Response to Comments

Response to Comment Letter I30
Rick Elkin
August 8, 2017
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The Villages – Escondido Country Club Final EIR

I30-1

The City of Escondido (City) acknowledges the
comment as an introduction to comments that follow.
This comment is included in the Final Environmental
Impact Report (EIR) for review and consideration by the
decision makers prior to a final decision on the Project.
The comment does not raise an environmental issue.

I30-2

The City acknowledges the comment and notes it
expresses the opinions of the commenter and does not
raise an issue related to the adequacy of any specific
section or analysis of the EIR. The City has an
application process for land development proposals,
which complies with the California Environmental
Quality Act statute and California Environmental
Quality Act Guidelines. As stated in Section 1.2.1 of
the EIR, the Project includes several recreational and
social amenities, including but not limited to a
swimming pool, a gym, a fitness center, trails, banquet
facilities, a courtyard, a convenience grocery store,
and a small concert/performance facility. The Project’s
density and compatibility with the surrounding area
were analyzed in Section 3.1.5, Land Use, of the EIR.
As stated in Section 3.1.5, the Project site is currently
designated in the Land Use Element of the General Plan
as Residential Urban I, which allows for up to 5.5
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dwelling units per acre. The Project includes 392
dwelling units on approximately 109.3 acres, which
results in a density of 3.6 dwelling units per acre.
Therefore, the Project is consistent with the density
assigned by the City’s General Plan.
I30-3

The City acknowledges the commenter’s opinion
regarding the proposed traffic mitigation. The City
does not agree that the mitigation is insufficient to
handle the additional vehicles resulting from the
Project. The Project’s Street Alignment Plan (SAP)
would “provide a series of intersection improvements
designed to calm traffic speeds and enhance pedestrian
and bicycle circulation” (EIR page 2.7-1). The EIR
states that the SAP has the following goals, as further
explained in the EIR and Appendix 2.7-1 (EIR pages
2.7-1 through 2.7-2):
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Traffic Calming – the intent of the
SAP features is to reduce speeds on
the roadway. Volumes are well
within the existing capacity of the
roadway, and while some cut
through traffic from I-15 [Interstate
15] to SR-78 [State Route 78] may
be occurring, the existing traffic
counts indicate the majority of
traffic is from Escondido. Therefore,
reductions in volume may occur
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with the calming features, but that is
not the express goal.
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Multi-Modal Encouragement – the
Project envisions that its public
amenities including the bar/grill
and event space, as well as its
HOA [homeowner’s association]
facilities will be seen as amenities
to both its non-contiguous villages
as well as the broader community
along the Country Club Lane
corridor. Separate from the SAP,
the Project is providing a
comprehensive trails network to
encourage
multi-modal
(nonautomobile) circulation throughout
the vicinity. To augment this
vision, and to complete the
roadway’s bicycle circulation
classification, the SAP focuses
strongly
on
improving
the
pedestrian and bicycle users’
experience by providing enhanced
crosswalks and large, buffered bike
lanes to encourage bicycle
circulation.



Enhanced

Aesthetics

–

The
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existing community had previously
enjoyed an identity strongly
connected to the previous golf
course use. The Project intends to
maintain this sense of community,
and to integrate its residences with
not only the proposed land uses,
but with design features throughout
the SAP that will provide
community character as well as
traffic
calming
benefits.
Noteworthy and attractive features
such as the roundabouts will
provide a unique, identifying
characteristic, and will capitalize
on the already attractive mature
landscaping and medians along the
corridor.
Appendix 2.7-2 of the EIR (page 1) clarifies that the
improvements proposed in the SAP include
roundabouts at Golden Circle Drive and La Brea Street,
intersection enhancements at Firestone Drive (all-way
stop control with pedestrian crosswalks and curb
bulbouts), traffic signals with pedestrian crosswalks at
Gary Lane and Nutmeg Street, and narrowed lanes and
buffered bike lanes to calm traffic speeds and provide
an enhanced multi-modal experience.
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Appendix 2.7-2 goes on to explain that “the Project
would include community-serving commercial and
recreational facilities, which would reduce not just
Project VMT [vehicle miles traveled], but are also
expected to reduce existing community-wide VMT”
by locating restaurant and retail uses in the community
and accessible by non-vehicular transportation
(Appendix 2.7-2, page 2). The proposed buffered
Class II bike lanes would also “provide a high level of
comfort for cyclists” (Appendix 2.7-2, page 2).
Intersection improvements (stop/signal control, cross
walks, and bulbouts) “would work in conjunction with
the proposed trails to encourage and facilitate
pedestrian circulation along the corridor” (Appendix
2.7-2, page 2). In sum, the community-serving
amenities and multi-modal enhancements would work
together to reduce vehicular travel from the Project
and in the community and encourage bike and
pedestrian use.
I30-4
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The City acknowledges the comment and does not
agree that the visual simulations were not adequately
representative of the Project. The visual simulations
were prepared by the environmental consultant under
the review and direction of the City. Key Views 1, 3,
4, 6, 7, and 8 (shown on Figure 3.1.1-1) are directed at
proposed homes and depict the landscaping, setbacks,
walking paths, and bulk and scale of the homes (see
Figures 3.1.1-2, 3.1.1-4, 3.1.1-5, 3.1.1-7, 3.1.1-8, and
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3.1.1-9). Key View 2 illustrates the proposed
Clubhouse (see Figure 3.1.1-3). Key View 5 illustrates
an open space area with homes in the background (see
Figure 3.1.1-6). Pursuant to the California
Environmental Quality Act, the visual simulations
analyzed must be representative of public views. It is
not clear which visual simulations the commenter is
referring to, but the City does not agree that they are
focused on street views of open spaces.
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I30-5

The City acknowledges the comment and notes it
expresses the opinions of the commenter and does not
raise an issue related to the adequacy of any specific
section or analysis of the EIR. The City will include
the comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.

I30-6

The comment expresses concern regarding whether
adequate recreational facilities will be provided to
support the Project. As analyzed in Section 3.1.8,
Recreation, of the EIR, the Project incorporates an
extensive Open Space System that includes
approximately 4 miles of walking trails, a series of
pocket parks, and environmental drainage/landscape
features that act as buffers. The greenbelt, which
includes a series of pocket parks along the 4 miles of
meandering trails that interconnect the three proposed
residential villages, is approximately 29 acres. The
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walking trails and pocket parks would be open to the
surrounding neighborhoods and the Escondido
Country Club community. More intensive active
recreational facilities, including a gym, swimming
pool, and tennis/pickle ball courts, would be located
on site in proximity to the new Clubhouse. These
private facilities would be available to the new
residents that purchase homes and to nearby residents
who choose to purchase membership for the
Clubhouse. Additionally, the developer would be
required to pay the City’s park fee of $4,129 per
dwelling unit, minus the eligible parkland provided on
site by the Project. This payment of $1,618,568 would
ensure that the City’s established parkland and
recreational facility standards are met with respect to
the additional needs created by the development. Due
to the payment of the park fees and the development
of on-site open space and recreation areas, increase in
the use of existing neighborhood parks is not expected
to result in substantial deterioration or adverse effects
to the existing park, and impacts would be less than
significant. The comment does not raise any specific
issues related to the analysis provided in the EIR.
I30-7
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As stated in Section 2.2.1 of the EIR, the City
establishes regulations and standards for the
preservation, protection, and selected removal of
mature and protected trees. A City-issued vegetation
removal permit is required before clearing, pruning, or
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destroying vegetation and before any encroachments by
construction activities that disturb the root system
within the dripline (i.e., the outer extent margin of a
tree’s canopy) of any mature and protected trees.
Mature and protected trees are further defined in the
EIR. As stated in Sections 2.2.3 and 2.2.4 of the EIR,
the Project would result in potentially significant
impacts to 601 mature trees and 18 protected trees.
Therefore, as described in Section 2.2.5, the EIR
applies Mitigation Measure M-BI-3, which requires
the applicant to replace impacted mature trees at a
minimum 1:1 ratio, unless otherwise determined by
the City. The applicant shall replace protected trees at
a minimum 2:1 ratio, unless otherwise determined by
the City. The number, size, and species of replacement
trees shall be determined on a case-by-case basis by
the City’s Director of Community Development. With
implementation of this mitigation measure, potential
impacts to mature and protected trees would be less
than significant.
I30-8
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The City acknowledges the comment and notes it
expresses the opinions of the commenter and does not
raise an issue related to the adequacy of any specific
section or analysis of the EIR. The City will include
the comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.
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Response to Comment Letter I31
Gary Erickson
July 18, 2017
I31-1

The City of Escondido (City) acknowledges the
comment as an introduction to comments that follow.

I31-2

The commenter lists several factors to consider in
relation to the Project. Each factor that relates to
environmental topics was analyzed in the
Environmental Impact Report (EIR) in the following
sections. The comment does not raise any specific
issue related to the adequacy of the EIR.
Zoning: As stated in Section 3.1.5, Land Use (page
3.1.5-12), “the Project involves construction of a
planned residential development and open space
system, as allowed under the General Plan and Zoning
Ordinance.” Additionally, the following is stated in
Section 3.1.5 (page 3.1.5-14):
The Project site is currently designated in
the Land Use Element of the General Plan
as Residential Urban I, which allows for up
to 5.5 dwelling units per acre. The Project
includes a total of 392 dwelling units on
approximately 109.3 acres, which results in
a density of 3.6 dwelling units per acre.
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The Project’s density relates to both the land use
designation and the zoning.
Pre-existing Covenants: This comment does not
pertain to an environmental issue; therefore, no
response is required.
Slopes: As discussed in Section 3.1.3, Geology and
Soils, all slopes would be drained and properly
maintained to reduce erosion.
Flood Plains: Section 3.1.4, Hydrology and Water
Quality (page 3.1.4-2), states that the Project site is not
located in a 100-year flood hazard zone. Federal
Emergency Management Agency Insurance Rate
Maps indicate the Project site is not located within a
mapped flood hazard area. Drainage from the site
would flow off site to downstream San Diego County
flood control facilities.
Wetlands: Disturbed wetland was found to occur on
the Project site as discussed in Section 2.2, Biological
Resources. The disturbed wetland area covers 0.04
acres of the site. With appropriate mitigation, which
shall provide for replacement of impacted sensitive
habitat in an amount to satisfy a no-net-loss standard,
impacts would be less than significant.
Culturally Sensitive Areas: As stated in Section 2.3,
Cultural Resources (page 2.3-22), no cultural
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resources have been identified within the Project site
or documented in previous studies. An archaeological
resources monitoring program, along with other
mitigation, shall be implemented that would mitigate
potentially significant cultural impacts and ensure that,
in the event that any previously undetected cultural
resources are encountered, resources are appropriately
dealt with. The City will include the comment as part
of the Final EIR for review and consideration by the
decision makers prior to a final decision on the
Project. No further response is required.
I31-3
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The City has an application process for land
development proposals that complies with the
California Environmental Quality Act (CEQA) and
CEQA Guidelines. The EIR is not a decision-making
document. Rather, the EIR is an informational
document that will inform decision makers and the
public about the potential significant effects of the
Project, identify possible ways to minimize these
significant effects, and describe reasonable
alternatives to the Project. CEQA Guidelines, Section
15126.6(a), states “an EIR need not consider every
conceivable alternative to a project. Rather it must
consider a reasonable range of potentially feasible
alternatives that will foster informed decision making
and public participation” (14 CCR 15126.6(a)). The
range of alternatives required in an EIR is subject to
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the “rule of reason” (14 CCR 15126.6(f)).
The EIR evaluates the following four alternatives in
detail: (1) No Project/No Development Alternative,
(2) 158-Unit Reduced-Density Alternative, (3) 138Unit Reduced-Density Alternative, and (4) 279-Unit
Reduced-Density Alternative (EIR page 4-6).
Therefore, the EIR considers an adequate range of
potentially feasible alternatives to foster informed
decision making and public participation.
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I31-4

The City acknowledges the comment’s description of
past development on the Project site.

I31-5

The City has an application process for land
development proposals, which complies with CEQA
law and CEQA Guidelines. CEQA requires an
evaluation of the Project. The Project includes the
development of 392 residential units on approximately
109 acres and includes a series of actions (see Table 11, Proposed Discretionary Approvals and Permits
(EIR page 1-16)). The EIR is not a decision-making
document. Rather, the EIR is an informational
document that will inform decision makers and the
public about the potential significant effects of the
Project, identify possible ways to minimize these
significant effects, and describe reasonable
alternatives to the Project. The City shall practice its
decision-making power to decide if the Project or one
of the alternatives shall be approved or denied. This
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comment does not raise an environmental issue;
therefore, no further response is required.
I31-6

See response to I31-5. Additionally, CEQA requires
that an EIR specify the existing physical
environmental
conditions
to
establish
the
“environmental baseline” against which project
impacts may be evaluated (14 CCR 15125(a)).
Environmental impacts generally should be examined
in light of this baseline environment as it exists when a
project is approved (14 CCR 15125(a)). The EIR
properly considered the Project’s effects against the
existing environmental baseline, which has been
established as required under CEQA.
The EIR is not a decision-making document. Rather,
the EIR is an informational document that will inform
decision makers and the public about the potential
significant effects of the Project, identify possible
ways to minimize these significant effects, and
describe reasonable alternatives to the Project. The
City shall practice its decision-making power to
decide if the Project or one of the alternatives shall be
approved or denied.
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Response to Comment Letter I32
Gary Erickson
July 18, 2017
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The Villages – Escondido Country Club Final EIR

I32-1

As shown in Figure 2.7-14 of Section 2.7,
Transportation and Traffic, of the Environmental
Impact Report (EIR), all intersections will operate at a
level of service (LOS) C or better and all roadway
segments will be mitigated to below a level of
significance with exception the El Norte Parkway onramp to Interstate (I-) 15, which relies on the
California Department of Transportation (Caltrans) to
allow the proposed mitigation measure to be
completed. The proposed Project would therefore not
create a significant impact to traffic congestion, as
mentioned in the comment.

I32-2

The City of Escondido (City) acknowledges the
commenter’s concerns regarding visibility at the
intersection of Via Alexandra and Nutmeg Street. As
stated in EIR Section 2.7, Transportation and Traffic,
Mitigation Measure M-TR-4 would require the
constructions of interim improvements in the existing
right-of-way on southbound Nutmeg Street between
La Paloma Avenue and Via Alexandra to provide a
wider travel lane, and curb, gutter, and sidewalk
improvements to the satisfaction of the City engineer.
These improvements will enhance vehicular,
pedestrian, and bicycle circulation and will increase
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capacity to mitigate the Project’s impact. Through
widening the travel lane on Nutmeg Street and
clearing of trees within the public right-of-way, sight
visibility northerly of the driveway intersection will be
improved.
With
implementation
of
these
improvements, the near-term significant direct and
cumulative impacts from the proposed Project would
be reduced to less than significant.
I32-3
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The commenter is correct, and this has been revised in
the Specific Plan. The commenter’s subject segment
of Nutmeg Street is classified as a Local Collector on
the City’s Circulation Element. This calls for a 64-foot
paved width in 84 feet of right-of-way. Currently, the
subject segment provides approximately 32 feet, and
therefore does not meet the City’s Circulation Element
standard. The addition of daily Project traffic requires
mitigation, which is provided via: (1) widening of the
substandard
subject
section
to
provide
curb/gutter/sidewalk to enhance multi-modal mobility
and to accommodate pedestrians outside of the
roadway, and 2) restriping and improving the El Norte
Parkway/Nutmeg Street signalized intersection to
provide dual southbound left-turns to more efficiently
move traffic from the Nutmeg Corridor to the El Norte
Parkway corridor during the AM peak hour. Further
project features that will improve corridor operations
include; 1) signalization of the Country Club
Lane/Nutmeg Street intersection to the north as part of
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the SAP, and; 2) half-width frontage improvements to
Nutmeg Street south of Country Club Lane with
development of Village 3.
Collectively, these
mitigation measures and Project features will improve
corridor throughput to mitigate the Project’s impacts.
As stated in Section 2.7, Transportation and Traffic, of
the EIR, Caltrans’ construction practices require
temporary traffic control planning during any
activities that interfere with the normal function of a
roadway to ensure efficient ingress/egress of vehicles.
Construction will be broken up into phases. This in
and of itself distributes traffic both temporally and
spatially as compared to full buildout traffic from the
Project, which generates 4,280 average daily trips
(ADT) and is analyzed in the Draft EIR. The worstcase period of construction traffic will relate to the
import of fill material with heavy vehicles. Of this
import period, four phases are proposed. Of these four
phases, “Phase 3” is the worst case from a traffic
perspective, generating 218 ADT (436 ADT adjusted
to reflect the heavy vehicles), over a period of 19 days.
LLG prepared a supplemental analysis of these trips
dated September 12, 2017, and appended to these
responses as Appendix 8-3. That analysis supports the
conclusion of the TIA that no construction-related
impacts would occur.
In regards to noise associated with construction

October 2017
The Villages – Escondido Country Club Final EIR

9993
RTC-I32-3

Response to Comments
vehicle trips, the City restricts the times of day when
construction may occur (i.e., 7 a.m. to 6 p.m. Mondays
through Fridays, 9 a.m. to 5 p.m. on Saturdays and not
at all on Sundays or public holidays). With
implementation of the City’s noise restrictions,
construction impacts would be less than significant.
See response to I32-1. As stated in response to I32-2,
Mitigation
MeasureM-TR-4
will
include
improvements to Nutmeg Street. All additional project
trips were included in the modeling and are thus
accounted for in mitigation measures for the proposed
Project. This comment is included in the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project. No further response
is required or necessary.
As shown in Table 2.7-1, Existing Traffic Volumes,
Nutmeg Street has been thoroughly analyzed on three
major segment of this road including El Norte
Parkway to north of Country Club Lane. Table 2.7-7
shows the near-term street segment operations for
Nutmeg Street, and 2.7-11 shows the 2035 street
segment operations for Nutmeg Street. This analysis is
based on the Transportation Impact Analysis: The
Villages (TIA), Specific Alignment Plan (SAP), and
the Villages VMT Evaluation (VMT Evaluation), all
prepared by Linscott Law and Greenspan, traffic
engineers. This comment is included in the Final EIR
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for review and consideration by the decision-makers
prior to a final decision on the Project. No further
response is required or necessary.
I32-4
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See response to I32-2.
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Response to Comment Letter I33
Gary Erickson
July 24, 2017
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I33-1

The City of Escondido (City) acknowledges the
comment and notes it expresses the opinions of the
commenter. The comment restates information
contained in the Draft Environmental Impact Report
(EIR) and does not raise an environmental issue within
the meaning of the California Environmental Quality
Act (CEQA). The City has an application process for
land development proposals, which complies with
CEQA law and CEQA Guidelines. The comment and
does not raise an issue related to the adequacy of any
specific section or analysis of the Draft EIR. The City
will include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.

I33-2

The comment raises issues related to the baseline and
history of the site. Regarding baseline, CEQA requires
that an EIR specify the existing physical
environmental
conditions
to
establish
the
“environmental baseline” against which project
impacts may be evaluated (CEQA Guidelines Section
15125(a)). Environmental impacts generally should be
examined in light of this baseline environment as it
exists when a project is approved (CEQA Guidelines
Section 15125(a)). The EIR properly considered the
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Project’s effects against the existing environmental
baseline, which has been established as required under
CEQA and considers the state of the property at the
time the Notice of Preparation was issued.
Courts have determined an EIR properly describes the
existing environment even where the existing
condition arose by a prior applicant or an owner that
illegally altered the site. For example, in Riverwatch
v. County of San Diego (1999) 76 Cal.App.4th 1428,
1451-1453, the court upheld the baseline of a
disturbed, degraded site where part of a proposed
mining site had been illegally disturbed by the site’s
owners and predecessors, and was subject to
enforcement action (Id. at p. 1452). The court held the
proper baseline was the existing condition even
though that condition was caused by the illegal
activity of the applicant owner. “[I]n general,
preparation of an EIR is not the appropriate forum for
determining the nature and consequences of prior
conduct of a project applicant” (Id.).
Likewise, in Banning Ranch Conservancy v. City of
Newport Beach (2012) 211 Cal.App.4th 1209, 1233,
the court held the appropriate baseline was the existing
condition of the site even though the site was degraded
only by illegal mowing. Relying on Riverwatch v.
County of San Diego, supra, the court reiterated that
“any illegal activities affecting the baseline
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environmental condition are best addressed by
enforcement agencies,” not in an EIR (Id.).
Similarly, the court in Eureka Citizens for Responsible
Government v. City of Eureka (2007) 147 Cal.App.4th
357, 371, upheld an existing condition baseline even
though there were claims of prior zoning violations
that the City of Eureka was responsible for enforcing.
The court nevertheless found the more prudent method
of addressing alleged illegality was first relying on
“direct enforcement by the agencies charged with the
responsibility” of enforcement (Id. at 370). Even
where the alleged violations may have been relevant to
the city’s consideration of the project approval
requested, the court found it was not a CEQA
consideration (Id. at 371).
As explained in these cases, CEQA requires
evaluation of a project against existing environmental
conditions, regardless of how those conditions came
about. The EIR thus properly considered the Project’s
effects and established Project objectives in
comparison to existing, blighted conditions at the site.
The manner in which the blighted conditions were
created is immaterial to the EIR. In addition, the
City’s enforcement obligations or authority are not
impacted by the Project or the EIR.
Regarding zoning, Section 3.1.5 of the Draft EIR
describes and analyzes the Project’s land use, zoning
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and design compatibility. Appendix 3.1.5-1 to the Draft
EIR (City of Escondido General Plan Policy
Consistency Analysis Table) includes a comprehensive
policy consistency analysis for the proposed Project and
addresses the Project’s potential conflicts with
applicable land use plans or regulations adopted for the
purpose of avoiding or mitigating an environmental
effect. The analysis provided in the Draft EIR
concludes that the Project does not conflict with the
City’s General Plan policies. The comment does not
raise an issue related to the adequacy of this land use
and zoning analysis as provided in the Draft EIR.
Regarding aesthetics, Section 3.1.1 of the Draft EIR
describes and analyzes the Project’s bulk, scale and
architecture. The Project would not result in
significant visual or aesthetic impacts. As stated in
Section 3.1.1, Aesthetics (EIR page 3.1.1-19):
The significance determination as to
whether the Project would result in
substantial degradation of visual character
and quality is based on the analysis of the
eight key views, as well as assessment of
the overall character and visual quality of
the site, and the surrounding area.
The Project’s impact on public facilities is addressed
in Section 3.1.7 of the EIR and concludes the Project
would not result in significant impacts relative to
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public facilities and services.
Regarding traffic, as analyzed in EIR Section 2.7,
Transportation and Traffic, all intersections will operate
at a level of service (LOS) C or better and all roadway
segments will be mitigated to below a level of
significance with exception the El Norte Parkway onramp to Interstate (I-) 15, which relies on the California
Department of Transportation (Caltrans) to allow the
proposed mitigation measure to be completed. If
implemented, Mitigation Measure M-TR-5 would
reduce the impact to less than significant. However,
because the improvement would be located within the
jurisdiction and control Caltrans, the City cannot assure
at this time that Caltrans will permit the improvement to
be made. Therefore, although the impact could be
mitigated to a level that is less than significant, the
impact at this location is considered significant and
unavoidable for purposes of the analysis. If a project
results in significant and unavoidable environmental
impacts, the lead agency is required to prepare a
statement of overriding considerations, which reflects the
ultimate balancing of competing public objectives
(including environmental, legal, technical, social, and
economic factors). Therefore, a statement of overriding
considerations must be considered and adopted by
the decision makers with the Draft EIR, if the Project
is approved.
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I33-3

The City has an application process for land
development proposals, which complies with CEQA
law and CEQA Guidelines. The comment and does
not raise an issue related to the adequacy of any
specific section or analysis of the Draft EIR. The City
will include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.

I33-4

The City acknowledges the comment and notes it
expresses the opinions of the commenter. The Draft
EIR is not a decision-making document. Rather, the
Draft EIR is an informational document that will
inform decision makers and the public about the
potential significant effects of the Project, identify
possible ways to minimize these significant effects,
and describe reasonable alternatives to the Project.
The EIR considers a reasonable range of alternatives.
The EIR evaluates four alternatives in detail: (1) No
Project/No Development Alternative, (2) 158-Unit
Reduced-Density Alternative, (3) 138-Unit ReducedDensity Alternative, and (4) 279-Unit ReducedDensity Alternative (EIR Chapter 4 and page 4-6). As
required under CEQA, each of these alternatives was
selected for its potential to avoid or minimize
significant impacts associated with the Project while
also meeting most of the basic Project objectives (EIR
page 4-2). As stated in Section 4.7.1 of the EIR, it is
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assumed the existing R-1-7 zoning would remain the
same under the two reduced-density alternatives (158Unit and 138-Unit); therefore, all lots would be a
minimum of 7,000 square feet. The Project’s
environmental documents will be presented to the City
for final decision with the Project as currently
proposed, and with an analysis of the range of
alternatives presented in the EIR.
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Response to Comment Letter I34
Gary Erickson
August 1, 2017
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I34-1

The City of Escondido (City) notes the comment
provides factual background information and does not
raise an environmental issue within the meaning of the
California Environmental Quality Act. The City will
include the comment as part of the Final
Environmental Impact Report (EIR) for review and
consideration by the decision makers prior to a final
decision on the Project.

I34-2

The commenter requests that the Final Specific Plan
be posted online. The City acknowledges the comment
and notes that the Final Specific Plan will be posted
online. The California Environmental Quality Act
requires the City to respond to any comments received
on the draft environmental document. When all public
comments are addressed, the environmental document
is then finalized for adoption by the decision makers.
The comment does not raise any specific issue
regarding that analysis.

I34-3

The commenter claims there are inconsistencies
between the EIR and Specific Plan. Regarding
changes to Nutmeg Street, the City does not agree that
the Specific Plan implies no changes. The Specific
Plan (page 62) describes restriping associated with El
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Norte Parkway between the southbound on-ramp to
Interstate 15 and the Nutmeg Street/Nordahl Road
intersection. The Specific Plan (page 62) also states
that traffic-calming measures for West Country Club
Lane will be constructed between Nutmeg Street and
Golden Circle Drive.
I34-4
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The commenter expresses concern regarding
mislabeled references to figures and discrepancies in
the graphical representations of villages in the EIR. In
response to this comment, the inconsistencies have
been resolved in the Final EIR. The comment does not
provide specific concerns related to the adequacy of
any specific section or analysis of the EIR. The City
will include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.
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Response to Comment Letter I35
Gary Erickson
August 9, 2017
I35-1

The City of Escondido (City) acknowledges the
commenter’s information regarding speeding issues
along Country Club Lane. The comment does not raise
an issue related to the adequacy of any specific section
or analysis of the Draft Environmental Impact Report
(EIR). The City will include the comment as part of the
Final EIR for review and consideration by the decision
makers prior to a final decision on the Project.

I35-2

The City does not agree that potential traffic issues are
not disclosed in the EIR. As stated in Section 2.7.2.3
of the Transportation and Traffic section, the Project
would result in potentially significant direct impacts at
Intersections #8 (El Norte Parkway/Woodland
Parkway) and #9 (El Norte Parkway/Country Club
Lane), because the Project contribution to the delay
would exceed the allowable 2.0 second threshold. The
Project would improve operations at five intersections
along Country Club Lane with the provision of the
proposed Street Alignment Plan (SAP) and the
associated capacity enhancements with the proposed
roundabouts, signals, and all-way stop control.
The City would like to clarify that while the roundabouts
provide aesthetic enhancements, the purpose of the
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roundabouts is to improve operations at intersections (as
previously discussed), provide traffic calming, and
enhanced public safety; see Section 2.7.2.3.
Roundabouts are proposed at Golden Circle Drive,
Firestone Drive, and La Brea Street. Vertical deflection
would be added on the approach and departure sides
roundabouts to reduce entering speeds and align vehicles
into the roundabout. Ramp transitions may be provided
on the approach and departure deflections at the
roundabout to allow cyclists to leave the roadway and
dismount to the sidewalk if they do not desire to take the
lane through the roundabout. Therefore, the roundabouts
are more than just an “aesthetic enhancement feature”
for the neighborhood.
I35-3
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The City acknowledges the comment and notes it
expresses the opinions regarding the efficiencies of
roundabouts. The commenter does not provide
substantial evidence for the claims that roundabouts
can increase wait/delay times and reduce roadway
capacity. Roundabouts are considered the highest
flowing of traffic control alternatives (signals, stop
controls). Caltrans has determined the roundabout is
the safest intersection control. According to the
Caltrans highway design manual, roundabouts
experience few angle or crossing collisions.
Roundabouts reduce the frequency and severity of
collisions, especially when compared to the
performance of signalized intersections in high speed
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environments (Caltrans 2017). The benefits of
roundabouts are outlined by Caltrans as follows
(Caltrans 2017):

I35-4
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Fewer conflict points typically result in fewer
collisions with less severity. Over half of vehicle
to vehicle points of conflict associated with
intersections are eliminated with the use of a
roundabout. Additionally, a roundabout separates
the points of conflict which eases the ability of
the users to identify a conflict and helps prevent
conflicts from becoming collisions.



Roundabouts are designed to reduce the
vehicular speeds at intersections. Lower speeds
lessens the vehicular collision severity. Likewise,
studies indicate that pedestrian and bicyclist
collisions with motorized vehicles at lower
speeds significantly reduce their severity.



Roundabouts allow continuous free flow of
vehicles and bicycles when no conflicts exist. This
results in less noise and air pollution and reduces
overall delays at roundabout intersections.

See response to I35-3. Roundabouts are considered the
highest flowing of traffic control alternatives (signals, stop
controls). The fire department has reviewed and approved
the SAP layout with respect to emergency response times
and maneuverability of emergency equipment.
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I35-5

The City acknowledges the comment and notes it
expresses the recommendations and opinions
regarding roundabout design, and does not raise an
issue related to the adequacy of any specific section or
analysis of the Draft EIR. Therefore, no further
response is required. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the project.

I35-6

The City acknowledges the comment and notes it
expresses concern for pedestrian and bicycle safety
relative to the proposed roundabouts. See response to
I35-2. In addition, the U.S. Department of
Transportation Federal Highway Administration has
identified roundabouts as a proven safety
countermeasure because of their ability to roundabouts
substantially reduce the types of crashes that result in
injury or loss of life (FHWA 2017). Roundabouts are
designed to improve safety for all users, including
pedestrians and bicycles. They also provide significant
operational benefits compared to conventional
intersections. On average, roundabouts reduce severe
crashes those resulting in injury or loss of life—by
78%–82% (FHWA 2017). Roundabouts have fewer
conflict points. A single lane roundabout has 50%
fewer pedestrian-vehicle conflict points than a
comparable stop or signal controlled intersection.
Pedestrians cross a shorter distance of only one
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direction of traffic at a time since the entering and
exiting flows are separated. Drivers focus on
pedestrians apart from entering, circulating and exiting
maneuvers. Also, the speed of traffic through a
roundabout is more consistent with comfortable
bicycle riding speed (FHWA 2017).
I35-7

The City acknowledges the comment and notes it
summarizes the opinions of the commenter. Please
refer to responses to I35-2 through I35-4 regarding the
design, application, and purpose of the roundabouts
proposed as part of the Project. Therefore, no further
response is required. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.

References
Caltrans (California Department of Transportation). 2017.
Highway Design Manual. Accessed Sept 26, 2017.
http://www.dot.ca.gov/hq/oppd/hdm/pdf/
english/chp0400.pdf.
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Response to Comment Letter I36
Gary Erickson
August 9, 2017
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I36-1

The City of Escondido (City) acknowledges the
comment as the commenter’s opinion and an
introduction to comments that follow. This comment
is included in the Final Environmental Impact Report
(EIR) for review and consideration by the decision
makers prior to a final decision on the Project. The
comment does not raise an environmental issue.

I36-2

The City agrees that the 48 acres of open space is not
entirely open and accessible to the public. It is not the
intent of the City to allow public access to open space
areas that are established for conservation of biological
resources pursuant to the City’s Resource Conservation
Element goals and policies described in Section 2.2.1 of
the EIR. As described in Section 1.2.1 of the EIR, the
48-acre Open Space System includes 29 acres of
landscaped greenbelt. The proposed greenbelt would
have a series of parks along an approximately 4-milelong walking trail system. This trail system would be
accessible to the public. The remainder of the comments
are statements about the Project and do not raise an
issues relative to the EIR analysis.

I36-3

The California Environmental Quality Act requires
that an EIR specify the existing physical
9993
RTC-I36-1

Response to Comments
environmental
conditions
to
establish
the
“environmental baseline” against which project
impacts may be evaluated (14 CCR 15125(a)).
Environmental impacts generally should be examined
in light of this baseline environment as it exists when
the Notice of Preparation was issued. Thus, the EIR
properly considered the Project’s effects in
comparison to existing baseline conditions at the site.
The history of the site and acquisition of the site prior
to 2012 is immaterial to the EIR. Regarding fencing,
the commenter is correct that the Project includes
fencing. The City does not agree that the Project does
not foster a cohesive spirit of the overall community.
The Project’s recreational areas, including a 4-mile
trail and a series of park areas, would be accessible to
the public and surrounding community members.
Additionally, the social and community amenities for
the Project site are available to be patronized by
nearby residents, which include but are not limited to a
restaurant/bar, a convenience grocery store, a
concert/performance facility, and a community farm.
I36-4
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Section 1.2.1 of the EIR (page 1-3) describes that the 48acre Open Space System would consist of 29 acres of
landscaped greenbelt and 19 acres of environmental
channels and retention basins to convey stormwater from
San Marcos Creek through the Project site and
stormwater from the Project site. The proposed 29 acres
of greenbelt would include four parks along an
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approximately 4-mile-long walking trail system, which
would be accessible to the public (see Figure 1-5, Open
Space, Trails, and Parks Plan). The access points,
including the main entry and three access points along
Country Club land, can be seen on Figure 1-5.
As stated in Section 2.2.5 (regarding Mitigation
Measure M-BI-2), the applicant will establish an
endowment to secure the ongoing funding for the
perpetual maintenance, monitoring, and management
of the biological conservation easement area by an
agency, non-profit organization, or other entity
approved by the City. As stated in the Specific Plan
(page 4), the trails and neighborhood parks will be
accessible to Village residents and existing nearby
residents, and will be maintained through the Village
homeowner’s association fee structure.
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Response to Comment Letter I37
Gary Erickson
August 11, 2017

October 2017
The Villages – Escondido Country Club Final EIR

I37-1

The City of Escondido (City) acknowledges the
comment and notes it raises economic, social, or
political issues that do not appear to relate to any
physical effect on the environment. The City notes the
comments regarding the Specific Plan. The revised
planning documents are available on the website and
available at least 10 days prior to the hearing. The
commenter is correct that Figure 5.4 provides the
overview of San Marcos Creek drainage.

I37-2

The City did not find any references to Country Club
Drive in the Specific Plan. The commenter does not
specify where this was found; therefore, no further
response can be provided. In the Environmental Impact
Report (EIR), the City found one reference to Country
Club Drive on page 2.7-4 of the EIR and page 12 of
Appendix 2.7-1, Traffic Impact Analysis. This reference
has been corrected to Country Club Lane. This
correction to the EIR is presented in strikeout/underline
format; refer to the errata of the Final EIR. The changes
do not raise important new issues about significant
effects on the environment. Such changes are
insignificant as the term is used in Section 15088.5(b) of
the California Environmental Quality Act Guidelines.
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I37-3

The City did not find any inconsistencies or errors in
the EIR regarding the acreage of the greenbelt area.
The EIR consistency and accurately states the
greenbelt is 29 acres. The updated Specific Plan has
been corrected to remove any inconsistencies
regarding the acreage of the greenbelt area.

I37-4

The commenter claims there are inconsistencies
regarding changes to Nutmeg Street. The City does not
agree. Page 62 of the Specific Plan describes the
restriping associated El Norte Parkway between the
southbound on-ramp to Interstate 15 and the Nutmeg
Street/Nordahl Road intersection. The Specific Plan
(page 62) also states that traffic-calming measures for
West Country Club Lane will be constructed between
Nutmeg Street and Golden Circle Drive. The comment
does not provide more specificity regarding the claimed
disconnect; therefore, no further response can be
provided. The City acknowledges the comment’s request
for the Final Specific Plan; see response to I37-1.
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Response to Comment Letter I38
Gary Erickson
August 8, 2017
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I38-1

The commenter provides a general comment
requesting the latest version of the Final Specific Plan.
The City of Escondido (City) notes the comments,
which will be included in the Final Environmental
Impact Report (EIR) for review and consideration by
the decision makers prior to a final decision on the
Project. The comments do not raise environmental
issues pertaining to the EIR that require a response.

I38-2

The commenter provides a general comment
requesting the latest version of the Final EIR. The City
notes the comments, which will be included in the
Final EIR for review and consideration by the decision
makers prior to a final decision on the Project. The
comments do not raise environmental issues pertaining
to the EIR that require a response.

I38-3

The City acknowledges the comment and notes it
expresses the opinions of the commenter and does not
raise an issue related to the adequacy of any specific
section or analysis of the EIR. The City notes the
commenter’s request for a local vote of approval. The
City will include the comment as part of the Final EIR
for review and consideration by the decision makers
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prior to a final decision on the Project.
I38-4
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The comment does not raise an issue related to the
adequacy of any specific section or analysis of the
EIR. The City will include the comment as part of the
Final EIR for review and consideration by the decision
makers prior to a final decision on the Project.
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Response to Comment Letter I39
Gary Erickson
August 8, 2017
I39-1
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The City of Escondido (City) acknowledges the
comment, and notes it expresses the requests related to
the Environmental Impact Report response-tocomments process. The City will provide all responses
to comments to the decision makers for consideration
prior to the hearing. The responses to comments are
assembled in Chapter 8 in the Final Environmental
Impact Report. The responses are categorized and
electronically bracketed so the commenter can clearly
review the response. For issues that are frequently
raised, a common response is prepared and provided
as part of the introduction to Chapter 8. This format is
standard practice for lead agencies, including the City.
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Response to Comment Letter I40
Gary Erickson
August 9, 2017
I40-1
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The City of Escondido (City) acknowledges the
comment and notes it expresses the opinions of the
commenter relative to the alternatives selected for
analysis in the Environmental Impact Report (EIR).
The EIR considers a reasonable range of
alternatives. The EIR evaluates the following four
alternatives in detail: (1) No Project/No
Development Alternative, (2) 158-Unit ReducedDensity Alternative, (3) 138-Unit Reduced-Density
Alternative, and (4) 279-Unit Reduced-Density
Alternative (EIR page 4-6). As required under the
California Environmental Quality Act, each of these
alternatives was selected for its potential to avoid or
minimize significant impacts associated with the
Project while also meeting most of the basic Project
objectives (EIR page 4-2). The 158-Unit and 138Unit Reduced-Density Alternatives were also
selected for analysis because they were proposed by
the Escondido Country Club Homeowners’
Association during the public scoping process to
lessen Project impacts (EIR page 4-4). The EIR
considers an adequate range of potentially feasible
alternatives to foster informed decision-making and
public participation.
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I40-2

The City acknowledges the comment and notes it
expresses the commenter’s opinion regarding a
reduced density alternative; see response to I40-1. The
City has discretion to reject mitigation or alternatives
if it deems them infeasible, meaning they are not
capable of being accomplished in a successful manner
within a reasonable period of time taking into account
economic, environmental, social, technological, legal,
or other factors (California Public Resources Code,
Sections 21061.1, 21081(a)(3); 14 CCR 15091(c)(3),
15364). The City also may reject an alternative if it
considers the alternative undesirable. The City will
consider the feasibility and desirability of alternatives
in making its decision concerning whether to approve
the Project or an alternative (California Public
Resources Code, Section 21081(a)(3)).

I40-3

The City acknowledges the comment and notes it
expresses the opinions of the commenter. The EIR’s
description of Project objectives properly states the
underlying purpose of the Project (Habitat and
Watershed Caretakers 2013). Specifically, the EIR
states the following (EIR pages 1-1, 1-2, 4-2, 4-3):
The underlying purpose of the Project is to
revitalize an existing residential area
surrounding the Escondido Country Club
community, and to develop a new
community with unique homes and
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interrelated open space and recreation
amenities on 109 acres near existing and
planned infrastructure, services, and jobs
in the vicinity of the North San Diego
County Interstate 15 (I-15) corridor.
Project implementation is guided by the
following statement of Project objectives:
1. Eliminate the blighted condition of
the current Project site and abate
hazards to public health and safety.
2. Assist the City in implementing the
General Plan’s housing goals by
increasing the City’s housing stock
and diversifying the range of
housing opportunities.
3. Provide a variety of housing types and
designs within interrelated villages
located adjacent to an existing,
established residential community.

4. Create an interrelated open space
system including a greenbelt with
walking trails, pocket parks, and
landscape areas, in addition to
active recreation facilities, to
facilitate an active and healthy
lifestyle for residents, thereby
assisting the City in implementing
October 2017
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the General Plan’s community
health and services goals.
5. Provide a place for the community to
gather, socialize, dine, and recreate
thereby assisting the City in
implementing the General Plan’s
community health and services goals.
6. Provide a Specific Alignment Plan
as part of the Project that would
provide a series of intersection
improvements designed to calm
traffic speeds and enhance
pedestrian and bicycle circulation.
7. Protect privacy of existing
residents
by
providing
a
landscaped buffer between all new
and existing homes.
8. Implement
sustainable
design
measures to enhance walkability,
minimize water usage for both
interior and exterior facilities, and
maximize energy-saving features;
and cluster residential within
established single-family villages or
neighborhoods to maintain site
topography, protect natural resources,
and avoid hazards consistent with the

October 2017
The Villages – Escondido Country Club Final EIR

9993
RTC-I40-4

Response to Comments
City’s land use goals.
9. Implement timely public facilities
within existing service areas
without burden or cost to existing
residents, visitors, or North San
Diego County incorporated and
unincorporated communities.
These objectives properly state not only the nature of
the Project but also its underlying purpose.
In selecting alternatives for discussion in the EIR, the
City did not reject alternatives simply for failing to meet
all Project objectives, but rather, properly considered
alternatives that would achieve the most basic underlying
Project objectives and/or the Project’s fundamental
purpose. For instance, the 138- and 158-Unit ReducedDensity Alternatives would not meet four Project
objectives and only partially achieve two others;
however, they are still evaluated in the EIR. Therefore,
the EIR properly considered alternatives even if they
would impede attainment of Project objectives to some
extent (14 CCR 15126.6(b)).

References
Habitat and Watershed Caretakers. 2013. 213 Cal.App.4th 1277,
1299–1300.
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Response to Comment Letter I41
Gary Erickson
August 9, 2017
I41-1

The California Department of Transportation
(Caltrans) did not comment on the Project’s effect on
its Alternative Emergency Routing (AER) in either the
Notice of Preparation or the comments on the
completed traffic study. Once approved, it is expected
that the Project and its effects will be part of the
baseline condition that will be Caltrans’ responsibility
to consider when finalizing the AER north of State
Route 78. Also, traffic impact studies conducted for
Environmental Impact Reports (EIRs) are developed
to represent the typical weekday 24-hour (average
daily traffic) and AM and PM commuter peak hours of
traffic. Special and emergency events are atypical and
are not included in the EIR traffic studies for local
developments unrelated to Caltrans projects.
The comment does not raise any specific issue related
to the adequacy of the EIR. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.

I41-2
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As discussed in Section 2.7, Transportation and Traffic,
the Project will implement a Specific Alignment Plan
(SAP) for Country Club Lane from El Norte Parkway
to Nutmeg Street, within which the roundabouts are
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proposed. With this plan, the majority of Country Club
Lane will be reconfigured to a two-lane divided
roadway with the exception of the short segment of La
Brea Street to Firestone Drive, which will have two
lanes in the westbound direction. The street segments
adjacent to the roundabouts proposed at Golden Circle
Drive and La Brea Street feature single lanes
approaches, as shown on Figures 2.7-1a and 2.7-1b of
Section 2.7 of the EIR. Analyses completed with these
configurations for the locations identified show
acceptable level of service B or better operations at
buildout of the community under the Project.
Roundabouts are the highest flowing of traffic control
alternatives (signals and stop controls). The fire
department has reviewed and approved the SAP layout
with respect to emergency response times and
maneuverability of emergency equipment. The singlelane segments have wide, buffered bike lanes that
allow for vehicles to pull over to let emergency
vehicles pass.
The SAP proposes roundabouts as part of an overall
traffic calming approach to the corridor. Traffic
signals are not considered and are unnecessary.
I41-3
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See the responses to I41-1 and I41-3. The proposed
configuration provides adequate capacity for existing
and future traffic, and any AER analysis by Caltrans
will need to consider the Project’s contributions to
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traffic and the SAP.
I41-4

See the response to I41-1. Furthermore, the Project
will signalize the Nutmeg Street and Country Club
Lane intersection as part of the SAP.

I41-5

See the response to I41-1. Additionally, the traffic
impact study evaluated near-term and long-term
cumulative projects. Traffic from these projects were
included in the capacity analyses, findings of
significance, and proposed mitigation measures.

I41-6

The existing traffic volumes were conducted during peak
periods and reflect and cut-through traffic in the area as
directed by commercial Global Positioning System
software or other means. Regarding a meeting with
Caltrans concerning AER, Caltrans did not comment on
the Project’s effect on its AER in the Notice of
Preparation or the comments on the completed traffic
study. Once approved, it is expected that the Project and
its effects will be part of the baseline condition that will
be Caltrans’ responsibility to consider when finalizing
AER north of State Route 78.
The City acknowledges the comment and notes it
provides factual background information and
expresses the opinions of the commentator. The City
will include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.
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Response to Comment Letter I42
Gary Erickson
August 10, 2017
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I42-1

The City of Escondido (City) notes the comment
provides factual background information and
expresses concern regarding water supply. As
analyzed in Section 3.1.9, Utilities and Service
Systems, of the Environmental Impact Report (EIR),
“the City of Escondido and Rincon [Rincon del Diablo
Municipal Water District] have indicated there would
be sufficient potable and recycled water to supply the
Project” (EIR page 3.1.9-50). The Project, along with
any other cumulative projects, would be required to
provide availability and commitment letters
demonstrating sufficient water resources and access to
available water facilities, and would have to comply
with Senate Bills 610 and 221, if applicable.
Adherence to these regulations would ensure that the
Project would not result in a demand for water that
exceeds existing resources or necessitates new or
expanded facilities.

I42-2

The City notes the comment expresses concern
regarding water supply. As analyzed in Section 3.1.9
of the EIR, “the City of Escondido and Rincon have
indicated there would be sufficient potable and
recycled water to supply the Project” (EIR page 3.1.950). The analysis used regional and local water
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demand and supply information from the following
four sources: (1) the City of Escondido water service
area’s 2015 Urban Water Management Plan (UWMP)
(City of Escondido 2016), (2) Rincon’s 2015 UWMP
(Rincon 2016), (3) San Diego County Water
Authority’s 2015 UWMP (SDCWA 2016), and (4)
Metropolitan Water District of Southern California’s
2015 UWMP (Metropolitan 2016). This is because the
City and Rincon are member agencies of the San
Diego County Water Authority, and their supplies, for
the most part, are purchased from the San Diego
County Water Authority. The City supplies potable
water
to
approximately
26,000
residential,
commercial, industrial, and agricultural customers.
Through its exchange agreement, Rincon would
provide water service to the Project. The Project is
designated in the Rincon 958 Zone. Rincon’s
Engineering Division indicated that Rincon has the
capacity to support the proposed residences,
contingent upon the applicant completing the
necessary improvements to the existing infrastructure
to support the added demand. References to
substantiate this information are provided in the EIR
(see Chapter 5, References). Additionally, a water
service availability letter was provided by Rincon on
August 29, 2017. A reference to this letter has been
added to the EIR (see Section 3.1.9 and Chapter 5).
This clarification to the EIR is presented in
strikeout/underline format; refer to the errata of the
October 2017
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Final EIR. The change does not raise important new
issues about significant effects on the environment.
Such change is insignificant as the term is used in
Section 15088.5(b) of the California Environmental
Quality Act Guidelines.

References
City of Escondido. 2016a. 2015 Urban Water Management Plan.
Prepared by RMC Water and Environment, June 2016.
Metropolitan. 2016. 2015 Urban Water Management Plan. Draft.
March 2016. http://www.mwdh2o.com/ PDF_About_
Your_Water/2015_UWMP.pdf.
Rincon (Rincon del Diablo Municipal Water District). 2016a.
Rincon del Diablo Municipal Water District 2015 Urban
Water Management Plan. June 28, 2016.
http://www.rinconwater.org/images/Rincon/
F2015UWMP.pdf.
SDCWA. 2016. San Diego County Water Authority Final 2015
Urban Water Management Plan. June 2016.
http://www.sdcwa.org/sites/default/files/files/watermanagement/water_resources/2015%20UWMP%20Final
%2006222016.pdf.
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Response to Comment Letter I43
Gary Erickson
August 11, 2017
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I43-1

The City of Escondido (City) acknowledges the
comment and notes it expresses the opinions of the
commenter and does not raise an issue related to the
adequacy of any specific section or analysis of the
Environmental Impact Report. Therefore, no further
response is required. The City will include the
comment as part of the Final Environmental Impact
Report for review and consideration by the decision
makers prior to a final decision on the Project.

I43-2

The City acknowledges the comment and notes it
raises economic, social, or political issues that do not
appear to relate to any physical effect on the
environment. No further response is required because
the comment does not raise an environmental issue.
The City will include the comment as part of the Final
Environmental Impact Report for review and
consideration by the decision makers prior to a final
decision on the Project.
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Response to Comment Letter I44
Gary Erickson
August 11, 2017
I44-1

October 2017
The Villages – Escondido Country Club Final EIR

The comment expresses general concern regarding
funding of mitigation measure compliance activities.
The City of Escondido acknowledges the comment
and notes it raises economic, social, or political
issues that do not appear to relate to any physical
effect on the environment. The City of Escondido
will include the comment as part of the Final
Environmental Impact Report for review and
consideration by the decision makers prior to a final
decision on the Project.
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Response to Comment Letter I45
Gary Erickson
August 11, 2017
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I45-1

The City of Escondido (City) acknowledges the
comment as an introduction to comments that follow.
This comment is included in the Final Environmental
Impact Report (EIR) for review and consideration by
the decision makers prior to a final decision on the
Project. No further response is required because the
comment does not raise an environmental issue.

I45-2

The comment expresses concern regarding safety of
the Nutmeg Street/Via Alexandra intersection. As
stated in Section 2.7, Transportation and Traffic,
Mitigation Measure M-TR-4 would require the
constructions of interim improvements in the existing
right-of-way on southbound Nutmeg Street between
La Paloma Avenue and Via Alexandra to provide a
wider travel lane and curb, gutter, and sidewalk
improvements to the satisfaction of the City engineer.
These improvements will enhance vehicular,
pedestrian, and bicycle circulation and will increase
capacity to mitigate the Project’s impact. Through
widening the travel lane on Nutmeg Street and
clearing trees within the public right-of-way, sight
visibility northerly of the driveway intersection will be
improved.
With
implementation
of
these
improvements, the near-term significant direct and
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cumulative impacts from the Project would be reduced
to less than significant.
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I45-3

See the response to I45-2. Furthermore, the Project
includes mitigation and a Specific Alignment Plan that
will improve traffic operations and enhance public
safety through (1) signalization of the Country Club
Lane/Nutmeg Street intersection to the north as part of
the Specific Alignment Plan, and (2) quarter width
frontage improvements to Nutmeg Street south of
Country Club Lane with development of Village 3.

I45-4

The comment expresses concern regarding the Project
traffic study’s omission of peak vehicle flow
conditions in its analysis and traffic redirection to
Nutmeg Street. Table 2.7-5 of the EIR shows a
summary of the Project’s traffic generation. As
tabulated, the Project is calculated to generate 4,280
daily trips with 319 total AM peak-hour trips (97
inbound/222 outbound) and 420 total PM peak-hour
trips (293 inbound/127 outbound). The commenter
does not provide any details or evidence that peak
traffic conditions were not analyzed or that vehicles
would divert to Nutmeg Street once traffic-calming
measures are established along Country Club Lane.
Because the comment is general in nature and does not
provide any evidentiary support for these claims, a
general response is all that is required (Paulek v.
California Dept. Water Resources 2014).
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I45-5

The City acknowledges the commenter’s request for
modifications to Nutmeg Street and Via Alexandria.
Refer to the responses to I45-2, I45-3, and I45-4. The
City does not agree that the Project and mitigation, as
proposed, would result in safety concerns. The
applicant has adequately addressed the potential
impacts of new traffic that would be introduced to
these roadways as a result of the Project. However, the
City will include the comment as part of the Final EIR
for review and consideration by the decision makers
prior to a final decision on the Project.

I45-6

The City acknowledges the commenter’s request for
modifications to Nutmeg Street and a new egress
center lane on northbound Nutmeg Street. Refer to the
responses to I45-2, I45-3, and I45-4. The City does not
agree that the Project and mitigation, as proposed,
would result in safety concerns. The applicant has
adequately addressed the potential impacts of new
traffic that would be introduced to these roadways as a
result of the Project. However, the City will include
the comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.

I45-7

The commenter requests further study for additional
remedial action to improve safety at the intersection of
Nutmeg Street/La Paloma/Memory Lane and the
egress of Memory Lane vehicles. The applicant has
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adequately addressed the potential impacts of new
traffic that would be introduced to these roadways as a
result of the Project. However, the City acknowledges
the commenter’s concerns and will consider the
visibility issues presented. The comment will be
provided as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.
I45-8

The comment expresses concern regarding
construction vehicle trips. The commenter is referred
to the Construction Traffic Analysis incorporated at
Section 12.0 of Appendix 2.7-1 of the EIR. In sum, the
analysis noted that, because the Project will be
constructed in phases and sub-phases that would not
generate more than the Project’s 4,500 average daily
traffic, no capacity impacts are anticipated to occur
during any construction phase. Furthermore, traffic
control plans would be prepared to ensure efficient
ingress/egress of trucks and equipment and to
maintain access to the degree possible to Country Club
Lane during construction.
While the City considers the above evaluation
adequate, in response to this comment, a supplemental
construction traffic analysis has been prepared to
provide additional detail concerning the potential
effects of construction traffic to area circulation. See
Final EIR Appendix 8-2. The supplemental analysis
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evaluated the effects to all street system components
analyzed in the Project transportation impact analysis,
including peak-hour intersection analysis, daily street
segment volume analysis, peak-hour ramp meter
analysis, and peak-hour freeway mainline analysis.
Confirming the analysis in the EIR, the supplemental
analysis determined that Project construction traffic
will result in a less-than-significant impact to each of
the evaluated roadways, intersections, ramp meters,
and freeway segments.
Therefore, this supplemental analysis confirms the
Project would result in less-than-significant
construction traffic impacts, as previously disclosed.
Because no new or more severe significant impacts
have been identified, and the EIR was fundamentally
correct and adequate, this information is insignificant
as the term is used in Section 15088.5(b) of the
California Environmental Quality Act Guidelines.
Recirculation of the EIR is not required.

References
Paulek v. California Dept. Water Resources. 2014. 231
Cal.App.4th 35, 47.
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Response to Comment Letter I46
Gary Erikson
August 18, 2017
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The commenter has provided comments of the Draft
Specific Plan dated March 16, 2017. The City of
Escondido (City) notes the comments, which will be
included in the Final Environmental Impact Report
(EIR) for review and consideration by the decision
makers prior to a final decision on the Project. The
comments do not raise environmental issues
pertaining to the EIR; therefore, no additional
response is required.
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Response to Comment Letter I47
Gary Erickson
August 10, 2017
I47-1
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The commenter expresses general concerns
regarding the conditions of the existing property.
The City of Escondido (City) acknowledges the
comment and notes it expresses the opinions of the
commenter, and does not raise an issue related to the
adequacy of any specific section or analysis of the
Draft Environmental Impact Report (EIR).
Therefore, no further response is required. The City
will include the comment as part of the Final EIR
for review and consideration by the decision makers
prior to a final decision on the Project.
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Response to Comment Letter I48
Gary Erickson
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The commenter expresses general concern regarding
the proposed zoning for the Project. The City of
Escondido has an application process for land
development proposals, which complies with CEQA
law and CEQA Guidelines. The Project seeks a zone
change to Specific Plan SP Zone. As stated in Section
3.1.5, Land Use, of the Draft EIR, the Project would
be consistent with the General Plan and Zoning
Ordinance upon issuance of the foregoing approvals.
Section 3.1.5 of the Draft EIR describes and analyzes
the Project’s land use and design compatibility.
Appendix 3.1.5-1 to the Draft EIR (City of Escondido
General Plan Policy Consistency Analysis Table)
includes a comprehensive policy consistency analysis
for the proposed Project and addresses the Project’s
potential conflicts with applicable land use plans or
regulations adopted for the purpose of avoiding or
mitigating an environmental effect. The analysis
provided in the Draft EIR concludes that the Project
does not conflict with the City’s General Plan and
Zoning Ordinance. The comment does not raise an
issue related to the adequacy of this land use and
zoning analysis as provided in the Draft EIR;
therefore, no further response is provided.
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I48-2

CEQA requires that an EIR specify the existing
physical environmental conditions to establish the
“environmental baseline” against which project
impacts may be evaluated (CEQA Guidelines Section
15125(a)). Environmental impacts generally should be
examined in light of this baseline environment as it
exists when the Notice of Preparation was issued. The
EIR thus properly considered the Project’s effects in
comparison to existing baseline conditions at the site.
The history of the site and acquisition of the site prior
to 2012 is immaterial to the EIR. The City does not
agree that the Project is double counting open space.
Section 1.2.1, page 1-3 of the EIR describes that the 48acre Open Space System would consist of 29 acres of
landscaped greenbelt and 19 acres of environmental
channels and retention basins to convey stormwater from
San Marcos Creek through the Project site and
stormwater from the Project site. The proposed 29 acres
of greenbelt would include four parks along an
approximately 4-mile-long walking trail system, which
would be accessible to the public; see Figure 1-5, Open
Space, Trails and Parks Plan. The access points,
including the main entry, and three access points along
Country Club land can be seen in Figure 1-5.

I48-3
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The Draft EIR is not a decision-making document.
Rather, the Draft EIR is an informational document
that will inform decision-makers and the public about
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the potential significant effects of the Project, identify
possible ways to minimize these significant effects,
and describe reasonable alternatives to the Project.
The comment does not raise any specific issue
regarding that analysis and, therefore, no more specific
response can be provided or is required. The City will
include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.
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Response to Comment Letter I49
Brian Fieldman
August 13, 2017
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I49-1

The City of Escondido (City) acknowledges the
comment and notes it expresses the opinions of the
commenter and does not raise an issue related to the
adequacy of any specific section or analysis of the
Environmental Impact Report (EIR). Therefore, no
further response is required. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.

I49-2

The City acknowledges the comment and notes it
expresses the opinions of the commenter and does not
raise an issue related to the adequacy of any specific
section or analysis of the EIR. Therefore, no further
response is required. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.

I49-3

The commenter expresses concern regarding the
aesthetic impacts of the Project. The City disagrees
that the proposal for additional homes in an area with
existing homes would result in a visual impact. Project
impacts to aesthetics were analyzed in Section 3.1.1,
Aesthetics. The City acknowledges the comment and
notes it expresses the opinions of the commenter and
9993
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does not raise an issue related to the adequacy of any
specific section or analysis of the EIR.
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I49-4

The commenter expresses general concern regarding the
adequacy of the analysis of impacts to geology and soils,
hydrology and water quality, land use, population and
housing, public services, recreation, air quality, cultural
resources, greenhouse gas emissions, hazards and
hazardous materials, and noise, all of which were
analyzed in the EIR in the following sections,
respectively: Section 3.1.3, Geology and Soils; Section
3.1.4, Hydrology and Water Quality; Section 3.1.5, Land
Use; Section 3.1.6, Population and Housing; Section
3.1.7, Public Services; Section 3.1.8, Recreation; Section
2.1, Air Quality; Section 2.3, Cultural Resources; Section
2.4, Greenhouse Gas Emissions; Section 2.5, Hazards and
Hazardous Materials; and Section 2.6, Noise. The
comment does not raise any specific issues related to the
adequacy of the EIR. The City will include the comment
as part of the Final EIR for review and consideration by
decision makers prior to a final decision on the Project.

I49-5

The City acknowledges the comment and notes it
expresses the opinions of the commenter and does not
raise an issue related to the adequacy of any specific
section or analysis of the EIR. The City will include
the comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.
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Response to Comment Letter I50
Frank Freyne
August 11, 2017
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I50-1

The City of Escondido (City) acknowledges the
comment as an introduction to comments that follow.
This comment is included in the Final Environmental
Impact Report (EIR) for review and consideration by the
decision makers prior to a final decision on the Project.

I50-2

The commenter quotes a statement from the EIR
regarding the land use designation of the City’s
General Plan and how the Project is consistent. The
City acknowledges the commenter’s opinion regarding
the minimum lot size R-1-7 and opposition to a rezone
for a smaller minimum lot size. The comment does not
raise an issue related to the adequacy of the analysis as
provided in the Draft EIR.

I50-3

The commenter expresses concern regarding the
proposed zoning for the Project. The City has an
application process for land development proposals,
which complies with California Environmental
Quality Act (CEQA) law and CEQA Guidelines. The
Project seeks a zone change to Specific Plan (SP)
Zone. As stated in Section 3.1.5, Land Use, of the
EIR, the Project would be consistent with the General
Plan and Zoning Ordinance upon issuance of the
foregoing approvals. Section 3.1.5 of the Draft EIR
9993
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describes and analyzes the Project’s land use and
design compatibility. Appendix 3.1.5-1 to the Draft
EIR (City of Escondido General Plan Policy
Consistency
Analysis
Table)
includes
a
comprehensive policy consistency analysis for the
proposed Project and addresses the Project’s potential
conflicts with applicable land use plans or regulations
adopted for the purpose of avoiding or mitigating an
environmental effect. The analysis provided in the EIR
concludes that the Project does not conflict with the
City’s General Plan and Zoning Ordinance. The
comment does not raise an issue related to the
adequacy of this land use and zoning analysis as
provided in the EIR.
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I50-4

This comment states that the anticipated increase in
worker vehicle source emissions is anticipated to
result in air quality impacts that were not envisioned
in the growth projections of the Regional Air Quality
Strategy (RAQS). As discussed on page 2.1-25 of the
EIR, the Project’s density will be less than the existing
zoning for the proposed Project site. Therefore, the
RAQS already accounts for a density that is higher
than that of the proposed Project.

I50-5

This comment states that any change from the
Escondido Country Club (ECC) golf course
designation is actually significant. Within the context
of CEQA and evaluating the significance of impacts in

9993
RTC-I50-2

Response to Comments
accordance with the CEQA Guidelines and the City’s
guidance, air quality impacts were evaluated. Impact
AQ-1 in Section 2.1 of the EIR was identified that
showed the proposed Project would be changing the
zoning of the site as part of the Specific Plan buildout.
To ensure that the zoning change is included in future
RAQS, the mitigation measure for that impact
(Mitigation Measure M-AQ-1) would require the City
to coordinate with the San Diego Air Pollution Control
District (SDAPCD) to include the Specific Plan with
the next update of the region’s growth assumptions.
With implementation of Mitigation Measure M-AQ-1,
the impact would be less than significant as the RAQS
and SIP would fully incorporate the updated zoning
from the Specific Plan.
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I50-6

Refer to response to I50-3.

I50-7

This comment states that the Project would add diesel
particulate emissions to the ECC. It is understood and is
fully disclosed that the project will add temporary
emissions from diesel vehicles during construction of
the proposed Project. However, once the construction is
completed, heavy-duty diesel vehicle emissions are not
anticipated to be emitted during operation. As discussed
on EIR pages 2.1-28 through 2.1-30, a health risk
assessment was prepared for the proposed Project that
evaluated the cancer and non-cancer risk of diesel
particulate matter on the adjacent residences. It was
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determined and is shown in EIR Table 2.1-13 that the
cancer and non-cancer risk associated with construction
of the Project would be less than significant.
I50-8
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This comment states that due to the changes in state
law with respect to Senate Bill (SB) 1, the ECC will
be a non-attainment area for particulate matter and
detailed measurements of air emissions need to be
taken of the site. The SDAPCD and California Air
Resources Board (CARB) both operate and maintain
air monitoring stations within the San Diego Air Basin
to monitor the air pollutants germane to fulfill their
obligations within the RAQS and SIP. The decision to
increase the number of air monitoring stations lies
with the SDAPCD and CARB and would be based on
empirical evidence that shows a need for more refined
monitoring. It is not a reasonable request for a
monitoring station be placed on site due to just one
development project. The EIR also showed that
emissions from the Project would not exceed levels of
significance developed by the City.
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I50-9
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This comment states that the Project would add diesel
particulate emissions to the ECC and the
quantification presented in the EIR is insufficient for
the site. As indicated in Table 2.1-2 of the EIR, the
closest monitoring stations to the proposed Project site
were used to determine background air quality
conditions. The projects emissions were quantified
and disclosed in Tables 2.1-10 and 2.1-11. Because
the proposed Project did not exceed the significance
thresholds established by the City, a further refined
ambient air quality analysis was not needed.
Therefore, the assumption that the Project’s emissions
would not cause the region to exceed any ambient air
quality standard is sufficient. The Project also does not
use any atypical construction equipment that would
create excessive emissions.
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I50-10
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This comment states that the Project would create
significant traffic problems in the area including
density and vehicle speed, narrow streets, concerns
with impacts at I-15 and SR-78, as well as pedestrian
safety. Section IV, page 4 of these guidelines state that
the geographic study area must include: “All local
roadway segments (including all State surface routes),
intersections, and mainline freeway locations where
the proposed project will add 50 or more peak-hour
trips in either direction to the existing roadway
traffic.” A review of Figure 7–3 from the TIA (Total
Project Traffic Volumes) shows a maximum
directional peak hour contribution of 60 peak hour
trips (northbound, PM at intersection No. 14, I-15 NB
Ramps). As such, the freeway segment of I-15 to SR78 is warranted for analysis and was analyzed. The
distribution of these 60 peak hour trips to I-15 and SR78 at that interchange would reduce the Project
contribution to either freeway at that location to less
than 50 peak hour trips; therefore analysis at
9993
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additional freeway segments is not warranted.
The same section of the SANTEC/ITE guidelines
states that a project must study “all freeway entrance
and exit ramps where the proposed project will add a
significant number of peak-hour trips to cause any
traffic queues to exceed ramp storage capacities”. This
refers to computerized HCM capacity analyses of
ramp intersection Level of Service (LOS), and the
evaluation of freeway on-ramp metering, where
applicable. The TIA includes capacity analyses of the
I-15 Ramps/El Norte Parkway intersections, as well as
a ramp meter analysis for the metered I-15 SB onramp from El Norte Parkway. Thus, the analysis in the
report is consistent with the local and regional
guidelines utilized in District 11.
I50-11
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This comment expresses concern with respect to the
safety of the roundabout. In fact, the Federal Highways
Administration has published that they identify
roundabouts as a Proven Safety Countermeasure because
of their ability to substantially reduce the types of
crashes that result in injury or loss of life. Roundabouts
are designed to improve safety for all users, including
pedestrians and bicycles. They also provide significant
operational benefits compared to conventional
intersections (Highway Safety Manual, American
Association of State Highway and Transportation
Officials, Washington, DC 2010)
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I50-12

This comment states that the ECC community would
have to tolerate excessive GHG emissions during
construction if the Project is approved. The proposed
Project has taken measures to reduce its greenhouse
gas (GHG) emissions as much as possible during
construction and operation. In addition, the proposed
Project has committed to offsetting emissions that
exceed the efficiency metric for the Project, ensuring
the proposed Project would not impair the state’s
ability to meet its GHG reduction goals for 2030.

I50-13

This comment states that the GHG emission estimates
were scientific wild anything goes statements and the
use of cap-and-trade auctioned compliance certificates
is not sufficient to reduce GHG emissions.
The Project utilized the California Emission Estimator
Model (CalEEMod) version 2016.3.1 to quantify GHG
emissions for the Project. As relevant background,
CalEEMod is a statewide land use emissions computer
model designed to provide a uniform platform for
government agencies, land use planners, and
environmental professionals to quantify potential
criteria pollutant and GHG emissions associated with
both construction and operations from a variety of
land use development projects. The model quantifies
direct emissions from construction and operational
activities (including vehicle use), as well as indirect
emissions, such as GHG emissions from energy use,
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solid waste disposal, vegetation planting and/or
removal, and water use. Further, the model identifies
mitigation measures to reduce criteria pollutant and
GHG emissions along with calculating the benefits
achieved from measures chosen by the user.
The model was developed for the California Air
Pollution Officers Association (CAPCOA) in
collaboration with numerous expert consultants and
California Air Districts, including the South Coast Air
Quality Management District, the Bay Area Air Quality
Management District, Placer County Air Pollution
Control District, Sacramento Metropolitan Air Quality
Management District, the San Joaquin Valley Air
Pollution Control District, the San Luis Obispo Air
Pollution Control District, and the Santa Barbara County
Air Pollution Control District. Default data (e.g.,
emission factors, trip lengths, meteorology, source
inventory, etc.) have been provided by the various
California Air Districts to account for local requirements
and conditions. The model is periodically updated when
modifications are warranted.
The model is broadly accepted by lead agencies and
technical experts as a comprehensive tool for
quantifying air quality impacts from land use projects
located throughout California. The model can be used
for a variety of situations where an air quality analysis
is necessary or desirable, such as preparing CEQA or
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National Environmental Policy Act (NEPA)
documents, conducting pre-project planning, and,
verifying compliance with local air quality rules and
regulations, etc.
To address the second point of the comment, Mitigation
Measure M-GHG-1 requires the project to utilize
offsets from a CARB accredited registry, it does not
state that the project will utilize cap-and-trade offsets.
This project would not be able to purchase offsets in the
cap-and-trade market because it is not regulated under
the cap-and-trade program. It would be part of the
voluntary offset market, which is completely separate
from the cap-and-trade offset compliance market,
which is fully discussed on page 2.4-19 of the EIR.
I50-14

This comment states several questions regarding the
proposed Project, including: will there be adequate
electricity available; will there be adequate fresh
water; will there be adequate electric power to pump
the water; will they have enough water during drought
years; and would this mean rationing water for the
entire City?
As discussed in Section 3.1.2.2.3 of the EIR, the
Project would not use excessive amounts of electricity
during operation and would power nearly the entire
Project with on-site solar photovoltaic systems.
Similarly, the electricity associated with water and
wastewater production, pumping, treatment, and
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supply was calculated using the CalEEMod and
included in the EIR. The section concluded that the
Project would not have a significant impact on
regional or local electricity resources.
As discussed in Section 3.1.9.2.2 of the EIR, the local
water purveyor for the proposed Project, Rincon Del
Diablo, would have ample capacity to support the
demand of the residences. The green space and
vegetated areas are proposed to use recycled water,
which the utility also has ample supply and was
previously used by the golf course. The analysis was
modelled during a peak-year consumption and thus is
a conservative assessment of the proposed Project.
Therefore, it is not expected that the proposed
Project’s water demand would cause the City or utility
to have to ration.
I50-15 This comment expresses concern about biological
resources and aesthetics due to removal of on-site
trees. Pursuant to Section 33-1069, every feasible
effort and measure to avoid damage to existing trees to
remain on site must be taken by the owner and
developer during clearing, grading, and construction
activities. Section 33-1069 also includes replacement
ratios for mature and protected trees. If mature trees
cannot be preserved on site, they shall be replaced at a
minimum ratio of 1:1. If protected trees cannot be
preserved on site they shall be replaced at a minimum
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ratio of 2:1. However, the number, size, and species of
replacement trees can be determined on a case-by-case
basis by the City’s Director of Community
Development. As discussed in Section 2.2, Biological
Resources, of this EIR, the Project would affect
protected and mature trees.
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I50-16

This comment expresses concern over loss of waters and
wetlands for use as habitat for birds. Based on
information reviewed, the features on the site are
geographically isolated with no downstream connectivity
to a navigable waterway due to their termination within
uplands on site or the existing municipal separate storm
sewer system. The features have been created wholly
within uplands, as evidenced by historical imagery and
other maps. As such, the features are geographically
isolated and would not qualify as waters of the United
States as regulated by ACOE pursuant to Clean Water
Act Section 404. However, Mitigation Measures M-BI1, M-BI-2 and M-BI-3 would ensure that any impacts to
wetland/riparian or waterways would be offset by
establishment of new, superior habitat to satisfy a no net
loss and therefore impacts would be less than significant.

I50-17

This comment expresses concern about bicycle and
pedestrian safety with the addition of additional
vehicles in the area. The Specific Alignment Plan and
Mitigation measures M-TR-1 through M-TR-8 will
ensure that street segments, intersections, and ramp
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meters will operate at an acceptable level of service.
I50-18

This comment states the concern about lack of public
parkland in the area and expects that it will be
restricted to homeowners. However, the project
proposes an extensive Open Space System that
includes approximately 4 miles of meandering trails of
approximately 29 acres. The walking trails and pocket
parks would be open to the surrounding
neighborhoods and the Escondido Country Club
Community. The recreational facilities would be
privately developed and maintained but will be
available for public use.

I50-19

This comment states that the current air quality
analysis is insufficient in addressing the increase in
emissions from the proposed Project. The EIR utilized
industry standard quantification techniques to estimate
the emissions and impacts associated with the
construction and operation of the proposed Project. It
should be noted that in the CEQA Guidelines Section
15151 states:
“an evaluation of the environmental
effects of a proposed project need not be
exhaustive, but the sufficiency of an EIR
is to be reviewed in the light of what is
reasonably feasible.”
The analysis prepared within the EIR is considered
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reasonably feasible and state of the industry for the
type and magnitude of the proposed Project.
I50-20

This comment states that a computational fluid
dynamics analysis is necessary for each situation of
the proposed Project. The EIR utilized industry
standard quantification techniques to estimate the
emissions and impacts associated with the
construction and operation of the proposed Project. It
should be noted that in CEQA Guidelines Section
15151 states:
an evaluation of the environmental effects
of a proposed project need not be
exhaustive, but the sufficiency of an EIR
is to be reviewed in the light of what is
reasonably feasible.
The analysis prepared within the EIR is considered
reasonably feasible and state of the industry for the
type and magnitude of the proposed Project. Similarly,
as stated in CEQA Guidelines Section 15204(a):
reviewers should be aware that the
adequacy of an EIR is determined in terms
of what is reasonably feasible, in light of
factors such as the magnitude of the
project at issue, the severity of its likely
environmental impacts, and the geographic
scope of the project. CEQA does not
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require a lead agency to conduct every test
or perform all research, study, and
experimentation
recommended
or
demanded by commenters.

I50-21

This comment states that a computational fluid
dynamics analysis prepared for Penn State University
is the type of analysis needed for the proposed Project.
The EIR utilized industry standard quantification
techniques to estimate the emissions and impacts
associated with the construction and operation of the
proposed Project. It should be noted that in the CEQA
Guidelines Section 15151 states:
an evaluation of the environmental effects
of a proposed project need not be
exhaustive, but the sufficiency of an EIR
is to be reviewed in the light of what is
reasonably feasible.
The analysis prepared within the EIR is considered
reasonably feasible and state of the industry for the
type and magnitude of the proposed Project. Similarly,
as stated in CEQA Guidelines Section 15204(a):
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reviewers should be aware that the
adequacy of an EIR is determined in terms
of what is reasonably feasible, in light of
factors such as the magnitude of the
project at issue, the severity of its likely
environmental impacts, and the geographic
scope of the project. CEQA does not
require a lead agency to conduct every test
or perform all research, study, and
experimentation
recommended
or
demanded by commenters.
Also, the type of project analyzed in the Penn State
University report is unlike the proposed Project as
they have starkly different sources of emissions within
either project.

October 2017
The Villages – Escondido Country Club Final EIR

9993
RTC-I50-16

Response to Comments

Response to Comment Letter I51
Kathy Funk
August 10, 2017
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I51-1

The City of Escondido (City) acknowledges the
comment and notes it expresses the opinions of the
commentator, and does not raise an issue related to the
adequacy of any specific section or analysis of the
Draft Environmental Impact Report (EIR). The City
will include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.

I51-2

The comment expresses general concern regarding
traffic and noise. These topics were analyzed in the EIR
in Section 2.7, Transportation and Traffic, and Section
2.6, Noise. The comment does not does not raise an
issue related to the analysis provided in the Draft EIR.
Therefore, no further response can be provided. The
City will include the comment as part of the Final EIR
for review and consideration by the decision makers
prior to a final decision on the Project.

I51-3

The City acknowledges the comment regarding visual
resources and notes it expresses the opinions of the
commentator. As analyzed in Section 3.1.1,
Aesthetics, of the Draft EIR, the Project would not
result in significant visual or aesthetic impacts. As
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stated in Section 3.1.1 Aesthetics (EIR page 3.1.1-19):
The significance determination as to
whether the Project would result in
substantial degradation of visual character
and quality is based on the analysis of the
eight key views, as well as assessment of
the overall character and visual quality of
the site, and the surrounding area.
The Project would be designed to maintain a relatively
low profile and would be similarly scaled to
residential development in the area (EIR page 3.1.112). Also, Figure 1-7 from the EIR illustrates
surrounding land uses, which includes existing twostory residential development. It should also be noted
that the California Environmental Quality Act
(CEQA) requires the analysis of public views and
public scenic resources. Private views are not
considered impacts for CEQA purposes. Nonetheless,
the analysis concluded that views of the site after
Project implementation would not result in the
substantial degradation of visual character.
The commenter also raises concern regarding twostory homes. It should be noted that the Project
includes both one-story and two-story units. As
previously indicated, there are several areas in the
surrounding neighborhood that include two-story
homes; see Figure 1-7 from the EIR. Additionally, the
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applicant has revised the Project to increase the
number of one-story units provided throughout the
Project, which has been reflected in the Tentative Map
and Specific Plan. Lastly, the City’s General Plan
includes Residential Development Policy 3.10:
Encourage proportionate numbers of two-story
dwelling units within single family detached
subdivisions to promote variety and avoid monotonous
streetscapes and visual impacts. The comment does
not raise any specific issue related adequacy of the
Draft EIR; therefore, no further response is provided.
The City will include the comment as part of the Final
EIR for review and consideration by the decision
makers prior to a final decision on the Project.
I51-4
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The commenter expresses general concern regarding
the proposed zoning for the Project. The City of
Escondido has an application process for land
development proposals, which complies with CEQA
law and CEQA Guidelines. The Project seeks a zone
change to Specific Plan SP Zone. The Specific Plan
process is applied where comprehensive planning is
important to achieve a desired vision, as discussed in
the City’s General Plan Land Use Element. Specific
Plan areas are zoned Specific Plan (S-P) and allow for
the Specific Plan document to prescribe development
standards and guidelines. The Project’s impacts on the
environment, as they relate to the proposed density
and lot sizes, are analyzed in the EIR. The City
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acknowledges the comment and notes it expresses the
opinions of the commentator and preference for 7,000
square foot lot sizes. It should be noted that Chapter 4
of the EIR, Project Alternatives, analyzes two reduced
density projects under which the existing R-1-7 zoning
would remain. Thus, these alternatives would have
one large lot size (7,000 square feet) across the entire
Project site. The alternatives will be considered for
review and consideration by the decision makers prior
to a final decision on the Project. No further response
is required or necessary.
The commenter also expresses general concern
regarding the Project’s impact on existing
infrastructure. The comment does not specify which
infrastructure is a concern. Section 3.1.9, Utilities and
Service Systems, of the EIR analyzes infrastructure
such as water supply, wastewater/sewer service,
stormwater, and solid waste, all of which were found to
have less than significant impacts with Project
implementation. Section 2.7, Transportation and
Traffic, of the EIR analyzes the Project’s impacts to
the circulation network and infrastructure. The
analysis found that all intersections will operate at a
level of service (LOS) C or better and all roadway
segments will be mitigated to below a level of
significance with exception the El Norte Parkway onramp to Interstate (I-) 15, which relies on Caltrans to
allow the proposed mitigation measure to be
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completed. Additionally, with implementation of the
Specific Alignment Plan (SAP) and Mitigation
Measures M-TR-1 through M-TR-8, street segments,
intersections, and ramps meters would all operate at an
acceptable LOS level. Additionally, Appendix 3.1.5-1,
City of Escondido General Plan Policy Consistency
Analysis Table, covers the consistency of the Project
with applicable infrastructure related policies from the
City’s General Plan. Therefore, the City does not
agree that the infrastructure is not sufficient to accept
the additional homes proposed by the Project, and the
commenter does not provide any substantial evidence
to indicate such.
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I51-5

The City acknowledges the comment regarding
general concern about noise and air quality and notes
it expresses the opinions of the commentator, and does
not raise an issue related to the adequacy of any
specific section or analysis of the Draft EIR. While
there is expected to be this noise and dust during
construction activities, the amount would not be
greatly reduced in any of the alternatives considered in
Chapter 4 of the EIR, and can be completely mitigated
by mitigation measures proposed for the Project. The
City will include the comment as part of the Final EIR
for review and consideration by the decision makers
prior to a final decision on the Project.

I51-6

The City acknowledges the comment and notes it
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expresses the opinions of the commentator, and does
not raise an issue related to the adequacy of any
specific section or analysis of the Draft EIR. The City
will include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.
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Response to Comment Letter I52
Erica Garcia
June 29, 2017
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I52-1

The City of Escondido (City) acknowledges the
comment as an introduction to comments that follow.

I52-2

Construction noise levels are anticipated to exceed the
applicable City noise restrictions when equipment is
operating less than approximately 200 feet from existing
residences in the Project vicinity, without
implementation of mitigation measures. Consequently,
short-term construction noise would result in a
potentially significant impact, without mitigation
measures. With implementation of Mitigation Measures
M-N-1 through M-N-6, noise impacts would be reduced
to less than significant. As analyzed in Section 2.6.2.3,
the shortest distance between potential blast locations
and existing residences is approximately 100 feet
(property lines are as close as 50 feet, but the OSMRE
standard is based upon distance to residence, rather than
property line). Based on the reference blasting noise
level, the closest residential receiver will experience
noise levels approaching 93 dBA Lmax over the course
of the blast, which will likely occur for only a few
seconds. As required to comply with the more general
construction noise limit of 75 dBA Leq 1-HOUR,
blasting would be limited to no more than 3 minutes
within any given hour. Although some blasting noise
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may be noticeable to nearby residents, the single-event,
temporary noise levels generated by the blast will not
exceed the OSMRE and the CFR standards for air blasts,
and therefore noise impacts due to blasting were
determined in the Environmental Impact Report (EIR) to
be less than significant (EIR page 2.6-11).
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I52-3

The commenter is correct in stating the Project would
result in significant cumulative impacts at
Intersections #8, #12, #9, and Segments #15 and #17.
Mitigation Measures M-TR-1, M-TR-2, M-TR-4, MTR-6, and M-TR-7 would reduce the identified
impacts to less than significant levels. The
commenter’s concerns are noted.

I52-4

As stated in Section 2.7, Transportation and Traffic,
Mitigation Measure M-TR-3 along with the associated
adaptive signal control proposed, and Mitigation
Measure M-TR-5 would reduce impacts to I-15 ramps
to levels less than significant with the approval of
Caltrans. However, neither the applicant nor the City
of Escondido can assure that Caltrans will permit the
improvement to be made. The City acknowledges that
there are significant and unavoidable impacts
associated with the project, as disclosed in the Draft
EIR. Per CEQA Guidelines, Section 15093, if the
County were to certify the Final EIR, the City would
be required to make a statement of overriding
consideration to show that the economic, legal, social,
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technological, or other benefits, including region-wide
or statewide environmental benefits of the project
outweigh the unavoidable adverse environmental
effects. The City acknowledges the commenter’s
opposition to the project. The information will be
provided in the Final EIR for review and consideration
by the decision makers. The City will include the
comment as part of the Final EIR for review and
consideration by the decision-makers prior to a final
decision on the Project.
I52-5
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As stated in Section 3.1.7 Public Services, the
majority of the Project site (located on the eastern
portion of the site) is served by Escondido Union
School District (EUSD) and Escondido Union High
School District (EUHSD). A portion of residents fall
into the San Marcos Unified School District
(SMUSD). EUSD would have sufficient capacity to
serve the 33 middle school and 116 elementary school
students generated by the Project. The addition of 149
extra students into the EUSD and 55 extra students
into the EUHSD would not represent a significant
impact because both districts have adequate capacity
to support these students. Students in the easterly
portion of the Project site would attend Reidy Creek
Elementary School, which is within the EUSD.
Additionally, the Project would be required to pay the
City of Escondido School District Residential Impact
Fee to ensure that adequate school facilities are
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available to children residing in new residential
developments and overcrowding does not occur. As
such, the Project would not result in significant
impacts on schools.
I52-6
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The City acknowledges the comment and notes it
provides concluding remarks that do not raise new or
additional environmental issues concerning the
adequacy of the Draft EIR. For that reason, the City
provides no further response to this comment.
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Response to Comment Letter I53
Monica Giotta
July 25, 2017
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I53-1

The City of Escondido (City) acknowledges the
comment and notes it expresses the opinions of the
commentator, and does not raise an issue related to the
adequacy of any specific section or analysis of the
EIR. The City will include the comment as part of the
Final EIR for review and consideration by the decision
makers prior to a final decision on the Project.

I53-2

The comment addresses concerns regarding traffic,
which received extensive analysis in the EIR. As
shown in Table 2.7-14 of Section 2.7, Transportation
and Traffic, all intersections will operate at a level of
service (LOS) C or better and all roadway segments
will be mitigated to below a level of significance with
exception the El Norte Parkway on-ramp to I-15
which relies on Caltrans’ approval to implement the
proposed mitigation measure. If implemented,
Mitigation Measure M-TR-5 would reduce the impact
to less than significant. However, because the
improvement would be located within the jurisdiction
and control Caltrans, the City cannot assure at this
time that Caltrans will permit the improvement to be
made. Therefore, although the impact could be
mitigated to a level less than significant, the impact at
this location is considered significant and unavoidable
9993
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for purposes of the analysis. If a project results in
significant and unavoidable environmental impacts,
the lead agency is required to prepare a statement of
overriding considerations, which reflects the ultimate
balancing of competing public objectives (including
environmental, legal, technical, social, and economic
factors). Therefore, a statement of overriding
considerations must be considered and adopted by the
decision-makers with the EIR, if the Project is
approved. The other mitigation proposed regarding
traffic would not rely on Caltrans.
As stated in Section 2.7.1, the study area for the traffic
analysis includes 17 existing intersections, 19 street
segments, 1 freeway ramp meter, and 1 freeway
segment, which, are listed and include Firestone Drive,
contrary to the commenter’s claim. The Project would
improve operations at five intersections along Country
Club Lane (Intersections #2 through), including the
Country Club Lane/Firestone Drive Intersection #4 –
with the provision of the SAP and the associated
capacity enhancements with the proposed roundabouts,
signals, and all-way stop control.
I53-3
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The comment expresses concern regarding impacts to
trees and biological resources, which received
extensive analysis in the EIR. As stated in Section 2.2
Biological Resources, no impacts on special-status
species are anticipated. Impacts to raptors are expected
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to be less than significant, and with implementation of
Mitigation Measures M-BI-1, M-BI-2, and M-BI-3,
impacts to biological resources would be reduced to
less than significant.
The Project applicant shall prepare and submit to the
City of Escondido (City) and/or other responsible
agencies of the Project for approval a Restoration Plan
for
the
establishment/reestablishment
and
enhancement of sensitive habitat within the Project’s
open space. The Restoration Plan shall provide for
replacement of impacted sensitive habitat, i.e.,
wetland/riparian sensitive natural communities and
jurisdictional wetlands and waters in an amount to
satisfy a no-net-loss standard for both function and
spatial area of wetland and non-wetland resources.
The Restoration Plan shall include 5 years of
maintenance and monitoring to ensure the restoration
effort is successful (EIR page 2.2-22).
The Project will be consistent with the City’s Mature
and Protected Tree Ordinance. The Project applicant
shall replace impacted mature trees at a minimum 1:1
ratio, unless otherwise determined by the City. The
Project applicant shall replace protected trees at a
minimum 2:1 ratio, unless otherwise determined by
the City. The number, size, and species of replacement
trees shall be determined on a case-by-case basis by
the City’s Director of Community Development (EIR
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page 2.2-23). This will mitigate the removal of tree
and other impacts to natural resources on-site. The
City will include the comment as part of the Final EIR
for review and consideration by the decision makers
prior to a final decision on the Project.
I53-4

The City acknowledges the comment and notes it
raises economic, social, or political issues that do not
appear to relate to any physical effect on the
environment. The City does not agree that the project
is the maximum density. The Project’s density and
consistency with the surrounding environment were
analyzed in Section 3.1.5, Land Use, of the EIR. As
stated in EIR Section 3.1.5:
The Project site is currently designated in
the Land Use Element of the General Plan
as Residential Urban I, which allows for
up to 5.5 dwelling units per acre. The
Project includes a total of 392 dwelling
units on approximately 109.3 acres, which
results in a density of 3.6 dwelling units
per acre… The location, density, and
intensity of suburban-style development
within this community area have mainly
developed through planned residential
development
and
are
generally
characterized by low-density single-family
neighborhoods, with pockets of medium-
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density single-family development (duplex
units and small detached homes). The
design of the Project site as proposed with
the 48-acre Open Space System and
greenbelt is context sensitive, and would
visually and physically be compatible with
surrounding land uses.
Therefore, the proposed density is consistent with the
City’s General Plan. The Project is not inconsistent with
the surrounding environment as the commenter claims;
see also Section 3.1.5.1.1, Surrounding Land Uses, and
Figure 1-9, Surrounding Land Uses of the EIR.
CEQA Guidelines Section 15126.6(a) states:
[a]n EIR must consider a reasonable range
of potentially feasible alternatives that will
foster informed decision making and
public participation.” The range of
alternatives required in an EIR is subject
to the “rule of reason” (CEQA Guidelines
Section 15126.6 (f))
The EIR considers a reasonable range of alternatives.
The EIR evaluates four alternatives in detail: (1) No
Project/No Development Alternative; (2) 158-Unit
Reduced-Density Alternative; (3) 138-Unit ReducedDensity Alternative; and (4) 279-Unit ReducedDensity Alternative (EIR Chapter 4 and page 4-6). As
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required under CEQA, each of these alternatives was
selected for its potential to avoid or minimize
significant impacts associated with the Project while
also meeting most of the basic Project objectives (EIR
page 4-2). The 158-Unit and 138-Unit ReducedDensity Alternatives were also selected for analysis
because they were proposed by the Escondido Country
Club Homeowners’ Association (ECCHO) during the
public scoping process to lessen Project impacts (EIR
page 4-4). The EIR considers an adequate range of
potentially feasible alternatives to foster informed
decision making and public participation.
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Response to Comment Letter I54
Monica Giotta
July 31, 2017
I54-1

The comment addresses the general subject areas of
traffic, environment, and noise, which were analyzed
in the Environmental Impact Report (EIR); please
refer to Section 2.7, Transportation and Traffic;
Section 2.2, Biological Resources; and Section 2.6,
Noise. The comment does not raise any specific issue
regarding that analysis. The City of Escondido (City)
will include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.

I54-2

The commenter expresses general concern regarding
density. The Project’s density and compatibility with the
surrounding area were analyzed in Section 3.1.5, Land
Use, of the EIR. As stated in Section 3.1.5 of the EIR:
The Project site is currently designated in
the Land Use Element of the General Plan
as Residential Urban I, which allows for
up to 5.5 dwelling units per acre. The
Project includes a total of 392 dwelling
units on approximately 109.3 acres, which
results in a density of 3.6 dwelling units
per acre… The location, density, and
intensity of suburban-style development
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within this community area have mainly
developed through planned residential
development
and
are
generally
characterized by low-density single-family
neighborhoods, with pockets of mediumdensity single-family development (duplex
units and small detached homes). The
design of the Project site as proposed with
the 48-acre Open Space System and
greenbelt is context sensitive, and would
visually and physically be compatible with
surrounding land uses.
Therefore, the proposed density is consistent with the
City’s General Plan. The reduced density alternative
would include fewer units; however, the footprint of
disturbance to construct the reduced number of
residences would be roughly the same as the Project
because the lot sizes would be larger, which is why this
alternative was dismissed. The comment does not raise
any specific issue regarding the analysis provided in the
EIR. The City will include the comment as part of the
Final EIR for review and consideration by the decision
makers prior to a final decision on the Project.
I54-3
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The commenter expresses general concern regarding
the proposed zoning for the Project. The City has an
application process for land development proposals,
which complies with California Environmental
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Quality Act (CEQA) law and CEQA Guidelines. The
Project seeks a zone change to Specific Plan SP Zone.
As stated in Section 3.1.5, Land Use, of the EIR, the
Project would be consistent with the General Plan and
Zoning Ordinance upon issuance of the foregoing
approvals. Section 3.1.5 of the EIR describes and
analyzes the Project’s land use and design
compatibility. Appendix 3.1.5-1 to the Draft EIR (City
of Escondido General Plan Policy Consistency
Analysis Table) includes a comprehensive policy
consistency analysis for the proposed Project and
addresses the Project’s potential conflicts with
applicable land use plans or regulations adopted for
the purpose of avoiding or mitigating an
environmental effect. The analysis provided in the EIR
concludes that the Project does not conflict with the
City’s General Plan and Zoning Ordinance. The
comment does not raise an issue related to the
adequacy of this land use and zoning analysis as
provided in the EIR.
I54-4
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The City acknowledges the comment and notes it
provides concluding remarks that do not raise new or
additional environmental issues concerning the
adequacy of the EIR. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.

9993
RTC-I54-3

Response to Comments

INTENTIONALLY LEFT BLANK

October 2017
The Villages – Escondido Country Club Final EIR

9993
RTC-I54-4

Response to Comments

Response to Comment Letter I55
Thaddeus Giotta
July 19, 2017
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I55-1

The City of Escondido (City) acknowledges the
comment letter, and notes it expresses general
opposition for the Project, but does not raise any issue
concerning the adequacy of the Draft Environmental
Impact Report (EIR). For that reason, the City
provides no further response to this comment.

I55-2

The City acknowledges the comment and notes it
expresses the opinions of the commenter, and does not
raise an issue related to the adequacy of any specific
section or analysis of the Draft EIR. Therefore, no
further response is required. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.

I55-3

The commenter refers to the significant traffic impact
located at the El Norte Parkway/Interstate (I-) 15
southbound ramp. The Draft EIR includes Mitigation
Measure M-TR-5, which would provide an additional
Single Occupancy Vehicle (SOV) lane to the
southbound on ramp. If implemented, Mitigation
Measure M-TR-5 would reduce the impact to less than
significant. However, because the improvement would
be located within the jurisdiction and control Caltrans,
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the City cannot assure at this time that Caltrans will
permit the improvement to be made. Therefore, although
the impact could be mitigated to a level less than
significant, the impact at this location is considered
significant and unavoidable for purposes of the analysis.
If a project results in significant and unavoidable
environmental impacts, the lead agency is required to
prepare a statement of overriding considerations, which
reflects the ultimate balancing of competing public
objectives (including environmental, legal, technical,
social, and economic factors). Therefore, a statement of
overriding considerations must be considered and
adopted by the decision makers with the Draft EIR, if the
Project is approved.
I55-4
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The City has an application process for land
development proposals, which complies with
California Environmental Quality Act (CEQA) law
and CEQA Guidelines. CEQA requires the City to
respond to any comments received on the draft
environmental document. When all public comments
are addressed, the environmental document is then
finalized for adoption by the decision maker. The
comment addresses general concern regarding noise,
which was analyzed in Section 2.6, Noise, of the Draft
EIR. Project noise impacts, Impact N-1 through
Impact N-4, were addressed through Mitigation
Measures M-N-1 through M-N-6, thus reducing all
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noise-related impacts to a less than significant level.
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I55-5

The City acknowledges the comment and notes it
expresses the opinions of the commenter, and does not
raise an issue related to the adequacy of any specific
section or analysis of the Draft EIR. Therefore, no
further response is required. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.

I55-6

The City acknowledges the comment and notes it
expresses the opinions of the commenter, and does not
raise an issue related to the adequacy of any specific
section or analysis of the Draft EIR. Therefore, no
further response is required. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.
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Response to Comment Letter I56
Thad and Monica Giotta
August 18, 2017
I56-1

.

October 2017
The Villages – Escondido Country Club Final EIR

The City acknowledges the comment and notes it
expresses the opinions of the commenter. As stated in
Chapter 6, List of EIR Preparers, of the EIR, the lead
agency is the City of Escondido and the City reviewed
and verified all contents of the EIR. Pursuant to
CEQA, the EIR is required to analyze the proposed
project. It should be noted that the EIR considered a
reasonable range of alternatives. The EIR evaluates
four alternatives in detail: (1) No Project/No
Development Alternative; (2) 158-Unit ReducedDensity Alternative; (3) 138-Unit Reduced-Density
Alternative; and (4) 279-Unit Reduced-Density
Alternative (EIR Chapter 4 and page 4-6). As
required under CEQA, each of these alternatives was
selected for its potential to avoid or minimize
significant impacts associated with the Project while
also meeting most of the basic Project objectives (EIR
page 4-2). The 158-Unit and 138-Unit ReducedDensity Alternatives were also selected for analysis
because they were proposed by the Escondido Country
Club Homeowners’ Association (ECCHO) during the
public scoping process to lessen Project impacts (EIR
page 4-4). Therefore, in addition to analyzing the
proposed project, the EIR considers an adequate range
of potentially feasible alternatives to foster informed
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decision-making and public participation.
I56-2

The City acknowledges this comment, which
expresses the opinions of the commenter. The
Project’s compatibility with the surrounding
environment were analyzed in Section 3.1.5, Land
Use, of the EIR. As stated in EIR Section 3.1.5:
The Project site is currently designated in
the Land Use Element of the General Plan
as Residential Urban I, which allows for
up to 5.5 dwelling units per acre. The
Project includes a total of 392 dwelling
units on approximately 109.3 acres, which
results in a density of 3.6 dwelling units
per acre… The location, density, and
intensity of suburban-style development
within this community area have mainly
developed through planned residential
development
and
are
generally
characterized by low-density single-family
neighborhoods, with pockets of mediumdensity single-family development (duplex
units and small detached homes). The
design of the Project site as proposed with
the 48-acre Open Space System and
greenbelt is context sensitive, and would
visually and physically be compatible with
surrounding land uses.
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Therefore, the Project is consistent with the surrounding
development and existing densities; see also Section
3.1.5.1.1, Surrounding Land Uses, and Figure 1-7,
Surrounding Land Uses of the EIR. The surrounding
land uses consist of single-family residential
development that includes detached residences on a
variety of lot sizes (ranging from 2,300 square feet to
7,000 square feet), attached residence/duplexes
(ranging from 2,000 square feet to 4,000 square feet),
and several common-interest developments. Overall,
densities range from 2.7 to 8.3 dwelling units per acre;
see Figure 1-7, Surrounding and Uses.
Additionally, as analyzed in Section 3.1.1, Aesthetics,
of the Draft EIR, the Project would not result in
significant visual or aesthetic impacts. As stated in
Section 3.1.1 Aesthetics, “The significance
determination as to whether the Project would result in
substantial degradation of visual character and quality
is based on the analysis of the eight key views, as well
as assessment of the overall character and visual
quality of the site, and the surrounding area” (EIR
page 3.1.1-19). The Project would be designed to
maintain a relatively low profile and would be
similarly scaled to residential development in the area
(EIR page 3.1.1-12).
I56-3
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The comment expresses concern regarding impacts to
trees and biological resources, which received
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extensive analysis in the EIR. As stated in Section 2.2
Biological Resources, no impacts on special-status
species are anticipated. Impacts to raptors are expected
to be less than significant, and with implementation of
M-BI-1, M-BI-2, and M-BI-3, impacts to biological
resources would be reduced to less than significant.
The Project applicant shall prepare and submit to the
City of Escondido (City) and/or other responsible
agencies of the Project for approval a Restoration Plan
for
the
establishment/reestablishment
and
enhancement of sensitive habitat within the Project’s
open space. The Restoration Plan shall provide for
replacement of impacted sensitive habitat, i.e.,
wetland/riparian sensitive natural communities and
jurisdictional wetlands and waters in an amount to
satisfy a no-net-loss standard for both function and
spatial area of wetland and non-wetland resources.
The Restoration Plan shall include 5 years of
maintenance and monitoring to ensure the restoration
effort is successful (EIR page 2.2-22).
The Project will be consistent with the City’s Mature
and Protected Tree Ordinance. The Project applicant
shall replace impacted mature trees at a minimum 1:1
ratio, unless otherwise determined by the City. The
Project applicant shall replace protected trees at a
minimum 2:1 ratio, unless otherwise determined by
the City. The number, size, and species of replacement
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trees shall be determined on a case-by-case basis by
the City’s Director of Community Development (EIR
page 2.2-23). This will mitigate the removal of tree
and other impacts to natural resources on-site. The
City will include the comment as part of the Final EIR
for review and consideration by the decision-makers
prior to a final decision on the project.
I56-4
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The comment addresses concerns regarding traffic,
which received extensive analysis in the Draft EIR. As
shown in Table 2.7-14 of Section 2.7 Transportation
and Traffic, all intersections will operate at a LOS C
or better and all roadway segments will be mitigated
to below a level of significance with exception the El
Norte Parkway on-ramp to I-15 which relies on
Caltrans’ approval to implement the proposed
mitigation measure to be completed. However,
because the improvement would be located within the
jurisdiction and control Caltrans, the City cannot
assure at this time that Caltrans will permit the
improvement to be made. Therefore, although the
impact could be mitigated to a level less than
significant, the impact at this location is considered
significant and unavoidable for purposes of the
analysis. The City acknowledges the commenter’s
concerns regarding this mitigation measure. However,
there is no other feasible mitigation to reduce this
impact to less than significant. It should be noted that
if a project results in significant and unavoidable
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environmental impacts, the lead agency is required to
prepare a statement of overriding considerations,
which reflects the ultimate balancing of competing
public objectives (including environmental, legal,
technical, social, and economic factors). Therefore, a
statement of overriding considerations must be
considered and adopted by the decision-makers with
the Draft EIR, if the Project is approved. The other
mitigation proposed regarding traffic would not rely
on Caltrans and would be implemented.
I56-5
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The City acknowledges this comment, which
expresses the opinions of the commenter, general
opposition to the Project and preference for one of the
proposed alternatives considered in the EIR. The
comment does not raise any specific issue related
adequacy of the Draft EIR; therefore, no further
response is provided. The City will include the
comment as part of the Final EIR for review and
consideration by the decision-makers prior to a final
decision on the Project.

9993
RTC-I56-6

Response to Comments

Response to Comment Letter I57
David Graff
August 4, 2017
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I57-1

The City of Escondido (City) acknowledges the
comment as an introduction to comments that follow.
The comment does not raise any specific issue
regarding the analysis of the Environmental Impact
Report (EIR). This comment is included in the Final
EIR for review and consideration by the decision
makers prior to a final decision on the Project.

I57-2

The comment addresses general concern regarding
traffic, which was analyzed in Section 2.7, Traffic, of the
Draft EIR. As shown in Table 2.7-14 of Section 2.7,
Transportation and Traffic, all intersections will operate
at a level of service (LOS) C or better and all roadway
segments will be mitigated to below a level of
significance with exception the El Norte Parkway onramp to Interstate (I-) 15, which relies on Caltrans’
approval to implement the proposed mitigation measure.
Because the improvement would be located within the
jurisdiction and control Caltrans, the City cannot assure
at this time that Caltrans will permit the improvement to
be made. Therefore, although the impact could be
mitigated to a level less than significant, the impact at
this location is considered significant and unavoidable
for purposes of the analysis. If a project results in
significant and unavoidable environmental impacts, the
9993
RTC-I57-1

Response to Comments
lead agency is required to prepare a statement of
overriding considerations, which reflects the ultimate
balancing of competing public objectives (including
environmental, legal, technical, social, and economic
factors). Therefore, a statement of overriding
considerations must be considered and adopted by the
decision makers with the EIR, if the Project is approved.
The City has an application process for land
development proposals, which complies with
California Environmental Quality Act (CEQA) law
and CEQA Guidelines. CEQA requires the analysis of
the EIR address direct, indirect, and cumulative
environmental impacts caused by the Project. This
does not include existing environmental impacts. The
commenter is requesting the project “mitigate existing
and future traffic increases,” which is not the
responsibility of the EIR. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.
I57-3
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Refer to I57-2.
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Response to Comment Letter I58
Rob and Sandy Grasso
August 13, 2017
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I58-1

The City of Escondido (City) acknowledges the
comment and notes it expresses the opinions of the
commenter, and does not raise an issue related to the
adequacy of any specific section or analysis of the
Environmental Impact Report (EIR). The City will
include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.

I58-2

The City acknowledges the comment regarding traffic
mitigation and notes it expresses the opinions of the
commenter. As described in Section 2.7,
Transportation and Traffic, of the EIR, the analysis
includes assessment of the traffic calming measures
and the effect on traffic. The traffic violations
described by the commenter are not the responsibility
of the Project applicant, but rather the City’s police
department. This comment has been acknowledged by
the City. The study area for the traffic analysis
provided in the EIR includes 17 existing intersections,
19 street segments, 1 freeway ramp meter, and 1
freeway segment, which are located within the
jurisdiction of the City of Escondido, City of San
Marcos, County of San Diego, or California
Department of Transportation (Caltrans). Therefore,
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the analysis adequately analyzed both free and
neighborhood traffic.
Additionally, the commenter expresses general
concerns regarding funding of the proposed street
infrastructure. The source of funding for public
improvements is immaterial to the EIR. The
improvements are part of the project conditions and
would be required to be constructed and implemented.
The improvement would all be privately financed.
I58-3

The comment raises general concerns regarding the
capacity of nearby schools. Regarding Escondido
Union School District (EUSD) and Escondido Union
High School District (EUHSD), Section 3.1.7, Public
Services, concluded that:
Currently, EUSD elementary schools have
a capacity of 12,391 students with an
enrollment of 11,663 students and EUSD
middle schools have a capacity of 5,640
students with an enrollment of 5,156
students; thus, EUSD would have
sufficient capacity to serve the 33 middle
school and 116 elementary school students
generated by the Project (Kroon, pers.
comm. 2017; Ed-Data 2017). EUHSD
currently has a capacity of 8,253 students
with an enrollment of 7,714; thus, EUHSD
would also have sufficient capacity to
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serve the 55 high school students
generated by the Project (EUHSD 2016).
The Project’s payment of residential
impact fees, as well as the availability of
space at EUSD and EUHSD, would ensure
that the Project would not represent a
cumulatively considerable contribution to
this cumulative impact.
Furthermore, as stated in Section 3.1.7, Public
Services, regarding the San Marcos Unified School
District, the EIR found that:
the
Project
would
introduce
approximately 17 elementary students, 5
middle school students and 4 high school
students to the SMUSD (SMUSD 2017).
The Woodland Park Middle School is
currently over capacity; however, the
Project’s addition of 5 students to this
school would not warrant expansion or
construction of new school facilities or
otherwise need to be analyzed, indirectly,
for parts of the physical environment
related to changes in school attendance.
Therefore, EUSD, EUHSD, and SMUSD schools
would be able to accommodate students introduced by
the Project, and no further response is required. The
City will include the comment as part of the Final EIR
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for review and consideration by the decision makers
prior to a final decision on the Project.
I58-4
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The commenter expresses general concern regarding
ability of existing infrastructure to handle the Project.
The comment does not specify which infrastructure is
a concern. Section 3.1.9, Utilities and Service
Systems, of the EIR analyzes infrastructure such as
water supply, wastewater/sewer service, stormwater,
and solid waste, all of which were found to have less
than significant impacts with Project implementation.
Section 2.7, Transportation and Traffic, of the EIR
analyzes the Project’s impacts to the circulation
network and infrastructure. The analysis found that all
intersections will operate at a LOS C or better and all
roadway segments will be mitigated to below a level
of significance with exception the El Norte Parkway
on-ramp to I-15 which relies on Caltrans to allow the
proposed mitigation measure to be completed.
Additionally, with implementation of the Specific
Alignment Plan (SAP) and mitigation measures MTR-1 through M-TR-8, street segments, intersections,
and ramps meters would all operate at an acceptable
LOS level. Additionally, Appendix 3.1.5-1, City of
Escondido General Plan Policy Consistency Analysis
Table, covers the consistency of the Project with
applicable infrastructure related policies from the
City’s general plan. Therefore, the City does not agree
that the infrastructure is not sufficient to accept the
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additional homes proposed by the Project, and the
commenter does not provide any substantial evidence
to indicate such.
Additionally, the commenter expresses general
concerns regarding personal and physiological issues.
Pursuant to CEQA, the EIR analyzes environmental
issues and topics. The City notes the commenter’s
concern regarding personal and psychological issues.
The City will include the comment as part of the Final
EIR for review and consideration by the decision
makers prior to a final decision on the Project.
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Response to Comment Letter I59
Erin Grummel
August 16, 2017
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I59-1

The City acknowledges the comment letter, and notes it
expresses general opposition for the project, but does
not raise any issue concerning the adequacy of the EIR.
The City will include the comment as part of the Final
EIR for review and consideration by the decision
makers prior to a final decision on the Project.

I59-2

The City acknowledges the comment and notes it
expresses the opinions of the commenter, and does not
raise an issue related to the adequacy of any specific
section or analysis of the EIR. The City will include
the comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.

I59-3

The City of Escondido has an application process for
land development proposals, which complies with
CEQA law and CEQA Guidelines. CEQA requires
the City to respond to any comments received on the
draft environmental document. When all public
comments are addressed, the environmental
document is then finalized for adoption by the
decision-maker. The comment addresses general
subject areas, which received extensive analysis in
the EIR. The comment does not raise any specific
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issue regarding that analysis. The City will include
the comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.
I59-4

The comment expresses general concern regarding
school capacity. This topic was analyzed in Section
3.1.7, Public Services, of the EIR. The analysis
determined that (EIR page 3.1.7-11):
Based on student generation rates provided
by EUHSD, it is estimated that the Project
would generate approximately 116
elementary school students, 33 middle
school students, and 55 additional high
school students once complete.
In total, this represents approximately 204 school-age
children that would attend elementary and middle
school in the Escondido Unified School District
(EUSD) and high school in the Escondido Unified
High School District (EUHSD). Based on San Marcos
Unified School District (SMUSD) generation rates,
the Project would generate approximately 17
elementary students, 5 middle school students and 4
high school students (SMUSD 2017). The analysis
determined that the EUSD and EUHSD would have
adequate capacity to accommodate the projected
increase in student enrollment from the Project. The
SMUSD has capacity to accommodate additional
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students expected from the Project, with exception to
Woodland Park Middle School, which is over capacity
by 229 students. However, the Project’s addition of 5
students to this school would not be a substantial
increase to warrant expansion or construction of new
school facilities or otherwise need to be analyzed,
indirectly, for parts of the physical environment
related to changes in school attendance. The Project
would be required to pay the required school impact
fees and the City of Escondido School District
Residential Impact Fee, which would ensure that
adequate school facilities are available to children
residing in new residential development and
overcrowding does not occur.
I59-5
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The comment expresses concern regarding the EIR’s
lack of consideration of nearby developments that are
under construction. Section 1.7, List of Past, Present,
and Reasonably Anticipated Future Projects in the
Project Area, provides a list of projects that were
considered during the preparation of the EIR and the
cumulative analysis. Table 1-3 Cumulative Projects
identifies 78 individual projects that were considered
in the EIR. In each environmental impact analysis
section, a separate cumulative analysis was prepared
that looked at the geographic scope of the cumulative
analysis (for example, Section 2.1.3 is the Cumulative
Impact Analysis for Air Quality). The City will
include the comment as part of the Final EIR for
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review and consideration by the decision makers prior
to a final decision on the Project.
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I59-6

The comment expresses general concern regarding
biological resources and noise. These topics were
analyzed in Section 2.2, Biological Resources, and
Section 2.6, Noise. Mature and protected trees that
would be removed by the Project would be replaced at
a minimum 1:1 ratio for impacted mature trees and at
a minimum 2:1 ratio for impacted protected trees, as
described in M-BI-3 (EIR page 2.2-23). This would
reduce impacts to mature and protected trees to less
than significant.

I59-7

The comment expresses general concern regarding the
Project. The City acknowledges the comment and
notes it expresses the opinions of the commenter, and
does not raise an issue related to the adequacy of any
specific section or analysis of the EIR. The City will
include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.

I59-8

The City acknowledges the comment, but it does not
raise environmental issues concerning the adequacy of
the EIR. The City will include the comment as part of
the Final EIR for review and consideration by the
decision makers prior to a final decision on the Project.
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I59-9
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The City acknowledges the comment and notes it
provides concluding remarks that do not raise new or
additional environmental issues concerning the
adequacy of the EIR. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.
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Comment Letter I60
Erica Guglielmetti Garcia
August 4, 2017
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I60-1

The City acknowledges the comment as an
introduction to comments that follow. This comment
is included in the Final EIR for review and
consideration by the decision-makers prior to a final
decision on the project. No further response is
required because the comment does not raise an
environmental issue

I60-2

The commenter expresses concerns regarding aesthetics
and zoning. The Project was designed to be consistent
with the surrounding environment. The Project’s
compatibility with the surrounding environment was
analyzed in Section 3.1.5.1.1, Surrounding Land Uses;
see also Figure 1-7, Surrounding Land Uses of the EIR.
The surrounding land uses consist of single-family
residential development that includes detached
residences on a variety of lot sizes (ranging from 2,300
square feet to 7,000 square feet), attached
residence/duplexes (ranging from 2,000 square feet to
4,000 square feet), and several common-interest
developments. Overall, densities range from 2.7 to 8.3
dwelling units per acre; see Figure 1-7, Surrounding
and Uses. The Project’s proposed density is 5.3
dwelling units per acre, which is consistent with current
designation in the Land Use Element of the General
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Plan (Residential Urban I), which allows for up to 5.5
dwelling units per acre. It should also be noted that in
response to this comment and others, the applicant has
revised the project design as follows: (1) reflect a
larger minimum lot size of 3,630 square feet for all
proposed residential lots, and (2) increase the number
of one-story homes to 62 total units, representing 15%
of all residential lots in each Village.
Additionally, as analyzed in Section 3.1.1, Aesthetics,
of the Draft EIR, the Project would not result in
significant visual or aesthetic impacts. As stated in
Section 3.1.1 Aesthetics, “The significance
determination as to whether the Project would result in
substantial degradation of visual character and quality
is based on the analysis of the eight key views, as well
as assessment of the overall character and visual
quality of the site, and the surrounding area” (EIR
page 3.1.1-19). The Project would be designed to
maintain a relatively low profile and would be
similarly scaled to residential development in the area
(EIR page 3.1.1-12).
I60-3
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As discussed in Section 2.7, Transportation and Traffic,
of the EIR with implementation of mitigation measures
M-TR-1 through M-TR-7, all impacts associated with
transportation and traffic would be reduced to less than
significant, with the exception of Impact TR-11,
because the improvement would be located within the
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jurisdiction and control of the State of California
(Caltrans), and neither the applicant nor the City of
Escondido can ensure that Caltrans will permit the
improvement to be made. Therefore, although the
impact could be mitigated to a level less than
significant, the impact at this location is considered
significant and unavoidable for purposes of the
analysis. If a project results in significant and
unavoidable environmental impacts, the lead agency is
required to prepare a statement of overriding
considerations, which reflects the ultimate balancing of
competing public objectives (including environmental,
legal, technical, social, and economic factors).
Therefore, a statement of overriding considerations
must be considered and adopted by the decision-makers
with the Draft EIR, if the Project is approved.
The Project will also implement a Specific Alignment
Plan (SAP) for Country Club Lane from El Norte
Parkway to Nutmeg Street. The SAP would provide a
series of intersection improvements designed to calm
traffic speeds and enhance pedestrian and bicycle
circulation. Traffic calming measures would be
introduced along West Country Club Lane to reduce
traffic speeds, encourage pedestrian and bicycle use,
and improve public safety.
Appendix 2.7-2 at page 1 of the EIR clarifies that the
improvements proposed in the SAP include:
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roundabouts at Golden Circle Drive and La Brea
Street; intersection enhancements at Firestone Drive
(all-way stop control with pedestrian crosswalks and
curb bulbouts); traffic signals with pedestrian
crosswalks at Gary Lane and Nutmeg Street; and
narrowed lanes and buffered bike lanes to calm traffic
speeds and provide an enhanced multi-modal
experience. These improvements will increase public
safety at these intersections.
I60-4
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Construction impacts related to noise and air quality
were analyzed extensively in the EIR; see Section 2.1,
Air Quality, page 2.1-26 and Section 2.6, Noise, pages
2.6-9 and 2.6-14. Impacts were found to be less than
significant with mitigation (M-AQ-2, M-N-5 and M-N6). The comment is general in nature and does not
provide any specific comments regarding the analysis
provided in the EIR. Odors were addressed in Section
2.1, Air Quality, of the EIR and were found to be less
than significant. Given that the comment is general, a
general response is all that is required (Paulek v.
California Dept. Water Resources (2014) 231
Cal.App.4th 35, 47). Therefore, no further response is
required. The City will include the comment as part of
the Final EIR for review and consideration by the
decision-makers prior to a final decision on the project.
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