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Response to Comment Letter I61 

Larry and Linda Hanson 

August 11, 2017 

I61-1 The comment addresses general concern regarding 

traffic and noise, which were analyzed Section 2.7, 

Transportation and Traffic, of the EIR.  Regarding the 

performance of the circulation system, as shown in 

Tables 2.7-14, 2.7-15, and 2.7-16 in Section 2.7 

Transportation and Traffic, with mitigation 

incorporated, potentially significant impacts at all 

roadway segments and intersections will be less than 

significant with one exception.  The Project would 

result in a significant impact to the El Norte Parkway 

on-ramp to Interstate 15 (I-15) southbound during the 

AM peak hour.  Because the improvement necessary 

to mitigate the identified impact would be located 

within the jurisdiction and control of the California 

Department of Transportation (Caltrans), the City 

cannot ensure at this time that Caltrans will permit the 

improvement to be made. Therefore, although the 

impact can and may be mitigated to a less than 

significant level, the impact at this location is 

considered significant and unavoidable.  

 If a project results in significant and unavoidable 

environmental impacts, the lead agency is required to 

prepare a statement of overriding considerations, 

which reflects a balancing of competing public 
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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.  
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Response to Comment Letter I62 

Joanne Hewitt 

July 4, 2017 

I62-1 The comment restates information contained in the 

Draft EIR and does not raise an environmental issue 

within the meaning of CEQA. 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 or necessary.   

I62-2 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 Draft EIR.  For that reason, the City provides no 

further response to this comment. 
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Response to Comment Letter I63 

Katey Hoehn 

July 12, 2017 

I63-1 The comment addresses general concern regarding 

traffic, which was thoroughly analyzed in Section 2.7, 

Transportation and Traffic, of the EIR.  Additionally, a 

Traffic Impact Assessment (TIA) was completed for the 

proposed project which quantifies traffic impacts the 

project may have on the surrounding transportation 

network. 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. The 

concept of LOS is defined as a qualitative measure 

describing operational conditions within a traffic stream, 

and the motorist’s perception of operations. LOS 

designations range from A to F, with LOS A 

representing the best operating conditions and LOS F 

representing the worst operating conditions. According 

to the City’s General Plan, Mobility Element streets and 

intersections shall be planned and developed to achieve a 

minimum LOS C as defined by the Highway Capacity 

Manual as amended or updated, or such other national 

standard deemed appropriate by the City. The proposed 
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project would therefore not create a significant impact to 

traffic congestion, as mentioned in the comment. The 

City acknowledges the comment and notes it 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.   

I63-2 See response to I63-1. 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.   

I63-3 See response to I63-1. The TIA accounts for vehicle trips 

to local schools. The City acknowledges the comment 

letter, and notes it expresses general opposition.  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 I64 

Katey Hoehn 

August 17, 2017 

I64-1 The City acknowledges the comment and notes it 

expresses the opinions of the commentator about 

political issues that do not appear to relate to any 

physical effect on the environment, 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.   

I64-2 The comment addresses concern regarding noise, 

which was analyzed in Section 2.6, Noise, of the 

EIR.  The Project would be required to implement 

mitigation measures M-N-1 through M-N-6, thus 

reducing noise related impacts to a less than 

significant level. To comply with the City’s 60 dBA 

community noise equivalent level (CNEL) exterior 

noise standard for single-family and duplex rear yards, 

noise barriers would be required for some home lots 

along Country Club Way and Nutmeg Street within 

the Project boundaries; see Table M-N-1, Barrier 

Heights at Rearyard Boundaries, for specific locations 

(EIR page 2.6-21). Contrary to the comment, the 

Project would not result in noise levels in excess of the 

60dBA standard when mitigation is in place. The 
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noise analysis analyzed impacts to the nearest 

sensitive receptors, in this case residences, located in 

close proximity to the Project site.   

I64-3  The comment generally addresses concerns regarding 

noise and air quality. These issues were discussed and 

analyzed in the EIR in the following sections: Section 

2.6, Noise, and Section 2.1, Air Quality. See response 

(2), above for response pertaining to noise. With 

implementation of PDF-AQ-1, conformance with 

SDAPCD Rule 55, Fugitive Dust Control, and dust 

control measures requiring the active sites to be 

watered at least two times daily (resulting in an 

approximately 55% reduction of particulate matter), 

the project would have a less than significant impact 

related to dust on the surrounding residences. 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.  

I64-4 The comment generally addresses concerns regarding 

the potential risk of contamination from fertilizers 

used on the prior golf course. This issue was discussed 

and analyzed in the EIR in Section 2.5 Hazards and 

Hazardous Materials. As discussed in Section 2.5, an 

environmental database record search was completed 

for the Project site and surrounding properties. Land 

uses in the Project area that may handle or have 

handled or have generated hazardous wastes include 

former agricultural uses.  These former agricultural 
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areas could have a potential risk of site contamination 

from historical use of herbicides, pesticides, and 

fertilizer uses. It should be noted that any required 

cleanup would have been completed in order to allow 

the residential development that currently occupies the 

surrounding area. During the preparation of the Phase 

I ESA, “no evidence of hazardous material release(s) 

onto the Project site was found” (EIR page 2.5-1). The 

Project site was listed as American Golf Corp. and 

Escondido Country Club Maint. in the HAZNET, 

LUST, San Diego Co. SAM, San Diego Co. HMMD, 

SWEEPS UST, Hist CORTESE, RGA LUST, Hist 

UST, and AST environmental databases. These 

listings reflect the handling of regulated hazardous 

materials (including pesticides) and the removal of a 

leaking and corroded gasoline underground storage 

tank (UST) in 1990. Although time has passed since 

any hazardous materials may have been used since 

adoption of the current applicable regulations, 

residual contamination may exist on site, the 

uncovering of which could represent a potentially 

significant impact. M-HZ-1 would reduce this 

potential impact to a less than significant level. 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.  

I64-5 See responses to I64-3 and I64-4 pertaining to air 

quality and hazardous materials. 
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I64-6 The comment addresses general concern regarding 

construction equipment compliance. The City shall be 

responsible for monitoring of M-AQ-2, which 

provides restrictions of construction equipment. The 

comment 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.   

I64-7 As indicated in Figure 2.6-2 of the EIR, some blasting 

will occur in central and southern portion of the 

proposed Village 3. 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 may be noticeable to nearby residents, 

the single-event, temporary noise levels generated by 

the blast will not exceed the OSMRE and the CFR 
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standards for air blasts, and therefore noise impacts 

due to blasting were determined in the EIR to be less 

than significant (EIR page 2.6-11).  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.   

I64-8 As indicated in Figure 2.6-2 of the EIR, some blasting 

will occur in central and southern portion of the 

proposed Village 3. As discussed in Section 2.6.2.3 of 

the EIR: 

According to the California Department of 

Transportation’s Transportation and 

Construction Vibration Guidance Manual 

(Caltrans 2008), it is unusual for damage 

to be caused to residential structures from 

the vibrations caused by blasting activities, 

given the restrictions imposed under 

OSMRE (30 CFR 816.67). 

 The EIR further identified that for residential 

structures, the threshold of damage for vibration is 

approximately 3.0 in/sec (PPV) for cosmetic cracking 

and damage. While it is not common for blasting 

activities to cause damage to residential structures, the 

analysis provided in the EIR conservatively assumed 

that some minor structural damage to the closest 

residences (i.e., within 100 feet), could potentially 

occur without mitigation (Impact-N-5). Mitigation 
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Measure M-N-6 requires that the blasting contractor 

design the blasts to reduce vibration velocity levels 

below the damage threshold of 3.0 inches per second 

at the closest nearby residences (i.e., as close as 100 

feet from the blast area). Therefore, the EIR concluded 

that the project would not cause damage to 

surrounding residences due to blasting activities and 

the project would result in less than significant 

impacts related to blasting.  

I64-9 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.  
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Response to Comment Letter I65 

Vivian Holland 

July 7, 2017 

I65-1 As stated in Chapter 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. To 

establish this, the Project seeks the 

following approvals: a General Plan 

Amendment to the City’s General Plan 

Land Use Element, a zone change to 

Specific Plan SP Zone, a Tentative Map, 

and a Specific Plan (see Figure 3.1.5-3, 

Proposed General Plan Land Use, and 

Figure 3.1.5-4, Proposed Zoning). The 

Project would be consistent with the 

General Plan and Zoning Ordinance upon 

issuance of the foregoing approvals.”  

 Appendix 3.1.5-1, Consistency Analysis Table, 

analyzes whether the Project is consistent with 

relevant adopted local land use policies. The policy 

analysis provided in the EIR concluded that the 

Project would not conflict with the General Plan and 

Zoning Ordinance. Additionally, the landscape and 

site planning would buffer the existing residents from 
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the new homes, and the Project’s villages would retain 

the character of the surrounding land (EIR pages 3.1.5-

13 and 3.1.5-14). The City acknowledges the comment 

and notes it expresses the commenter’s opinions and 

does not raise an issue related to the adequacy 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.    

I65-2 The comment addresses general concern regarding 

traffic and noise, which was analyzed in Section 2.7, 

Transportation and Traffic, of the EIR.  Regarding the 

performance of the circulation system, as shown in 

Tables 2.7-14, 2.7-15, and 2.7-16 in Section 2.7, 

Transportation and Traffic, with mitigation 

incorporated, potentially significant impacts at all 

roadway segments and intersections will be less than 

significant with one exception.  The Project would 

result in a significant impact to the El Norte Parkway 

on-ramp to Interstate 15 (I-15) southbound during the 

AM peak hour.  Because the improvement necessary 

to mitigate the identified impact would be located 

within the jurisdiction and control of the California 

Department of Transportation (Caltrans), the City 

cannot ensure at this time that Caltrans will permit the 

improvement to be made. Therefore, although the 

impact can and may be mitigated to a less than 

significant level, the impact at this location is 
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considered significant and unavoidable.  

 If a project results in significant and unavoidable 

environmental impacts, the lead agency is required to 

prepare a statement of overriding considerations, 

which reflects a 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.    

I65-3 The Project objective, “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,” is an adequate 

and reasonable objective for a development project 

and has been reviewed and accepted by the City. 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 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.   

I65-4 The comment addresses general concern for water 

drainage, which received extensive analysis in the 

EIR. As stated in the EIR, “the Project would not (1) 
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result in substantial erosion or siltation on or off site, 

(2) result in flooding on or off site, or (3) create or 

contribute runoff water that would exceed the capacity 

of existing or planned stormwater drainage systems or 

provide substantial additional sources of polluted 

runoff” (EIR page 3.1.4-17).  Therefore, impacts to 

drainage are considered less than significant.   

Additionally, as discussed in Section 3.1.4.2.2 of the 

EIR, the Project site is not located within a 100-year 

flood hazard area. Therefore, no impacts would occur 

with respect to flood hazard areas. 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.  

I65-5 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 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 I66 

Pat Hunter 

August 6, 2017 

I66-1 The City acknowledges the comment as an 

introduction to comments that follow, and notes it 

expresses general opposition for the project, as well as 

concern for obstruction of views, which received 

extensive analysis in the EIR, specifically in Section 

3.1.1, Aesthetics. As discussed in Section 3.1.1, 

Aesthetics, The pad elevations for the new residential 

development have been designed to be lower than the 

existing development in most areas so that existing 

near views of the golf course are replaced by views of 

the landscaped Greenbelt/Open Spaces. The 

Greenbelt/Open Space areas would enhance the 

screening and buffering of views from surrounding 

residences and roadways. Due to its distance and 

lower elevation, the Project site is not visible from any 

of these major roads or open space areas. The CEQA 

Guidelines indicate that private view are not protected 

or analyzed under CEQA, which is why all view 

analysis in the EIR was done for public views only. 

The comment also expresses concern for zoning. 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 
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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. 

I66-2 The comment cites a general concern regarding traffic, 

which was analyzed in Section 2.7, Transportation and 

Traffic, of the EIR.   

Regarding the performance of the circulation system, 

as shown in Tables 2.7-14, 2.7-15, and 2.7-16 of 

Section 2.7, Transportation and Traffic, with 

mitigation incorporated, potentially significant 

impacts at all roadway segments and intersections will 

be less than significant with one exception.  The 
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Project would result in a significant impact to the El 

Norte Parkway on-ramp to I-15 southbound during the 

AM peak hour.  Because the improvement necessary 

to mitigate the identified impact would be located 

within the jurisdiction and control of Caltrans, the City 

cannot assure at this time that Caltrans will permit the 

improvement to be made. Therefore, although the 

impact can and may be mitigated to a level less than 

significant, the impact at this location is considered 

significant and unavoidable.  

If a project results in significant and unavoidable 

environmental impacts, the lead agency is required to 

prepare a statement of overriding considerations, 

which reflects a 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 comment does not raise any specific issues related 

to the adequacy of information and 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.  

I66-3 As stated in Section 3.1.1 Aesthetics, “The 

significance determination as to whether the Project 
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would result in substantial degradation of visual 

character and quality is based on the previously 

described 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). Additionally, 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). Therefore, the privacy and visual 

quality will remain below a level of significance. 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. 

I66-4 The City acknowledges the comment letter, and notes it 

expresses general opposition for the project. As 

discussed in Section 2.5 Hazards, the Project site is not 

mapped in the high or very high fire severity zone (EIR 

page 2.5-5). Regarding the hazards from existing 

structures, Asbestos-containing materials (ACMs) may 

be present within these structures, which could pose a 

threat to human health if disturbed, and would be a 

potentially significant impact (Impact HZ-3). The 

existing structures may contain lead-based paint, which 

could pose a threat to human health if disturbed, and 

would be a potentially significant impact (Impact HZ-4).  

Impact HZ-3 would be reduced to a less than significant 

level. Implementation of M-HZ-3 would ensure that 

workers are not exposed to lead-based paint during 
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demolition activities; this would be achieved by 

sampling the materials of the structures prior to 

demolition. Implementation of M-HZ-3 would reduce 

Impact HZ-4 to less than significant (EIR page 2.5-28). 

See Response 3 above for concerns regarding aesthetics. 

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. 

I66-5 As stated in Section 3.1.8, Recreation, “The walking 

trails and pocket parks would be open to the 

surrounding neighborhoods and the Escondido 

Country Club Community. The Project’s recreational 

facilities would be privately developed and 

maintained; however, they are available for public 

use” (EIR page 3.1.8-8).  

I66-6 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 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 I67 

Robert A. Jackson 

July 24, 2017 

I67-1 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. It should be noted, 

however, that as stated in Section 1.3.10 of the EIR, 

the Project site is currently zoned residential (R-1-7). 

The Project site is not currently zoned open space as 

described in the comment. 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.     

I67-2 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.   

I67-3 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 of Escondido 

has an application process for land development 
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proposals, which complies with the California 

Environmental Quality Act (CEQA) statute 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 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 I68 

Klassie Johnson 

August 15, 2017 

I68-1 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 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. The concept of LOS is defined as a 

qualitative measure describing operational conditions 

within a traffic stream, and the motorist’s perception of 

operations. LOS designations range from A to F, with 

LOS A representing the best operating conditions and 

LOS F representing the worst operating conditions. 

According to the City’s General Plan, Mobility Element 

streets and intersections shall be planned and developed 

to achieve a minimum LOS C as defined by the 

Highway Capacity Manual as amended or updated, or 

such other national standard deemed appropriate by the 

City. The comment does not raise any specific issue 

related adequacy 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 I69 

Jeff and Lisa Koch 

July 2, 2017 

I69-1 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.  

I69-2 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 Draft EIR.   

I69-3 & 4 The comment addresses general concern regarding 

traffic and noise, which were analyzed in Section 2.6, 

Noise, and Section 2.7, Transportation and Traffic, of 

the EIR. The Project would be required to implement 

mitigation measures M-N-1 through M-N-6, thus 

reducing noise related impacts to a less than 

significant level.  

Regarding the performance of the circulation system, 

as shown in Tables 2.7-14, 2.7-15, and 2.7-16 in 

Section 2.7, Transportation and Traffic, with 

mitigation incorporated, potentially significant 

impacts at all roadway segments and intersections will 

be less than significant with one exception.  The 
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Project would result in a significant impact to the El 

Norte Parkway on-ramp to Interstate 15 (I-15) 

southbound during the AM peak hour.  Because the 

improvement necessary to mitigate the identified impact 

would be located within the jurisdiction and control of 

the California Department of Transportation (Caltrans), 

the City cannot assure at this time that Caltrans will 

permit the improvement to be made. Therefore, although 

the impact can and may be mitigated to a less than 

significant level, the impact at this location is considered 

significant and unavoidable.  

If a project results in significant and unavoidable 

environmental impacts, the lead agency is required to 

prepare a statement of overriding considerations, which 

reflects a 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 comment does not raise any specific issues related to 

the adequacy of information and analysis provided in the 

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.  

I69-5 & 6 As analyzed in Section 3.1.1, Aesthetics, of the EIR, 

the Project would not result in significant visual or 
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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). Also, Figure 1-7 from the EIR illustrates 

surrounding land uses, which includes existing two-

story residential development. 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 

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. 

I69-7 & 8 See response to I69-3 regarding traffic. 

I69-9 The City acknowledges the comment as a conclusion to 

the comment letter.  This comment is included in 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 I70 

Arlene Koeferl 

August 1, 2017 

I70-1 The City of Escondido (City) acknowledges the 

commenter’s concern regarding the number of 

dwelling units proposed. The City of Escondido has an 

application process for land development proposals, 

which complies with California Environmental 

Quality Act (CEQA) law and CEQA Guidelines. The 

Environmental Impact Report (EIR) included analysis 

of the proposed Project, as well as reduced alternatives 

(138 units, 158 units, and 279 units). The comment 

addresses general subject areas such as traffic, noise, 

water, and trash, all of which received extensive 

analysis in the EIR in Sections 2.7, Traffic; 2.6, Noise; 

3.1.9, Utilities; and 3.1.7, Public Services, 

respectively.  For these issue topics, all potential 

impacts are found to be less than significant with one 

exception (the traffic impact located at the El Norte 

Parkway/Interstate (I-) 15 southbound ramp). The EIR 

includes Mitigation Measure M-TR-5, which would 

provide an additional Single-Occupancy Vehicle 

(SOV) lane to the southbound on ramp. If 

implemented, 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 
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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 EIR, if the Project is 

approved. Given that the comments are general, a 

general response is all that is required (Paulek v. 

California Dept. Water Resources (2014) 231 

Cal.App.4th 35, 47).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.   

I70-2 The commenter expresses general concerns about 

existing stormwater facilities supporting runoff 

associated with the proposed development. As discussed 

in Section 3.1.4, Hydrology and Water Quality:  

Incorporation of Project-related surface 

drains, greenbelts, vegetated swales, and 

vegetated stormwater detention basins, as 
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detailed in PDF-HY-1 through PDF-HY-

4, would prevent excessive, concentrated 

surface flows on site, which in turn could 

result in erosion induced siltation of 

downstream water bodies. In addition, 

these Project features would prevent 

increased downstream flow volumes, 

runoff rates, and surface water pollution. 

As a result, the Project would not (1) result 

in substantial erosion or siltation on or off 

site, (2) result in flooding on or off site, or 

(3) create or contribute runoff water that 

would exceed the capacity of existing or 

planned stormwater drainage systems or 

provide substantial additional sources of 

polluted runoff. 

 Additionally, the implementation of several project 

design features, as described in Section 3.1.4, 

Hydrology and Water Quality, of the EIR would 

ensure that impacts related to runoff would remain 

below a level of significance. Based on the analysis 

provided in the EIR, it has been demonstrated that the 

Project would not result in significant impacts related 

to runoff associated with the proposed development. 

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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 The City also acknowledge the commenter’s 

preference for the redesign of the 4-6 unit cluster 

homes. The City would like to clarify that these are 

single-family homes. The Project does not propose 

any multi-family homes. Also, as stated in Section 

3.1.5, Land Use, of the EIR: 

“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-density single-family 

development (duplex units and small 

detached homes). 

 The commenter is also referred to Figure 1-7, 

Surrounding Land Uses, in the EIR which depicts the 

surrounding land uses more specifically. 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.  

I70-3 The City acknowledges the commenter’s request for 

open space. The Project, as proposed, includes a 48-

acre Open Space System and greenbelt. The comment 
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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.   

I70-4 The commenter is correct. Please refer to response to 

I70-1. The Draft EIR includes Mitigation Measure M-

TR-5, which would provide an additional SOV lane to 

the southbound on ramp. If implemented, 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 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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I70-5 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 I71 

Christina Kosoff 

July 2, 2017 

I71-1 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 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. 

I71-2 The City acknowledges the comment regarding zoning 

of the project and notes it raises economic, social, or 

political issues that do not appear to relate to any 

physical effect on the environment. 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.  

I71-3 The City acknowledges the comment and preference for 

one of the project alternatives and notes it raises 

economic, social, or political issues that do not appear to 

relate to any physical effect on the environment. The 

comment does not raise an issue related to the adequacy 
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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.  

I71-4 As discussed in Section 3.1.4.2.2 Hydrology and 

Water Quality of the EIR, the Project site is not 

located within a 100-year flood hazard area, and the 

Project does not propose to place housing in the 

floodplain. Therefore, no impacts would occur with 

respect to flood hazard areas.  

I71-5 The EIR found that with implementation of the 

proposed project, that there would be 11 traffic-related 

impacts. However, 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. The concept of LOS is defined 

as a qualitative measure describing operational 

conditions within a traffic stream, and the motorist’s 

perception of operations. LOS designations range 

from A to F, with LOS A representing the best 

operating conditions and LOS F representing the worst 

operating conditions. According to the City’s General 

Plan, Mobility Element streets and intersections shall 

be planned and developed to achieve a minimum LOS 

C as defined by the Highway Capacity Manual as 

amended or updated, or such other national standard 



Response to Comments 

 

October 2017  9993 

The Villages – Escondido Country Club Final EIR RTC-I71-3 

deemed appropriate by the City. Thus, the EIR 

concluded that impacts associated with traffic were 

found to be less than significant. 

I71-6 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.  
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Response to Comment Letter I72 

Norma Kosoff 

July 2, 2017 

I72-1 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 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. 

I72-2 The comment cites a general concern regarding traffic, 

which was analyzed in Section 2.7, Transportation and 

Traffic, of the EIR. Regarding the performance of the 

circulation system, as shown in Tables 2.7-14, 2.7-15, 

and 2.7-16 in Section 2.7 Transportation and Traffic, 

with mitigation incorporated, potentially significant 

impacts at all roadway segments and intersections will 

be less than significant with one exception.  The 

Project would result in a significant impact to the El 

Norte Parkway on-ramp to Interstate 15 (I-15) 

southbound during the AM peak hour.  Because the 

improvement necessary to mitigate the identified 

impact would be located within the jurisdiction and 

control of the California Department of Transportation 

(Caltrans), the City cannot ensure at this time that 

Caltrans will permit the improvement to be made. 

Therefore, although the impact can and may be 

mitigated to a less than significant level, the impact at 
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this location is considered significant and unavoidable.  

If a project results in significant and unavoidable 

environmental impacts, the lead agency is required to 

prepare a statement of overriding considerations, 

which reflects a 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.  

I72-3  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 the Escondido Unified 

School District) and Escondido Union High School 

District. A portion of residents fall into the San Marcos 

Unified School District (SMUSD). Based on SMUSD 

generation rates, the Project would generate 

approximately 17 elementary students, 5 middle 

school students and 4 high school students (SMUSD 

2017). The Woodland Park Middle School is currently 

over capacity; 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 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.   

I72-4 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 I73 

Rudy and MJ Leonardo 

July 31, 2017 

I73-1 As discussed in Section 2.7, Transportation and 

Traffic, of the EIR, the study area includes 17 existing 

intersections, 19 street segments, 1 freeway ramp 

meter, and 1 freeway segment. More specific to the 

commenter’s concerns, the study area includes street 

segments of Nutmeg (from El Norte Parkway to 

Centre City Parkway), three intersections along 

Nutmeg (Nutmeg/Centre City Parkway, 

Nutmeg/Country Club Lane and Nutmeg/El Norte 

Parkway/Nordahl Road) and the Country Club 

Lane/Gary Lane intersection.   

 As part of the Project, a Street Alignment Plan (SAP) 

is proposed for the segment of Country Club Lane 

fronting the Project site, from Golden Circle Drive in 

the west to Nutmeg Street in the east (see Figure 1-1, 

Project Site Plan, in Chapter 1, Project Description; 

and Figure 2.7-3, Project Traffic Distribution). The 

SAP would provide a series of intersection 

improvements designed to calm traffic speeds and 

enhance pedestrian and bicycle circulation. Proposed 

improvements include the provision of roundabouts at 

Golden Circle Drive, Firestone Drive, and La Brea 

Street; traffic signals with pedestrian crosswalks at 

Gary Lane and Nutmeg Street; and narrowed lanes and 
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buffered bike lanes. The traffic calming measures are 

intended to reduce any potential Project impacts, but 

also provide a benefit to the neighborhood through 

enhanced public safety along Country Club Lane 

including the Nutmeg/Country Club Lane intersection 

that the commenter is concerned about.  

 The analysis provided in the EIR concluded that 

implementation of the SAP and mitigation measures M-

TR-1 through M-TR-7 would reduce any potential 

impacts resulting from addition of Project traffic to a 

level less than significant, except the El Norte Parkway 

on-ramp to I-15 which relies on Caltrans to allow the 

proposed mitigation measure to be completed.  

 The commenter’s concern regarding disobedient 

drivers is acknowledged. Traffic violations are not the 

responsibility of the Project applicant, but rather the 

City’s police department.  
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Response to Comment Letter I74 

Linda Linderman 

August 7, 2017 

I74-1 Unclassified local roadways such as Portola Drive are 

not analyzed per the City of Escondido’s Traffic 

Impact Analysis Guidelines (2014).  These guidelines 

indicate that generally, 200 ADT of project traffic 

would need to affect a classified roadway (Local 

Collector or larger) to warrant inclusion in analysis.  

La Brea Drive would primarily serve the eastern 

portion of Village 3 via Driveway G, which would 

result in approximately 30 outbound AM Project trips, 

and 40 inbound PM Project trips. Of these totals, only 

a percentage would be oriented to/from Nutmeg Street 

via La Paloma Avenue. This small amount of Project 

traffic would not warrant analysis.  

I74-2 See response to I74-1. 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 I75 

Jim Martin 

August 14, 2017 

I75-1  The City disagrees that the traffic data is inaccurate or 

otherwise outdated.  While noting perceived growth of 

nearby colleges, the comment provides no evidence of 

substantive cumulative development or network 

changes in the Project area since September 2016, 

when the traffic counts were conducted, that would 

affect the result of that analysis. 

Moreover, agencies typically consider baseline counts to 

be valid for a period of at least two years absent 

extenuating circumstances such as substantive 

cumulative development or network changes in the 

immediate vicinity of a project. Neither has occurred in 

the past year in the immediate vicinity of the Project. 

 In fact, a review of historic traffic counts from City 

records shows that volumes on these roadways have, 

on average, experienced minor volume increases of 

approximately 100 Average Daily Trips/ years.  

Specifically the following record show past traffic 

counts in the area. 

 Country Club Lane: El Norte Parkway to Golden 

Circle Drive = 4,900 ADT ( Year 2000) 

 Country Club Lane: Golden Circle Drive to 
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Nutmeg Street = 3,700 ADT (Year 1998) 

As compared with existing 2016 traffic volumes 

(6,290 ADT and 5,330 ADT, respectively) from the 

Table 2.7-1 of the DEIR, these volumes show an 

increase of approximately 100 ADT/year. This is 

well within accepted 10% variation of daily traffic 

expected for a given segment, which for these 

segments would be between 630 and 530 ADT, 

respectively.  Based on this historical comparison, no 

substantive changes in ADT would be expected to 

have occurred in the single year that has elapsed 

since baseline counts were conducted.  

 The comment also alleges that drivers cut-through 

Country Club Lane to avoid traffic on I-15/ SR-78 and 

El Norte Parkway, and that “almost every driver 

ignores and disregards existing traffic laws.” This 

comment raises concerns with existing traffic safety; it 

does not cite potential hazards resulting from the 

Project or any specific issues related to the adequacy 

of the analysis provided in the Draft EIR.  The Draft 

EIR evaluated potential Project impacts relative to 

traffic hazards at page 2.7-22. As stated therein, as 

part of the Project via the proposed Specific 

Alignment Plan, traffic calming measures would be 

implemented both at the primary intersections along 

Country Club Lane, as well as on the tangent street 

segment between intersections, to more safely 
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accommodate pedestrian and vehicular circulation. 

Roundabouts would also be installed, which would be 

designed to reduce speeds and enhance the existing 

circulation system. Additionally, the Project proposes 

to install adaptive signalization along El Norte 

Parkway to improve traffic flow and improve 

conditions of the southbound I-15 on-ramp.  (Draft 

EIR pages 2.7-1 through 2.7-2.) 

As part of the Specific Alignment Plan, the Project 

will incorporate the following improvements: two 

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 crosswalks at Gary 

Lane and Nutmeg Street; and narrowed lanes with 

buffered bike lanes.  (See also, Draft EIR page 2.7-1 

through 2.7-1, 2.7-22; Figures 2.7-1a and 2.7-1b; 

Appendix 2.7-2, Figures 2.7-1a and 2.7-1b.) These 

improvements are designed to calm traffic in the area, 

including specifically on Country Club Lane, and to 

more safely accommodate pedestrian, bicycle, and 

vehicular circulation. (Ibid.) To the extent that, as 

alleged in the comment, cut- through traffic is 

occurring to avoid traffic signals on El Norte Parkway, 

these traffic calming measures may have a further 

benefit of deterring the use of Country Club Lane as a 

cut-through route. 



Response to Comments 

 

October 2017  9993 

The Villages – Escondido Country Club Final EIR RTC-I75-4 

The Project also incorporates features which will 

reduce reliance on motor vehicles and vehicle miles 

traveled (VMT) for both future Project residents and 

the surrounding community.  These features are 

described in the Draft EIR Chapter 2.7, and Appendix 

2.7-2 and include: the bike and pedestrian 

improvements incorporated in the SAP; development 

of community amenities (commercial and recreation) 

open to the public; and construction of bus bays on 

Country Club Lane.  (See, Responses to NCTD-1 

through NCTD-3.) 

 Appendix 3.1.5-1, City General Plan Policy 

Consistency Analysis Table, further discusses the 

Project’s compliance with City goals and policies 

concerning mobility and infrastructure, including 

those addressing safety and cut-through traffic. (See, 

Appendix 3.1.5-1, p. 3.1.5-18 through 3.1.5-23) The 

Table explains the Project would be consistent with 

City Goal 1 of providing, “[a]n accessible, safe, 

convenient, and integrated multimodal network…” 

because the project would incorporate traffic calming 

measures, a greenbelt trail for pedestrians, and trails 

and routes for bicycles to safely connect the Project 

and surrounding community. (Appendix 3.1.5-1, p. 

3.1.5-18.) The Table also shows the Project would be 

consistent with City Policy 9.3, to “[p]rotect 

residential neighborhoods from cut-through traffic and 

other traffic-related issues by implementing 
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appropriate traffic calming measures,” as the Project 

would implement the traffic calming measures along 

Country Club Lane; implement adaptive signalization 

along El Norte Parkway, and provide for 

improvements to the southbound I-15 on-ramp. 

(Appendix 3.1.5-1, p. 3.1.5-23)   

 In sum, with the Project’s proposed improvements 

and traffic calming measures, the Project would not 

substantially increase hazards due to a design 

feature or incompatible use, and impacts would be 

less than significant. 
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Response to Comment Letter I76 

David McFarland 

July 10, 2017 

I76-1 The City of Escondido (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.   

I76-2 The commenter raises concerns regarding the rezone and 

proposed lot sizes. The City 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 EIR, the Project would be 

consistent with the General Plan and Zoning Ordinance 

upon issuance of the proposed discretionary 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 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.  
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 The Project’s density and compatibility with the 

surrounding area were analyzed in Section 3.1.5, Land 

Use, of the Draft 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 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-

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. 

The EIR considers a reasonable range of alternatives. 

The EIR evaluates four alternatives in detail: (1) No 

Project/No Development Alternative; (2) 158-Unit 
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Reduced-Density 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). As stated in Section 4.7.1 of the EIR: 

“It is assumed the existing R-1-7 zoning 

would remain the same under the two 

reduced-density alternatives (158-Unit 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. 

I76-3 The City acknowledges this comment, which states 

opinions and raise general concern regarding density, 

lot sizes and traffic. Please see Response McFarland-2 

regarding density and lot sizes.  

Regarding traffic, as analyzed in 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, 
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which relies on Caltrans’ approval to implement the 

proposed mitigation measure. The concept of LOS is 

defined as a qualitative measure describing operational 

conditions within a traffic stream, and the motorist’s 

perception of operations. LOS designations range 

from A to F, with LOS A representing the best 

operating conditions and LOS F representing the worst 

operating conditions. According to the City’s General 

Plan, Mobility Element streets and intersections shall 

be planned and developed to achieve a minimum LOS 

C as defined by the Highway Capacity Manual as 

amended or updated, or such other national standard 

deemed appropriate by the City. 

If implemented, 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 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 
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adopted by the decision-makers with the EIR, if the 

Project is approved. 

I76-4 See response to I76-3. 

I76-5 See response to I76-3. 

I76-6 The 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.    

I76-7 Refer to response to I76-3 regarding traffic concerns.     

I76-8 The comment raises general concern regarding 

schools, flooding and biological resources. The 

Project’s impacts to school was fully evaluated in 

Section 3.1.7, Public Services, in the EIR. The 

Project’s impacts relative to hydrology and flooding 

were evaluated in Section 3.1.4, Hydrology and Water 

Quality in the EIR. Biological resources, including 

potential impacts to birds, wildlife and sensitive rare 

species, were analyzed in Section 2.2, Biological 

Resources, in the EIR. As stated in Section 2.2.1.3,  

“…sensitive vegetation communities/ 

habitat types consist of land that supports 

unique vegetation communities or the 

habitats of rare or endangered species or 



Response to Comments 

 

October 2017  9993 

The Villages – Escondido Country Club Final EIR RTC-I76-6 

subspecies of animals or plants. The Project 

site is characterized by disturbed and 

developed land associated with the 

abandoned Escondido Country Club and 

golf course. Native and naturalized habitat 

is largely absent from the site, with the 

exception of the small stands of freshwater 

marsh, disturbed wetland, and non-native 

riparian habitat in the southeastern portions 

of the site. As a whole, these areas are 

dominated by non-native plant species; 

however, scattered native species (e.g., 

broad-leaved cattail, arroyo willow) are 

present in limited numbers that contribute 

to the biological function of these 

areas”(Citation). 

The EIR requires implement of mitigation measures M-

BI-1 (nesting bird and raptor avoidance), M-BI-

(restoration, preservation and management of on-site 

open space) and M-BI-3 (mature and protected tree 

replacement) to ensure that any potential impacts relative 

to biological resources would be less than significant.  

I76-9 See response to I76-9. 

I76-10  The City acknowledges this conclusory comment.  
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Response to Comment Letter I77 

David and Terri McFarland 

August 9, 2017 

I77-1 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.  

I77-2 The commenter raises concerns regarding the rezone 

and proposed lot sizes. 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 EIR, the Project would be consistent 

with the General Plan and Zoning Ordinance upon 

issuance of the proposed discretionary 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 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 
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City’s General Plan.  

 The Project’s density and compatibility with the 

surrounding area were analyzed in Section 3.1.5, Land 

Use, of the Draft 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 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-

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. 

The EIR considers a reasonable range of alternatives. 

The EIR evaluates four alternatives in detail: (1) No 
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Project/No Development Alternative; (2) 158-Unit 

Reduced-Density 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). As stated in Section 4.7.1 of the EIR: 

“It is assumed the existing R-1-7 zoning would remain 

the same under the two reduced-density alternatives 

(158-Unit 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. 

I77-3  The City acknowledges this comment, which states 

opinions and raise general concern regarding density, 

lot sizes and traffic. Please see response to I77-2 

regarding density and lot sizes.  

Regarding traffic, as analyzed in 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, 
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which relies on Caltrans’ approval to implement the 

proposed mitigation measure. The concept of LOS is 

defined as a qualitative measure describing operational 

conditions within a traffic stream, and the motorist’s 

perception of operations. LOS designations range 

from A to F, with LOS A representing the best 

operating conditions and LOS F representing the worst 

operating conditions. According to the City’s General 

Plan, Mobility Element streets and intersections shall 

be planned and developed to achieve a minimum LOS 

C as defined by the Highway Capacity Manual as 

amended or updated, or such other national standard 

deemed appropriate by the City. 

If implemented, 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 

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 
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considerations must be considered and adopted by the 

decision makers with the EIR, if the Project is 

approved.   

I77-4 Refer to response to I77-3. 

I77-5 Refer to response to I77-3. 

I77-6 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 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.   

I77-7 Refer to response to I77-3 regarding traffic concerns.   

I77-8 The comment raises general concern regarding 

schools, flooding and biological resources. The 

Project’s impacts to school was fully evaluated in 

Section 3.1.7, Public Services, in the EIR. The 

Project’s impacts relative to hydrology and flooding 

were evaluated in Section 3.1.4, Hydrology and Water 

Quality in the EIR. Biological resources, including 

potential impacts to birds, wildlife and sensitive rare 

species, were analyzed in Section 2.2, Biological 

Resources, in the EIR. As stated in Section 2.2.1.3: 

sensitive vegetation communities/habitat 
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types consist of land that supports unique 

vegetation communities or the habitats of 

rare or endangered species or subspecies 

of animals or plants. The Project site is 

characterized by disturbed and developed 

land associated with the abandoned 

Escondido Country Club and golf course. 

Native and naturalized habitat is largely 

absent from the site, with the exception of 

the small stands of freshwater marsh, 

disturbed wetland, and non-native riparian 

habitat in the southeastern portions of the 

site. As a whole, these areas are dominated 

by non-native plant species; however, 

scattered native species (e.g., broad-leaved 

cattail, arroyo willow) are present in 

limited numbers that contribute to the 

biological function of these areas. 

The EIR requires implement of Mitigation Measures 

M-BI-1 (nesting bird and raptor avoidance), M-BI-

(restoration, preservation and management of on-site 

open space) and M-BI-3 (mature and protected tree 

replacement) to ensure that any potential impacts 

relative to biological resources would be less than 

significant.  

I77-9 Refer to response to 177-8. 

I77-10 The City acknowledges the comment and notes it 
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raises economic, social, or political issues that do not 

appear to relate to any physical effect on the 

environment. 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 because the 

comment does not raise an environmental issue.  

I77-11 The City acknowledges this conclusory comment.  
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Response to Comment Letter 178 

Alissa Meredith 

July 24, 2017 

178-1 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.  

178-2 The comment expresses concerns about specific streets 

in the vicinity of the Project (La Mirada and Firestone). 

As described in Section 2.7 Transportation and Traffic, 

Project access is described and includes those two 

streets. It further describes the SAP which provides a 

series of intersection improvements designed to calm 

traffic speeds, enhance pedestrian and bicycle 

circulation, and improve overall circulation. Intersection 

improvements (stop/signal control, crosswalks, bulbouts) 

are proposed at Gary Lane, Firestone Drive, and Nutmeg 

Street and would, in conjunction with the proposed trails, 

encourage and facilitate pedestrian circulation along the 

corridor.  Additionally, the various traffic calming 

measures proposed in the SAP will help to reduce 

potential safety issues at the intersection at La Brea. This 

comment is included in the Final EIR for review and 

consideration by the decision makers prior to a final 

decision on the Project.  
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178-3 Please see response to 178-2, which describes the 

various traffic calming measures proposed in the SAP 

that will help to reduce potential safety issues at the 

intersection at La Brea. This comment is included in the 

Final EIR for review and consideration by the decision 

makers prior to a final decision on the Project.  

178-4 The comment addresses general concern regarding 

traffic, which was analyzed in Section 2.7, Traffic, of 

the 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’ to implement the proposed 

mitigation measure. The concept of LOS is defined as 

a qualitative measure describing operational 

conditions within a traffic stream, and the motorist’s 

perception of operations. LOS designations range 

from A to F, with LOS A representing the best 

operating conditions and LOS F representing the worst 

operating conditions. According to the City’s General 

Plan, Mobility Element streets and intersections shall 

be planned and developed to achieve a minimum LOS 

C as defined by the Highway Capacity Manual as 

amended or updated, or such other national standard 

deemed appropriate by the City. The City will include 

the comment as part of the Final EIR for review and 

consideration by the decision makers prior to a final 
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decision on the Project. 

178-5 This comment expresses concern with the intersection 

of La Paloma and Nutmeg. As described in Section 

2.7, Transportation and Traffic, of the EIR, Mitigation 

Measure M-TRA-4 identifies that the applicant shall 

construct improvements on southbound Nutmeg Street 

between La Paloma Avenue and Via Alexandra to 

provide a wider travel lane and curb, gutter, and 

sidewalk improvements. These improvements will 

enhance vehicular, pedestrian, and bicycle circulation 

and will increase capacity to mitigate the impact. This 

comment is included in the Final EIR for review and 

consideration by the decision makers prior to a final 

decision on the Project.  

178-6 The City acknowledges the comment as general 

concern with traffic circles. The commenter does not 

provide substantial evidence for the claims that 

roundabouts, also known as traffic circles, are more 

dangerous than 4 way stop signs. 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 



Response to Comments 

 

October 2017  9993 

The Villages – Escondido Country Club Final EIR RTC-I78-4 

environments (Caltrans 2017). The benefits of 

roundabouts are outlined by Caltrans as follows 

(Caltrans 2017):  

 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 

lessen 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. The comment does not raise any 

specific issue related adequacy of the 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.  

178-7 This comment expresses concern over the lack of 
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available parking. The issue of adequate parking is not 

an environmental threshold evaluated under CEQA. 

However, parking for the Project has been reviewed 

by the City and is indicated in the Project’s Tentative 

Map. The City acknowledges the commenter’s 

concerns, which will be included in the Final EIR for 

review and consideration by the decision makers prior 

to a final decision on the Project.  

178-8 Please see response to 178-7. This comment is included 

in the Final EIR for review and consideration by the 

decision-makers prior to a final decision on the project. 

178-9 Please see response to 178-7. This comment is included 

in the Final EIR for review and consideration by the 

decision-makers prior to a final decision on the project.  

178-10  The City acknowledges the comment as concern about 

the driveway widths for the Villages. The internal 

driveways were designed to meet City standards at 24 

feet. Though parking would not be allowed on these 

driveways, all other streets would have parking 

available and sufficient to meet the demands of the 

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.  

178-11 Please see response to 178-7. This comment is included 

in the Final EIR for review and consideration by the 
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decision makers prior to a final decision on the Project. 

178-12 The Project’s density and compatibility with the 

surrounding area were analyzed in Section 3.1.5, Land 

Use, of the EIR. The following is 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 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-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 Project is not inconsistent with the 

surrounding environment; see also Section 3.1.5.1.1, 

Surrounding Land Uses, and Figure 1-7, Surrounding 
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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.  

References 

Caltrans (California Department of Transportation). 2017. “Highway 

Design Manual.” Accessed September 26, 2017. 

http://www.dot.ca.gov/hq/oppd/hdm/pdf/english/chp0400.pdf.  
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Response to Comment Letter I79 

John Miller 

July 31, 2017 

I79-1 As stated in Section 3.1.1, Aesthetics:  

“The pad elevations for the new residential 

development have been designed to be 

lower than the existing development in 

most areas so that existing near views of 

the golf course are replaced by views of 

the landscaped Greenbelt/Open Spaces. 

The Greenbelt/Open Space areas would 

enhance the screening and buffering of 

views from surrounding residences and 

roadways (namely West Country Club 

Lane, La Mirada Street, La Brea Street and 

Portola Avenue). Additionally, the Project 

would be designed to maintain a relatively 

low profile and would be similarly scaled 

to residential development in the area… 

The Project would not substantially 

interrupt or obstruct available views from 

any scenic vistas. No designated scenic 

vistas would be impacted by the Project” 

(EIR page 3.1.1-12).  

The Project includes a Specific Plan proposal and 

detailed design guidelines, which provide a framework 
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for requiring the development to be context sensitive 

and be appropriately sited, scaled, and designed to 

complement the existing environment. The design 

guidelines require that the Project be designed to relate 

to community character, design context, and site 

design. The Specific Plan design guidelines would 

ensure appropriate scale of development and an 

aesthetically pleasing architectural character. Therefore, 

the Project would not adversely affect public views. In 

many areas, the site is set back at an appropriate 

distance and shielded by vegetated slopes or context-

sensitive landscaping. Therefore, impacts relative to the 

substantial degradation of visual character and quality 

as a result of implementation of the Project would be 

less than significant (EIR page 3.1.1-19). 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.  

I79-2 The City has an application process for land 

development proposals, which complies with the 

California Environmental Quality Act (CEQA) statute 

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 cites 

a general concern regarding traffic, which was analyzed 
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in Section 2.7, Transportation and Traffic, of the EIR.   

Regarding the performance of the circulation system, 

as shown in Tables 2.7-14, 2.7-15, and 2.7-16 in 

Section 2.7, Transportation and Traffic, with 

mitigation incorporated, potentially significant 

impacts at all roadway segments and intersections will 

be less than significant with one exception.  The 

Project would result in a significant impact to the El 

Norte Parkway on-ramp to Interstate 15 (I-15) 

southbound during the AM peak hour.  Because the 

improvement necessary to mitigate the identified 

impact would be located within the jurisdiction and 

control of the California Environmental Quality Act 

(Caltrans), the City cannot ensure at this time that 

Caltrans will permit the improvement to be made. 

Therefore, although the impact can and may be 

mitigated to a less than significant level, the impact at 

this location is considered significant and unavoidable.  

If a project results in significant and unavoidable 

environmental impacts, the lead agency is required to 

prepare a statement of overriding considerations, 

which reflects a 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.  
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 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 noise related impacts 

to a less than significant level. Therefore, no more 

specific 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.   

I79-3 See Response I79-1 above. 

I79-4 As stated in Section 3.1.8, Recreation: 

“The Project would replace an abandoned 

golf course and would result in an increase 

of approximately 392 single-family dwelling 

units in the City and provide approximately 

48 acres of open space. 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 Project’s 

recreational facilities would be privately 

developed and maintained; however, they 

are available for public use… 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 
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would ensure that the City’s established park 

land and recreational facility standards are 

met with respect to the additional needs 

created by the development” (EIR pages 

3.1.8-8 and 3.1.8-9).  

 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.   

I79-5 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 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 I80 

Cindy and Scott Morford 

August 2, 2017 

I80-1 The following is stated in Section 3.1.5, Land Use 

(EIR 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. To 

establish this, the Project seeks the 

following approvals: a General Plan 

Amendment to the City’s General Plan 

Land Use Element, a zone change to 

Specific Plan SP Zone, a Tentative Map, 

and a Specific Plan (see Figure 3.1.5-3, 

Proposed General Plan Land Use, and 

Figure 3.1.5-4, Proposed Zoning). The 

Project would be consistent with the 

General Plan and Zoning Ordinance upon 

issuance of the foregoing approvals.  

 Appendix 3.1.5-1, Consistency Analysis Table, 

analyzes whether the Project is consistent with 

relevant adopted local land use policies. The policy 

analysis provided in the EIR concluded that the 

Project would not conflict with the General Plan and 

Zoning Ordinance. Additionally, the landscape and 
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site planning would buffer the existing residents from 

the new homes and the Project’s villages would retain 

the character of the surrounding land (EIR pages 

3.1.5-13, 3.1.5-14). The City acknowledges the 

comment and notes it expresses the opinions of the 

commenter, and does not raise an issue related to the 

adequacy 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.  

I80-2 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.  

I80-3 The City of Escondido has an application process for 

land development proposals, which complies with 

CEQA law and CEQA Guidelines. The comment 

addresses general subject areas, Noise, Air Quality, 

Water Pollution, Traffic, and Biological Resources 

which received extensive analysis in the EIR. The 

comment does not raise any specific issue regarding 

that analysis. 

 Additionally, as shown in Table 2.7-14 of Section 2.7 

Transportation and Traffic, all intersections will 
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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. The concept of LOS is 

defined as a qualitative measure describing operational 

conditions within a traffic stream, and the motorist’s 

perception of operations. LOS designations range 

from A to F, with LOS A representing the best 

operating conditions and LOS F representing the worst 

operating conditions. According to the City’s General 

Plan, Mobility Element streets and intersections shall 

be planned and developed to achieve a minimum LOS 

C as defined by the Highway Capacity Manual as 

amended or updated, or such other national standard 

deemed appropriate by the City. The Project would 

therefore not create “gridlock” on the existing 

neighborhood. The City acknowledges the comment 

and notes it expresses the opinions of the commenter. 

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.  

I80-4 The following is stated in Section 2.2.5 of the EIR:  

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 
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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. 

 Additionally, the following is stated in Section 2.2.5 

of the EIR: 

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.  

 This will mitigate the removal of tree and other 
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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.  

I80-5 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 I81 

Michael S. Mortensen 

August 7, 2017 

I81-1 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. 

To establish this, the Project seeks the following 

approvals: a General Plan Amendment to the City’s 

General Plan Land Use Element, a zone change to 

Specific Plan SP Zone, a Tentative Map, and a Specific 

Plan (see Figure 3.1.5-3, Proposed General Plan Land 

Use, and Figure 3.1.5-4, Proposed Zoning). The Project 

would be consistent with the General Plan and Zoning 

Ordinance upon issuance of the foregoing approvals.” 

Appendix 3.1.5-1, Consistency Analysis Table, analyzes 

whether the Project is consistent with relevant adopted 

local land use policies. The policy analysis provided in 

the EIR concluded that the Project would not conflict 

with the General Plan and Zoning Ordinance. 

Additionally, the landscape and site planning would 

buffer the existing residents from the new homes and the 

Project’s villages would retain the character of the 

surrounding land (EIR pages 3.1.5-13, 3.1.5-14). The 

City acknowledges the comment and notes it expresses 

the opinions of the commenter and does not raise an 

issue related to the adequacy or analysis of the EIR. The 
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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.  

I81-2 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. No further response is 

required or necessary.  
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Response to Comment Letter I82 

Jane Mortensen 

August 7, 2017 

I82-1 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.  

I82-2 As stated in Chapter 3.1.5, Land Use (EIR 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. To establish 

this, the Project seeks the following 

approvals: a General Plan Amendment to 

the City’s General Plan Land Use Element, 

a zone change to Specific Plan SP Zone, a 

Tentative Map, and a Specific Plan (see 

Figure 3.1.5-3, Proposed General Plan Land 

Use, and Figure 3.1.5-4, Proposed Zoning). 

The Project would be consistent with the 

General Plan and Zoning Ordinance upon 

issuance of the foregoing approvals.  

 Additionally, Appendix 3.1.5-1, City General Plan 
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Policy Consistency Analysis Table, analyzes whether 

the Project is consistent with relevant adopted local 

land use policies. The policy analysis provided in the 

EIR concluded that the Project would not conflict with 

the General Plan and Zoning Ordinance. Further, the 

landscape and site planning would buffer the existing 

residents from the new homes and the Project’s 

villages would retain the character of the surrounding 

land (EIR page 3.1.5-13, 3.1.5-14).  

 The City acknowledges the comment and notes it 

expresses the opinions of the commentator, and does not 

raise an issue related to the adequacy 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.  

I82-3 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 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.  

I82-4 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-
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ramp to I-15 which relies on Caltrans’ approval to 

implement the proposed mitigation measure. The 

concept of LOS is defined as a qualitative measure 

describing operational conditions within a traffic 

stream, and the motorist’s perception of operations. 

LOS designations range from A to F, with LOS A 

representing the best operating conditions and LOS F 

representing the worst operating conditions. 

According to the City’s General Plan, Mobility 

Element streets and intersections shall be planned 

and developed to achieve a minimum LOS C as 

defined by the Highway Capacity Manual as 

amended or updated, or such other national standard 

deemed appropriate by the City. The proposed 

Project would therefore not create “gridlock” on the 

existing neighborhood.  

The City acknowledges the comment and notes it 

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.  

I82-5 The comment addresses a general subject area, noise, 

which received extensive analysis in Section 2.6 of the 

Draft EIR. The Project would be required to 

implement mitigation measures M-N-1 through M-N-

6, thus reducing noise related impacts to a less than 

significant level. The comment does not raise any 



Response to Comments 

 

October 2017  9993 

The Villages – Escondido Country Club Final EIR RTC-I82-4 

specific 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. 
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