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0.4 MITIGATION MONITORING AND REPORTING 
PROGRAM 

0.4.1 INTRODUCTION AND SUMMARY 
Pursuant to Section 21081.6 of the Public Resources Code and the California Environmental Quality 
Act (CEQA) Guidelines Section 15097, public agencies are required to adopt a monitoring or 
reporting program to assure that mitigation measures and revisions identified in Final Environmental 
Impact Report (FEIR) are implemented. As stated in Section 21081.6 of the Public Resources Code: 

“… the public agency shall adopt a reporting or monitoring program for the changes 
made to the project or conditions of project approval, adopted in order to mitigate or 
avoid significant effects on the environment.” 

Pursuant to Section 21081(a) of the Public Resources Code, findings must be adopted by the 
decision makers coincidental to certification of the FEIR. The Mitigation Monitoring and Reporting 
Program (MMRP) must be adopted when making the findings (at the time of approval of the project). 

As defined in the CEQA Guidelines, Section 15097, “reporting” is suited to projects that have readily 
measureable or quantitative measures or which already involve regular review. “Monitoring” is suited 
to projects with complex mitigation measures, such as wetland restoration or archaeological 
protection, which may exceed the expertise of the local agency to oversee, are expected to be 
implemented over a period of time, or require careful implementation to assure compliance. Both 
reporting and monitoring would be applicable to the proposed project. 

0.4.2 MITIGATION MATRIX 
To sufficiently track and document the status of mitigation measures, a mitigation matrix has been 
prepared and includes the following components: 

x Impact 
x Mitigation Measure  
x Action 
x Timing 
x Responsibility 

 
The mitigation matrix is included in Table 0.4-1. Additionally, the project will be required to adhere to 
the design features presented in Table 0.4-2.
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Table 0.4-2.  Design Considerations for the Project 

Aesthetics/Visual Quality 

x Project is a clustered design which minimizes the project footprint and preserves large blocks 
of habitat.  

x Implementation of the Landscape Master Plan 
x Annex into Community Facilities District No. 98-02, Lighting, Landscaping, Open Space and 

Preserve Maintenance (CFD No. 98-02)3. Additionally a special Improvement area shall be 
formed with respect to CFD 98-02 for the ongoing maintenance services provided by the City 
for improvements being installed above and beyond the City standards, as proposed by the 
developer for additional visual and aesthetic enhancement. These items include improved 
pedestrian/equestrian trail, the graded/landscaped slopes fronting Las Posas Road, 
parkway/median landscape within Las Posas Road right-of-way, and stormwater BMPs for 
hydromodification within Las Posas Road, and Park “C”.  

The following grading, design and landscaping techniques should be incorporated for all manufactured 
slopes: 

x Artificial appearing slopes shall be avoided. Reduced front yard setbacks would allow for 
reduced pad grading for selected locations. 

x All manufactured slope banks In excess of ten feet in height shall be constructed at a gradient 
of 2 to 1 or less except that cut slopes up to 1.5 to 1 may be allowed upon certification as to 
soil stability by a soils engineer and certification from a Landscape Architect that the resultant 
slope can be adequately landscaped. Approval by the City Engineer shall also be required. 

x All manufactured slopes shall be planted in compliance with an approved slopes planting plan 
approved by the Planning Division Manager with plant materials that stabilize the slopes and 
minimize erosion. 

x Temporary erosion-control devices shall be installed in conjunction with grading activities. Such 
devices shall conform to related City of San Marcos and State of California standards. 

x Issuance of a grading permit shall provide assurance to the City Engineer that manufactured 
slope banks would be properly landscaped and that the landscape would be maintained by 
either the developer, Home Owner’s Association (HOA), or by an improvement district, and/or 
by home owners for minor interior slopes between the lots. 

x Phasing and grading within each planning area shall provide for the safety and maintenance of 
other planning areas already developed or under construction. 

x Landscape screening shall be used to minimize visual impact of graded slopes from view of 
any public and private roads and offsite public viewsheds by utilizing plant material of varying 
form, height and densities to soften and vary graded slope planes. 

x Slope drainage structures shall be obscured by creating a variety of plant masses to soften the 
man-made appearance. 

x All manufactured slopes shall be rounded at top and toe to conform to the existing topography. 
x Development architecture shall be sensitive to the natural terrain. Reduced front yard 

setbacks would allow for reduced pad grading for selected locations. 
x The architectural design of rear elevations shall be carefully detailed to have varied wall and 

roof planes and enhanced building materials to soften their appearance. 
x The developer shall ensure stability and growth on all manufactured slopes for a minimum of 

two years and until maintenance is assumed by a special Community Facilities District (CFD) 
improvement zone.  

                                                            
3 http://www.ci.san-marcos.ca.us/Modules/ShowDocument.aspx?documentid=2556 
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x Grading shall be minimized and buildings and roadways shall conform to blend with landforms 
to the extent possible. 

x Jute-type matting or other fibrous covers shall be placed on graded cut slopes, where needed, 
to help allow for the establishment of plant cover. 

x The developer shall provide temporary construction fencing between development areas, 
natural open space areas, and sensitive plant areas prior to the grading and construction 
phases of the project to delineate the limits of construction onsite and protect sensitive open 
space. 

x Enhanced landscaping shall be incorporated along lots adjacent to Las Posas Road. 
x Variation and undulation of slopes to create natural character shall predominate. 
x Final Grading Plan shall be peer reviewed by a City’s consultant at the cost of the developer. If 

peer review requires changes, the revised design shall incorporate these changes. 
Air Quality 

x The project shall implement dust control measures. These measures include watering of active 
grading sites and unpaved roads a minimum of twice daily, replacement of ground cover as 
quickly as possible, reducing speeds on unpaved roads/surfaces to 15 miles per hour or less, 
and reducing dust during unloading and loading operations.  

x Low-VOC coatings shall be used for all buildings, as required under SDAPCD Rule 67.0. 
x All construction equipment shall be maintained in proper tune to ensure equipment efficiency.  
x All diesel-fueled construction vehicles shall be required to meet the latest emissions 

standards.  
Biological Resources 

All backyards shall be fenced and back yards that are adjacent to the habitat linkage shall be 
constructed with habitat fencing as required by the approved HMMP. 

The project applicant shall be required to comply with all conditions identified in the regulatory permits 
issued for the project: 

x United States Army Corps of Engineers Department of the Army Permit. SPL-2001-00479  
x California Regional Water Quality Control Board. Tentative Clean Water Section 401 Water 

Quality Certification and Waiver of Waste Discharge Requirements for Discharged or Dredged 
and/or Fill Materials (File no. 02C-144) 

x California Department of Fish and Wildlife Streambed Alteration Agreement #1600-2015-
0122-R5.  

The project applicant shall be required to comply with all conditions identified in the Biological Opinion 
(April 8, 2005) and amendment to the Biological Opinion (December 7, 2005) issued for the project 
(FWS Log No. 1-6-05-1668-R1). 

The project applicant shall implement the Habitat Mitigation and Monitoring Plan prepared for the 
project. The Final HMMP would be reviewed and approved by USFWS, CDFW and USACE. 
Geology and Soils 

x The project would implement all recommendations from the Update Geotechnical Investigation 
(GEOCON 2013). These recommendations include general provisions related to the site as well 
as specific recommendations related to soil and excavation, grading, subdrains, slopes, terrace 
drains, seismic design criteria, foundation and concrete slab-on-grade, retaining walls, lateral 
loads, slope maintenance, bioretention and bio-swales, and site drainage and moisture 
protection.  The complete report is included as Appendix G of this document. 

x Future development on the project site would be subject to the requirements of the Uniform 
Building Code (UBC) for Zone 4 for resistance to seismic shaking. The proposed project would 
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be constructed in accordance with other UBC criteria, current seismic design specifications of 
the Structural Engineers Association of California, other applicable regulations, and all 
applicable requirements of the State of California Occupational Safety and Health 
Administration (Cal/OSHA).  

x All manufactured slopes shall be planted in compliance with a slopes planting plan approved 
by the Director of Planning with plant materials that stabilize the slopes and minimize erosion. 

x Installation of temporary erosion-control devices in conjunction with grading activities. Such 
devices shall conform to related San Marcos standards. 

x The developer shall ensure stability and growth on all manufactured slopes for a period of two 
years and until maintenance is assumed by the City via Community Facilities District No. 98-02 
(Lighting, Landscape, Open Space and Preserve Maintenance). HOA slopes shall be 
maintained by the HOA in perpetuity. 

Greenhouse Gases 

x The project will provide solar panels on the rooftops of homes to reduce electricity energy 
demand for the project by 88 percent. As a condition of project approval, a minimum of 167 
homes will be required to incorporate photovoltaic solar panels.  

Hazards and Hazardous Materials 

x Due to its location within Review Area 2, the project will record overflight notification 
documents as outlined in the McClellan-Palomar Airport Land Use Compatibility Plan and 
Chapter 20.265 of the City’s Municipal Code, notifying residents of potential annoyances 
commonly associated with proximity to airports, such as noise, vibration, and overflights. 

x The project will be required to prepare and provide a Construction Staging/Site Phasing Plan 
for approval by the San Marcos Fire Department prior to permit issuance. 

x A lighted directory sign and map meeting requirements of the San Marcos Fire Department and 
as specified in the FPP shall be installed at each of the three entry points to private roads off of 
Las Posas Road. 

x To comply with NFPA 24 standards, all fire hydrants shall be painted yellow and the top cap of 
each fire hydrant shall be painted green.  New fire hydrants that are private shall have a red 
band painted around the base of the hydrant as per San Marcos Fire Department 
requirements and VID/VWD. 

x The project shall adhere to all requirements related to construction activities and fire safety as 
provided in Chapter 33 of the 2013 California Fire Code (California Code of Regulations, Title 
24, Part 9) and Section 3318.1 of the 2014 County of San Diego Consolidated Fire Code (San 
Diego County Code, Title 9, Division 6, Chapter 1). 

Hydrology/Water Quality 

x Implementation of the Water Quality Improvement Plans prepared for the project. 
x Implementation of construction BMPs in compliance with the General Construction Permit. 

These BMPs include, but are not limited to: good site management/housekeeping, non-
stormwater management, erosion control, sediment control, run-on and run-off control, 
inspection/maintenance/ repair, rain event action plan, and monitoring/reporting 
requirements. 

x Implementation of source control BMPs including, but not limited to: marking all inlets with the 
words “no dumping”, minimizing the use of irrigation and pesticides, and regular sweeping of 
sidewalks, parking lots and roads. 
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Noise and Vibration 

x All construction equipment shall be properly fitted with mufflers. 
x All staging and maintenance shall be conducted as far away from the existing residences as 

possible. 
x Grading, extraction, and construction activities shall be limited to between the hours of 

7:00 AM and 4:30 PM, Monday through Friday. No grading, extraction, or construction is 
allowed on the weekends or holidays. Rock crusher activity shall be limited to between the 
hours of 9:00 AM and 4:00 PM. 

x The project shall comply with blasting provisions identified in the City’s Municipal Code Section 
17.60.060, including: 

o The general contractor or property owner/developer shall give reasonable notice in 
writing at the time of issuance of a building permit, grading permit or encroachment 
license to all residences or businesses within 600 feet of any potential blast location. 
The notice shall be in a form approved by the Building Director. Any resident or 
business receiving such notice may request of the Building Director that a notice of 
impending blasting be given by the blaster at the time of the 12 hour advance notice 
given to the Building Director. The general contractor or property owner/developer shall 
make all reasonable efforts to contact any and all parties requesting the second 
notice. 

o The blaster shall file a written certification with the Building Director certifying that the 
general notice required by Section 17.60.060(b) has been given. The certificate shall 
include addresses and date(s) of notification. A copy shall be retained on file at the 
Building Division. 

o Inspections of all structures within 300 feet of the blast site shall be made before 
blasting operations. The persons inspecting shall obtain the permission of the building 
owner to conduct an inspection. The inspections shall be done by a registered 
structural engineer employed by the blaster or project contractor. The inspection shall 
be only for the purpose of determining the existence of any visible or reasonably 
recognizable pre-existing defects or damages in any structure. Inspection refusal shall 
be at the discretion of the property owner. 

o Blasting shall only be permitted between the hours of 9:00 AM and 4:00 PM during any 
weekday, Monday through Friday, exclusive of City recognized holidays unless special 
circumstances warrant another time or day and special approval is granted by the 
Building Director and Fire Chief. 

x As the project area is located within the McClellan-Palomar Airport Overflight Notification Area, 
all new residents at the project site would be notified that their property may be subject to 
aircraft overflight noise. 

Utilities and Services Systems 

x The project applicant shall pay the Vista Irrigation District Capacity Fee. 
x The project applicant shall pay the San Diego County Water Authority Capacity Charge.  
x The project shall annex into Vallecitos Water District for the Water and Sewer Service in 

accordance with Ordinance No. 153 and comply with any and all terms and condition that may 
be required when considered by the District Board of Directors prior to service being provided.  

x The project applicant shall pay Water Capital Facility Fees per Vallecitos Water District 
Ordinance No. 175.  

x The project applicant shall pay Wastewater Capital Facility Fees per Vallecitos Water District 
Ordinance No. 176. 

x The project shall construct and accept all on-site water and sewer facilities identified in VWD’s 
San Marcos Highlands Water and Sewer Study (April, 2015) prior to service being provided in 
accordance with all rules and regulations in affect at the time service is provided.  
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x The project shall construct wastewater collection facilities shown in Figure 5 of the VWD Water 
Sewer Study (EIR Appendix P1) required to provide service to the proposed project.  

x Construction of the water distribution facilities shown in Figure 3 of the VWD Water Sewer 
Study (EIR Appendix P1) to provides service to the project, including a 12-inch looped water 
system with connections at Las Posas Road and Ardilla Way, or as approved by the water 
district.  

x Provide an inter-agency water connection on Las Posas Road between the Vallecitos Water 
District and the Vista Irrigation District system.  
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1.0 SUMMARY 

1.1 PROJECT SYNOPSIS 
The San Marcos Highlands project (proposed project) is a single-family residential development 
located at the northern terminus of Las Posas Road in the City of San Marcos in north-central San 
Diego County. The project site is bounded by the existing Santa Fe Hills neighborhood to the south, 
rural residential in the County of San Diego to the north and west, and undeveloped hillsides to the 
east.  
 
The project boundary is 293.3 acres. This includes 262.14 265.8 acres within the Specific Plan, plus 
an additional 26.4722.8 acres outside of the Specific Plan that would serve as a mitigation area for 
habitat impacts. Also included in the overall project boundary is a 4.7-acre area dedicated as an off-
site habitat linkage easement.  
 
The project site is currently within the City of San Marcos (141.14 acres) and the unincorporated 
County of San Diego (152.16 acres). Approximately 121 124.69 acres are within the City’s Sphere of 
Influence. A reorganization to annex these 124.69 acres into the City from the unincorporated 
County is proposed as part of the project. The additional 3.69 acres would be subject to a boundary 
adjustment to correct a previous mapping error and to align the City’s adopted Sphere of Influence 
with the proposed annexation area. 
 
The proposed project consists of 189 clustered single-family residential lots with a minimum lot size 
of 5,000 feet within a development area of 50.04 acres (including roads). Planning Area One 
represents all the development area west of Las Posas Road and would have 109 residential lots on 
25.63 20.27 acres. Planning Area Two covers the area east of Las Posas Road and would provide 
80 residential lots on 24.41 acres. Additionally the project includes two open space lots. A total of 
210.8 acres of the project would be placed in a biological conservation easement. When the acreage 
of fuel modification areas, park, manufactured exterior slopes and water quality lots are added to the 
biological conservation easement areas, the project provides a total of 243.23 acres of open space.  
 
The project consists of a General Plan Amendment (GPA 15-002), Specific Plan Amendment (SP 13-
001), Tentative Subdivision Map (TSM 13-001), Conditional Use Permit (CUP 13-010), and a 
Ridgeline Development Permit (ROZ 14-001). A pre-zone from County Zoning (A-70) to Specific Plan 
Area (SPA) would be required for a 9.7-acre portion of the project site currently in the County of San 
Diego (PZ 14-001).  
 
Approval from the County of San Diego would be required for a boundary adjustment. Local Agency 
Formation Commission (LAFCO) approval would be required for reorganization to annex a portion of 
the project site into the City of San Marcos from the unincorporated County. Reorganization of water 
district boundaries would also be required and require approval by the Vallecitos Water District, Vista 
Irrigation District and LAFCO. A sewer service boundary adjustment is also proposed for VWD. 
Additionally, school boundary adjustments may be required by the San Marcos Unified School District 
and the Vista Unified School District. Graphics are presented in Chapter 2, which details the 
proposed reorganizations and discretionary actions.  
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1.2 SUMMARY OF SIGNIFICANT EFFECTS AND MITIGATION 
MEASURES THAT REDUCE OR AVOID THE SIGNIFICANT 
EFFECT 

Table 1-1, Summary of Significant Effects, located at the end of this chapter, provides a summary of 
significant environmental impacts resulting from the project and mitigation measures that are 
required to reduce and/or avoid the environmental effects. Conclusions are provided stating whether 
or not the impact would be mitigated to below a level of significance. All project impacts are either 
not significant or are mitigated to below a level of significance. Detailed analyses of significant 
environmental effects and mitigation are provided in Chapter 3.0 of this EIR.   
 
In addition to mitigation measures, regulatory standards for grading, construction, and 
environmental protection have been incorporated into the project design to reduce adverse 
environmental effects. These include, but are not limited to, grading design and landscaping 
techniques, erosion controls, dust and noise management during grading and the control of runoff, 
implementation of a fire protection plan for future residences, and all conditions identified during the 
biological regulatory permitting process. Mitigation measures and design considerations are included 
in Table 2-2 at the end of the Chapter 2.  These mitigation measures will reduce impacts related to 
aesthetics, biological resources, cultural resources, geology/soils, hazards/hazardous materials, 
hydrology/water quality, noise, public services, transportation/traffic and utilities to below a level of 
significance. 
 

1.3 AREAS OF CONTROVERSY 
A Notice of Preparation (NOP) was distributed on August 15, 20142015 for a 30-day public review 
and comment period. Additionally, a public information meeting was held on August 28, 20142015.  
 
Public comments were received on the NOP for this EIR and reflect concern or controversy over a 
number of environmental issues (refer to Appendix B.1 for the NOP and Appendix B.2 for the NOP 
comment letters).  A total of 15 letters were received, as listed below: 
 

x United States Fish and Wildlife Service 
x California Department of Fish and Wildlife 
x Native American Heritage Commission 
x County of San Diego 
x Pechanga Cultural Resources 
x San Luis Rey Band 
x San Diego County Local Agency Formation Commission (LAFCO) 
x Vallecitos Water District 
x San Diego Archaeological Society 
x Mary H. Clarke 
x B. Cohen 
x Carlos Covarrubias 
x Sandra Farrell 
x S. Lorenz 
x Kevin Mecum 
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Issues and concerns raised in the NOP comment letters include the following: 
 

x Overall project design 
x Community character  
x Project consistency with Ridgeline Protection and Management Overlay Zone 
x Dust and noise associated with proposed rock crusher(s) 
x Construction-related odors 
x Need for updated biology surveys 
x Habitat and species impacts 
x Project consistency with draft North County Multiple Species Conservation Program and 

Multiple Habitat Conservation Program 
x Habitat linkage width and size of proposed culverts 
x Archaeological monitoring and treatment of any remains if found onsite 
x Expansive soils 
x Greenhouse gas emissions 
x Conversion of pond 
x Hydrology, drainage and site runoff 
x Consistency with City and County General Plans 
x Noise from construction, crushing and blasting 
x School capacity 
x Increased demand on park and recreation facilities 
x Traffic increases (project and cumulative) 
x Timing of traffic counts 
x Pedestrian safety 
x Emergency access, ingress and egress 
x Wildfire risk and responsibility for fuel management buffer maintenance 
x Maintenance of existing Vallecitos Water District easement 
x Wastewater outfall capacity 
x Water supply and drought 
x Increased radiation if wireless or cell phone antennas are proposed 
x Range of alternatives 
x Cumulative projects 

 
Relevant environmental issues raised within the letters are evaluated in Section 3.0 of this EIR. 
 

1.4 ISSUES TO BE RESOLVED BY THE DECISION MAKING 
BODY 

An EIR is an informational document intended to inform the public agency decision makers and the 
public of the significant effects of a project, identify possible ways to minimize the significant effects, 
and describe reasonable alternatives to the project.  
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The lead agency must respond to each significant effect identified in the EIR by making “Findings” 
for each significant effect. The issues to be resolved for the project include whether or how to 
mitigate the associated significant effects, including whether to implement a project alternative, the 
determination of which is to be made by the decision makers.   

Issues to be resolved that are directly related to the proposed project include the choice among the 
alternatives and whether or how to mitigate the significant effects. In particular, the decision makers 
must decide if the significant impact associated with aesthetics, biological resources, cultural 
resources, geology/soils, hazards/hazardous materials, hydrology/water quality, noise, public 
services, recreation, transportation/traffic, and utilities/service systems have been mitigated to less 
than significant. In addition, the decision makers must determine whether any of the project 
alternatives would substantially reduce significant effects while still meeting key objectives of the 
project. 

1.5 PROJECT ALTERNATIVES 
Four alternatives are proposed to provide an understanding of how environmental effects could be 
reduced by varying the design and scope of the project. Table 1-2 provides a comparison of project 
alternative impacts to significant proposed project impacts.   
 

1.5.1 No Project/No Development Alternative 
The No Project/No Development Alternative is addressed in Section 4.3.3. Under the No Project/No 
Development Alternative, the San Marcos Highlands Specific Plan would not be implemented and 
the project site would remain undeveloped. The project site is currently vacant and supports upland 
habitat types including Diegan coastal sage scrub. There is also limited riparian habitat associated 
with the headwaters of Agua Hedionda Creek. Informal private trails are located on the site. On the 
western portion of the site is an easement for the San Diego Aqueduct. The topography of the project 
site can be characterized by hilly terrain traversed by a northeast-southwest trending drainage 
corridor. Elevations range from approximately 600 to 1,300 feet above mean sea level. Under this 
alternative, the full extension of Las Posas Road to Buena Creek could still occur, consistent with the 
Mobility Elements of the City of San Marcos and County of San Diego General Plans. 

Since the No Project/No Development Alternative would not develop any homes on the project site, 
impacts would be less than with the proposed project or completely eliminated. There are some 
benefits of the project that would not be realized under the No Project/No Development Alternative, 
including the implementation of a Fire Protection Plan to reduce and/or manage fire fuel loads, the 
construction of an alternative emergency exit for residents to the north, restoration and 
enhancement of 7.0 acres of wetlands, and the long-term preservation of 210.80 acres of habitat in 
perpetuity in a biological conservation easement. 

1.5.2 No Project/Existing Specific Plan Alternative 
The No Project/Existing Specific Plan Alternative is addressed in Section 4.3.4. Under the No 
Project/Existing Specific Plan Alternative, the project site would be developed per the currently 
adopted Specific Plan which allows for a 202.9-acre project with 138 acres of preserved open space 
and 230 residential units.  This is an approximately 22 percent increase in the number of units 
compared to what is proposed by the project. This alternative would generate 2,408 trips per day 
compared to 1,998 trips per day identified for the project. 
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The currently adopted Specific Plan estimated approximately 800,000 cubic yards of earthwork 
would be required and that grading would occur on approximately 60 acres of the project site. The 
proposed project would handle approximately 655,000 cubic yards of earthwork and grading is 
proposed on approximately 55 acres of the site. Grading under the No Project/Existing Specific Plan 
Alternative represents a 22 percent increase in the amount of grading quantities and an 8 percent 
larger grading footprint as compared to the proposed project.  Under this alternative, the full 
extension of Las Posas Road to Buena Creek could still occur, consistent with the Mobility Elements 
of the City of San Marcos and County of San Diego General Plans.  

Compared to the proposed project, the No Project/Existing Specific Plan Alternative would result in 
greater impacts related to operational emissions, including traffic generation, noise, air and GHG 
emissions.  This alternative would also result in an increase in demand for public services and 
utilities. This is due to the development of 230 homes and the associated impacts that would go with 
an increased development intensity. Compared to the proposed project, this alternative would afford 
the long-term protection of sensitive habitats through a conservation easement over less acreage 
(138 acres vs. 210.8 acres), and would result in a greater level of impact to biological resources 
overall. 

1.5.3 County Zoning Alternative 
The County Zoning Alternative is addressed in Section 4.3.5. The County Zoning Alternative was 
identified as a way to reduce development intensity in the portion of the project site that is in the 
unincorporated County. This alternative would split the development intensity on the project site. For 
the area of the project located in San Diego County, development would be consistent with the 
current Semi-Rural 10 (SR-10) General Plan designation and A70 zoning, which is one home per 10 
acres. There are nine legal lots on the project site that fall within the unincorporated County. Due to 
the parcel configuration for some of the County parcels (e.g., long and narrow) it may be difficult to 
find a home site location. For the portion within the City, there is an adopted Specific Plan allowing 
for development of 230 homes on 202.9 acres (average density of one home per 0.88 acre). 
Applying the same density to the 141.14 acres in the City jurisdiction, up to 124 homes could be 
developed in the City. The actual yield could be less once required preserve areas and constraints 
associated with the City’s ROZ topographical constraints are considered. For this analysis it is 
assumed that all 124 units would be developed in the City. When added to the maximum of nine 
units in the County, this represents 133 units, a reduction of approximately 29 percent compared to 
the project. This alternative would generate 1,438 daily trips per day compared to the 1,998 trips 
anticipated for the project (29 percent reduction). 

Under the County Zoning Alternative it is assumed that the project applicant would reapply for new 
permits from the regulatory agencies and develop a new Habitat Mitigation and Monitoring Plan 
(HMMP) that reflects proposed impacts under this alternative. Mitigation ratios consistent with the 
Multiple Habitat Conservation Program (e.g., 2:1 for impacts to coastal sage scrub and 3:1 for 
wetlands/riparian impacts) would be applicable to this alternative. Under this alternative, the full 
extension of Las Posas Road to Buena Creek could still occur, consistent with the Mobility Elements 
of the City of San Marcos and County of San Diego General Plans. 

The County Zoning Alternative would decrease the number of residential lots from 189 to 133, a 
29 percent reduction. This results in a corresponding decrease in operational-related impacts, 
including trip generation, vehicular emissions and noise, and the need for public services and 
utilities. This alternative could be more impactive from an aesthetics and biological resources 
perspective due to the allowance of patchwork and/or fragmented habitat clearing that would be 
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allowed on the lots in the unincorporated County. Additionally, this alternative would mitigate coastal 
sage scrub impacts at a 2:1 ratio compared to the 2.4:1 ratio that will be used by the project.  This 
alternative and would not implement the HMMP that is proposed for the project., thus the 7.0 acres 
of riparian habitat creation and restoration along Agua Hedionda Creek would not be realized. This 
results in less restoration and preservation compared to the proposed project.   

1.5.4 Reduced Project Alternative 
The Reduced Project Alternative is addressed in Section 4.3.6. The Reduced Project Alternative was 
identified as a way to reduce the overall development footprint of the project and to reduce the 
number of proposed residential units. Under the Reduced Project Alternative, proposed development 
density on the knoll on the eastern portion of the project site would be reduced. Approximately 26 
lots would be removed under this alternative, including all the lots on the Street “F” cul-de-sac as 
well as some lots along Street “A”. Under this alternative, Street “A” would terminate in a cul-de-sac. 
This alternative would allow for the development of 163 lots, a 13 percent reduction compared to 
the proposed project. This alternative would generate 1,738 daily trips compared to the 1,998 daily 
trips anticipated for the project (13 percent reduction). 

Under this alternative it is assumed that the project applicant would reapply for new permits from the 
regulatory agencies and develop a new HMMP that reflects proposed impacts under this alternative. 
Mitigation ratios consistent with the MHCP (e.g., 2:1 for impacts to coastal sage scrub and 3:1 for 
wetlands/riparian impacts) would be applicable to this alternative. Under this alternative, the full 
extension of Las Posas Road to Buena Creek could still occur, consistent with the Mobility Elements 
of the City of San Marcos and County of San Diego General Plans. 

This alternative would decrease the number of residential lots from 189 to 163, a 13 percent 
reduction. This results in a corresponding decrease in operational-related impacts, including trip 
generation, vehicular emissions and noise, and the need for public services and utilities. This 
alternative would require more grading than the project and would result in a higher cut slope, which 
could result in more aesthetic impacts and construction-related noise, air quality and greenhouse 
gas impacts.  Additionally, this alternative would mitigate coastal sage scrub impacts at a 2:1 ratio 
compared to the 2.4:1 ratio that will be used by the project. This alternative would not implement the 
HMMP that is proposed for the project thus the 7.0 acres of riparian habitat creation and restoration 
along Agua Hedionda Creek would not be realized. This results in less restoration and preservation 
compared to the proposed project.   

1.5.5 Increased Habitat Linkage Alternative 
The Increased Habitat Linkage Alternative is addressed in Section 4.3.7. Under the Increased 
Habitat Linkage Alternative, the last row of lots along the northern portion of the project would be 
removed to allow for a wider habitat linkage along the northern project boundary. Under this 
alternative, the northern habitat linkage on the project site would increase to a minimum of 500 feet. 
Specifically, this alternative would remove lots 22-30 along Street “A, lots 92-109 along Street “D”, 
and Park “A”. A total of 162 residences would be constructed under this alternative. This represents 
a 14 percent reduction compared to the proposed project. This alternative would generate 1,728 
daily trips compared to the 1,998 daily trips anticipated for the project (14 percent reduction). 
 
Under this alternative, it is assumed that the project applicant would reapply for new permits from 
the regulatory agencies and develop a new HMMP that reflects proposed impacts under this 
alternative. Mitigation ratios consistent with the MHCP (e.g., 2:1 for impacts to coastal sage scrub 
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and 3:1 for wetlands/riparian impacts) would be applicable to this alternative. Under this alternative, 
the full extension of Las Posas Road to Buena Creek could still occur, consistent with the City of San 
Marcos and County of San Diego General Plans, Mobility Elements. 
 
This alternative would decrease the number of residential lots from 189 to 162, a 14 percent 
reduction. This results in a corresponding decrease in operational-related impacts, including trip 
generation, vehicular emissions and noise, and the need for public services and utilities. This results 
in a corresponding decrease in construction related emissions and noise. Similar earthwork 
quantities as those identified for the proposed project are also expected for this alternative, however 
the grading would not balance onsite and export of approximately 64,000 cubic yards of materials 
would be required. Construction related air emissions, GHG emissions and noise generation would 
be greater under this alternative. This alternative would increase the width of the habitat linkage 
along the northern project boundary to provide more area for wildlife to move between the project 
site and offsite habitat areas. The biological resources analysis for the proposed project noted that 
the project site is highly fragmented as is the surrounding habitat and that there are limited 
opportunities for dispersal of large mammals. However, this alternative would not implement the 
HMMP identified for the project and would mitigate impacts to biological resources at a 2:1 ratio for 
uplands and a 3:1 ratio of wetlands. This alternative would also eliminate Park “A”. Compared to the 
project, this alternative decreases impacts in some environmental areas and increases impacts in 
others.  

1.5.6 Environmentally Superior Alternative 
Table 1-2 provides a qualitative comparison of the impacts for each alternative compared to the 
proposed project. As shown, the No Project/No Development Alternative would eliminate all of the 
significant impacts identified for the project; however, the No Project/No Development Alternative 
would not meet any of the project objectives. CEQA Guidelines Section 15126.6(e)(2) states that if 
the No Project Alternative is identified as the environmentally superior alternative, then an 
environmentally superior alternative should be identified among the other alternatives.  

Among the other alternatives, not including the proposed project, the Reduced Project Alternative is 
the environmentally superior alternative because it would incrementally lessen some of the project’s 
significant impacts, including impacts related to construction and operational air and greenhouse 
gas emissions, construction and operational noise, traffic, and demands for public services and 
utilities. This alternative would also reduce the direct impacts to coastal sage scrub. Additionally, this 
alternative would mitigate coastal sage scrub impacts at a 2:1 ratio but not implement the HMMP 
that is proposed for the project. This results in less restoration and preservation compared to the 
proposed project. However, this alternative would result in a more visually-impactive project, since it 
would create an approximate 85-foot cut slope.  
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