive parkland adjacent to Planning Area N, 
and a 3- to 5-acre pocket park in Planning Area D4. The 
Project also proposes a 206-acre regional park (Planning
Area Q) and several tot lots; these other parks are not 
considered as part of the contribution toward the local
parks acreage standard. Therefore, adequate parkland
will be provided. 
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The 20-acre active, 15-acre passive use neighborhood
park will be located at the . southwest corner of
Questhaven and Elfin Forest roads within Planning Area 
G4, which is within the general location of the
neighborhood park identified in the City's Parks
Recreation Element. This park will provide both active
and passive recreational opportunities, including ball
fields, playgrounds, tennis courts, a community center, 
a swimming pool, hard courts, a multipurpose field, and
picnic sites. The park will serve as a trailhead for the
multi-use trail system which bisects the park, and will 
be in conformance with the goals of the City's Parks 
Master Plan. 

Planning Area Q and potentially part of Planning
Area L (for trails) is planned for the 220-acre Double 
Peak Regional Park, which will provide both active and 
passive recreational opportunities. The area will appear 
as a large, natural, open space area from most San Marcos 
viewpoints to the north and west of the Project. It will 
connect to a major multipurpose trail system near the 
ridgeline, linking it to the wider city/regional trail 
network and to off-site points of access. The Project 
trails system will implement the City-wide Trails Master 
Plan, as amended. The Master Plan was designed to have 
trails link to future county-wide trails systems when 
they are available. An abandoned Spanish-style ranch 
house located on Double Peak may be restored to serve as 

asa residence to park personnel and/or an 
information/rest center for park visitors. If permitted 
via a future CUP process, more intensive active uses such 
as golf and/or equestrian also may be considered for
Planning Area Q- If proposed, these land uses will 
require additional environmental analysis. 

The Double Peak Regional Park will be in substantial
conformance with the goals of the Questhaven/La Costa 
Meadows Community Plan and of the San Marcos Parks Master 
Plan, as amended. Also, a distinct ridgeline corridor
and part of the San Marcos Creek floodplain within the 
property boundaries have been retained as open space. 

5.1.9.2 Finding: Changes or alterations have been required in,
or incorporated into, the Project which mitigate or avoid
the significant environmental effects on the environment. 

5.1.9.3 Facts in Support of Finding: Provision of parkland
dedication is substantially in conformance with the goals
and policies of the Questhaven/La Costa Meadows Community
Plan and the Citywide Parks Master Plan, as amended, and
will result in no significant impacts to park facilities; 
as a result, no mitigation measures are required. 
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5.1.10 Solid Waste 

5.1.10.1 Impact (s): Waste generation is typically based on a rate
per capita rather than by square feet or acreage of 
residential development. According to the County, the 
most recent average per capita rate of waste generation 
is 7.22 pounds/day (approximately 1.3 tpy) . Thus, 
buildout of the Project's residences is expected to 
generate 70,410 pounds/day (12, 780 tpy) of solid waste
based on a maximum resident population of 9, 752 persons.
The Project will contribute less than a it increase in 
the amount of waste generated in the County each day. 

The Project is in conformance with the Questhaven/La 
Costa Meadows and Barham/Discovery Community Plans, which
set goals for coordinating with the County to establish 
specific locations for solid waste management facilities. 
Additionally, the enforcement of the Integrated Waste 
Management Act and the County's Mandatory Recycling 
Program will minimize the Project's impacts on solid
waste disposal. 

Currently, solid waste program costs are supported 
entirely from use of "tipping fees" that are placed in 
the Solid Waste Enterprise Fund, established to maintain
and acquire waste disposal facilities. The tipping fees 
have fluctuated over the past several years to account 
for changes in waste disposal costs and related factors. 
Built into the tipping fees structure is a cost recovery 
charge for capital expenditures associated with expanding 
capacity and operating costs. However, the County has
also analyzed utilizing service charges, bonding against 
property, and impact fees to fund facility expansion and 
new facility development. State loans and grants may be
available for specific programs. 

5.1.10.2 . Finding: Changes or alterations have been required in,
or incorporated into, the Project which mitigate or avoid 
the significant environmental effects on the environment. 

5.1.10.3 Facts in Support of Finding: The additional solid waste 
service capacity required to service the Project is

relatively low, and does not increase the projected 
annual per capita production of waste projected by the 
County's General Plan, thus does not impact regional 
population projections used to plan solid waste 
facilities in the region. Additionally, private sector 
solid waste alternatives are proposed to help provide 
solutions to future capacity problems faced by the public 
sector. Therefore, the Project's impacts to solid waste
disposal are not considered significant. 
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5.1.11 Geology/Soils 

5.1.11.1 Impact (s): As discussed on pages 3.13-3 through 3.13-4
of SEIR 95-30, grading activities, particularly those 
exposing claystone associated with the Santiago
formation, alluvium, and topsoils, may need remedial 
grading due to the expansiveness of these soils. Higher 
cut and fill slopes in general may require specific
subsurface evaluations and laboratory testing. Cuts into 
the Jurassic Santiago Peak and Cretaceous Granitic 
bedrock formations are not anticipated to present 
stability problems; however, due to the high fracture 
profile, slopes cut into the Jurassic Santiago Peak 
Formation may need initial stability confirmation. 
Compressible soils associated with unconsolidated 
alluvium or topsoil exist on-site and are considered 
unsuitable material for support of structures or 
compacted fill due to their susceptibility to settlement. 
Project development could result in significant 
geotechnical impacts if specific measures are not 
implemented to avoid the above hazards. 

Most of the potentially significant impacts 
associated with the Project site are due to rippibility
factors or excavation difficulties concerning the 
Jurassic Santiago Peaks and the Cretaceous Granitic 
formations. Additionally, fill generated from blasting 
or ripping these rocks will yield rock fragments that 
will be too large and unsuitable for structural fills 
unless further processed. Seismically induced expansion, 
liquefaction, lurching, and ground rupture impacts are 
not expected to produce significant impacts, since future 
structures will be required to abide by the Uniform
Building Code. 

Development of this property from a geotechnical
standpoint appears entirely feasible. Potentially 
significant impacts are expected due to site-specific
soils and geotechnical hazards. Impacts can be mitigated 
to below a level of significance using proper engineering 
solutions derived from site-specific, detailed 
investigations. 

5.1.11.2 Finding: Changes or alterations have been required in,
or incorporated into, the Project which mitigate or avoid 
the significant environmental effects on the environment. 

5.1.11.3 Facts in Support of Finding: The following mitigation 
measures will mitigate the identified geology/soil
impacts to below a level of significance: 
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Mitigation Measure 3.11.1: A qualified geotechnical 
consultant shall conduct detailed site studies to 
determine any constraints associated with specific
development plans and to identify site-specific measures 
required to avoid impacts associated with fill materials,
compressible topsoil, alluvium, Santiago formation, and 
structural stability of bedrock materials. These 
measures shall be incorporated into the final grading 
plans and tentative map (s) . 

Mitigation Measure 3.11.2: Cut and fill slopes shall be 
provided with appropriate surface drainage features and 
landscaped after grading to minimize erosion. 

Mitigation Measure 3.11.3: A qualified geotechnical 
consultant shall evaluate the suitability of processed
rock material for use in building pads and structural
foundations prior to site development. 

Mitigation Measure 3.11.4: The detailed grading plans
shall be in compliance with the Specific Plan Amendment 
and submitted for review and , approval by the city
Department of Developmental Services. Grading plans and 
activities shall be based on a comprehensive 
investigation of surface and subsurface conditions. All 
grading shall be supervised by an engineering geologist 
who shall prepare a written report to the satisfaction of 
the City Engineer, certifying that the work has been
performed in compliance e with the recommendations 
contained within the geotechnical report and approved 
plans. 

Retention of a certified engineering geologist to 
perform studies, coupled with incorporation of the 
report's recommendations into the master tentative map 
and final grading, will ensure the Project's erosion 
impacts are mitigated to below a level of significance.
Further, through a series of grading plans detailed in
SEIR 95-30 and incorporated into the Specific Plan 
Amendment, measures will be implemented to ensure that 
geology impacts from grading are closely monitored and
reduced to below a level of significance. 

5.1.12 Hydrology 

5.1.12.1 Impact (s): As discussed on pages 3.14-3 through 3. 14-4a
of SEIR 95-30, increased sedimentation added to the 
drainage system and/or degradation of regional water
quality is a potential significant impact resulting from 
the Project. Grading of the Project site without proper
erosion control may add large quantities of sediment to
drainages during heavy rains, causing a significant 
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impact. The natural drainage course for this area flows 
from San Marcos Creek southwestward through the La Costa 
Community into Batiquitos Lagoon, four miles from the 
Project. The entrance to Batiquitos Lagoon has been
blocked from tidal exchange by broad sandbars resulting 
from increased sedimentation loads. Elimination of tidal 
influence has caused a water characteristic pattern in
the lagoon of high salinities in the dry season and low
salinities in the wet season; however, the lagoon is
currently undergoing restoration to reintroduce tidal
influence. Plans to restore the lagoon entrance have
been initiated to allow for tidal flows to flush the 
lagoon, as well as flood control and sedimentation 
methods to reduce the amount of incoming sediments to the. 
lagoon. Increased sedimentation from this Project could 
contribute to the degradation of the Batiquitos Lagoon if 
adequate methods for sediment control are not provided. 

Landscaping of public areas also could contribute to
the degradation of the regional water quality downstream.
Urban runoff pollutants come from many sources, including 
sediments from street surfaces, vacant lots and 
construction, oxygen demand matter (such as paint 
material) , and nutrients from urban landscapes, as well 
as oils, grease, heavy metals, and bacteria. Pesticides 
and herbicides may run off from individual landscapes. 

The Project's drainage system has been designed to
transport storm runoff from each of the subbasins 
throughout the site to points where it will be discharged
back into the natural water course. It is assumed by the 
design of the drainage system that the natural water
course will be back into the San Marcos and Escondido 
Creeks. The storm runoff generally will be carried in an 
underground storm drain or in natural channels. 

Prior to any mitigation measures, the increase in
stormwater runoff during a 100-year flood from the
Project into San Marcos Creek and ultimately to the
bridge for Rancho Santa Fe Road has been estimated to be 
approximately 50 cubic feet per second (cfs) . The 
accepted projection for the 100-year flow at the Rancho
Santa Fe Road bridge is 13,000 ofs. The increase of 50
ofs represents an increase in runoff to this watershed of
one half of one percent. 

In 1992, the City approved the construction of a
modification to the Discovery Lake spillway and other 
detention measures to Discovery Creek. These 
improvements are downstream of portions of the Project 

Theand are in the San Marcos Creek watershed. 
modifications are designed to provide additional storage 
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capacity and detention capability for Discovery Creek,
and increased storage capacity approximately 50 acre-
feet. The detention capability of the lake reduces the 
peak flows by 568 ofs. The incorporation of this 
detention capability into the San Marcos Creek watershed 
more than compensates for the Project's additional 50 ofs 
increase. The minimal increase in flows from the Project 
into San Marcos Creek of less than one half of one 
percent, and the mitigation provided by the Discovery
Creek Detention, demonstrate that the impact of increased
runoff and flooding to the existing Rancho Santa Fe Road
bridge is below a level of significance. 

5.1.12.2 Finding: Changes or alterations have been required in,
or incorporated into, the Project which mitigate or avoid
the significant environmental effects on the environment. 

5.1.12.3 Facts in Support of Finding: The following mitigation 
measures will reduce hydrologic impacts of the Project to 
below a level of significance: 

Mitigation Measure 3.12.1: Permanent detention and/or 
desiltation basins will be installed to control water 
quality if determined necessary by detailed hydrological
investigation on final grading plan. 

Mitigation Measure 3.12.2: Grading and improvement plans 
completed for the final subdivision map in the Specific
Plan Area will include drainage facilities based on
hydrological studies and engineered in accordance with 
the City's design standards. 

Mitigation Measure 3..12.3: Discharge velocity from each
drainage basin will need to be reduced to decrease the 
amount of transported material. 

Mitigation Measure 3.12.4: Energy dissipators will be
provided at all drainage discharge points and must reduce
discharge to nonerosive levels (i.e. , 6 feet per second) . 

Mitigation Measure 3.12.5: Prior to tentative map 
approval, the Project applicant shall submit verification 
that an adequate drainage system can be designed and 
implemented in accordance with the master plan, for 
public facilities. 

Project impacts on downstream water quality due to 
urban runoff will be mitigated to a level of 
insignificance through the provision of adequate erosion 
control methods during construction, and construction of 
a drainage system adequate to reduce sediment load and
improve water quality. Flood impacts due to increases in 
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runoff quantities in San Marcos Creek are insignificant
and do not require measures beyond standard engineering
design practices required by the City. As a result, all
potential impacts to hydrology will be mitigated to below
a level of significance. 

5.2 Cumulative Project_Impacts 

The City Council finds based on the information 
referenced above that changes or alterations have been 
required in or incorporated into the Project which 
substantially lessen the cumulative environmental effects as
identified in SEIR 95-30 with respect to the areas of: (1) 
Biology (cumulative) , (2) Noise (cumulative), (3) Schools 
(cumulative), (4) Solid Waste (cumulative) , Water and Sewer

Availability (cumulative) and (5) Fire and Police Services 
(cumulative) . In addition, no cumulatively significant 
impacts are expected to occur as a result of the Project to
the areas of parks and recreation, cultural resources or 
geology/soils. 

5.2.1 Biology (Cumulative) 

5.2.1.1 Impact (s): As discussed on page 4-10 to 4-11 of SEIR 95-
30, development of projects planned in the Project's
vicinity would directly impact biological resources, and 
edge effects and habitat fragmentation resulting from 
such projects would indirectly impact biological
resources. Cumulative impacts to biological resources
add to the long-term loss of natural habitat . and 
populations of sensitive species expected in the 
Project's vicinity 

5.2.1.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which will lessen the 
significant cumulative biology impacts. 

5.2.1.3 Facts in Support of Finding: The cumulative impacts to
biology are mitigated through the development and
implementation of a coordinated regional habitat preserve
network, including a long-term habitat management program 
to minimize chronic indirect impacts. The City is
finalizing its BRMP to create a sub-area plan pursuant to 
the NCCP. The BRMP will become a constituent part of the
NCCP by identifying linkages between the City of
Carlsbad, Lake Hodges, and undeveloped County lands. 
Once adopted and approved by CDFG and USF&WS, the BRMP
will insure the continued viability of sensitive plans 
and animals via a coordinated regional habitat preserve
network, reducing the cumulative biological impacts of
the proposed developments. Establishment of permanent . . 
open space corridors connected to preserved open space 
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would avoid restrictions to wildlife movement . 
Cumulative impacts to wildlife corridors will be 

mitigated to below a level of significance by
preservation of such corridors on a site-specific basis, 
such as the city's proposed BRMP. 

5.2.2 Noise (Cumulative) 

5.2.2.1 Impact (s): As discussed on page 4-12 of SEIR 95-30,
construction of adjacent properties at the same time as 
phases of the Project could produce short-term cumulative 
noise levels that would be considered significant. The 
primary cumulative noise effect would be traffic-induced 
noise increases along local roadways. Table 3.6-5 in 
SEIR 95-30 lists all off-site roadway segments that would 
have cumulative noise impacts as a result of traffic 
increases. Those noise levels may cause future residents 
and sensitive land uses to be exposed to noise levels 
exceeding applicable noise standards. 

5.2.2.2 Finding: Changes or alterations have been required in,
or incorporated into, the Project which will lessen the 
significant cumulative noise impacts. 

5.2.2.3 Facts in Support of Finding: Individual projects will be 
required to evaluate cumulative noise effects on their 
properties and identify the appropriate mitigation 
measures. Incorporation of sound attenuateon measures 
into project designs would mitigate cumulative noise 
impacts in the project area to below a level of 
significance. 

5.2.3 Schools (Cumulative) 

5.2.3.1 Impact (s): As discussed on page 4-15 of SEIR 95-30, all 
schools in the area are now operating over capacity, thus 
additional students generated by implementation of the 
cumulative projects will significantly impact school
facilities prior to mitigation. 

5.2.3.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which will mitigate the 
cumulative school impacts. 

5.2.4 Facts in Support of Finding: Implementation of 
Mitigation Measures 3.8.1 and 3.8.2, as well as 
construction of the four proposed elementary schools 
associated with the Project, University Commons, and 
Discovery Hills' projects, will reduce significant and 
cumulative impacts to elementary school facilities. Each 
property owner will be required to construct project-
specific improvements or to contribute toward the cost of 
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constructing regional facilities required to accommodate
the demand for additional elementary, junior high and
high school service as a result of new development. The 
adjacent San Diegueto High School District is building a 
new high school approximately two miles sought of the
Project which will open up additional student capacity in
the District and possibly provide for an interdistrict 
transfer of students. . These measures will mitigate
impacts to schools to below a level of significance. 

5.2.5 Solid Waste (Cumulative) 

5.2.5.1 Impact (s): As discussed on page 4-16 of SEIR 95-30, the
additional population generated by the cumulative 
projects would increase the amount of solid waste and 
contribute incrementally and significantly to cumulative 
waste disposal difficulties in the San Diego region prior
to mitigation. 

5.2.5.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which will mitigate the 
cumulative solid waste impacts. 

5.2.6 Facts in Support of Finding: Compliance with AB 939 
would reduce the cumulative impact on solid waste through 
implementation of recycling programs. The siting of new 
transfer stations will provide more options for efficient
and cost-effective solid waste disposal. As a result, no 
cumulatively significant impacts would occur. 

5.2.7 Fire and Police Services and Facilities (Cumulative) 
5.2.7.1 Impact (s): As discussed on page 4-14 of SEIR 95-30, the 

response time for the SMFPD is considered inadequate; 
however, the mitigation to be provided by the Project for 
fire services and facilities will reduce the overall 
response times for the area. Cumulatively significant 
impacts prior to mitigation to police services could 
result from development of the cumulative projects, 
because construction of those projects would occur within
an area in San Marcos which is characterized by slow 
response times. 

5.2.7.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which will mitigate the
cumulative fire impacts. 

5.2.8 Facts in Support of Finding: Implementation of the
mitigation measures for fire and police services and
facilities discussed above would mitigate cumulative
impacts on fire and police facilities and services to 
below a level of significance. Related projects within 
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the City would be responsible for mitigating any of their 
project-related impacts by contributing to the Citywide
fire and police CFD. Implementation of Mitigation
Measures 3.10.8 and 3.10.9 will alleviate the Project's
impacts to police protection service. Cumulative impacts 
to police protection services will be mitigated by other
projects' contributions to the Citywide police and fire
CFD. 

5.2.9 Water and Sewer (Cumulative) 

5.2.9.1 Impact (s): As discussed on pages 4-15 and 4-16 of SEIR 
95-30, the proposed projects likely will need to install
additional storage and distribution facilities or upsize 
existing facilities for water and sewer services. 
Potentially significant impacts to water services could 
occur prior to or at the point when the existing aqueduct 
connections reach capacity. An emergency storage
capacity also is required to accommodate cumulative 
development. Projects outside of San Marcos and northern 
San Diego County also will place demands on the regional 
water supply which will have to be met through system 
deliveries and potential capacity increases. With 
implementation of the cumulative projects, it is
anticipated that the Meadowlark Reclamation Facility may 
need to be upsized from its current capacity to a
capacity at or below its ultimate planned capacity of 5.0 
mgd, and/or Encina's excess available capacity will be
reduced. As a result, significant cumulative impacts to 
sewer facilities are anticipated with implementation of 
the related projects prior to mitigation. 

5.2.9.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which will mitigate the 
cumulative water and sewer availability impacts to below
a level of significance. 

5.2.9.3 Facts in Support of Finding: Implementation of 
Mitigation Measures 3.9.1 to 3.9.11 will help mitigate 
cumulative impacts to water and sewer services. In 
addition, each cumulative project will be responsible for 
accommodating its own water services demands on a 
project-specific basis, and must provide a share of the
necessary emergency water storage capacity. The SDCWD's
planning, and its cooperation with member agencies, will
ensure that regional demand is met. Meadowlark 
Reclamation Facility may need to be upsized to a capacity
at or below its ultimate planned capacity of 5.0 mgd,
and/or Encina Water Pollution Control Facility's excess 
capacity may need to be used. Each project is required
to construct project-specific improvements and contribute
toward the cost of constructing any regional facilities 
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required to accommodate the water and wastewater service
demand as a result of its development. 

6.0 CEOA SECTION 21081 (a) (2) FINDINGS: CHANGES WITHIN THE 
RESPONSIBILITY OR JURISDICTION OF ANOTHER PUBLIC AGENCY 

The City Council, having reviewed and considered the 
information contained in Final SEIR 95-30 and the Public 
Record for the Project, finds that there are changes or
alterations to the Project which mitigate or avoid the
significant environmental effects on the environment that 
are within the responsibility and jurisdiction of another 
public agency and have been, or can and should be,
adopted by that other agency. 

6. 1 Traffic (Direct) 

6.1.1 Measures Within Another Agency's Responsibility: The 
following roadway improvements are being provided by
other projects under the jurisdiction of another public 
agency : 

(1) Provide two northbound and southbound through lanes
at the intersection of Rancho Santa Fe Road and 
Questhaven Road. 

(2) If the southerly extension of Melrose Drive is not 
constructed, then widen Rancho Santa Fe Road south 
of Melrose Drive to Questhaven Road. 

(3) Provide two northbound travel lanes on Rancho Santa 
Fe Road south of Questhaven Road. 

(4) Provide dual southbound left turn lanes and dual 
eastbound left turn lanes, a northbound through 
lane, and an additional westbound through lane at 
the intersection of Rancho Santa Fe Road and new 
extension of Melrose Drive. 

(5) Provide an additional through lane on Rancho Santa
Fe south of Melrose Drive. 

(6) Widen Rancho Santa Fe Road south of Melrose Drive 
to six lanes, where feasible, to reduce local 
friction. 

6.1.2 Finding: The above changes or alterations are within the 
responsibility and jurisdiction of another public agency
and have been, or can and should be, adopted by that
other agency. 
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6.1.3 Facts in Support of Finding: The improvements to Rancho
Santa Fe Road south of Melrose, which are infeasible for 
the Project to implement, already are being required of 
other property owners by the City of Carlsbad, and those
developers already have provided security for such
improvements satisfactory to the City of Carlsbad. There
is an agreement between the City of Carlsbad and Real
Estate Collateral Management Company entitled "The 1996
Rancho Santa Fe Road Agreement" in which the property
owner posted security to guarantee the construction of
this improvement, with additional funds for the 
construction costs provided by a fee which the City of 
Carlsbad has established to pay for the improvements set 
forth in these mitigation measures. As a result, there 
is no need for the improvement to be built by the 
Project. 

7.0 CEQA SECTION 21081 (a) (3) FINDINGS : SIGNIFICANT 
ENVIRONMENTAL EFFECTS WHICH WILL NOT BE FULLY AVOIDED IE 
THE PROJECT IS IMPLEMENTED. 

7.1 Direct and Indirect Project Impacts 

The City Council, having reviewed and considered the
information contained in SEIR 95-30 for the Project and
the public record finds, pursuant to CEQA, the State CEQA
Guidelines and the Local CEQA Guidelines, that changes or 
alterations have been required in or incorporated into 
the Project which substantially lessen the environmental 
effects as identified in SEIR 95-30 with respect to the 
areas of: (1) Landform Alteration/Visual Quality
(partially) , (2) Traffic and (3) Air Quality, but 
nonetheless the Project's direct and/or indirect impacts 
on this environmental effects will remain significant 
and/or will remain significant because not all mitigation 
measures called for in SEIR 95-30 are feasible to 
implement or to implement at the time called for in SEIR
95-30. 

7.1.1 Landform Alteration/Visual_Quality (Partially) 

7.1.1.1 Impact (s): As discussed on pages 3.2-13 through 3.2-23
of SEIR 95-30, implementation of the Project, including 
construction of the Questhaven Road extension, will 
significantly alter the area's natural terrain, 
disturbing naturally steep slopes and prominent knolls in 
Planning Areas B1, D2, F2, H1, I1, J, M, N, O, R, S and
T, and permanently filling smaller landform features, 
such as minor drainages. The property's rugged terrain 
requires extensive grading in certain areas to achieve 
proper engineering standards. Over the 10- to 15-year 
buildout of the Project, 16.8 million cubic yards of cut 

CALENDAR PAGE 00521 
0010104

MINUTE PAGE. 



Page 54 
Findings 

and 18.7 cubic yards of fill quantities will be required 
for Project grading, and another 1.6 million cubic yards
of earthwork off-site will be required for the ultimate
alignment of Questhaven Road. In every Planning Area 
except 0 and T, a combination of cut and fill will be 
required to construct buildable pads and roadways. This
grading will alter the natural undulating appearance of 
the landform by leveling hillsides and knolls, 
straightening slopes, and filling low points on the 
property. Additionally, Project grading will result in
the construction of several large manufactured slope 
faces within the Project area and around the perimeter of 
the development, including slope faces greater than 50 
feet high around Planning Areas N, Bi, Il, D2 and R. The 
revised alignment of Questhaven Road will require several 
large cut and fill slope faces. Additional grading 
impacts will occur if the Project is required to build up 
to five new water storage tanks, each as much as of 35 
feet high. 

7.1.1.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which will lessen the 
Project's impacts to landform alteration caused by
permanent alteration of natural landforms on-site and 
off-site. Mitigation of such impacts to below a level of 
significance could occur only through adoption of a
Project alternative. Specific economic, legal, social, 
technological or other considerations make infeasible the 
Project alternatives identified in SEIR 95-30. 

7.1.1.3 Facts in Support of Finding: Only a Project Alternative
will avoid. the alteration of natural landforms required 
by the Project. No Project alternatives are feasible, 
for the reasons stated below. Landform alteration and 
grading impacts of the revised Questhaven Road alignment 
as proposed by the Project are less than those expected
to occur from implementation of the Original Project.
Moreover, the following mitigation measures will reduce
landform alteration impacts resulting from Project
implementation, and will be incorporated into the
Project's Master Tentative Map and the final subdivision 
maps : 

Mitigation Measure 3.2.1: All grading plans and the 
master tentative map shall be prepared in strict
compliance with Specific Plan Amendment. 

Mitigation Measure 3.2.2: Specialized grading techniques
will be developed and incorporated into the CC&Rs for all 
custom home lots proposed within Planning Areas O and T. 
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Mitigation Measure 3.2.3: Measures for protecting 
existing rock outcrops, native vegetation, and other 
natural features, such as flagging, tapered grading, and
stabilization techniques, shall be indicated on the 
grading plans. 

Mitigation Measure 3.2.4: Building pads between lots in 
Planning Areas M, N and K shall be terraced to reflect 
natural contours of terrain. 

Mitigation Measure 3.2.5: All manufactured slopes in 
Planning Areas M, N and K shall be landscaped. 

Mitigation Measure 3.2.6: Lots within Planning Areas 0 
and T shall be stepped and custom-designed to minimize 
landform alteration. 

City Staff will review the master tentative map and 
grading plans to ensure that the above mitigation 
measures are implemented. Implementation of these 
mitigation measures will reduce impacts to the primary 
ridgeline as well as impacts due to manufactured slopes. 
The Project's Planning Areas and roadway improvements
also are sited in locations designed to minimize 
disturbance of the natural slopes and reduce landform 
alteration impacts. For example, the more visible upper 
elevations of the Project will feature larger-lot estate 
homes which will use custom grading. Also, the height of 
visible slopes will be reduced and grading quantities 
will be minimized by increasing the steepness of slopes 
where possible. 

The Project's impacts on natural landforms also will
be minimized by implementation of the Specific Plan 
Amendment grading guidelines, as well as landscaping of 
manufactured slopes using plant materials of varying 
heights, and recontouring of existing landforms to
provide smooth transitions to graded surfaces. The 
natural topography in Planning Areas O and T will be 
retained through the use of stepped foundations with no 
greater than a 12-foot elevation difference between 
steps; pole construction, with supports beneath the
downhill side of structures; and elevationally split 
building pads. Split-level streets, in which one lane is
situated above or below the other, also may be used where
feasible to reduce grading impacts to natural terrain.
The height of cut slope faces will be reduced by grading 
with steeper slopes and fewer benches, per the Specific
Plan Amendment grading standards. The preservation of
visually prominent landforms of regional significance
along the SR-78 viewshed and community roadways also will
serve to partially offset potential viewshed impacts. 
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7.1.1.4 

7:1.1.5 
( 

7.1.1.6 

Implementation of the above mitigation measures and the
Specific Plan Amendment Guidelines will reduce but not
eliminate the significant impacts on natural landforms.
Project impacts will continue to be unavoidable and 

unmitigable. As a result, a Statement of Overriding
Considerations has been adopted and is incorporated by 
reference herein. 

Impact (s): As discussed in SEIR 95-30, the Project will
have excessively large, manufactured slopes visible to 
sensitive viewers. This visual quality impact cannot be
mitigated to below a level of significance. Certain 
areas with steep cuts will be visible from SR-78,
Questhaven Road, and Elfin Forest Road and may be
difficult . to revegetate because of poor ground
composition and an exposed rock surface. Any cut slopes
resulting in rock exposures will have the potential for 
significant impacts on visual resources if they cannot be 
revegetated. The extension of Twin Oaks Valley Road and
Questhaven Road planned as part of the City's Circulation
Element also will require a steep road grade and large 
cut and fill slopes, including a 150-foot-high cut slope 
face near South Lake and a 125-foot fill slope face at 
the proposed intersection of Questhaven/Atterbury which 
will be visible from much of the valley and from SR-78. 

Finding: Changes or alterations have been required in,
or incorporated into, the Project which will lessen the 
significant visual quality impacts. Mitigation to below 
a level of significance of the changes that are visually 
incompatible with the character of the Project area and
which affect visually sensitive viewsheds could occur 
only through adoption of a Project alternative. Specific 
economic, legal, social, technological or other 
considerations, including considerations for the 
provision of employment opportunities for highly trained
workers, make infeasible the Project alternatives 
identified in SEIR 95-30. 

Facts in Support of Finding: Impacts caused by 
manufactured slopes will be minimized by the Project 
grading guidelines, which call for steepening the slope 
gradient in order to reduce slope face height, as well as
by contour grading, where feasible, and revegetation of
the slopes, and by implementation of the following
mitigation measures : 

Mitigation Measure 3.2.7: All areas disturbed or cleared 
of vegetation for construction shall be revegetated as 
soon as possible after completion of construction
activities. 
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Mitigation Measure 3.2.8: Slopes greater than 2:1
(horizontal :vertical) gradient or resulting in exposure
of bare rock surface shall be reviewed by a qualified
landscape architect to determine the proper grading and
landscape techniques that would encourage successful 
revegetation. Artificial treatment of the cut slope 
surface, such as rock varnish, shall be considered in 
combination with landscaping, as appropriate. 

Mitigation Measure 3.2.9: Revegetation of all graded
slopes must be demonstrated. A revegetation plan shall 
be developed by a qualified landscape architect or 
horticulturalist demonstrating that the visual impacts of 
manufactured slopes have been minimized to the extent 
feasible. 

Mitigation Measure 3.2.10: Slopes utilizing exposed 
retaining or crib walls over 5 feet in vertical height 
for reducing grading requirements shall incorporate 
plantings into the design to conceal their appearance. 

Implementation of the above mitigation measures and 
the Specific Plan Amendment Guidelines will reduce but 
not eliminate the significant impacts on sensitive
viewsheds. Project impacts will continue to be 
unavoidable and unmitigable. As a result, a Statement of 
Overriding Considerations has been adopted and is 
incorporated by reference herein. 

Traffic and Circulation 

7.1.2.1 Impact (s): As discussed on pages 3.5-18 to 3.5-63 of 
SEIR 95-30, the Project will extend and/or realign some 
existing roadways and build several new roadways. 
Primary access to the Project will be from Questhaven 
Road via Ranch Santa Fe Road, and the Project will 
realign and extend Questhaven Road through to the future 
southern extension of Twin Oaks Valley Road, near CSU-San 
Marcos. The new roads will maintain access to all 
existing roads, including Elfin Forest and Questhaven 
roads. SEIR 95-30 analyzes the Project's traffic impacts 
under six phasing scenarios, each one assuming the 
Project is generating a specific daily trip maximum.
Scenarios 2 through 6 correspond to a range of years in 
which the maximum Average Daily Trips (ADT) could be
achieved. The actual year that the maximum ADT will 
occur will depend on residential market demand 
fluctuations and corresponding absorption. In addition 
to Project growth projections, each scenario analysis 
includes an ambient traffic growth factor for the latest 
year in the range for the scenario, in order to reflect 
a "worst-case" background condition. Each of these 
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scenarios assumes a set of conditions for the surrounding
roadway and highway network at a specific time period,
thus the stage of roadway network development, time
reference, ambient traffic level, and Project phasing
differ by scenario. Each scenario assumes that the 
mitigation measures from the preceding scenario have been
implemented. Scenarios 2 through 4 incorporate 
construction-related traffic as part of their ADT
assumptions; construction impacts to regional traffic are 
not considered significant. 

SEIR 95-30 estimates traffic volumes using the 
SANDAG trip generation rates and peak hour factors for 
various land use categories, estimating arrival and 
departure distribution patterns based on anticipated 
service area projections and an estimate of ultimate 
travel origins and destinations. All of the projected 
traffic generation has been loaded and distributed onto 
the surrounding existing street network in Scenarios 1 
and 2. During the subsequent Project development stages, 
traffic loading onto roadways external to the Project has 
been reduced to reflect trips that will occur only on-
site. Scenario 3 anticipates a 254 reduction in external 
trip loading due to the size and diversity of the
Project, which will result in some internal capture of 
trips. In later scenarios, an additional 154 of Project-
generated trips are assumed to end on-site. 

SEIR 95-30 modeled future conditions and developed
background traffic conditions for each scenario to add
anticipated ambient growth at a rate of 1t per year to 
existing conditions to develop future base conditions. 
Scenarios 2 through 6 provide for a timing range to
accommodate market demand fluctuations and corresponding 
absorption, and each scenario is analyzed with the
ambient traffic growth for the latest year of the 
scenario, to reflect worst-case conditions. The traffic 
analysis also anticipates that, for each study year,
several land configuration improvements will be 
implemented. 

The two segments of SR-78 which will be most
affected by the Project are west of Rancho Santa Fe Road
to Sycamore Avenue, and east of Twin Oaks Valley Road to
Barham/Woodland, both of which currently operate at LOS
C during peak hours. SEIR 95-30 anticipates that, under
the time frame and network assumptions associated with 
Scenarios 1 and 2, these freeway segments will be
operating at LOS D. Planned enhancements to freeway
capacity provided through auxiliary lanes will improve 
the anticipated LOS to C in the segment west of Rancho 
Santa Fe Road in the conditions associated with Scenarios 
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3 and 4. The Project will not reduce the operating
conditions of the freeway to a deficient level at Project
buildout. 

As the Project develops, the existing alignment of 
Questhaven Road within the Project boundaries will be
relocated. The portion of Questhaven Road southeast of 
the Project boundary will remain in its current 
configuration, and will be tied through the Project--via
a new collector designated roadway--to an intersection 
with the new alignment of Questhaven/Twin Oaks Valley
Road. The existing road will continue to terminate at 
its southern end, with an intersection on Harmony Grove 
Road. This off-site segment to the east was included in 
the modeled roadway network in the traffic impact
analysis, but was constrained to a very low capacity due 
to its existing physical condition. The County of San 
Diego Circulation Plan presently denotes this road 
segment as a collector road; however, the traffic 
analysis conservatively assumes that the development of 
additional capacity. along the existing road will not take 
place in the Project's timeframe. 

The traffic model network assumptions include 
Harmony Grove Road as part of the continuing corridor of 
traffic along Elfin Forest Road to Questhaven Road, and 
SEIR 95-30 concludes that the addition of Project traffic 
will not reduce the Harmony Grove Road operating Los to
a deficient level. 

The intersection of Rancho Santa Fe and 
Lakeridge/Camino Del Arroyo now operates at an acceptable 
LOS during both peak a.m. and p.m. hours, and will not
degrade to deficient LOS with the addition of Project
traffic. 

The Project will have significant and cumulatively
significant impacts on roadways and intersection LOS
which will be partially mitigated, as discussed below. 

7.1.2.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which will lessen the
significant traffic impacts. Mitigation of direct 
Project impacts on traffic to below a level of 
significance could occur only through adoption of all 
mitigation measures identified in SEIR 95-30, or adoption 
of a Project alternative. Specific economic, legal 
social, technological or other considerations, including
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
certain of the traffic mitigation measures set forth in 
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SEIR 95-30, as well as the Project alternatives
identified therein. 

7.1.2.3 Facts in Support of Finding: The Project will have 
significant direct and cumulative impacts on roadway and 
intersection LOS, which will be reduced by mitigation but
will not be mitigated to a level of insignificance, as 
discussed below. SEIR 95-30 concluded that direct 
Project impacts could be mitigated to below a level of
significance; however, not all of the mitigation measures
set forth in SEIR 95-30 are feasible to implement, and 
not all mitigation measures are feasible to implement at 
the time or ADT level indicated in SEIR 95-30, as
discussed below. As a result, direct Project impacts to 
traffic will be lessened but not mitigated to below a 
level of significance. As a result, a Statement of 
Overriding Considerations has been adopted and is 
incorporated by reference herein. The traffic impacts 
and mitigation measures are set forth in the individual 
scenario analysis below. 

7.1.2.4 Impact (s): Scenario 1 addresses the initial stages of 
the Project until the Project is anticipated to generate 
10,000 ADT, with 600 outbound and 400 inbound trips 
during the a.m. peak and 400 outbound and 600 inbound
trips during the p.m. peak. All trip ends are assumed to 
be external. In Scenario 1 base conditions, Rancho Santa
Fe Road north of New Melrose Avenue will operate at Los 
F. Five intersections will operate below LOS D Scenario
1 base conditions: (1) Rancho Santa Fe Road and SR-78 
eastbound ramps; (2) Rancho Santa Fe Road and San Marcos 
Boulevard; (3) Rancho Santa Fe Road and Questhaven Road
(unsignalized) ; (4) San Marcos Boulevard and Grand
Avenue; and . (5) San Marcos Boulevard and SR-78 westbound 
ramps. With the addition of Project traffic, San Marcos 
Boulevard east of Rancho Santa Fe Road also will operate
below LOS D. The five intersections identified above 
will continue to operate deficiently, as will the
intersections of Rancho Santa Fe/SR-78 westbound ramps. 
The. Project's degradation of LOS on San Marcos Boulevard 
is considered a significant impact prior to mitigation,
as is its impact on intersection LOS at Rancho Santa Fe 
Road and SR-78 westbound ramps. Because not all 
mitigation measures identified in SEIR 95-30 for Scenario
I are being implemented, the traffic impacts from
Scenario 1 are significant. 

7.1.2.5 Finding: Changes or alterations have been required in,
or incorporated into, the Project which will lessen the
significant traffic impacts. Mitigation of direct 
Project impacts on traffic to below a level of 
significance could occur only through adoption of all 
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mitigation measures identified in SEIR 95-30, or adoption
of a Project alternative. Specific economic, legal, 
social, technological or other considerations, including 
considerations for . the provision of employment
opportunities for highly trained workers, make infeasible
certain of the traffic mitigation measures set forth in
SEIR 95-30, as well as the Project alternatives 
identified therein. 

7.1.2.6 Facts in Support of Finding: The Project will have 
significant impacts on roadway and intersection LOS. 
Transportation improvements must be constructed to reduce 
or eliminate these impacts. The improvements for
Scenario 1 listed below will be implemented in sequential 
order consistent with the assumptions of this analysis. 

Mitigation Measure 3.5.1: Prior to issuance of a 
building permit that generates the 10,000th ADT for the 
Project, not including any building permit issued for a 
construction office, model home or very low-income 
qualifying housing, provide two northbound and two 
southbound through lanes with left turn channelization on 
Rancho Santa Fe Road north of the new Melrose Drive 
intersection to Lakeridge. 

Mitigation Measure 3.5.2: Upon issuance of building 
permits, provide fair share contribution through the
payment of the Public Facilities Fee ("PFF") , pursuant to
the Amended Development Agreement toward development of 
dual northbound left turn lanes at the intersection of 
Rancho Santa Fe Road and SR-78 westbound ramps. 

Mitigation Measure 3.5.3: City to provide dual
northbound left turn lanes at the intersection of Rancho 
Santa Fe Road and SR-78 westbound ramps prior to issuance 
of a building permit for a building that generates the
10,000th ADT for the Project. 

Mitigation Measure 3.5.4: Upon issuance of building 
permits, provide fair share contribution through the
payment of the Public Facilities Fee ("PFF") , pursuant to 
the Amended Development Agreement toward development of
dual southbound left turn lanes, dual eastbound left turn 
lanes and duel eastbound right turn lanes at the 
intersection of Rancho Santa Fe Road and SR-78 eastbound 
ramps. 

Mitigation Measure 3.5.5: City to provide dual 
southbound left turn lanes, dual eastbound left turn 
lanes and dual eastbound right turn lanes at the 
intersection of Rancho Santa Fe Road and SR-78 eastbound 
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ramps prior to issuance of a building permit that
generates the 10, 000th ADT for the Project. 

Mitigation Measure 3.5.6: City to provide an additional
eastbound through lane at the intersection of San Marcos
Boulevard and Grand Avenue prior to issuance of a 
building permit that generates the 10, 000th ADT for the 
Project. 

Mitigation Measure 3.5.7: Upon' issuance of building 
permits, provide fair share contribution through the
payment of the Public Facilities Fee ("PFF") , pursuant to
the Amended Development Agreement toward development of
dual northbound left turn lanes, an additional northbound 
through lane, dual westbound left turn lanes, an 
additional westbound through lane, and four southbound 
through lanes at the intersection of San Marcos Boulevard 
and SR-78 westbound ramps. 

Mitigation Measure 3.5.8: City to provide dual
northbound left turn lanes, an additional northbound 
through, dual westbound left turn lanes, an additional
westbound through lane, and four southbound through at 
the intersection of San Marcos Boulevard and SR-78 
westbound ramps prior to issuance of a building permit 
that generates the 10,000th ADT for the Project. 

Mitigation Measure 3.5.9: Install traffic signal at 
intersection of Questhaven and Elfin Forest Roads prior 
to issuance of a building permit that generates the 
10,000th ADT for the Project, not including any building 
permit issued for a construction office, model home or 
very low-income qualifying housing. 

Mitigation Measure 3.5.10: Provide an additional 
southbound left turn lane and an additional westbound 
left turn lane at the intersection of Rancho Santa Fe 
Road and Questhaven Road prior to issuance of a building 
permit that generates the 15,000th ADT for the Project, 
not including any building permit issued for
construction office, model home or very low-income 
qualifying housing, with the concurrence of the City of
Carlsbad if necessary. 

With implementation of Scenario 1, which provides
for additional lanes and traffic signals, and with 
payment of the PFF pursuant to the Amended Development 
Agreement to help fund development of turn lanes,
Scenario 1 traffic impacts from the Project for the 
majority of roadway segments will be reduced to an
acceptable level of service ("LOS"). The Circulation 
Plan integrates Project circulation with the surrounding 
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area, consistent with the City's General Plan, providing
for a balanced vehicular and pedestrian transportation 
system. 

The Project also will participate and conform to the 
City Transportation Demand Management Plan (TDM) , which 
consists of transportation engineering analysis to 
monitor identified transportation system enhancements. 
The City has in place a TDM which is intended t 
encourage drivers to use alternate modes of 
transportation or travel outside of peak travel hours. 
Despite the Project's participation in the TDM, which is
estimated to achieve a 41 to 6% reduction in the 
Project's traffic, the traffic analysis reflects "worst-
case, " and does not assume peak hour trip diversion or 
diversion of trips to alternate modes. 

7.1.2.7 Impact (s): During Scenario 2, the Project will generate
about 20, 000 ADT, 1200 outbound and 800 inbound trips
during the a.m. peak and 800 outbound and 1200 inbound 
trips during the p.m. peak. All trip ends are assumed to 
be external from the Project, with the same distribution 
of traffic to and from the proposed Project site as under
Scenario 1. One of the street segments, San Marcos
Boulevard east of Rancho Santa Fe Road, is anticipated to 
operate below LOS D for Scenario 2 base conditions. Two 

of the studied intersections also will operate below LOS 
D in Scenario 2 base conditions: (1) San Marcos Boulevard 
and Rancho Santa Fe Road; and (2) Grand Avenue and San 
Marcos Boulevard. Adding Project traffic to Scenario 2
base conditions causes six additional segments to operate 
below LOS D: (1) Rancho Santa Fe Road south of Grand 
Avenue will operate at LOS E; (2) Rancho Santa Fe Road
south of San Marcos Boulevard will operate at LOS F; (3)
Rancho Santa Fe Road north of Melrose Avenue will operate 
at LOS F; (4) Rancho Santa Fe Road south of Melrose 
Avenue will operate at LOS F; (5) Rancho Santa Fe Road 
south of Questhaven Road will operate at LOS E; and (6) 
Questhaven Road east of Rancho Santa Fe Road will operate 
at LOS F. The degradation of roadway LOS on all of the
above roadway segments except San Marcos Boulevard is
considered a significant impact prior to mitigation; the 
Project's contribution to San Marcos Boulevard is a 
cumulatively significant impact. Adding Project traffic
to Scenario 2, the above two intersections will continue 
to operate deficiently, thus the Project's traffic is
considered a cumulatively significant impact on those
intersections. Two additional intersections, Rancho 
Santa Fe Road and SR-78 eastbound ramps and Rancho Santa 
Fe Road and New Melrose Avenue, will operate below LOS D
with the Project. Thus, the Project will have a 
significant impact on those two intersections. 
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7.1.2.8 Finding: Changes or alterations have been required in,
or incorporated into, the Project which will lessen the 
significant traffic impacts. Mitigation of direct
Project impacts on traffic to below a level of
significance could occur only through adoption of all
mitigation measures identified in SEIR 95-30, or adoption 
of a Project alternative. Specific economic, legal, 
social, technological or other considerations, including
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible
certain of the traffic mitigation measures set forth in
SEIR 95-30, as well the Project alternatives 
identified therein. 

7.1.2.9 Facts in Support of Finding: The Project will have 
significant direct and cumulative impacts on roadway and 
intersection LOS in Scenario 2. Transportation 
improvements must be constructed to reduce or eliminate 
these impacts. The mitigation measures listed above for
Scenario 1 will have been implemented, and the Project 
also will construct or contribute its fair share to fund 
the construction of Mitigation Measures 3.5.11 and 
3.5.12, and will abide by Mitigation Measure 3.5.13: 

Mitigation Measure 3.5.11: If Melrose Drive between Alga
Road and Palomar Airport Road has not been extended, 
extend (grade four lanes, improve two lanes) Questhaven 
Road into Twin Oaks Valley Road prior to issuance of a
building permit for a building that generates 20,000th
ADT of the Project, not including any building permit
issued for a construction office, model home or very low-
income qualifying housing. 

Mitigation Measure 3.5.12: Provide two westbound and two
eastbound lanes with appropriate turn lanes on Questhaven 
Road east of Rancho Santa Fe Road with concurrence of 
City of Carlsbad. This will be done prior to issuance of 
a building permit for a building that generates 20,000th
ADT of the Project, not including any building permit
issued for a construction office, model home or very low-
income qualifying housing. 

Mitigation Measure 3.5.13: No building permit for a
building that generates more than 20,000th ADT of the 
project shall be issued unless Rancho Santa Fe Road south
of Melrose Drive to Questhaven Road shall have been 
widened to four lanes prior to issuance of a building
permit for a building that generates 20,000th ADT of the
Project, not including any building permit issued for a
construction office, model home or very low-income . .qualifying housing. 
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7.1.2.10 Impact (s) : In Scenario 3, without the Questhaven/Twin
Oaks Valley connection, the Project will generate about
30,000 ADT, with 1, 800 outbound and 1,200 inbound trips 
during the a. m. peak and 1, 200 outbound and 1, 800 inbound
trips during the p.m. peak. External trips are reduced,
with 25% of Project traffic assigned to internal trip 
ends. San Marcos Boulevard east of Rancho Santa Fe Road 
will continue to operate at LOS F. Without the 
Questhaven/Twin Oaks Valley connection all of the studied 
intersections operate at or above LOS D in Scenario 3
base conditions. When Project traffic is added, San 
Marcos Boulevard east of Rancho Santa De Road is 
projected to operate at LOS F, and the following 
intersections will operate below LOS D: (1) Rancho Santa 
Fe Road and San Marcos Boulevard will operate at LOS E 
during P.M. peak period; (2) Rancho Santa Fe Road and 
Questhaven Road will operate at LOS E during P.M. peak 
period; and (3) San Marcos Boulevard and Grand Avenue 
will operate at LOS E during a.m. peak period. As a 
result, the Project will have a significant impact on 
intersection LOS in Scenario 3. 

7.1.2.11 Finding: Changes or alterations have been required in, or 
incorporated into, the Project which will lessen the 
significant traffic impacts. Mitigation of direct 
Project impacts on traffic to below a level of 
significance could occur only through adoption of all 
mitigation measures identified in SEIR 95-30, or adoption 
of a Project alternative. Specific economic, legal, 
social, technological or other considerations, including 
considerations for the provision of employment
opportunities for highly trained workers, make infeasible 
certain of the traffic mitigation measures set forth in 
SEIR 95-30, as well as the Project alternatives
identified therein. 

7.1.2.12 Facts in Support of Finding: The Project will have
significant direct and cumulative impacts on roadway and 
intersection LOS in Scenario 3. Transportation 
improvements must be constructed to reduce or eliminate 
these impacts. The Project will have constructed or 
contributed its fair share to fund construction of the 
improvements listed above for Scenarios 1 and 2, and, in
addition, shall construct the following improvement: 

Mitigation Measure 3.5.14: Install traffic signal at 
intersection of internal streets "C" and ."D" prior to 
issuance of a building permit for a building that 
generates the 30,000th ADT of the Project, not including
any - building permit issued for a construction office,
model home or very low-income qualifying housing. 

00533
CALENDAR PAGE. 

0020116MINUTE PAGE. 

https://7.1.2.12
https://7.1.2.11
https://7.1.2.10


Page 66 
Findings 

7.1.2.13 Impact (s): With Questhaven/Twin Oaks Valley, the Project
will generate about 30,000 ADT in Scenario 4, with 1, 800 
outbound and 1, 200 inbound trips during the a.m. peak and
1,200 outbound and 1, 800 inbound trips during the p.m. 
peak. Under these conditions, 25% of Project traffic 
will be assigned to internal trip ends. San Marcos 
Boulevard east of Rancho Santa Fe Road will continue to 
operate at LOS E for Scenario 4 base conditions; all of
the studied intersections will operate above LOS D. 

7.1.2.14 Finding: Changes or alterations have been required in,
or incorporated into, the Project which will lessen the
significant traffic impacts. Mitigation of direct 
Project impacts on traffic to below a level 
significance could occur only through adoption of all 
mitigation measures identified in SEIR 95-30, or adoption 
of a Project alternative. Specific economic, legal, 
social, technological or other considerations, including 
considerations for the provision of employment
opportunities for highly trained workers, make infeasible 
certain of the traffic mitigation measures set forth in
SEIR 95-30, as well as the Project alternatives 
identified therein. 

7.1.2.15 Facts in Support of Finding: The extension of Questhaven 
Road to Twin Oaks Valley will lessen the Project impacts 
to traffic at Scenario 4. This extension is assured by 
implementation of the following mitigation measure: 

Mitigation Measure 3.5.15: Extend Questhaven Road 
(improve four lanes) to the southern extension of Twin
Oaks Valley Road prior to issuance of a building permit
for a building that generates 35,000th ADT of the 
Project, not including any building permit issued for a
construction office, model home or very low-income 
qualifying housing. 

7.1.2.16 Impact (8): In Scenario 5 the Project will be built out 
and will generate about 2,362 outbound and 996 inbound 
trips during the a.m. peak and 1, 649 outbound and 2, 890 
inbound trips during the p.m. peak, with 40% of Project 
traffic assigned to internal trip ends. San Marcos 
Boulevard east of Rancho Santa Fe Road is anticipated to 
operate at LOS E at this time; with the addition of
Project traffic it will continue to operate at LOS E, 
and, in addition, Rancho Santa Fe Road south of Melrose 
Avenue will operate at LOS E, thus the Project will have 
a significant impact on roadway LOS due to degradation on 
LOS on Rancho Santa Fe Road and cumulative impacts on San
Marcos Boulevard. Two studied intersections also will 
operate below LOS D: (1) Rancho Santa Fe Road and La
Costa Meadows, and (2) Rancho Santa Fe Road and 
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Questhaven Road. With the addition of Project traffic, 
Twin Oaks Valley/SR-78 eastbound ramps will operate below 
LOS D. As a result, the Project has a significant impact 
prior to mitigation on LOS under Scenario 5. 

7.1.2.17 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which will lessen the
significant traffic impacts. Mitigation of direct 
Project impacts on traffic to below a level of 
significance could occur only through adoption of all 
mitigation measures identified in SEIR 95-30, or adoption 
of a Project alternative. Specific economic, legal, 
social, technological or other considerations, including 
considerations for the provision of employment
opportunities for highly trained workers, make infeasible 
certain of the traffic mitigation measures set forth in 
SEIR 95-30, as well as the Project alternatives 
identified therein. 

7.1.2.18 Facts in Support of Finding: The Project will have 
constructed or contributed its fair share to fund 
construction of the traffic improvements listed above; in 
addition, it will construct or contribute its fair share 
to fund construction of the following improvements: 

Mitigation Measure 3.5.16: Modify signal to provide for 
a northbound and westbound right turn overlap with 120 
sec. phasing and timing at the intersection of Rancho
Santa Fe Road and Questhaven Road, with the concurrence 
of the City of Carlsbad. This will be done prior to 
issuance of a building permit for a building that
generates the 44,000th ADT of the Project. 

Mitigation Measure 3.5.17: Upon issuance of building
permits, make fair share contribution through the payment 
of the Public Facilities Fee ("PFF"), pursuant to the
Amended Development Agreement to improvements to the
interchange at Woodland Parkway and SR-78 to mitigate the 
project impacts at the intersection of Twin Oaks Valley
Road and SR-78 eastbound ramps. 

Mitigation Measure 3.5.18: City to provide improvements 
to interchange at Woodland Parkway to mitigate the 
project impacts at the intersection of Twin Oaks Valley
Road and SR-78 eastbound ramps. This will be done prior
to issuances of a building permit for a building that 
generates the 44,000th ADT for the Project. 
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7.1.3 Air Quality 

7.1.3.1 Impact (s) : As discussed on pages 3. 7-9 to 3.7-17 of SEIR 
95-30, short-term impacts to local air quality from
construction is considered significant, as it will result
in elevated levels of fugitive dust (PM,,) generated by 
clearing and grading activities; and emissions of 
nitrogen oxide (NOx) from tailpipe emissions caused by
construction equipment and vehicles of 658.32 pounds per
day under a worst-case scenario, ' which exceeds the San
Diego Air Pollution Control District ("APCD") threshold 
of 250 pounds per day. These impacts are considered
significant prior to mitigation. All other construction-
related pollutants will be below the San Diego APCD
thresholds, and therefore will not be significant. 

Degradation to local and regional air quality also 
will be caused by operational emissions from mobile
sources such as cars and trucks, and from stationary
sources, including power plant emissions. The Project 
will generate new vehicular traffic of about 44,000 daily 
trips. Vehicular emissions are the most significant 
sources of air pollution, and an estimate of emissions 
associated with Project-generated vehicular traffic using 
the EMFACTF vehicle emissions model concludes that 
Project-generated traffic will emit 622. 02 pounds per day 
of Co, exceeding the 550 pounds per day significance
threshold for co. Although the estimated small 
stationary sources emissions from the Project's 
residences, commercial and institutional uses are 
negligible, the overall impact is a net increase in Co 
emissions, making air quality impacts significant and
unmitigable. 

Although the Questhaven/La Costa Meadows Community
Plan was assumed in the SANDAG Series 7 growth forecast, 
the growth assumptions with the Project are greater than 
those assumed in the Original Project and thus the RAQS
This there is an inconsistency with the applicable
regional plan is considered significant. 

7.1.3.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which will lessen the
significant air quality impacts. Mitigation of Project 
impacts on air quality to below a level of significance
could occur only through adoption of a Project 
alternative. Specific economic, legal, social, 
technological or other considerations, including 
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
the Project alternatives identified in SEIR 95-30. 
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7.1.3.3 Facts in Support of Finding: Emissions from construction
activities, which are localized and short-term, will be 
mitigated using appropriate control measures. Because 
the Project will be built in phases, concurrent emissions 
from construction activities will be reduced by the 
Project implementation schedule. The following 
mitigation measures also will be implemented to reduce 
construction-related emissions: 

Mitigation Measure 3.7.1: If feasible, minimize the area 
being graded at any one time (i.e. , grade only those 
areas that will be developed in the immediate future) . 

Mitigation Measure 3.7.2: If feasible, use low 
pollutant-emitting construction equipment. 

Mitigation Measure 3.7.3: Construction equipment shall 
equipped with prechamber diesel engines (or

equivalent) together with proper maintenance and 
operation to reduce emissions of nitrogen oxides (Nox) , 
to the extent available and feasible. 

Mitigation Measure 3.7.4: If feasible, use electrical 
construction equipment. 

Mitigation Measure 3.7.5: Use water trucks or sprinkler 
systems in sufficient quantities to prevent airborne dust 
from leaving site. Increase watering frequency whenever 
wind speeds exceed 15 miles per hour. 

Mitigation Measure 3.7.6: Spray water on all dirt 
stockpile areas daily or as needed. 

Mitigation Measure 3.7.7: Stabilize all disturbed soil 
areas not subject to revegetation using approved chemical
soil binders, jute netting, or other methods as 
appropriate. 

Mitigation Measure 3.7.8: Complete paving of all 
permanent roadways at the earliest feasible time. 

Because projections of future air-quality levels in
the Project area indicate that CO standards likely will
be exceeded, mitigation measures are necessary to reduce
operational emissions resulting from vehicles. The 
Applicant will lessen such impacts by promoting the use
of alternative transportation methods, as set forth
below: 

Mitigation Measure 3.7.9: Coordinate with proper 
agencies to provide support for transit improvements via 
the Transportation Demand Management Plan (i. e., bicycle 
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lanes, additional bus services, feeder bus/shuttle
services, etc.) . 

Mitigation Measure 3.7.10: Encourage ride share 
opportunities. 

Mitigation Measure 3.7.11: Provide walking trail and
bike route connections to areas where regional transit 
services are located, and implement a Transportation 
Demand Management Plan prior to approval of master 
tentative maps. 

Mitigation Measure 3.7.12: Install transportation 
improvements, such as signals, lanes, and roadway
widenings, identified in Section 3.5 of the SEIR, to
reduce idling times and further minimize Project impacts 
to air quality. 

The estimated emissions from vehicles associated 
with trips to and from the proposed Project showed a net 
increase in CO pollutants. The estimated small 
stationary source emissions are negligible. The long-
term mobile-source emissions associated with buildout 
traffic will contribute to a non-attainment status for 
the San Diego Air Basin (SDAB) , resulting in cumulative
air quality impacts in conjunction with planned growth in 
the area. Even after all feasible mitigation measures
are applied to help reduce construction-related 
operational emissions, impacts remain significant. 

No measures are available to avoid the impact caused
by policy inconsistency with the RAQS; however, the
Project will be incorporated into future RAQS, which will
account for the growth assumptions which are part of the
Project, thereby resolving this inconsistency. 

A Statement of Overriding Considerations has been 
adopted and is incorporated by reference herein
Findings and Statement of Overriding Considerations
concerning air emissions from the on-site rock-crushing
operation were approved and adopted by the City Council
on January 28, 1997. 

Cumulative Impacts 

The City Council finds based on the information 
referenced above that changes or alterations have been
required in or incorporated into the Project which
substantially lessen the cumulative environmental effects
as identified in SEIR 95-30 with respect to the areas of: . .
(1) Land Use (cumulative), (2) Landform Alteration/Visual
Quality (cumulative) , (3) Traffic (cumulative) , (4) Air 
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Quality (cumulative) , and (5) Hydrology (cumulative) , but 
nonetheless such cumulative impacts on these 
environmental effects will remain significant. 

7.2.1 Land Use (Cumulative) 

7.2.1.1 Impact (s): As discussed on page 4-9 of SEIR 95-30, the
Project's conversion of open space to urbanized 
development is a cumulatively significant but unavoidable 
effect of Project development. 

7.2.1.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which will lessen the 
significant cumulative land use impacts. Mitigation of
Project cumulative impacts on land use to below a level 
of significance could occur only through adoption of a 
Project alternative. Specific economic, legal, social, 
technological or other considerations, including 
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
the Project alternatives identified in SEIR 95-30. 

7.2.1.3 Facts in Support of Finding: Mitigation measures 
developed during the environmental review on each related 
project would minimize land use conflicts and 
incompatibilityies between projects; however, all of the 
projects entail the conversion of undeveloped open space 
to urbanized uses, which is an unavoidable effect of 
development. As a result, a Statement of Overriding 
Considerations has been adopted and is incorporated by 

reference herein. 

7.2.2 Landform Alteration/Visual Quality (Cumulative) 

7.2.2.1 Impact (s): As discussed on page 4-9 to 4-10 of SEIR 95-
30, the properties surrounding the Project site,
including lands in the City of Carlsbad and the County of 
San Diego, are becoming increasingly urban through
various development proposals. Although many of the 
projects have been designed to retain significant amounts 
of open space and minimize changes to natural landforms,
the visual character of the area will be permanently
changed to accommodate development. Every project would
entail some grading of natural landforms in order to site
proposed building pads, infrastructure and roadway,
including alteration of hillsides. Views along public
roads of the existing open space would be affected by the
changes in natural open space, and projects in Carlsbad
and southern San Marcos would significantly affect views
from Rancho Santa Fe Road. Each project also will 
incrementally contribute to increases in the amount of 
night lighting present in northern San Diego County. 
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Overall, changes in visual quality, landform and night
lighting anticipated with all related projects in
conjunction with the Project would produce a cumulatively
significant impact. 

7.2.2.2 Finding: Changes or alterations have been required in,
or incorporated into, the Project which will lessen the
significant cumulative landform alteration/visual quality
impacts. Mitigation of Project cumulative impacts on 
landform alteration/visual quality to below a level of
significance could occur only through adoption of a 
Project alternative. Specific economic, legal, social, 
technological or other considerations, including 
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
the Project alternatives identified in SEIR 95-30. 

7.2.2.3 Facts in Support of Finding: Each of the related 
projects would be responsible for mitigating or 
minimizing impacts to natural landforms and visual
character. Implementation of grading and design policies 
proposed by the Specific Plan Amendment and mitigation 
measures 3.2.1 through 3.2.18 above would minimize the 
Project's contribution to cumulative impacts; 
nonetheless, the loss of natural open space and the 
alteration of existing landforms would remain 
cumulatively significant unavoidable effects of area 
development. As a result, a Statement of Overriding
Considerations has been adopted and is incorporated by 
reference herein. 

7.2.3 Traffic (Cumulative) 
7.2.3.1 Impact (s): As discussed on page 4-11 to 4-12 of SEIR 95-

30, Project development in conjunction with development 
of the related projects would produce cumulatively 
significant impacts to roadway and intersection LOS. 
Scenario 6, at ultimate Project buildout plus related 
projects, fully analyzes future impacts of the ultimate
build-out conditions, including any approved and pending 
projects. The cumulative project list was developed
after discussions with the City and the City of Carlsbad.
Daily trip ends as well as a.m. and p.m. peak volumes
were developed based on rates supplied in SANDAG trip 
operations manual and by review of traffic impact studies
submitted to the governing agency. To distribute the 
projected traffic generated by the related projects, a 
network of the study area was developed, with each of the
related projects represented by a separate zone. Peak
hour volumes for each related project were applied to
each zone, and regional paths or routes were created for 
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each development, distributing the peak-hour volumes
throughout the study area. 

After the traffic generated by related projects was
distributed throughout the network, a LOS analysis was 
conducted for all intersections and segments in the study 

area. The street segments under Scenario 6 
evaluated by comparing the City's Standard Street
Classifications for ADT to the estimated base with 
related projects LOS for Scenario The following 
segments will operate below LOS D for Scenario
conditions with related projects: 

Rancho Santa Fe Road south of Grand Avenue 
Rancho Santa Fe Road south of San Marcos Boulevard 
Rancho Santa Fe Road north of Melrose Avenue 

. . . San Marcos Boulevard east of Rancho Santa Fe Road 

Scenario 6 conditions without the Project will 
degrade LOS for three of the 20 studied intersections: 

Rancho Santa Fe Road and San Marcos Boulevard 
Rancho Santa Fe Road and New Melrose Avenue 
Rancho Santa Fe Road and La Costa Meadows 

Cumulative impacts would remain significant and
unmitigable. 

7.2.3.2 Finding: Changes or alterations have been required in, 
or incorporated into, the Project which will lessen the 
significant cumulative traffic impacts. Mitigation of
Project cumulative impacts on traffic to below a level of
significance could occur only through adoption of a 
Project alternative. Specific economic, legal, social,
technological or other considerations, including 
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
the Project alternatives identified in SEIR 95-30. 

7.2.3.3 Facts in Support of Finding: The Project will have 
constructed or contributed its fair share to fund 
construction of the traffic improvements listed above; in
addition, it will construct or contribute its fair share 
to fund construction of the following improvements: 

Mitigation Measure 3.5.19: Provide an additional through
lane for both northbound and southbound Twin Oaks Valley
Road, construct dual left-turn lanes for all four 
approaches at the intersection of Twin Oaks Valley and
Craven Road. 
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Mitigation Measure 3.5.20: Assist the City of San Marcos
eparing a Corridor Deficiency Plan for Rancho Santa

Fe Road and San Marcos Boulevard, the two CMP Arterials 
affected by project traffic. 

Construction of Questhaven/Twin Oaks Valley Road 
alone will provide an additional major corridor linkage
for the northern portion of San Diego County, and will 
improve system-wide LOS. The Project also will assist in 
preparing the Corridor Deficiency Plan ("CDP") in
conformance with the Land Use/Transportation Impact 
Analysis Program discussed in SANDAG'S "Regional
Transportation Plan." The City is required to prepare
CDPs for two principal arterials, Rancho Santa Fe Road 
and San Marcos Boulevard. The CDPs realistically can
achieve a 64 to 84 reduction in Project and cumulative 
traffic impacts. The CDPs will identify potential 
measures and can help reduce peak hour vehicles by
altering travel behavior through incentives, services,
and policies, including encouraging the use of public 
transit, cycling, walking, carpooling/vanpooling and
flexible work schedules. Applying the City's TDM to the 
Project, which is intended to achieve a 4$ to 6 
reduction in Project traffic, and the preparation of the 
CDPs, which are intended to achieve a 64 to 84 reduction 
in Project and cumulative traffic volumes, along with the 
physical improvements identified in SEIR 95-30, will 
lessen the Project's traffic impacts. However, there are 
no physical improvements which will mitigate all 
cumulative impacts to street segments and intersections. 
A Statement of Overriding Considerations therefore has 
been adopted and is incorporated by reference herein. 

As SEIR 95-30 indicates, there are no feasible 
mitigation measures in the form of physical improvements 
which can mitigate the cumulatively significant traffic 
impacts discussed in SEIR 95-30. As a result, a 
Statement of Overriding Considerations has been adopted
and is incorporated by reference herein. 

7.2.4 Air Quality (Cumulative) 

7.2.4.1 Impact (s): As discussed on pages 4-12 to 4-14 of SEIR
95-30, vehicular emissions from the region's buildout
would have a major impact on regional air quality, since 
the traffic analysis showed that several roadways and 
intersections would operate at LOS D or worse. 
Cumulative impacts on local and regional air quality 
conditions likely will occur as all incremental additions 
of pollutants affect the region's ability to achieve 
compliance with state and federal standards. The 
discrepancy between the SANDAG Series 7 forecast and 
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current growth levels in the County show that growth is
inconsistent with the RAQS. Unless a major decrease in 
growth rate is experienced before the year 2010, it is
reasonable to assume that the population density in 2010
will exceed the assumptions in the RAQS. Therefore, 
significant cumulative impacts will occur from the
Project when combined with other approved plans and 
related projects, because these projects will generate 
stationary and vehicular emissions which will contribute 
significantly to the degradation of air quality. The 
cumulatively significant degradation of air quality is 
only partially mitigated by implementing public transit
and trip reduction programs on-site. 

7.2.4.2 Finding: Changes or alterations have been required in,
or incorporated into, the Project which will lessen the 
significant cumulative air quality impacts. Mitigation 
of Project cumulative impacts on air quality to below a
level of significance could occur only through adoption 
of a Project alternative. Specific economic, legal, 
social, technological or other considerations, including 
considerations for the provision of employment
opportunities for highly trained workers, make infeasible 
the Project alternatives identified in SEIR 95-30. 

7.2.4.3 Facts in Support of Finding: Implementation of trip 
reduction and conservation measures would lessen 
cumulative impacts on local and regional air quality, as 
would control of dust from grading and similar 
operations. When SANDAG updates its Series 7 forecast 
with the Series 8 forecast which incorporates the 
Project, inconsistency with RAQS will be addressed. 
However, these measures will only partially mitigate the 
cumulative air quality impacts; as a result, a Statement
of Overriding Considerations has been adopted and is
incorporated by reference herein. 

Hydrology (Cumulative) 

7.2.5.1 Impact (s): As discussed on pages 4-16 to 4-17 of SEIR
95-30, implementation of the Project and the cumulative 
projects would have a cumulatively significant effect on 
regional hydrology. Development of these projects would 
have a long-term effect on the quality and amount of
runoff that would be discharged into the drainage system, 
San Marcos Creek, Escondido Creek, and eventually into 
the ocean. Storm runoff is expected to increase as a 
result of the increased amount of impervious surfaces 
onsite, and would change from its current condition to
one characterized by the potential for silt and urban 
pollutants such as grease, oil and inorganic compounds. 
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7.2.5.2 Finding: Changes or alterations have been required in,
or incorporated into, the Project which will lessen the
significant hydrology impacts. Mitigation of Project 
cumulative impacts on hydrology to below a level of
significance could occur only through adoption of a
Project alternative, if at all. Specific economic, 
legal, social, technological or other considerations,
including considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
the Project alternatives identified in SEIR 95-30. 

7.2.5.3 Facts in Support of Finding: Compliance with National 
Pollutant Discharge Elimination System (NPDES)
requirements for erosion control will be required on a
project-specific basis to reduce cumulative impacts to
hydrology to below a level of significance. Each project
also must abide by Section 401 Water Quality
certification requirements during grading activities 
within drainages. After mitigation, cumulative impacts 
to hydrology would remain significant. As a result, a
Statement of Overriding Considerations has been adopted
and is incorporated by reference herein. 

7 .3 Infeasibility of Mitigation Measures 

7.3.1 Infeasible Mitigation Measures Not Being Implemented 

7.3.1.1 Description of Mitigation Measures. Because the Project
will result in unavoidable significant environmental 
effects, as outlined above, the City must consider the 
feasibility of any measures that will mitigate or 
substantially lessen such impacts. The following 
mitigation measures identified in SEIR 95-30 have not 
been incorporated into the Project: 

(1) Provide two northbound and southbound through lanes
at the intersection of Rancho Santa Fe Road and 
Questhaven Road. 

(2) (a) If the southerly extension of Melrose Drive is 
not constructed, construct the southerly
extension of Melrose Drive from Rancho Santa 
Fe Road to Questhaven Road; or 

(b ) Widen Rancho Santa Fe Road south of Melrose 
Drive to Questhaven Road. 

(3) Provide two northbound travel lanes on Rancho Santa 
Fe Road south of Questhaven Road, 

(4) Provide dual southbound left turn lanes and dual 
eastbound left turn lanes, a northbound through 
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lane, and an additional westbound through lane at
the intersection of Rancho Santa Fe Road and new 
extension of Melrose Drive. 

(5) Provide an additional through lane on Rancho Santa 
Fe south of Melrose Drive. 

(6) Remove traffic signal, restrict access to right-in 
and right-out at the intersection of Rancho Santa 
Fe Road and La Costa Meadows Drive. 

(7) Widen Rancho Santa Fe Road south of Melrose Drive 
to six lanes, where feasible, to reduce local 
friction. 

(8) Provide for extension on La Costa Meadows Drive to 
southerly Melrose Drive at the intersection of 
Rancho Santa Fe Road and La Costa Meadows Drive. 

7.3.1.2 Finding: Specific economic, legal, social, 
technological, considerations, includingor " . other 
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
the above mitigation measures identified in SEIR 95-30. 

7.3.1.3 Facts in Support of Finding: Each of the following 
considerations is enough by itself to demonstrate the 
infeasibility of the mitigation measures and that any 
remaining adverse environmental impacts of the Project 
resulting from failure to implement the above mitigation 
measures are acceptable in light of the Project's 
benefits. 

Mitigation Measures 1, 2 (b) , 3, 4, 5 and 7 are not 
being implemented by this Project because a Carlsbad 
property owner (s) have entered into an improvement 
agreement to guarantee the construction of those 
improvements, and the City of Carlsbad has a program in 
place to collect fees from developers building in
Carlsbad which is then used to fund these roadway 
improvements to Rancho Santa Fe Road within the City of 
Carlsbad, as described in Section 6.1 above. Even if 
these mitigation measures were not the responsibility or 
the jurisdiction of the City of Carlsbad, and/or the City
of Carlsbad did not and could not adopt their
implementation, it would be infeasible for the Project to
implement these improvements. 

The cost of implementing Mitigation Measures 1,
2 (b) , 3, 4, 5 and 7 will add another $30 million to the
Project's infrastructure costs, based on estimates from
the City of Carlsbad. That $30 million equates to $8, 320 
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plus the costs of financing, for each "Equivalent
Dwelling Unit" ("EDU") of the Project, which would result
in a substantial increase in the cost of the housing,
slowing Project build-out and absorption and rendering
the Project less competitive. That cost, when combined
with the costs of the mitigation measures already being 
implemented by the Project--including substantial 
improvements to and right-of-way for Rancho Santa Fe Road 
and Questhaven/Twin Oaks Valley Road, which are 
regionally significant roadways--as well as the costs
relating to development of 272 units of very low-income
affordable housing, would render these additional 
mitigation measures infeasible. Those very low-income
affordable units do not generate revenue that can be used 
to fund infrastructure improvements. 

In addition, the cost of constructing Mitigation 
Measure 2 (a) above would equate to another $4,350 plus 
the costs of financing per EDU of the Project at the
point in time when this improvement would be required to 
be constructed. This additional cost similarly would
result in a substantial increase in the cost of the 
housing, slowing Project build-out and absorption and 
rendering the Project less competitive. 

Moreover, Mitigation Measures 1, 2 (b) , 3, 4, 5 and
7 represent improvements to regionally significant 
roadways that are needed with or without the Project. It 
will be unreasonable to require the Project to bear the 
entire burden of providing all of the improvements to
Rancho Santa Fe Road when many of those improvements 
already are needed even if the Project. did not go
forward, or are necessitated at least in part by other,
unrelated projects. ' The Project already is required
through the Amended Development Agreement to contribute 
more than its proportionate share of mitigation costs for 
regionally significant Rancho Santa Fe Road within the 
City of San Marcos, as well as the seven-mile realignment 
and extension of Questhaven Road to Twin Oaks Valley 
Road. To require still further improvement costs will be
unfair and burdensome, and will single out one developer 
to bear the costs of resolving a regional problem.
Rather than forcing the Project to bear the burden of the
entire length of the improvements, particularly since the 
improvements will benefit the entire region, it is 
reasonable to require the Project to implement only the 
northern portion of the Rancho Santa Fe improvements,
which are within the jurisdiction of the City and the San
Marcos Redevelopment Project Area Number 3. This is 
especially true given the fact that the Project already
is paying four times the amount for regional roadway
infrastructure that will otherwise be required by paying 
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the Public Facilities Fee for circulation road 
improvements. 

e City Council recognized, in approving and
adopting the San Marcos Redevelopment Plan and Project 
Area for San Marcos Redevelopment Project Area No. 3,
that the Project Area is characterized by conditions of 
blight, including inadequate public improvements, which 
cannot reasonably be expected to be reversed or 
alleviated by private enterprise acting alone. As a 
result, the City Council adopted the Redevelopment Plan
for Project Area Number 3 in order to provide a
procedural and financial mechanism by which the 
Redevelopment Agency can assist, complement and 
coordinate public and private development in order to 
provide the needed infrastructure improvements. 
Mitigation Measures 1, 2 (b) , 3, 4, 5 and 7 above cannot 
be implemented with the help of the Redevelopment Agency, 
however, because they are located outside the 
Redevelopment Agency's jurisdiction. Because no Agency 
funds can be spent on these improvements, the City
Council cannot reasonably expect to have the cost of 
those improvements borne solely by a private developer 
such as Applicant, especially considering the almost $100
million in various local and regional infrastructure 
improvements and dedications as well as the construction
of the 272 very low-income affordable dwellings already 
being provided by the Project. Those very low-income
affordable units do not generate revenue that can be used 
to fund infrastructure improvements. 

Mitigation Measure 2 (b) , the southerly extension of
Melrose, requires an alignment which will affect occupied 
California gnatcatcher habitat within a designated
wildlife corridor, and requires a bridge to be 
constructed over San Marcos Creek, which may require 
issuance of a Section 404 permit. The bridge and roadway 
are expected to cost $7-8 million to construct, which
will be economically infeasible given the approximately 
$100 million in various local and regional infrastructure 
improvements and dedications as well as the construction 
of the 272 very low-income affordable dwellings already
being provided by the Project. Those very low-income 
units do not generate revenue that can be used to fund
infrastructure. 

Mitigation Measure 6, requiring removal of the
traffic signal and restriction of access to right-in and 
right-out at the intersection of Rancho Santa Fe Road and
La Costa Meadows Drive, is infeasible due to economic and 
social factors which keep it from being successfully 
implemented in a reasonable time. There is a light 
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industrial business park at that intersection which 
includes several dozen manufacturing companies, a 
delicatessen, a day care, and other businesses which 
depend on the access provided by that traffic signal. If 
the traffic signal were removed it will make it more 
difficult to access the industrial park. 

Mitigation Measure 8 is already a condition of 
another approved development projects, University Commons
and the industrial park. Moreover, constructing
Mitigation Measure 8 would be infeasible for the Project
to build, because the southerly extension of Melrose does 
not exist today, and the Project is not building that 
southerly extension; as a result, the mere extension of
La Costa Meadows Drive would not serve to alleviate 
traffic conditions. When University Commons constructs 
its project infrastructure, and the industrial park
builds out, the through connection for La Costa Meadows 
Drive will be made. 

The mitigation measures being rejected as infeasible 
are not capable of being accomplished in a successful 
manner within a reasonable period of time once economic, 
environmental, social and technological factors are taken
into account. After balancing the relevant factors, the 
City concludes that these mitigation measures are 
infeasible for any one of the reasons listed above, and 
therefore should not be adopted. 

Development of the Project will result in some 
41, 694 person years of employment for construction and 
associated work, including engineering and design 
professionals, or an average of 3,475 jobs per year 
during the 12-year Project build-out. Considerations for 
the provision of employment opportunities for highly
trained workers also make implementation of the above 
mitigation measures infeasible. If the above mitigation 
measures are required to be implemented, together with
all of the other mitigation measures, project conditions 
and project design features already required, as well as 
the Project's 272 very low-income affordable housing
units, the Project would not be competitive with other 
projects in the market, resulting in project financing 
difficulties and slow absorption of the homes. This is 
especially true given the fact that the very low-income
affordable housing units do not generate revenue that can 
be used to fund infrastructure. It is not expected that 
the market price of the homes to be developed could be
raised high enough to cover the increased development 
costs associated with the additional mitigation measures 
without affecting the Project's feasibility. As a 
result, the jobs for highly trained workers that are 
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expected to be provided during the construction phase of 
the Project would not be available. 

7.3.2 Mitigation Measures To Be Implemented At A Later ADT 

7.3.2.1 Description of Mitigation Measures. It is infeasible to 
implement the following mitigation measure at 10 , 000 ADT; 
instead, it will be implemented prior to a building that
generates the 12,000th ADT of the Project, not including 
building permits issued for a construction office, model 
home or. very low-income housing: 

(1) Provide an additional southbound left turn lane and 
an additional westbound left turn lane at the 
intersection of Rancho Santa Fe Road and Questhaven 
Road, with the concurrence of the City of Carlsbad 
if necessary. 

It is infeasible to implement the following 
mitigation measure at 30,000 ADT; instead, it will be 
implemented prior to issuance of a building permit for a
building that generates 35,000 ADT of the Project, not 
including building permits issued for a construction 
office, model home or very low-income qualifying housing: 

(2) Extend Questhaven Road (improve four lanes) to the 
southern extension of Twin Oaks Valley Road. 

7.3.2.2 Finding: Specific economic, legal, social, 
technological, or other considerations, including 
considerations for the . provision of employment 
opportunities for highly trained workers, make infeasible
implementation of the above mitigation measures 
identified in SEIR 95-30 at the time called for by that 
EIR 

7.3.2.3 Facts in Support of Finding: To address existing Los
conditions unrelated to o the Project, although not 
required by the MMP, the Project is being conditioned to
make intersection improvements, including a traffic 
signal at the intersection of Questhaven and Rancho Santa
Fe roads, prior to the issuance of a grading permit. The
additional southbound left turn land and the additional 
westbound left turn lane at the intersection of Rancho 
Santa Fe Road and Questhaven Road will be provided by the 
time the building permit for the building which generates
12,000 ADT of the Project is issued, whereas SEIR 95-30
called for this mitigation measure to be provided by 
10,000 ADT. The difference between the two measurements 
is to allow for the ADT which are anticipated to be
generated by the park, church site and the school site
which will be in place by 10,000 ADT. It is desirable 

CALENDAR PAGE 
DOL 0132

MINUTE PAGE. 



Page 82 
Findings 

from a traffic standpoint to have the park, school and
institutional site provided in the early Project stages, 
as they are uses which are necessary for the internal
capture of trips and therefore lessen traffic on roadways
outside of the Project boundaries. It thus enhances the
level of service on the roadways for the park, school and 
institutional uses to be brought on early, and this is 
encouraged by allowing this mitigation measure to be 
built at 12,000 rather than 10,000 ADT in order to allow 
for the minimal traffic generated by the park, school and 
institutional site. 

Four lanes of Questhaven Road will be extended to 
the southern extension of Twin Oaks Valley Road by the
time of issuance of a building permit which generates the 
35, 000th ADT of the Project, rather than at 30,000 ADT as 
provided for by SEIR 95-30. Two of the four lanes will 
be improved by the 30,000 . ADT, however, so 
improvements to two lanes are being overridden. 
difference between 30,000 ADT and 35,000 ADT 
requiring this improvement is to allow for the ADT which 
is anticipated to be generated by the park, institutional 
uses and the school. This allowance of 5,000 additional 
ADT before implementation of the improvement is required 
to account for the traffic generated by development of 
the park, school and institutional sites. 

Rancho Santa Fe Road improvements are being provided 
much earlier than required by SEIR 95-30. While the SEIR 
requires such improvements by the time the Project 
generates 10,000 ADT, which equates to approximately 
1,000 dwelling units, construction of the road to four 
lanes with left turn channelization and signalized 
intersections from the new intersection of Melrose Drive 
north to Lakeridge Drive will be completed prior to the 
issuance of a building permit for the 100th residential 
dwelling unit, unless Melrose Drive from Rancho Santa Fe 
Road north to Palomar Airport Road is bonded, under 
construction and scheduled to be completed within six
months. In that case, building permits for up to 300
residential dwelling units may be issued, if the involved
portion of Rancho Santa Fe Road north of Melrose Drive is 
operating at LOS D or better. An additional 200 building 
permits, for a maximum of 500 dwelling units, may be
issued if the involved portion of Rancho Santa Fe Road
north of Melrose Drive is operating at LOS D or better 
and the City determines that the Applicant has used its 
best efforts to complete construction of Rancho Santa Fe
Road from the new intersection of Melrose Drive north to 
Lakeridge Drive. This is much earlier than called for in 
SEIR 95-30, thus the traffic impacts which SEIR 95-30
considered to require earlier implementation of these two 
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mitigation measures will most likely be less than was 
envisioned in SEIR 95-30. The City chose to address its 
more immediate traffic needs by conditioning the Project
to build Rancho Santa Fe Road earlier than is required 

under SEIR 95-30. 

7.3.3 Mitigation Measures Requiring Concurrence of the City of
Carlsbad 

7.3.3.1 Description of Mitigation Measures. The following 
mitigation measures will be implemented as set forth in 
SEIR 95-30, unless the concurrence of the City of 
Carlsbad is required and Carlsbad withholds its 
concurrence : 

(1) Provide two westbound and two eastbound lanes with 
turn lanes on Questhaven Road east of Rancho Santa 
Fe Road, where appropriate, with concurrence of 
City of Carlsbad. 

(2): Modify signal to provide for a northbound and 
westbound right turn overlap with 120 sec. phasing 
and timing at the intersection of Rancho Santa Fe 
Road and Questhaven Road, with concurrence of the 
City of Carlsbad. 

(3) If Melrose Drive between Alga Road and Palomar
Airport Road has not been extended, extend (grade 
four lanes, improve two lanes) Questhaven Road into
Twin Oaks Valley Road, with the concurrence of the 
City of Carlsbad. 

(4) Provide two westbound and two eastbound lanes with 
turn lanes on Questhaven Road east of Rancho Santa 
Fe Road, where appropriate, with concurrence of 
City of Carlsbad. 

7.3.3.2 Finding: Specific economic, legal, social, 
technological, or other considerations, including 
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
the mitigation measures or alternatives identified in
SEIR 95-30 if the jurisdictions with control over the 
roadways being improved refuse to allow the improvements 
to be made. 

7.3.3.3 Facts in Support of Findings: The above mitigation 
measures require improvements be done within the City of 
Carlsbad; if that city is not willing to concur in 
implementation of the improvements, it would be 
impossible for the Project to implement them. 
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7.3.4 Mitigation Measures For Which Certain ADT Is Not Counted 

7.3.4.1 Description of Mitigation Measures. The Mitigation 
Measures related to Questhaven Road and Rancho Santa Fe 
Road are being implemented at a threshold which is 
slightly different from that called for in SEIR 95-30.
The ADT thresholds in the Mitigation Monitoring and 
Reporting Program for the following mitigation measures
does not include ADT generated as a result of very low-
income qualifying housing, construction office or model 
homes . 

7.3.4.2 Finding: Specific economic, legal, social, 
technological,. or other considerations, including 
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
the mitigation measures or alternatives identified in 
SEIR 95-30 at the ADT called for in that SEIR. 

7.3.4.3 Facts in Support of Findings: It is infeasible to count
the ADT generated by the very low-income qualifying 
housing in the traffic mitigation thresholds, because 
doing so will act as a disincentive to early development 
of the very low-income qualifying housing, at the same
time that the City needs such housing and is looking for 
incentives to encourage its early development. By
exempting the very low-income qualifying housing from the 
ADT cap, the Project may be able to construct such
housing sooner than required in the Papineau Settlement 
Agreement. Development of very low-income qualifying 
housing must be subsidized and does not generate the 
revenues required to fund regional improvements, so if
the traffic it generates counts against traffic 
mitigation thresholds, the Applicant will most likely
need to delay construction of such housing until the last
phases of the Project. 

While the City has not yet enacted the implementing 
statute for the State-mandated density bonus, that law 
requires not only a density bonus be given to developers 
who provide very low-income qualifying housing, but also
that additional incentives be provided to encourage
development of such housing. The City's decision not to
count traffic generated by the very low-income qualifying 
housing against the ADT thresholds for traffic mitigation
acts as a secondary incentive, in conformance with State
law.. 

The traffic generated by a construction office or
model homes .will be temporary, are off-peak trips and
difficult to measure. Moreover, SEIR 95-30 analyzed 
construction traffic impacts that included not only the 
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construction office but also construction vehicle traffic 
(i.e., deliveries, workers, etc. ), and concluded that
such traffic impacts were below a level of significance. 

7.4 Project Alternatives 

Final SEIR 95-30 has evaluated various alternatives 
to the Project. Section 6.0 of Final SEIR 95-30 provides
detailed descriptions and analysis of the alternatives in 
adequate . detail for a decision on whether the 
alternatives should be adopted in lieu of the Project, as
well as an analysis of the environmentally superior 
alternative. Because the Project will result in 
unavoidable significant environmental effects, the City 
must consider the feasibility of any environmentally 
superior alternatives to the Project that will attain 
most of the Project's basic objectives. A number of 
alternatives are identified in Final SEIR 95-30 which are 
intended to mitigate or substantially lessen the
significant unavoidable environmental impacts associated 
with the Project; Project/No Development; No 
Project/Existing Specific Plan; Alternative Site; and 
Estate Lot Alternatives. 

7.4.1 Project Goals. In considering and rejecting certain 
alternatives, the Project objectives must be weighed 
against the ability of the various alternatives to meet 
most of these objectives. The Project's objectives that 
were identified in Final SEIR 95-30 and considered in 
these Findings are: 

1) To create a residential community within the City 
of up to 3,126 market rate dwelling units, 
featuring a variety of product types and densities
that will help meet the demand for housing in the 
City and i appeal to, among others, first-time 
buyers, move-up families, estate lot buyers, and 
empty-nesters. 

2) To provide 272 affordable housing units satisfying
the requirements of the stipulated settlement of
the Papineau case. 

3) . To provide retail and commercial shopping 
opportunities for residents within the Specific 
Plan area and adjacent properties and eliminate 
unnecessary traffic into areas outside of the 
Specific Plan area. 

4) To provide for an open space system that will serve 
as community amenity by providing wildlife 
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corridors and active and passive recreation areas
for local and regional use. 

5) To preserve the major environmental resources and 
topographic character of the Specific Plan area. 

6) To implement a public facilities financing program 
that will allow for the construction of circulation 
element streets, such as Questhaven Road, and other 
improvements that provide benefits to areas outside
the Specific Plan area. 

7 ) To implement a comprehensive design and landscape 
program that will regulate the nature and 
appearance of development within the Specific Plan 
area and promote the aesthetic values of the 
project. 

8) To ensure that all public facilities and services 
are available. to serve the development within the 
Specific Plan consistent with City standards and 
requirements prior to or concurrent with 
development. 

9) To amend the General Plan and bring the Specific 
Plan into consistency with City and Community Plan 
policies. 

10) To achieve the orderly buildout of the project in a 
manner consistent with the Redevelopment Plan for 
the Project area, thus providing revenue to the
redevelopment agency and other participating
agencies. 

The City, having reviewed and considered the 
information in Final EIR SEIR 95-30 and the Public Record 
for the Project, finds that there are specific economic, 
social, or other considerations which make infeasible the 
Project alternatives identified in Final SEIR 95-30. 

7.4.2 No Project/No Development 

7.4.2.1 Description of Alternative: Section 6.2 of Final SEIR
95-30 describes and discusses the No Project/No 
Development Alternative, under which the significant 
impacts of the Project will be avoided or substantially 
lessened, but the property's potential to implement 
General Plan policies and programs will be under-
utilized. The City Redevelopment Agency's ("Agency") 
Project Area No. 3 goals will be delayed under this
alternative, postponing and diminishing the tax increment 
derived from the Project which will flow to the Agency 
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and to other participating agencies, including the County
and the San Marcos Unified School District. The 
provision of housing opportunities, including very low-
income qualifying housing, will not be realized, and the
Applicant's objectives will not be attained. Existing 
uses will continue, including operation of microwave 
towers atop Cerros de la Posas and two water reservoirs, 
transportation of water through the SDCWD aqueduct, and
treatment of water by the primary chlorine injection
facility. The abandoned, Spanish-style ranch home 
situated near Double Peak will continue to decline. No 
road improvements will be provided by the Applicant.
Thus, Questhaven Road will remain a two-lane roadway and 
will not be widened, relocated or extended to Twin Oaks 
Valley Road, and this regionally important circulation
thoroughfare will not be built. Site topography will 
remain in its present form. The City will be required to 
place the required affordable housing elsewhere. This 
alternative will delay, but not eliminate, the potential 
for future development. The neighborhood and regional 
park and associated trail system will not be built and 
conveyed to the City. The on-site natural open space 
will not be incorporated into the City's proposed BRMP. 
Overall, the property will remain in its present, 
undeveloped state and impacts will remain at existing low 
levels. 

Cultural resources will not be impacted by the
Project, although unauthorized excavations (pot hunting)
could occur. There will be no alteration of naturally 
occurring landforms, and the Project site's visual
quality will remain unaltered as open space. There will 
be no increases in nighttime illumination in North County 
as a result of the Project, and development of the
Project will not contribute to increased traffic or noise
along local roadways. Also, without grading or 
development activities, the property will not be expected
to experience increased surface water runoff into lower 
drainages, and air quality will remain unchanged. 

7.4.2.2 Finding: Specific economic, legal, social, 
technological, or other considerations, including 
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
the No Project/No Development alternative identified in
SEIR 95-30. 

7.4.2.3 Facts in Support of Finding: Implementation of the No 
Project/No Development Alternative would avoid the 
Project impacts which can be mitigated to a less than
significant level. The No Project/No Development 
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Alternative would also avoid the Project impacts which
cannot be mitigated to a less than significant level. 

Because no development would occur on-site, this
alternative would result in no Project impacts. However,
under the No Project/No Development Alternative, the
potential benefits associated with the proposed Project
would be lost. The No Project/No Development alternative 
would postpone and severely diminish the tax increment
derived from the Project which would flow to the San 
Marcos Redevelopment Agency and to other participatory 
agencies, including the County and the San Marcos Unified
School District. 

The neighborhood and regional parks and associated 
trail system to be provided by the Project would not be 
built and conveyed to the City. Schools in the San 
Marcos Unified School District would still operate beyond 
their capacity, and two elementary schools would not be 
provided by the Project. The funding for fire and
sheriff's facilities and services would not be provided 
by the Applicant. Road improvements would not be 
provided by the Applicant, including, but not limited to,
improved access to CSU-San Marcos and to SR-78. Although 
the No Project/No Development alternative would avoid or 
substantially lessen the significant impacts of the 
Project, it also would result in the under-utilization of 
the property's potential to implement General Plan 
policies and programs and would not attain the 
Applicant's objective of creating a balanced Master Plan 
residential community in San Marcos, composed of a 
variety of housing types. Neither would this alternative 
help to meet the City's goals for biological resource 
protection, recreation, housing, circulation, public
safety, adequate service facilities or expanded economic 
base. The City would have to find an alternative site 
for the very low-income qualifying housing which would be
provided by the Project, and the retail and commercial 
shopping opportunities for residents of the Project area 
and the surrounding community would not be provided under
this alternative. 

The basic goals of the Project and of the 
Redevelopment Plan would not be met under this 
alternative, and the property would remain in a blighted
condition. 
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7.4.3 No Project/Existing Specific Plan Alternative 

7.4.3.1 Description of Alternative: Section 6 of SEIR 95-30. 
describes and discusses the No Project/Existing Specific 
Plan Alternative. Under this alternative, the Project 
site would be developed in accordance with the Original 
Project. The Original Project would decrease residential 
development by 680 units from the Project as proposed, 
and would include a fire station, one 10-acre elementary 
site, a 300-room destination resort hotel and restaurant, 
neighborhood and residential parks, a swim and tennis
club for Project residents and an 18-hole championship
golf course and clubhouse facility. No affordable 
housing would be provided on-site, and the Papineau
lawsuit would be breached, with the probability of 
additional litigation and claims for damages and specific 
performance. Approximately 865 acres of the site would
be devoted to recreation/open space, and native open 
space/wildlife corridors would comprise 430 acres of the 
865 acres on-site. . More residential and commercial 
acreage and less open space acreage would be developed 
under the Original Project than under the proposed 
Project. Decreased population densities would reduce 
demands on public services, such as water and sewer 
facilities and fire and policy protection services. 
However, slight increases in water usage. would be 
realized as a result of the hotel/resort development 
water needs. Significant impacts would still be expected 
for fire and police protection given the current demand 
for these services. Mitigation fees and provision of 
fire station and sheriff's substation would mitigate the 
impact. Grading impacts also would be greater under this
alternative. 

7.4.3.2 Finding: Specific economic, legal, social, 
technological, or other considerations, including 
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible
the mitigation measures or alternatives identified in
SEIR 95-30-

7.4.3.3 Facts in Support of Finding: Although many environmental 
impacts caused by this alternative would be similar or 
slightly less than those anticipated for the Project, 
greater impacts would occur due to increased grading, 
decreased school acreage, increased traffic, increased 
visibility (Planning Area T) and increased water quality 
impacts. The off-site alignment for Questhaven/Twin Oaks
Valley Road; through the unincorporated area off-site to
the east, would be the adopted alignment for the roadway,
with the potential for greater growth inducing and
similar impacts. 
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If development occurs as approved in the Original 
Project, which proposes single-family residences
(Planning Area H2) and multifamily residences (Planning 
Area G) in the SDCWD easement, there could be greater 
land use conflicts than would exist with the Project as
proposed. As with the Project, the Original Project
would have a significant, unmitigated impact on landform 
alteration/visual quality. More extensive grading would
occur under this alternative as a result of the hotel in 
Planning Area T rather than custom homes as designated in 
the Project, and as a result of the southerly alignment
of Questhaven Road called for in the Original Project. 
The Questhaven Road alignment under this alternative also
would be more impactive. to biological resources, 
including California gnatcatcher habitat. Impacts to 

natural drainages would be greater under this 
alternative. The overall loss of open space constitutes
a significant biological impact, and significant impacts 
to the same three archaeological sites located within 
Planning Areas O and P would occur. Other impacts caused 
by grading would be similar to the Project. 

Grading within the Copper Creek drainage would be
greatly increased under this alternative. Further, the 
golf course to be developed under the Original Project 
would have water quality impacts associated with 
fertilizer/herbicides not posed by the Project. This 
alternative also would involve about 54 more vehicle 
trips, and significant traffic impacts would occur within
five intersections operating at less than acceptable LOS
after mitigation. Since no church/daycare/community 
services site was included in the Original Project, 
residents also would travel outside the Project area for 
these services, which would be associated with minor 
increases in vehicle trips and associated impacts. Since 
no retail/commercial use was proposed in the Original 
Project, future residents would have to travel some 
distance outside of the Project area for grocery and 
other everyday retail needs, which could impact air 
quality, traffic and noise due to increased vehicle 
trips. This alternative also would place Questhaven
Road, a major vehicular noise source, closer to existing
homes in Elfin Forest, and would result in significant,
but mitigable, noise impacts. 

The No Project/Existing Specific Plan Alternative's
effect on schools would be greater, because only one 
elementary school would be provided. Additional fees
would have to be paid to compensate for the additional
impact. Park impacts would be generated under this
alternative, since the neighborhood park site is being 
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acquired by the County as open space buffer to the
landfill. 

Unmitigable insignificant impacts to landform 
alteration and air quality would remain. While this 
alternative would meet most of the basic, Project 
objectives, it would not provide affordable housing and
amend the General Plan, and it would not avoid or 
substantially lessen any significant impacts of the
Project. 

7.4.4 Alternative Sites 

7.4.4.1 Description of Alternative: As discussed in Section 6.4 
of Final SEIR 95-30, the 1990 Final EIR evaluated three 
alternative sites to the Project that could support 
residential development in San Marcos: (i) the Heart of 
the City Specific Plan (HCSP) area, (ii) the Whitney 
Estates and (iii) Twin Oaks Valley. HCSP was rejected as
infeasible because of its orientation toward CSU-San 
Marcos development, since amendment of the Specific Plan
to accommodate more housing and less retail/commercial
would not serve the needs of the campus community. The 
Whitney Estates was rejected because the complexity of 
the terrain and the distance from services would make it 
hard to achieve the proposed density yields required to
make the project feasible. The Twin Oaks Valley area was 
evaluated further in the 1990 Final EIR, which concluded 
that the alternative site would not attain the majority 

of the Project objectives. In considering alternative 
sites for the Project, Final SEIR 95-30 used the Project 
objectives related to siting criteria, and concluded that 
the only property within the City of San Marcos and its 
redevelopment districts that would be capable of 
supporting many of the Project components would be the 
University Commons Specific Plan Area. 

7.4.4.2 Finding: Specific economic, legal, social, 
technological, or other considerations, including 
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
the mitigation measures or alternatives identified in
SEIR 95-30. 

7.4.4.3 Facts in Support of Finding: In considering alternative
sites for the Specific Plan Amendment, the objectives of 
the Project related to siting criteria were used; 
specifically, undeveloped locations within the City and
its redevelopment districts were used. As the 1990 Final
EIR explained, HCSP was rejected as infeasible because of
its orientation toward the CSU-San Marcos development, 
since amendment of the Specific Plan to accommodate more 
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housing and less retail/commercial would not serve the
needs of the campus community. The Whitney Estates was
rejected because the complexity of the terrain and the
distance from services would make it hard to achieve the 
proposed density yields required to make the project
feasible. The Twin Oaks Valley area was rejected as 
infeasible because it would not be able to attain most of 
the basic project objectives of the Project. A review of 
lands within the redevelopment districts concluded that 
the University Commons Specific Plan Area would be the
only property within the districts capable of supporting
many of the Project components. However, development of 
the University Commons Specific Plan Area with uses 
allowed by the Project would not avoid or substantially
lessen project impacts to air quality or landform 
alteration. Final SEIR 95-30 concluded, therefore, that 
there is no feasible alternative site for the Project, 
since development of the University Commons Specific Plan 
Area -- the only property within the City and its
redevelopment districts capable of supporting many of the 
Project components -- would not avoid or substantially 
lessen Project impacts to air quality and landform
alteration. For these reasons, no feasible alternative 
sites exist in the City that would both meet most of the 
objectives and substantially lessen any significant 
environmental impacts. 

7.4.5 Lower-Density Alternative 

7.4.5.1 Description of Alternative: Section 6.5 of Final SEIR 
95-30 describes and discusses the Estate Lot Alternative. 
Development of this alternative would reduce densities by 
replacing all proposed lots with minimum 0.5 to 8 acre 
estate lots on-site. A total of 467 homes would be 
allowed under this alternative. 

A fire station, a school and a park also would be
provided. Under this alternative, the Project's 
retail/commercial acreage would be developed with 
residences rather than commercial uses. Questhaven Road 
would be reduced in size and would not be realigned. A 
General Plan Amendment would be needed to relocate the 
road alignment and to downgrade the roadway 
classification of the circulation area. The development 
envelope would remain the same as the proposed Project, 
thus permanent open space areas would be essentially the 
same as the proposed Project. The Estate Lot Alternative
would require an amendment of the General Plan and
Specific Plan to implement. 

The required affordable-housing need would not be 
met on-site, and the Papineau settlement would be 
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breached, possibly resulting in litigation and claims for
damages and specific performance. Development impacts to
biological resources, cultural resources, hydrology and 
geology/soils would remain approximately the same under
this Alternative. Land use conflicts would be resolved 
through shifting housing away from the landfill, the 
NCRRA facility and the SDCWD easement. The primary 
environmental benefits of this alternative would be the 
implementation of specialized grading techniques, fewer 
manufactured slopes, stepped building pads and custom 
homes , which would minimize grading impacts of the
development. Substantial reductions in traffic, noise 
and air quality impacts would result. The 
environmentally superior alternative is the No Project/No 
Development alternative; the Estate Lot Alternative is 
the environmentally superior alternative among the other 
alternatives to the Project. 

7.4.5.2 Finding: Specific economic, legal, social, 
technological, or other considerations, including 
considerations for the provision of employment 
opportunities for highly trained workers, make infeasible 
the mitigation measures or alternatives identified in 
SEIR 95-30. 

7.4.5.3 Facts in Support of Finding: The amount of tax increment 
to the Redevelopment Agency and other participating 
agencies would be significantly reduced with this 
alternative due to the greatly diminished value of the 
proposed taxable improvements. The custom lot grading 
would substantially reduce Project impacts to natural 
landforms and the decreased residential population would
allow the air quality impacts to fall below thresholds of
significance and growth rates anticipated in the RAQS. 

Despite the environmental benefits of this 
alternative, it would not achieve most of the basic 
Project objectives, such as (1) providing a variety of 
housing types and densities, including very low-income 
qualifying housing; (2) allowing for the construction of 
Questhaven Road to Twin Oaks Valley Road, which provides 
access to SR-78; and (3) providing redevelopment revenues
to the City and other agencies. Additionally, regional
demand for estate lot housing is lower than most 
affordable product types, and other competing Projects
are in more marketable locations in the County (i.e.,
away from a landfill) . 
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FINDINGS REGARDING OTHER CEQA CONSIDERATIONS 

8 . 1 Growth- Inducing Impacts of the Project 

The Project, with a maximum density of 3,398
dwelling units, will generate a population increase of
approximately 9,752 by the year 2015 based upon SANDAG's
(1994) persons per dwelling unit projections for the year
2000. Because the Project is phased, the population 
increase will be phased as well. . 

Development of the Project site could induce growth,
encourage development at a level that was not anticipated
in the City and County General Plans, and encourage
development to occur more rapidly due to the provision of 
public services and utilities that are more readily
available within the City boundaries or in nearby 
unincorporated areas. Public services and utilities 
proposed to serve the Project may provide an opportunity
for the development of higher densities than will be 
associated with areas lacking the same services. 

The Project also proposes development of 
recreational facilities, such as a regional and 
neighborhood park and a retail/service oriented 
commercial area. However, the park facilities represent 
a relatively low-intensity, passive land use. The scale 
of commercial activity will be limited and its market 
share is anticipated to generally draw from areas within
the immediate vicinity. Therefore, recreational and
commercial amenities associated with the Project will not
attract a substantial amount of economic activity or new 
population to the area. 

Much of the developable land in the general area
already has been built or is planned for development. A
majority of the development activity near the Project is 
associated with the planned or partially built University 
Commons, Elfin Forest, Lake San Marcos, La Costa Meadows 
Industrial Park, Coronado Hills, Rancho Coronado, San 
Marcos Landfill, Discovery Hills, Rancho Vera Cruz, and
CSU-San Marcos. The Project will result in development
that is similar to the planned and built projects in the 
surrounding areas of the City. 

The unincorporated area generally east and southeast
of the Project site is rural and largely undeveloped. The 
existing homes generally use septic systems, and some use
ground water. Access is limited to narrow roadways, some
of which are unpaved. . The Project will bring with it
urban levels of service and extensions of regionally 
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serving infrastructure and public facilities, such as the
fire and sheriff's facilities and services. 

The Original Project and the Questhaven/La Costa 
Meadows Community Plan call for a alignment of 
Questhaven/Twin Oaks Valley Road through the middle of 
this adjoining unincorporated area. The Project proposes 
an adjustment of the adopted alignment for 
Questhaven/Twin Oaks Valley Road away from the 
unincorporated area and into the Project boundary, 
avoiding the unincorporated area. Thus realignment 
greatly avoids potential growth-inducing impacts from the 
previously adopted road alignment. Nevertheless, given 
that major regional and local serving road infrastructure 
will be extended several miles and that water, 'sewer, and 
other utilities will be extended to serve the Project, 
which could remove barriers to growth, some 
growth-inducing impacts are expected to occur within the 
nearby unincorporated area. This growth inducement may 
place increased demands on police and fire services,
schools, and other community services. 

8 . 2 Significant and Unavoidable Project Impacts 

The Project's environmental effects are discussed in
detail in Section 3 of SEIR 95-30. In most cases, the 
potential impacts identified as significant can be
adequately mitigated or reduced to levels below 
significance through incorporation of mitigation measures 
and implementation of Specific Plan Amendment policies. 
The following significant impacts, however, cannot be 
fully mitigated or reduced to levels below significance
by reasonably practicable measures: 

Permanent alteration of landforms; 

On-site and off-site visual incompatibility due to
visibility of excessively large manufactured slopes
(partially) ; 

Traffic; 

Air quality; 

Land Use (cumulative) ; 

Landform Alteration/Visual Quality (cumulative) ; 

Traffic (cumulative) ; 

Air Quality (cumulative) ; and 
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Hydrology (cumulative) . 

Significant Irreversible Environmental Changes 

Project implementation will involve permanent
development of up to 3,398 residential dwelling units, a
13.2 commercial site, two elementary school sites, a
5.6-acre institutional/community services site, a 20-acre 
active and 15-acre passive use neighborhood park,
regional park for passive/active recreational uses, other 
miscellaneous uses, and a roadway network and utilities
to serve the Project. 

Development of the Project site will require 
commitment of several types of limited resources for both 
actual and long-term operation, including lumber and
other forest products, sand and gravel, energy, asphalt, 
petrochemical construction material, various metals, 
equipment, water, and fuels. Many of these nonrenewable 
or non-recyclable resources and their consumption 
represent an incremental addition to the cumulative use
of such resources worldwide. 

The Project area has diverse, high-quality visual 
character, with varied topographic features, prominent 
ridgelines, and landforms. Grading, cut and fill slopes
and construction of structures will result in landform 
alteration and reduce visual quality. The Project site 
also supports sensitive biological resources. The loss 
of natural open space to the Project, and its associated
visual and biological resources, will represent an
irreversible environmental change. 

Grading, compaction, and construction of impervious 
surfaces associated with the Project will alter local
drainage channels and runoff characteristics, potentially 
increase erosion rates, and potentially exacerbate the
loss of native topsoils. Losses of these undisturbed 
open space attributes are considered permanent within the 
Project limits due to the effects of Project-related
grading, compaction, and construction of impervious
surfaces. Additionally, the Project will permanently
increase noise traffic levels in the area. 
Implementation of the Project also will degrade the
existing cultural resources on the Project site. These
effects are irreversible changes. 

About 57: of the physical Project area will change
from its present condition to residential, commercial, 
roadway, refined open space, parks, and related 
development. Almost every physical aspect of the 
portions of the Project site proposed for development 
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will change from present conditions to accommodate the 
development . Specific impacts associated with the 
above-mentioned changes are discussed throughout SEIR 95-
30 for each resource area. Significant development is
contemplated and actually encouraged by the redevelopment 
plan approved for Redevelopment Project Area No: 3, which
includes the Project. Additionally, VWD sewer and water
master plans anticipated a large development project. 
The Project is designated for future development by the 
Questhaven/La Costa Meadows and Barham/Discovery
Community Plans. Both plans identify the area as a 
Specific Plan Area and mandate coordinated and sensitive 
development of this area. Mitigation measures are
incorporated into SEIR 95-30 that will mitigate
identified Project impacts. The Original Project 
contemplated a similar land use development, with 
essentially the same landform, visual, biological, 
hydrological, noise, traffic, and public services 
impacts. 

STATEMENT OF OVERRIDING CONSIDERATIONS 

Based on the evidence presented in Final SEIR 95-30,
the following Findings of Fact have been made: 

(a) Changes or alterations have been required in, or 
incorporated into, the Project which mitigate or
avoid the following potentially significant direct 
or indirect environmental effects thereof to below 
a level of significance: Land Use; Landform
Alteration/Visual Quality (partially) ; Biological 
Resources; Cultural Resources; Noise; Schools; 
Water and Sewer Availability; Fire and Police 
Protection; Parks and Recreation; Solid Waste
Disposal; Geology/Soils; and Hydrology 

( b ) Changes or alterations have been required in, or 
incorporated into, the Project which mitigate or 
avoid the following potentially significant 
cumulative environmental effects thereof to below a 
level of significance: Biological Resources;
Cultural Resources; Noise; Schools; Water and Sewer 
Availability; Fire and Police Protection; Parks and
Recreation; Solid Waste Disposal ; and 
Geology/Soils. 

(c) Specific economic, legal, social, technological or
other considerations make infeasible the mitigation 
measures or project alternatives identified in
Final SEIR 95-30 to reduce the following direct or 
indirect impacts to below a level of significance: 
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Landform Alteration/Visual Quality (partially) ;
Traffic and Air Quality. 

(d) Specific economic, legal, social, technological or
other considerations make infeasible the mitigation 
measures or project alternatives identified in
Final SEIR 95-30 to reduce the following cumulative 
impacts to below a level of significance: Land Use;
Landform Alteration/Visual Quality (partially) ;
Traffic; Air Quality; and Hydrology. 

Sections 15043 and 15093 of the CEQA Guidelines can 
be summarized below: 

(a.) CEQA requires the decision-maker to balance 
benefits of a proposed project against its 
unavoidable environmental risks in determining 
whether to approve the project. If the benefits of 
a proposed project outweigh the unavoidable adverse
environmental effects, the adverse environmental 
effects may be considered "acceptable." 

(b) Where the decision of the public agency allows the 
occurrence of significant effects which are
identified in the final EIR but are not at least 
substantially mitigated, or if a mitigation measure 
set forth in the final EIR is not feasible to 
implement, or is not feasible to implement at the
time called for in that EIR, the agency shall state 
in writing the specific reasons to support its 
action based on the final EIR and/or other 
information in the record. This statement may be 
necessary if the agency also makes a finding under 
Section 15091 (a) (2) or (a) (3) . 

(c) If an agency makes a Statement of Overriding
Considerations, the statement should be included in 
the record of the project approval and should be
mentioned in the notice of determination. 

The Project will have significant direct, indirect
or cumulative impacts on the following environmental
issues: 

Landform Alteration/Visual Quality (partially) 
Traffic;. 

Air quality; 

Land Use (cumulative) ; 
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Landform Alteration/Visual Quality (cumulative) ; 

Traffic (cumulative) ;. 

. Air Quality (cumulative) ; and 

Hydrology (cumulative) . 

The City has adopted all feasible mitigation
measures with respect to these impacts. The City also 
examined a range of alternatives to the Project, none of 
which both meets the Project objectives and is 
environmentally preferable to the approved Project. 

Accordingly, the City adopts the following Statement
of Overriding Considerations based on information in
Final SEIR 95-30 and on other information in the record. 
The City, , pursuant to the CEQA Guidelines, after
balancing the benefits of the Project against the
unavoidable environmental effects "which remain 
significant and after all feasible mitigation measures 
and alterations have been incorporated into the Project, 
and after the Project alternatives that will lessen or 
avoid such significant impacts have been rejected as 
infeasible, determines that the Project impacts are 
acceptable due to the following, each of which 
individually will be sufficient to outweigh the adverse 
environmental impacts of the Project: 

Implementation of the Project will provide
direction, purpose and a climate for combined 
public and private investment which will result in
benefits to the community as a whole. 

The goals and objections of Redevelopment Project 
Area No. 3, including improving the economic
climate, the elimination of blighted conditions, 
the construction of public improvements and the 
provision of community facilities will all be 
achieved through Project development. 

The Project will create a cohesive and unified
community through the strengthening of physical, 
economic and social ties between residential, 
commercial, industrial and recreational land uses 
within and in the vicinity of the Project area. 

Development of the Project will increase employment 
opportunities within the City and the region for
construction and related jobs, as well as for employment 
within the neighborhood retail center which is proposed
for the Project. 
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City's proposed BRMP and will provide important linkages
to regional wildlife corridors which are in the process
of being established under the County-wide NCCP. 

Approximately 50% of the Project area will be preserved
as active and passive open space for the enjoyment of
future Project residents, residents of San Marcos and 
others. 

Approximately 11 miles of multi-use trails will be
implemented by the Project which will link the parks, 
schools, residential neighborhood, active recreation,
view over-looks and native open space, as well as to 
provide linkages to off-site trail connections. This 
trail system will provide opportunities for hiking 
biking and horseback riding and help reduce the 
dependency on automobiles by providing an alternative 
means of access. 

Through the generation of property tax increment 
generated by Project development, local governmental 
agencies are projected to receive over $600 million in
tax increment which can be utilized for the construction 
of infrastructure and facilities, income qualifying
housing, schools and other improvements for the benefit
of the community. 

The Amended Development Agreement requires the Project 
developer to pay $3, 020,000 to the City for the
acquisition of fire equipment, construction of fire 
facilities, staffing of fire personnel and provision of 
sheriff's facilities. 

The Project is projected to contribute over $24.85 
million towards the implementation of circulation element 
roadways such as Questhaven/Twin Oaks Valley Road and 
Rancho Santa Fe Road. If the Project had only been 
required to contribute the Public Facility Fee (PFF) for 
circulation streets ($1, 915 for single family, $1, 148 for 
multi family, etc.), as is the requirement for many 
projects, the Project will have been required to provide 
less than $6.6 million in fees for circulation element 
streets. Thus the Project will be responsible for 
approximately 3.7 times the normal PFF amount for 
circulation street improvements. 

The elementary school impact from development of the
Project is equivalent to the demand for approximately 1.4 
new elementary schools. However, project implementation
will provide two elementary school sites to serve the 
students generated by this development as well as from 
other adjacent properties. The Project also will enter 
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A broad spectrum of housing opportunities will be offered
through the development of the Project for a wide range
of income levels and housing needs. This includes 272
income qualifying housing units which will help the City
meet its requirements under redevelopment law. 

Project development will be implemented through
comprehensive design guidelines which will ensure 
complimentary, high-quality. architecture and landscaping

elements within the master-planned community. Buildout
under these guidelines and the Project's Amended
Development Agreement will provide the City with the 
ability to guide long-term development of the area in a 
cohesive and organized fashion. 

The inclusion of a variety of land uses including
residential, commercial, institutional, recreational and 
open space, all in proximity to the other, will help to 
promote a sense of community and economic efficiency. The 
higher intensity uses are sited along the primary 
transportation corridor with the lower intensity uses
sited in the higher elevations of the Project. 

Implementation of the Project through the Amended 
Development Agreement provides a mechanism by which the 
Redevelopment Agency can assist, complement and 
coordinate public and private development, redevelopment, 
revitalization and enhancement of the community. 

The Project will provide for the completion of a portion
of the City's General Plan Circulation Element streets,
for a more efficient and effective transportation system. 
This includes providing improvements for street segments 
which are currently failing to meet operating standards 
even prior to Project impacts and need as identified in
the SEIR. 

Ensures comprehensive development in accordance with 
Specific Plan design guidelines under a single ownership. 

The General Plan Amendment provides for the relocation of 
Questhaven Road into a new road alignment which
significantly avoids sensitive habitat for an animal
listed as "threatened" undo the Endangered Species Act as
well as which affords the widening of designated wildlife
corridors. The realignment will reduce the quantity of 
grading necessary to construct this roadway, as well as
reduce the overall cost of construction. 

The Project designates over 800 acres for preservation as
natural open space which will serve to help establish 
designated wildlife and preserve are as part of the 

00569CALENDAR PAGE. 

DAL. 0152MINUTE PAGE. 



Page 102 
Findings 

into a mitigation agreement with the San Marcos School 
District for construction of elementary and secondary 
school facilities. 

Development of the Project. will result in some 41,695 
person years of employment for construction and 
associated fields of work, including engineering and 
design professionals, or an average of 3,475 jobs per 
year during the twelve-year Project build-out. In 
addition, during and after Project construction, 
approximately one job for every two households will be
created through household expenditures, which itself is 
estimated to result in 1, 500 ongoing jobs in the retail
and service industries. 
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