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Response to Comment Letter I83
Carolyn Richardson
July 23, 2017

October 2017
The Villages – Escondido Country Club Final EIR

I83-1

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

I83-2

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
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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.
I83-3

Refer to Response 2 above regarding traffic. The
Project’s density and compatibility with the surrounding
area were analyzed in Section 3.1.5, Land Use, of the
EIR. As stated in Section 3.1.5, on page 3.1.5-14:
“The Project site is currently designated in
the Land Use Element of the General Plan
as Residential Urban I, which allows for up
to 5.5 dwelling units per acre. The Project
includes a total of 392 dwelling units on
approximately 109.3 acres, which results in
a density of 3.6 dwelling units per acre…
The location, density, and intensity of
suburban-style development within this
community area have mainly developed
through planned residential development
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and are generally characterized by lowdensity 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.”
I83-4
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The comment addresses general concern regarding
aesthetics. As analyzed in Section 3.1.1, Aesthetics, of
the EIR, the Project would not result in significant
visual or aesthetic impacts. As stated in Section 3.1.1,
Aesthetics: “The significance determination as to
whether the Project would result in substantial
degradation of visual character and quality is based
on the analysis of the eight key views, as well as
assessment of the overall character and visual quality
of the site, and the surrounding area” (EIR page
3.1.1-19). The Project would be designed to maintain
a relatively low profile and would be similarly scaled
to residential development in the area (EIR page 3.1.112). 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.
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I83-5

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.

I83-6

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.

I83-7

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.
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Response to Comment Letter I84
Mark Rogers
August 17, 2017
I84-1
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The comment addresses general concern regarding
traffic and noise, which was analyzed Section 2.7,
Transportation and 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 onramp 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
EIR. The City will include the comment as part of the
Final EIR for review and consideration by the decisionmakers prior to a final decision on the Project.
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I84-2
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The City acknowledges the comment and notes it
provides preference for a reduced density alternative
as well as concluding remarks that do not raise new or
additional environmental issues concerning the
adequacy of the EIR. The City will include the
comment as part of the Final EIR for review and
consideration by the decision-makers prior to a final
decision on the Project.
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Response to Comment Letter I85
Debbie Rose
July 27, 2017
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I85-1

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. 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.

I85-2

The comment addresses general concern regarding
traffic, which was analyzed in Section 2.7,
Transportation and Traffic, of the EIR. Cumulative
projects that were reasonably foreseeable were included
in the cumulative analysis in the Transportation and
Traffic section and all other impact sections. 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
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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
EIR. The City will include the comment as part of the
Final EIR for review and consideration by the decisionmakers prior to a final decision on the Project.
I85-3

This comment states the preference for a reduced
density alternative. 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
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issuance of the foregoing approvals.
Appendix 3.1.5-1, City General Plan 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. 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 page 3.1.5-13, 3.1.5-14).
Additionally, the comment addresses general subject
areas, Air Quality, Noise, and Traffic which received
extensive analysis in the EIR. The comment does not
raise any 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.
I85-4

The following is stated in Section 3.1.1, Aesthetics
(EIR page 3.1.1-12):
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.
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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.
The Project includes a Specific Plan proposal and
detailed design guidelines, which provide a framework
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
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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.
I85-5

The following is stated in Section 3.1.8, Recreation
(EIR pages 3.1.8-8 and 3.1.8-9):
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
would ensure that the City’s established park
land and recreational facility standards are
met with respect to the additional needs
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created by the development.
The City will include the comment as part of the Final
EIR for review and consideration by the decisionmakers prior to a final decision on the Project.
I85-6

As discussed in Section 3.1.4.1.1, portions of the City are
within a FEMA 100-year flood zone. However, the
Project site is not located in a 100-year flood hazard zone
(Appendix 3.1.4-1; City of Escondido 2012, Figure VI7). The City will include the comment as part of the
Final EIR for review and consideration by the decisionmakers prior to a final decision on the Project.

I85-7

The following is a Project objective stated in the EIR
(EIR page S-1):
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.
This 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 as
lot sizes would be larger. For these reasons this
alternative was dismissed. The City will include the
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comment as part of the Final EIR for review and
consideration by the decision-makers prior to a final
decision on the Project.
I85-8
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Regarding general concerns about traffic, see response
to I85-2. Additionally, the comment addresses general
subject areas, Air Quality and Noise which received
extensive analysis in the EIR. The comment does not
raise any specific issue regarding that analysis.
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Response to Comment Letter I86
Anne Sanchez
July 25, 2017
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I86-1

The City notes the comment expresses the opinions of
the commenter, provides factual background
information, 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.

I86-2

The comment addresses general concern for traffic,
which received extensive analysis in the EIR. As
shown in Table 2.7-14 of Section 2.7, Transportation
and Traffic, all intersections will operate at a 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 proposed Project would therefore not
create a significant impact on the side streets to I15/SR-78, as mentioned in the comment. 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
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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
decision on the Project.
I86-3

The following is 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, the landscape and site planning would
buffer the existing residents from the new homes and
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the Project’s villages would retain the character of the
surrounding land (EIR pages 3.1.5-13, 3.1.5-14).
Therefore, the proposed Project does not conflict with
the General Plan and Zoning Ordinance. 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.
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Response to Comment Letter I87
Pete Seden
July 31, 2017
I87-1

The following is 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.
Appendix 3.1.5-1, City General Plan 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. Additionally, the
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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 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.
I87-2

The following is stated in Section 3.1.8, Recreation
(EIR pages 3.1.8-8 through 3.1.8-9):
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,
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minus the eligible parkland provided on site
by the Project. This payment of $1,618,568
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.
The City will include the comment as part of the Final
EIR for review and consideration by the decisionmakers prior to a final decision on the Project.
I87-3
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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.
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Response to Comment Letter I88
Deborah Storms
July 24, 2017
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I88-1

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.

I88-2

As discussed in Section 2.7, Transportation and
Traffic, with implementation of mitigation measures
M-TR-1 through M-TR-7, all impacts associated with
transportation and traffic would be reduced to less
than significant with the exception of Impact TR-11.
This is because the improvement would be located
within the jurisdiction and control of the State of
California Department of Transportation (Caltrans),
and neither the applicant nor the City of Escondido
can ensure that Caltrans will permit the proposed
mitigation measure.

I88-3

Schools are discussed in Section 3.1.7 of the EIR, and
the Project was found to have a less than significant
impact on Escondido Union School District (EUSD)
and Escondido Union High School District (EUHSD).
Additionally, the Project would be required to pay the
City of Escondido School District Residential Impact
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Fee to ensure that adequate school facilities are
available to children residing in new residential
developments and overcrowding does not occur.
Water is discussed in Section 3.1.9, Utilities and Service
Systems. The proposed Project involves 392 residences,
a Clubhouse, community farm, and landscape irrigation,
which would require 350,784 gpd of potable water for
the Project based on the average demand. The Project
was not expressly included by name in the projected land
uses in the 2015 Urban Water Management Plan
(UWMP); however, the UWMP forecasts are based on
the potential future development of available land,
including sites such as the Project. Therefore, the
UWMP estimates can be relied upon in a determination
of adequacy of water supply for the Project. As
discussed in Section 3.1.9.2.2, based on the UWMP
estimates, as well as future recycled water available from
the HARRF, it was concluded that water supply impacts
would be less than significant.
I88-4
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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.
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Response to Comment Letter I89
Jerry Swadley
July 28, 2017
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I89-1

The comment addresses the general subject area of
noise, which was analyzed in the EIR; please refer to
Section 2.6, Noise. The comment does not raise any
specific issue regarding that analysis and, therefore, no
more specific response can be provided or is required.
The City will include the comment as part of the Final
EIR for review and consideration by the decisionmakers prior to a final decision on the project.

I89-2

As stated in Chapter 4, Project Alternatives, of the EIR the
“Operational traffic trips would be reduced by 67percent
under the 138-unit alternative and 63 percent under the
158-unit alternative compared to the Project. However, as
previously stated, even if no Project trips were added, onsite exterior traffic noise levels experienced under the
worst-case scenario (Year 2035 + Project) would still be
significant; therefore, a trip reduction of 67 percent or 63
percent would not affect overall future noise exposure
levels, or eliminate any of the required mitigation
measures” (EIR page 4-12). Therefore, impacts related to
noise would not be significantly reduced under the TwoReduced Density Alternatives (158 and 138 Units). 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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I89-3

The commenter is referencing Section 2.6.2.3,
Analysis, of the Noise Section in the EIR where
impacts regarding construction noise are recognized.
In Section 2.6.6, Significance of Impacts After
Mitigation, this impact is reduced to below a level of
significance through the implementation of M-N-1.
The City will include the comment as part of the Final
EIR for review and consideration by the decisionmakers prior to a final decision on the project.

I89-4

The commenter is referencing Section 2.6.2.3,
Analysis, of the Noise Section in the EIR where
impacts regarding HVAC equipment are recognized.
In Section 2.6.6, Significance of Impacts After
Mitigation, this impact is reduced to below a level of
significance through the implementation of M-N-2.
The City will include the comment as part of the Final
EIR for review and consideration by the decisionmakers prior to a final decision on the project.

I89-5

The commenter is referencing Section 2.6.2.3,
Analysis, of the Noise Section in the EIR where
impacts regarding loudspeakers are recognized. In
Section 2.6.6, Significance of Impacts After
Mitigation, this impact is reduced to below a level of
significance through the implementation of M-N-3.
The City will include the comment as part of the Final
EIR for review and consideration by the decisionmakers prior to a final decision on the project.
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I89-6

The commenter is referencing Section 2.6.2.3, Analysis,
of the Noise Section in the EIR where impacts regarding
traffic near residences are recognized. In Section 2.6.6,
Significance of Impacts After Mitigation, this impact is
reduced to below a level of significance through the
implementation of M-N-4. 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.

I89-7

The commenter is referencing Section 2.6.2.3,
Analysis, of the Noise Section in the EIR where
impacts regarding blasting are recognized. In Section
2.6.6, Significance of Impacts After Mitigation, this
impact is reduced to below a level of significance
through the implementation of M-N-5 and M-N-6. 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.

I89-8

As stated in Chapter 4, Project Alternatives, in the EIR
under the Two Reduced Density Alternatives (158 and
138 Units), “Impacts would be similar as the Project
and mitigation would still be required” (EIR page 412). The City will include the comment as part of the
Final EIR for review and consideration by the decisionmakers prior to a final decision on the project.
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Response to Comment Letter I90
Jerry Swadley
August 8, 2017
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I90-1

The comment addresses the general subject area of
hazards and hazardous materials, which were analyzed
in the EIR; please refer to Section 2.5, Hazards and
Hazardous Materials. The comment does not raise any
specific issue regarding that analysis and, therefore, no
more specific response can be provided or is required.
The City will include the comment as part of the Final
EIR for review and consideration by the decision
makers prior to a final decision on the Project.

I90-2

As stated in Chapter 4, Project Alternatives, of the
EIR the “The potentially hazardous conditions that
were identified as part of the Project would still be
present under the reduced-density alternatives;
development would still be required to implement all
mitigation measures to reduce potential impacts.
Impacts to hazards and hazardous materials would not
be reduced or avoided under these alternatives” (EIR
page 4-12). Therefore, impacts related to hazards and
hazardous materials would not be significantly
reduced under the Two-Reduced Density Alternatives
(158 and 138 Units). 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.
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I90-3

The commenter is referencing Section 2.5.2.2,
Analysis, of the Hazards and Hazardous Materials
Section of the EIR where an impact regarding
wildland fires is recognized. The Project would be
required to pay a development impact fee per dwelling
unit, which would ensure fire response times are
adequately met throughout the City; refer to Section
3.1.7, Public Services. Therefore, impacts with regards
to wildland fires would be less than significant. 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.

I90-4

The commenter is referencing Section 2.5.4,
Significance of Impacts Prior to Mitigation, of the
Hazards and Hazardous Materials Section, of the EIR
where potentially significant impacts with regards to
hazards and hazardous materials are identified. In
Section 2.5.6, Significance of Impacts After
Mitigation, these impacts are reduced to below a level
of significance through the implementation of M-HZ-1
through M-HZ-4 and PDF-HZ-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.

I90-5

The commenter is referencing Section 2.5.2.2,
Analysis, of the EIR where impacts regarding two
9993
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former Underground Storage Tanks are recognized. In
Section 2.5.6, Significance of Impacts After
Mitigation, these impacts are reduced to below a level
of significance through the implementation of M-HZ1. 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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I90-6

The commenter is referencing Section 2.5.2.2,
Analysis, of the Hazards and Hazardous Materials
Section in the EIR where impacts regarding two floor
drains are recognized. In Section 2.5.6, Significance of
Impacts After Mitigation, these impacts are reduced to
below a level of significance through the
implementation of M-HZ-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.

I90-7

The commenter is referencing Section 2.5.2.2,
Analysis, of the Hazards and Hazardous Materials
Section in the EIR where impacts regarding asbestoscontaining materials are recognized. In Section 2.5.6,
Significance of Impacts After Mitigation, these
impacts are reduced to below a level of significance
through the implementation of M-HZ-2. 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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I90-8

The commenter is referencing Section 2.5.2.2,
Analysis, of the Hazards and Hazardous Materials
Section in the EIR where impacts regarding lead-based
paint are recognized. In Section 2.5.6, Significance of
Impacts After Mitigation, these impacts are reduced to
below a level of significance through the
implementation of M-HZ-3. 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.

I90-9

The commenter is referencing Section 2.5.2.2,
Analysis, of the Hazards and Hazardous Materials
Section in the EIR where impacts regarding
contaminated soils are recognized. In Section 2.5.6,
Significance of Impacts After Mitigation, these
impacts are reduced to below a level of significance
through the implementation of M-HZ-4. 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.

I90-10

See response to I90-2.
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Response to Comment Letter I91
Jerry Swadley
August 10, 2017
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I91-1

The comment addresses the general subject area of
biological resources, which were analyzed in the EIR;
refer to Section 2.2, Biological Resources. The
comment does not raise any specific issue regarding
that analysis, and therefore, no more specific response
can be provided or is required. The City of Escondido
(City) will include the comment as part of the Final
EIR for review and consideration by the decision
makers prior to a final decision on the Project.

I91-2

As stated in Chapter 4, Project Alternatives, the
“development would still occur under the reduceddensity alternatives and although fewer units would be
developed, the footprint of disturbance to construct the
reduced number of residences would still result in
impacts to biological resources and would be the same
compared to the Project. Impacts to biological resources
would not be reduced or avoided under the two
alternatives” (EIR page 4-11). Therefore, impacts
related to biological resources would not be
significantly reduced under the Two-Reduced Density
Alternatives (158 and 138 Units). The City will
include the comment as part of the Final EIR for
review and consideration by the decision makers prior
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RTC-I91-1

Response to Comments
to a final decision on the Project.
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I91-3

The commenter is referencing Section 2.2.2.2,
Analysis, of Section 2.2 in the EIR where impacts
regarding nesting birds are recognized. In Section
2.2.6, Significance of Impacts After Mitigation, these
impacts are reduced to below a level of significance
through the implementation of M-BI-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.

I91-4

The commenter is referencing Section 2.2.2.2 of
Section 2.2 where impacts regarding riparian habitat
are recognized. In Section 2.2.6, these impacts are
reduced to below a level of significance through the
implementation of M-BI-2. 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.

I91-5

The commenter is referencing Section 2.2.2.2 of
Section 2.2 where impacts regarding wetland and
jurisdictional waters are recognized. In Section 2.2.6,
these impacts are reduced to below a level of
significance through the implementation of M-BI-2.
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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I91-6

The commenter is referencing Section 2.2.2.2 of the
Section 2.2 where impacts regarding mature and
protected trees are recognized. In Section 2.2.6, these
impacts are reduced to below a level of significance
through the implementation of M-BI-3. 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.

I91-7

The commenter is referencing Section 2.2.3,
Cumulative Impact Analysis, of the Section 2.2 where
cumulative impacts regarding nesting birds are
recognized. In Section 2.2.6, these impacts are reduced
to below a level of significance through the
implementation of M-BI-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.

I91-8

The commenter is referencing Section 2.2.3 of Section
2.2 where cumulative impacts regarding wetland and
jurisdictional waters are recognized. In Section 2.2.6,
these impacts are reduced to below a level of
significance through the implementation of M-BI-2.
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.

I91-9

The commenter is referencing Section 2.2.3 of Section
2.2 where cumulative impacts regarding mature and
9993
RTC-I91-3

Response to Comments
protected trees are recognized. In Section 2.2.6, these
impacts are reduced to below a level of significance
through the implementation of M-BI-3. 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.
I91-10
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See response to I91-2.
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Response to Comment Letter I92
Drucilla Thiercof
July 26, 2017
I92-1
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The City of Escondido (City) acknowledges the
commenter’s opposition to the widening of Nutmeg
Street between Via Alexandra and La Paloma Avenue.
The subject segment of Nutmeg Street is classified as
a Local Collector on the City’s Circulation Element.
This calls for a 64-foot paved width in 84-foot rightof-way. Currently, the subject segment provides
approximately 32 feet, and therefore, does not meet
the City’s Circulation Element standard. The addition
of daily Project traffic requires mitigation, which is
provided via the following: (1) widening of the
substandard
subject
section
to
provide
curb/gutter/sidewalk to enhance multi-modal mobility
and to accommodate pedestrians outside of the
roadway, and (2) restriping and improving the El
Norte Parkway/Nutmeg Street signalized intersection
to provide dual southbound left-turns to more
efficiently move traffic from the Nutmeg Corridor to
the El Norte Parkway corridor during the AM peak
hour. Further Project Design Features that will
improve corridor operations include the following: (1)
signalization of the Country Club Lane/Nutmeg Street
intersection to the north as part of the SAP, and (2)
half width frontage improvements to Nutmeg Street
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south of Country Club Lane with development of
Village 3. Collectively, these mitigation measures and
Project Design Features will improve corridor
throughput to mitigate the Project’s impacts.
Therefore, the City disagrees that the widening will
not improve traffic flow. The violation of speed limits
is a matter concerning police enforcement. The City
notes this concern; however, it does not raise issues
relative to the analysis provided in the EIR.
I92-2

The City notes the comment provides factual
background information 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.

I92-3

Nutmeg Street as described above is a “Local
Collector” on the City’s Circulation Element. As such,
it is intended to provide collector service to the
adjacent neighborhoods. The only segment of Nutmeg
Street that is significantly impacted by the Project is
the substandard, existing 32-foot-wide section
proposed to be improved.
The City does not agree that the proposed
improvements are excessive or harmful to homeowner
safety, property rights and values. The City does not
agree that the Project’s density will completely
overwhelm the area with traffic congestion. As shown
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in Table 2.7-14 of Section 2.7, Transportation and
Traffic, in the EIR, 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 commenter does
not provide substantial evidence for these claims;
therefore, no further response can be provided.
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I92-4

The City notes the comment provides factual
background information 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.

I92-5

The City acknowledges the comment and notes it
expresses the opinions of the commentator regarding a
setback precedent, and does not raise an issue related
to the adequacy of any specific section or analysis of
the EIR. The City has an application process for land
development proposals, which complies with CEQA
law and CEQA Guidelines. 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.

I92-6

The City notes the comment provides factual
background information and does not raise an
9993
RTC-I92-3

Response to Comments
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.
I92-7

The City notes the comment provides factual
background information 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.

I92-8

The improvements are proposed within the existing
right-of-way; no private property is proposed to be
taken or harmed through development of the proposed
Project. 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.
Regarding the blighted conditions of the Project site,
the EIR correctly discloses the existing condition of
the site. CEQA requires that an EIR specify the
existing physical environmental conditions to establish
the “environmental baseline” against which Project
impacts may be evaluated (CEQA Guidelines Section
15125(a)). Environmental impacts generally should be
examined in light of this baseline environment as it
exists when a Project is approved (CEQA Guidelines
Section 15125(a)). The EIR does not claim that the
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surrounding area is blighted.
I92-9

The comment erroneously conflates the posted speed
limit with the roadway segment’s classification and
purposes. As discussed in responses to I92-1 and I923, the subject section of Nutmeg Street is classified as
a Local Collector, and is also not currently built to that
standard. It is therefore not a residential street.
Table 2.6-15 of the EIR traffic section shows that the
proposed mitigation measure to widen and improve
Nutmeg Street within the existing right-of-way, in
conjunction with other Project Design Features and
mitigation measures (see response Thierfoc-1) would
in fact reduce the Project impact to this segment to
below a Level of Significance.
The primary benefit of the widening is to provide
curb/gutter/sidewalk to serve multimodal road users
(i.e. cyclists and pedestrians). The improvement is not
intended to affect speed or volume on Nutmeg Street.
The City will continue to be responsible for
conducting periodic speed surveys, establishing an
appropriate speed limit based on 85th percentile
speeds, and policing the roadway accordingly.

I92-10

October 2017
The Villages – Escondido Country Club Final EIR

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. Regarding the
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blighted condition of the Project area, please refer to
response to I92-8. Additionally, the manner in which
the blighted conditions were created is immaterial to
the EIR. The City’s enforcement obligations or
authority are not impacted by the Project or 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.
I92-11
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See responses to I92-1, I92-3, and I92-9. 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.
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Response to Comment Letter I93
John A. Thomas
July 26, 2017
I93-1

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

I93-2

The City notes the comment provides factual
background information and opinion about the Project
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.

I93-3

Construction will be phased as the comments suggests.
This in and of itself distributes traffic both temporally
and spatially as compared to full buildout traffic from
the Project, which generates 4,280 ADT and is
analyzed in the EIR.
The worst-case period of construction traffic will
relate to the import of fill material with heavy
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vehicles. Of this import period, four phases are
proposed. Of these four phases, Phase 3 is the worst
case from a traffic perspective, generating 218 ADT
(436 ADT adjusted to reflect the heavy vehicles),
over a period of 19 days. LLG prepared a
supplemental analysis of these trips dated September
12, 2017, and appended to these responses. That
analysis supports the conclusion of the TIA that no
construction related impacts would occur.
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I93-4

The City acknowledges the comment and notes it raises
economic, social, or political issues that do not appear to
relate to any physical effect on the environment. The
City 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.

I93-5

Refer to response to I93-3.

I93-6

The City acknowledges the comment and notes it
expresses concern about the schedule and request for
information related to blasting and construction as
well as 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.
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I93-7

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 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.

I93-8

The comment addresses general concern regarding air
quality. This issue has been analyzed and discussed in
Section 2.1, Air Quality. As stated in the EIR (EIR
page 2.1-18), “for the purposes of modeling, it was
assumed that construction of the Project would
commence in January 2018 and would last
approximately 66 months, ending in June 2023.”
The City acknowledges the comment and notes it
expresses the opinions of the commentator, and does
not raise a specific 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.

I93-9
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The comment addresses general 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
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reducing noise related impacts to a less than
significant level. The mitigation would reduce
potential impacts associated with noise and not result
in high noise levels. The comment expresses the
opinions of the commentator, and does not raise a
specific 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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I93-10

The comment addresses general concern regarding
noise after construction, which was analyzed in
Section 2.6 of the EIR. Refer to response to I93-9.
Additionally, as with any event within the City, City
staff are responsible for enforcing compliance with the
municipal code, including the City noise limitations.

I93-11

As indicated in Figure 2.6-2 in Section 2.6 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
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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 singleevent, temporary noise levels generated by the blast
will not exceed the OSMRE and the CFR standards
for air blasts, and therefore noise impacts due to
blasting were determined in the EIR to be less than
significant (EIR page 2.6-11).
I93-12
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The commenter refers to the significant traffic impact
located at the El Norte Parkway/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 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
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(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.
I93-13

The comment addresses concern for fire hazards,
which were analyzed and discussed in Section 2.5,
Hazards and Hazardous Materials, of the EIR. The
following is stated in Section 2.5 (EIR page 2.5-5):
The Project is surrounding on all sides by
existing residential development and is
within an existing Escondido Fire
Department (EFD) service boundary…
EFD addresses fire emergencies (structure,
vegetation, and automobile); medical aid
emergencies
(all
chief
complaints
including vehicle accidents); special
rescue emergencies (confined space
rescue, trench rescue, low angle rescue,
high angle rescue, and water rescue);
hazardous materials incidents (including
explosive devices and weapons of mass
destruction); and mass disaster incidents
(earthquakes, flooding, and wind) (City of
Escondido 2016).
The City will include the comment as part of the Final
EIR for review and consideration by the decision
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makers prior to a final decision on the Project.
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I93-14

The City acknowledges the comment and notes it
expresses the concerns about intersection delays and the
opinions of the commentator. The study area includes 17
existing intersections, 19 street segments, 1 freeway
ramp meter, and 1 freeway segment, which are located
within the jurisdiction of the City of Escondido, City of
San Marcos, County of San Diego, or California
Department of Transportation (Caltrans). The City has
obtained the technical analysis, including modeling to
verify the results presented in the traffic impact 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.

I93-15

The City acknowledges the comment and notes it
expresses the opinions of the commentator regarding
the accuracy of traffic delays at the El Norte/Nutmeg
intersection. The Traffic Impact Analysis was
performed by a third-party traffic consultant and
reported in the EIR and Appendix 2.7-1. The City has
determined that the traffic analysis in the EIR is
accurate. The comment does not raise an issue related
to the adequacy of any specific section or analysis of
the EIR. The City will include the comment as part of
the Final EIR for review and consideration by the
decision makers prior to a final decision on the Project.
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I93-16

The study area includes 17 existing intersections, 19
street segments, 1 freeway ramp meter, and 1 freeway
segment, which are located within the jurisdiction of
the City of Escondido, City of San Marcos, County of
San Diego, or California Department of
Transportation (Caltrans). The study area includes
both El Norte Parkway and Nutmeg Street. The City is
only required to analyze traffic impacts to public roads
and highways. The City does not have jurisdiction
over the private shopping center and its parking lot.
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.

I93-17

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.

I93-18

The commenter expresses general concern regarding
the proposed zoning for the Project. The City of
Escondido has an application process for land
development proposals, which complies with CEQA
law and CEQA Guidelines. The Project seeks a zone
change to Specific Plan SP Zone. As stated in Section
3.1.5, Land Use, of the EIR, the Project would be
consistent with the General Plan and Zoning
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Ordinance upon issuance of the foregoing approvals.
Section 3.1.5 of the EIR describes and analyzes the
Project’s land use and design compatibility. Appendix
3.1.5-1 to the EIR (City of Escondido General Plan
Policy Consistency Analysis Table) includes a
comprehensive policy consistency analysis for the
proposed Project and addresses the Project’s potential
conflicts with applicable land use plans or regulations
adopted for the purpose of avoiding or mitigating an
environmental effect. The analysis provided in the EIR
concludes that the Project does not conflict with the
City’s General Plan and Zoning Ordinance. The
comment does not raise an issue related to the
adequacy of this land use and zoning analysis as
provided in the EIR.
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I93-19

Refer to response to I93-18. No further response
is necessary.

I93-20

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.
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Response to Comment Letter I94
John Thomas
August 14, 2017
I94-1

The City of Escondido (City) acknowledges the
comment and notes it expresses the opinions of the
commenter and raises issues related to grading,
construction traffic, and blasting. These issues are
covered in the following response.
The commenter is correct that the Project proposes
to import a total of 18,000 cubic yards of soil, as
stated in Section 2.1, Air Quality, of the EIR.
Grading activities and quantities proposed by the
Project are analyzed fully in the EIR throughout
Chapters 2 and 3. Regarding construction related
traffic, the commenter is referred to the
Construction Traffic Analysis incorporated at
Section 12.0 of Appendix 2.7-1 of the EIR. In sum,
the analysis noted that, because the Project will be
constructed in phases and sub-phases that would not
generate more than the Project’s 4,500 ADT, no
capacity impacts are anticipated to occur during any
construction phase. Furthermore, traffic control
plans would be prepared to ensure efficient
ingress/egress of trucks and equipment and to
maintain access to the degree possible to Country
Club Lane during construction.
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While the City considers the above evaluation
adequate, in response to this comment, a supplemental
construction traffic analysis has been prepared to
provide additional detail concerning the potential
effects of construction traffic to area circulation (see
Final EIR, Appendix 8.0-2). The supplemental
analysis evaluated the effects to all street system
components analyzed in the Project transportation
impact analysis including peak-hour intersection
analysis, daily street segment volume analysis, peakhour ramp meter analysis, and peak-hour freeway
mainline analysis. Confirming the analysis in the EIR,
the supplemental analysis determined that Project
construction traffic will result in a less-than-significant
impact to each of the evaluated roadways,
intersections, ramp meters, and freeway segments.
Thus, this supplemental analysis confirms the Project
would result in less-than-significant construction
traffic impacts as previously disclosed. Because no
new or more severe significant impacts have been
identified, and the EIR was fundamentally correct and
adequate, this information is insignificant as the term
is used in Section 15088.5(b) of the CEQA
Guidelines. Recirculation of the EIR is not required.
The Project does include blasting of hard rock areas.
However, the only potential impact it may have on
nearby residents is noise and vibration impacts. The
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intensity of the noise and vibration impacts associated
with rock blasting depends on location, size, material,
shape of the rock, and the spacing of the charges
determined to be necessary for successful fracturing
(EIR page 2.6-10). 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 analysis, it was determined that 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. The
Escondido General Plan and Municipal Code do not
identify specific construction noise level limits for
blasting activities. Therefore, the OSMRE and CFR
lowest maximum Air Blast Limit (30 CFR 816.67(b))
of 129 dBA Lmax at nearby sensitive uses is used in
this analysis as an acceptable threshold for noise levels
due to blasting activity at the Project site (refer to
Section 1.4.2 of the EIR). Therefore, the 93 dBA
measurement is well below the 129 dBA threshold.
Additionally, 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
standards for air blasts. Therefore, the basis for the
significance conclusion is because the Project would
October 2017
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not exceed the OSMRE threshold or CFR standards. It
should also be noted that, in excess of caution,
blasting mitigation measures (M-N-5 and M-N-6)
were applied for added assurance that the impacts
would remain at a level less than significant.
Additionally, pursuant to this and other comment
letters received during the public review period,
Mitigation Measure M-N-6, which requires that, a
blast signal (e.g., air horn) shall be used to notify
nearby residents that blasting is about to occur per the
California Code of Regulations, Title 8, Section 5291,
Firing of Explosives regulations (EIR page 2.6-22)
will be revised in the Final EIR to include notification
of surrounding property owners within 100 feet of
blasting activities through U.S. mail at least one week
prior to blasting activities. These revisions and
clarifications to the EIR are presented in
strikeout/underline format; refer to Section 2.6.5 of the
EIR. The changes do not raise important new issues
about significant effects on the environment.
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Response to Comment Letter I95
Mike and Laura Vitous
August 9, 2017
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I95-1

The comment expresses general concern regarding
traffic. As analyzed in Section 2.7, Transportation and
Traffic, of the Environmental Impact Report (EIR),
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 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 would install adaptive
signalization along El Norte Parkway to improve traffic
flow and improve the southbound I-15 on-ramp. 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. The comment does not raise any specific issues
related to the analysis provided in the EIR. Therefore,
no further response can be provided. The City of
Escondido (City) will include the comment as part of
the Final EIR for review and consideration by the
decision makers prior to a final decision on the Project.

I95-2

The comment expresses general concern regarding air
quality and noise during construction and operation of
9993
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the Project. These topics are analyzed in Section 2.1,
Air Quality, and Section 2.6, Noise. The comment
does not raise any specific issues related to the
analysis provided in the EIR. The City will include the
comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project.
I95-3
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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.
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Response to Comment Letter I96
William Westlake
July 31, 2017
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I96-1

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. 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.

I96-2

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.

I96-3

The comment addresses the traffic, which was
analyzed in the EIR; please refer to Section 2.7,
Transportation and Traffic, specifically mitigation
measures M-TR-4 and M-TR-6, which will mitigate
the Project’s impact to Nutmeg Street. M-TR-3 will
mitigate the Project’s impact to the El Norte on-ramp
to Interstate 15 (I-15). 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.
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I96-4

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.

I96-5

The City acknowledges the comment letter, and notes it
expresses general support for the Project, but does not
raise any issue concerning the adequacy of the EIR.
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Response to Comment Letter I97
David Whitehead
July 17, 2017
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I97-1

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

I97-2

The comment addresses general concern regarding
traffic, which was analyzed in Section 2.7,
Transportation and Traffic, of the EIR. As shown in
Table 2.7-14 of Section 2.7, 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
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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
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.
I97-3

The following is 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.
Appendix 3.1.5-1, City General Plan Consistency
Analysis Table, analyzes whether the Project is
consistent with relevant adopted local land use
policies. The policy analysis provided in the EIR
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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
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.
I97-4

The following is stated in Section 3.1.1 Aesthetics
(EIR page 3.1.1-12):
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
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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.
The Project includes a Specific Plan proposal and
detailed design guidelines, which provide a framework
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.
I97-5
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See responses to I97-2 and I97-4 regarding traffic
and aesthetics.
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I97-6
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The City acknowledges the comment and notes it
expresses the opinions of the commenter and does not
raise an issue related to the adequacy of any specific
section or analysis of the EIR. The City will include
the comment as part of the Final EIR for review and
consideration by the decision makers prior to a final
decision on the Project
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Response to Comment Letter I98
David Whitehead
July 28, 2017
I98-1

The City of Escondido (City) acknowledges the
comment and notes it expresses the opinions of the
commentator. The Project’s goals include providing a
range of quality residential homes to assist the City in
implementing the General Plan’s housing goals and
accommodating existing, planned, and future growth
in North San Diego County by providing a diverse
range of housing opportunities with interrelated
villages for the benefit of the new community and
surrounding areas. In total, the Project would provide
housing ranging in the following in lot sizes: 45-foot x
95-foot sized lots, 45-foot x 75-foot lots, 35-foot x 75foot lots, and 78 4–6-unit clusters on common lots
with a combination of one-story and two-story homes.
As such, the Project would meet this goal by providing
a range of lot sizes and housing opportunities,
including clustered lots, within three interrelated
villages. The City notes the commenter’s preference
for larger estate homes. Pursuant to the City’s General
Plan Housing Element:
Housing element law specifies that
jurisdictions must identify adequate sites to
be made available through appropriate
zoning and development standards to
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encourage the development of a variety of
housing types for all economic segments of
the population. This includes single-family
homes, multi-family housing, second units,
mobile homes, emergency shelters, and
housing for persons with disabilities.
The comment does not raise an issue related to the
adequacy of any specific section or analysis of the EIR.
I98-2
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The commenter is correct that the land use designation
under the General Plan currently allows for 5.5
dwelling units per acre. The Project meets this density
requirement. The commenter is also correct that the
Project’s zoning currently requires a 7,000-square-foot
minimum lot size. The Project does not meet this
zoning requirement. However, the Specific Plan
process is applied where comprehensive planning is
important to achieve a desired vision, as discussed in
the City’s General Plan Land Use Element. Specific
Plan areas are zoned Specific Plan (S-P) and allow for
the Specific Plan document to prescribe development
standards and guidelines. The Project’s impacts on the
environment, as they relate to the proposed density
and lot sizes, are analyzed in the EIR. The City
acknowledges the comment and notes it expresses the
opinions of the commentator and preference for 7,000square-foot lot sizes. It should be noted that Chapter 4
of the EIR, Project Alternatives, analyzes two reduced
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density projects under which the existing R-1-7 zoning
would remain. Thus, these alternatives would have
one large lot size (7,000 square feet) across the entire
Project site. The alternatives will be considered by the
decision makers prior to a final decision on the
Project. No further response is required or necessary.
I98-3
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The commenter is correct in that the proposed Project
would generate additional traffic over existing
conditions. However, as discussed in Section 2.7,
Transportation and Traffic, of the EIR with
implementation of Mitigation Measures M-TR-1
through M-TR-7, all impacts associated with
transportation and traffic would be reduced to less
than significant, with the exception of Impact TR-11,
because the improvement would be located within the
jurisdiction and control of the State of California
(Caltrans), and neither the applicant nor the City can
ensure that Caltrans will permit the improvement to be
made.
Additionally, the Project will implement a
Specific Alignment Plan (SAP) for CCL from El
Norte Parkway to Nutmeg Street, within which the
roundabouts are proposed. With this plan, the majority
of CCL will be reconfigured to a two-lane divided
roadway with the exception of the short segment of La
Brea Street to Firestone Drive, which will have two
lanes in the westbound direction. The street segments
adjacent to the roundabouts proposed at Golden Circle
Drive and La Brea Street feature single lanes
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approaches, as shown on Figures 2.7-1a and 2.7-1b of
the EIR Traffic section. Analyses completed for these
locations with these configurations show acceptable
LOS B or better operations at buildout of the
community, with implementation of mitigation
measures and the SAP.
The El Norte Parkway and Nutmeg intersection is
identified as Intersection #12 in the EIR. As discussed
is Section 2.7.6, M-TR-6 would reduce the impact at
Intersection #12 by restriping the south leg of Nutmeg
Street to provide two southbound left-turn lanes, one
shared through-right turn lane, a bike lane, as well as
restriping the north leg. Traffic signal equipment at
this intersection would also be modified to serve the
revised intersection.
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I98-4

The City acknowledges the comment and notes it
expresses the opinion of the commentator to develop
the site with half of the homes considered 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.

I98-5

See Responses Whitehead 2 and 4 above regarding
traffic and aesthetics.

I98-6

The City acknowledges the commenter’s request for
tennis and pickleball courts, which are included in the
Project design. The following is stated in Section
9993
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3.1.8, Recreation:
Active recreational facilities, including a
gym, swimming pool, and tennis/pickle
ball court(s), would be located on site in
close proximity to the new Clubhouse.
These private facilities would be available
to the new residents that purchase homes
and to nearby residents that choose to
purchase membership in the Clubhouse.
The construction of the Village Center and associated
amenities, including the tennis/pickle ball courts, will
be a condition of the Project.
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Response to Comment Letter I99
Ray Wolcott
July 24, 2017
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I99-1

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

I99-2

The City acknowledges the comment and notes it
expresses concern with the methodology used for the
biological resources assessment. Section 2.2,
Biological Resources, describes the methodology
used, which included a biological survey on foot with
the aid of binoculars and photographs taken of the site.
In addition, plant and animal species observed on site
were recorded. Animal identifications were made in
the field by direct visual observation or indirect
detection of calls, burrows, tracks, or scat. Plant
identifications were made in the field or in the lab
through comparison with voucher specimens or
photographs. The biologist followed protocol methods
and provided documentation of all species found or
known to be on the 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.
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I99-3

The commenter has listed species observed on and in
the area of the Project site. However, the species listed
by the commenter are not special-status plant and
animal species. The California Environmental Quality
Act Guidelines only analyze whether or not specialstatus species are being impacted. Therefore, this is
not required to be addressed in the EIR. The City will
include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.

I99-4

The commenter has listed vegetation communities
observed on and in the area of the Project site. As
analyzed in Section 2.2 of the EIR, no special-status
plant species were observed within the Project site
during the 2016 surveys. No records of previous
observations exist from U.S. Fish and Wildlife
Service, California Natural Diversity Database,
California Native Plant Society, and SanBIOS
species data. Special-status animal species include
those that have been afforded special status and/or
recognition by the U.S. Fish and Wildlife Service and
California Department of Fish and Wildlife. No
special-status animal species were observed within
the Project site during HELIX’s 2016 surveys. No
records of previous observations exist from U.S. Fish
and Wildlife Service, the California Natural Diversity
Database, and SanBIOS species data. None of the
special-status animal species known to the region
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have a high potential to occur within the Project site
due primarily to the lack of suitable habitat, isolation
of the site from undeveloped habitat blocks in the
region, and disturbances associated with the highly
urbanized setting. The site does not support the
constituent elements required by many of the specialstatus animals known to the region for
nesting/breeding, foraging, dispersal, and other life
history requirements. 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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I99-5

The commenter has listed species observed on and
area the Project site. However, the species listed by the
commenter are not special-status plant and animal
species. The California Environmental Quality Act
Guidelines only analyze whether or not special-status
species are being impacted. Therefore, this is not
required to be addressed in the EIR. The City will
include the comment as part of the Final EIR for
review and consideration by the decision makers prior
to a final decision on the Project.

I99-6

Please see response to I99-6.

I99-7

Please see response to I99-6.

I99-8

The City acknowledges the comment and notes it
expresses the opinions of the commentator, and does
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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.
I99-9
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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.
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