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Letters of Comment and Responses 

The following letters of comment were received from agencies, organizations, and 
individuals during the Public Review period (January 29, 2016 through March 14, 
2016) of the Draft EIR. A copy of each comment letter along with corresponding staff 
responses is included here. Some of the comments did not address the adequacy of 
the environmental document; however, staff has attempted to provide appropriate 
responses to all comments as a courtesy to the commenter. Some of the comments 
received resulted in changes to the Draft EIR text. These text changes are indicated 
by strikeout (deleted) and underline (inserted) markings in the Final EIR text and 
are summarized in the Errata. Revisions to the Draft EIR are intended to correct 
minor discrepancies and provide additional clarification. The revisions do not affect 
the conclusions of the document. 
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A-1 As stated in the Environmental Impact Report (EIR), State 

planning law requires cities to consult with California Native 
American Tribes during the local planning process subject to 
Senate Bill (SB) 18. In accordance with State law, the City of 
Encinitas requested a Native American Heritage Commission 
(NAHC) consultation list from the NAHC on July 16, 2015. This is 
a requirement to make sure that all the appropriate tribes are 
notified and have opportunity to participate in local planning 
processes for the purpose of protecting or mitigating the impacts to 
cultural resources.   

 
 The NAHC responded with a list of 45 tribes with traditional lands 

or cultural places located within the County. City staff took this 
information and on November 2, 2015, sent a letter to each of the 
tribes listed. That correspondence served as compliance with SB 18.   

 
 None of the tribes requested consultation, and no correspondence 

was received making comment on potential impact to cultural 
resources. 

 
A-2 Mitigation Framework CUL-2 has been revised to identify specific 

elements of the required archaeological survey, including a records 
search from the California Historical Resources Information 
System (CHRIS), a Sacred Lands Search from the NAHC, 
confidentiality of all site locations and Native American remains, 
and submittal to the CHRIS.  

 
 Contact of interested Native American tribes and individuals is the 

responsibility of the City of Encinitas under Assembly Bill (AB) 52, 
and will be done on a project-by-project basis for future 
development allowed under the Housing Element Update (HEU). 
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A-3 The EIR for the HEU is programmatic in nature. No site-specific 

projects or impacts are identified. Mitigation for future projects 
would be developed in consultation with Native American tribes at 
the time site-specific studies are conducted.   

 
 
A-4 The EIR for the HEU is programmatic in nature. No site-specific 

projects or impacts are identified.  Mitigation measures to avoid or 
minimize adverse effects to identified tribal cultural resources will 
be determined on a project-by-project basis through consultation 
between the City of Encinitas, interested Native American tribes, 
and the project archaeologist. One or more of the possible 
mitigation measures presented in the NAHC letter may be used, 
depending on the nature of the tribal cultural resource and site-
specific project conditions. 

 
A-5 The EIR for the HEU is programmatic in nature. No site-specific 

projects or impacts are identified.  The need for, and content of, a 
mitigation and monitoring program including mitigation for 
inadvertently discovered archaeological resources, will be decided 
on a project–by-project basis, based on the survey results, potential 
for subsurface archaeological deposits, and Native American tribal 
concerns.     
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 B-1 While not an exact science, there are a number of factors to 
consider when identifying sites that could best accommodate 
affordable housing for lower income households. One of the factors 
that should be considered is to avoid environmentally sensitive 
areas. This concept, from an environmental study perspective, is to 
help protect the environment and preserve sensitive habitats, open 
space, and to minimize impacts to other valued lands. Nearly all of 
the sites east of Interstate 5 (I-5) along La Costa Avenue are 
dedicated or preserved as open space, limiting nearly all 
development potential. 

 
 Community involvement plays a major role in developing Housing 

Plan goals, policies, and programs, including how and where to 
plan for future growth. Understanding the public interest in this 
issue of site selection, it was recognized that public awareness and 
participation needed to be at the core of the planning process. It is 
important to briefly review the different steps in the process and 
how outreach was utilized to help determine site selection. The 
following has been provided for informational purposes.  

 
 In March 2012, the Council directed a “restart” of the General Plan 

Update to include mapping exercises with Planning Commission, 
General Plan Advisory Committee (GPAC), Element Review 
Advisory Committee (ERAC), and the public at citywide workshops. 
Open houses, meetings, and workshops were conducted over the 
year that solicited input, discussion and debate on how and where 
future housing opportunities should be located. The results of the 
workshops were presented to Council in September 2012. The 
Housing Policy Reports from each advisory group were presented 
and received by the Council in February 2013. A total of 30 
meetings took place with about 1,000 participants – each recording 
site preferences that, when aggregated, show locations within all 
five communities that demonstrate potential preference areas for 
low income housing to accommodate the Regional Housing Needs 
Assessment (RHNA). Based on the search parameters, staff 
identified a series of potential candidate sites for rezoning within 
preference areas, which are suitable for affordable housing projects.  
This was the basis of the outreach that was conducted through the 
Community Dialogue Sessions in November 2014. 
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 B-1 (cont.) 
 At the November 2014 Community Dialogue Sessions, potential 

land use changes were considered by participants who provided 
their opinion via e-Town Hall.  A total of 1,059 people visited the At 
Home in Encinitas topic on e-Town Hall during the public input 
period.  Of those, 479 participants left 1,325 comments and 
suggestions about future housing sites in Encinitas. Results from 
the input that was collected were presented at a special joint-
meeting of the Planning Commission and City Council in February 
2015.  At the meeting, the Planning Commission and City Council 
reviewed the findings collected in e-Town Hall, heard public 
comment, considered alternative mapping strategies, and 
ultimately identified specific sites and neighborhood prototypes for 
each community that meets our State housing needs. The identified 
sites and prototypes were analyzed in the EIR. 

 
 No further response is necessary because no issues related to the 

adequacy of the environmental impact analysis in the Draft EIR 
were raised. 
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C-1 Table 4.7-1 includes only sites presently listed in publicly available 

databases.  The databases are maintained by State agencies, and 
the results, therefore, are not subject to modification by the lead 
agency (City of Encinitas).  The first paragraph on page 4.7-8 of the 
Draft EIR accurately discloses that housing site NE-3 is the site of 
the former landfill.  Table 4.7-3 indicates that both Housing Sites 
NE-3 and NE-4 are potential “hazardous materials sites” and, 
therefore, future development on these sites consistent with the 
HEU would be subject to the mitigation framework HAZ-1.  HAZ-1 
requires the preparation of an environmental site assessment to 
detect the presence of hazardous materials, and would reduce 
potential impacts to a level less than significant. 

 
 
 
 
 
 
 
 
C-2 No site-specific development proposals are included in conjunction 

with the HEU.  Future projects proposed on approved housing sites 
would be subject to review by the City’s Engineering Department, 
which would at that time, review and approve plans for ingress and 
egress.  All projects consistent with the HEU would be required to 
complete a frontage and access study in conjunction with final 
engineering.   
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D-1 This is a post-occupancy issue that falls outside of the proposed 

scope of At Home in Encinitas, including the proposed zoning 
standards.  All City-related regulations pertaining to tobacco use, 
sale, or distribution are provided in Title 11 of the Municipal Code. 

 
 No further response is necessary because no issues related to the 

adequacy of the environmental impact analysis in the Draft EIR 
were raised. 
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E-1 Please refer to the response to comment C-1. 
 
 
E-2 The comment does not raise an environmental issue within the 

meaning of California Environmental Quality Act (CEQA). The 
comment has been noted and will be included in the Final EIR and 
administrative record for consideration by the Planning 
Commission and City Council in their decision whether or not to 
approve the HEU.  However, because the comment does not raise 
an environmental issue with respect to the Draft EIR, no further 
response is required. 

 
 
E-3 No site-specific development proposals are included in conjunction 

with the HEU.  Future projects proposed on approved housing sites 
would be subject to review by the City’s Engineering Department, 
which would at that time, review and approve plans for ingress and 
egress.    
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F-1 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 
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G-1 Viable Housing Site L-7 is zoned for Rural Residential-l (RR-1), 

which allows one unit per acre.  The surrounding land uses are also 
predominately RR-1.  The Final EIR has been modified to reflect 
this comment. 
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H-1 The EIR is intended to be used by the City in evaluating the 

Housing Plan Update and its related amendments.  The draft 
Housing Plan includes three different housing strategies, each with 
its own sites inventory (some sites appear on more than one 
strategy) – Ready Made (RM), Build Your Own (BYO), and 
Modified Mixed Use Places (MMUP). The City analyzed all three 
strategies as part of the EIR. A fourth alternative, Sustainable 
Mixed Use Places (SMUP), was created through the environmental 
review process to incrementally reduce significant impacts 
associated with the project. All four maps provide a lands inventory 
that fully accommodates RHNA for all income levels as required by 
Government Section Code 65583(c)(1) and 65913.1. Although each 
map meets certain project objectives, each alternative proposes a 
different way to accomplish that goal. The only task remaining is to 
determine which map(s) should be offered for voter consideration. 

 
 The issue raised by the commenter addresses the merits of CEQA 

alternative and does not raise any issues with the environmental 
analysis provided in the Draft EIR. The comment has been noted 
and will be included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.   

 
H-2 Contrary to what is stated by the commenter, site L-7 was 

identified as having a significant and unavoidable impact on 
community character. Thus, the EIR conclusion is consistent with 
what the comment is suggesting relative to site L-7.  

 
 However, the EIR does conclude that impacts to community 

character for sites L-5 and L-6 would be less than significant. This 
conclusion is based on several factors including the location of these 
sites adjacent to the major road, Leucadia Boulevard and the 
diversity of land uses in the area including single-family 
residential, agricultural land uses with commercial operations, and 
a hotel located across Leucadia Boulevard near I-5. Since these 
sites are adjacent to R-3 and RR-2 zones, the neighborhood 
transition standards of the Municipal Code Section 30.36.060 would 
be triggered, requiring a 10-foot landscaped buffer area to be 
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H-2 (cont.) 
 incorporated adjacent to the off-site residential areas. Additionally, 

a 30-foot compatible massing area would limit structure heights to 
two stories or 26-foot maximum to transition to single-family areas. 
These standards were developed to allow for higher-density housing 
sites to be sited in appropriate locations while providing a 
compatible transition to surrounding single-family areas. For more 
information, please refer to response to comment II-16. 

 
 Ultimately, the City Council will review the findings of the EIR and 

determine the appropriate conclusion for these sites. 
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I-1 The description for housing site OE-1 has been corrected. Please 

refer to page 3-26 of the Final EIR. The correct gross acreage is 2.3. 
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J-1 Please refer to the response to comment C-1.   
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K-1 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 
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L-1 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 
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M-1 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 
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N-1 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 
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O-1 The comment has been noted and each specific comment is 

addressed in the responses below.   
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 O-2 The comment is introductory and does not raise an environmental 
issue within the meaning of CEQA. The comment has been noted 
and will be included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 

 
O-3 The application of California Density Bonus Law is not part of “the 

project” as defined by the CEQA Guidelines.  Density Bonus laws 
apply to the sites analyzed in the EIR even if the City does not 
update the Housing Element.  Therefore, the Housing Element 
Update does not change the number of sites subject to Density 
Bonus laws. 

 
 The Program EIR analyzes buildout of the housing sites and three 

housing strategies at the program-level, consistent with the 
discretionary actions currently being proposed by the City of 
Encinitas (General Plan Amendments, Rezone, adoption of zoning 
standards an design guidelines, etc., as described in Chapter 3.0 of 
the EIR.)  Section 3.5 of the EIR outlines the assumptions used for 
future buildout of the housing sites and the anticipated level of 
development - in general terms.  Future development proposals 
may or may not request density bonuses consistent with State law; 
however, such proposals would require subsequent discretionary 
review by the City.  Density bonus projects on the housing sites 
may or may not be consistent with buildout assumptions outlined 
in the EIR.  All future projects consistent with HEU would be 
required to be reviewed for consistency with the Program EIR.  
Projects that are found not to be within the scope of the Program 
EIR would be subject to subsequent environmental review.   

 
O-4 Proposition A requires a public vote when publically or privately 

initiated changes are proposed to planning policy documents 
(General Plan, Specific Plans or Zoning Ordinance) that increase 
the currently allowed intensity or density of development (i.e., 
increases allowed residential units, commercial square footage, 
etc.).  A public vote is not required for planning permit applications  
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 O-4 (cont.) 
 as long as the discretionary permits (i.e., use permit, subdivision 

map, design review permit) or building permits do not include an 
application that will amend a planning policy document that 
increases intensity or density. Density bonus provisions are 
outlined under State Government Code Section 65915. A local 
initiative cannot supersede State law. 

 
 In 2013, a citizen initiative resulted in the Right to Vote 

Amendment (Proposition A), which requires voter approval of most 
land use changes and building heights higher than two stories. 
Delegation of authority to amend the City’s Land Use policies and 
plan to accommodate RHNA in accordance with State law is 
consistent with Proposition A because the voters are asked to 
authorize it in the comprehensive November 2016 ballot measure. 

 
 No further response is necessary because no issues related to the 

adequacy of the environmental impact analysis in the Draft EIR 
were raised. 

 
O-5 The traffic analysis (Appendix N) included daily, AM and PM peak 

hour (commute peaks) conditions – this is the standard traffic 
engineering practice and consistent with the region’s requirement 
for conducting traffic impact studies.  The school traffic is 
considered as part of the baseline (existing conditions) traffic. 

 
O-6 Data collection was conducted in June 2015 during the time the 

schools were in session.  Peak hour traffic volumes are accounted 
for in the analysis of potential traffic impacts in Section 4.13 of the 
Draft EIR. 

 
O-7 The project team has met with Caltrans and all funded or 

reasonable foreseeable regional transportation projects are 
incorporated in the analysis, as stated in Methodology, Section 
4.13.4.1.  The travel forecast model was prepared by SANDAG. 
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 O-8 A Program EIR has been prepared for the HEU. Buildout of the 
housing sites is anticipated to occur over the next 20+ years, during 
which time, site conditions are likely to change.  The Program EIR 
is based on existing citywide data sources to provide a general 
context for the current site conditions.  A mitigation framework is 
provided within Chapter 13.0 (MMRP).  The mitigation framework 
for future development of the housing sites consistent with the 
HEU requires that site-specific conditions be verified at the time of 
permit application and reports be prepared to document on-site 
resources and impacts at the discretion of the City. 

 
O-9 Comment noted.  Typographical errors have been corrected as part 

of the Final EIR.   
 
O-10 The comments are acknowledged and the letter will be included in 

the Final EIR and administrative record.   
 
O-11 “Attainable housing” in this context refers to the purchasing power 

of a buyer or renter. Therefore, it has a strong correlation to the 
market value of a home (sales or rent price).  

 
 It is acknowledged that not all high-density housing is affordable to 

low-income families. That is, density is not always enough to 
ensure affordability. Some agencies intervene through different 
regulatory and non-regulatory programs to make them deed-
restricted affordable. However, for the most part, with all else being 
equal, low-density neighborhoods offer more expensive housing 
than higher density areas. Detached homes cost much more than 
most apartments and condominiums.  

 
 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.   
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 O-12 Section 2.2 identifies the project location.  It states that the project 
area is generally accessed by Coast Highway 101 (Highway 101) 
and I-5, both of which run north-south in the western portion of the 
project area.  There is no need to amend this statement to include 
all north-south roadway segments as it would be extraneous to do 
so.  

 
 Section 2.2 goes on to describe major east-west connectors.  A 

revision to the EIR has been made to include La Costa Avenue as a 
major east-west connector. 

 
O-13 This comment has been noted and added to page 2-5 of the Final 

EIR. The proposed project is not expected to exacerbate the existing 
environmental conditions referred to in the comment. 

 
O-14 In accordance with defined future housing needs, the City must 

balance land use activities to accommodate future housing 
development and meet RHNA’s State housing law compliance for 
affordability. This is achieved through the creation and 
implementation of a new zone program that establishes a minimum 
density to ensure that each project meets affordability 
requirements, as well as a maximum density to ensure that 
Encinitas remains a community of modestly scaled development. 
The new zone program includes new provisions to ensure that new 
development responds to neighborhood character, be compatible 
with community-specific settings and promote basic best practices 
in urban design. This will enable review of future projects to make 
sure that they “fit” into existing neighborhoods, regardless of their 
community designation.  

 
 City Council Resolution No. 87-10 canonized the community areas 

and formally created the community area boundaries for Leucadia, 
Old Encinitas, Cardiff, New Encinitas, and Olivenhain.  No further 
response is necessary because no issues related to the adequacy of 
the environmental impact analysis in the Draft EIR were raised. 
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 O-15 Please refer to the response to comment O-14.   
 
 Mid Encinitas, or called “Mid-Encinitas” is not a formalized 

community. Notwithstanding, the Design Guidelines include a 
dynamic set of factors to support site-specific and neighborhood 
settings. 

 
O-16 The Poseidon Water Desalination Plant was completed in late 2015. 

The San Diego County Water Authority is buying the desalinated 
water under a 30-year purchase agreement. 

 
 The San Dieguito Water District and Olivenhain Water District 

have not directly purchased any desalinated water. The only 
agencies that have signed up to do so are Carlsbad Municipal 
Water District and Vallecitos Water District. All other agencies 
that receive treated water from the County Water Authority will 
receive desalinated water as part of the County Water Authority 
blended supply. 

 
O-17 The commenter’s listed roadway segments (La Costa Avenue, El 

Camino Real, Rancho Santa Fe Road, and El Camino Del Norte) 
are all listed in Section 2.4.3.7. 

 
O-18 The descriptions of local circulation roadways have been corrected 

to remove Gardens Drive and Forrest Bluff. Please refer to page 2-
17 of the Final EIR. 

 
O-19 Comment noted.  The level of service (LOS) analysis was conducted 

per the City’s and region’s standards.  Please refer to 
Section 4.13.4.1.a. 
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 O-20 Please see responses to comments O-23 and O-24.  Table 2-2 has 
been revised to reflect the fact that there are no longer any 
structures present on housing site ALT-5. 

 
O-21 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 

 
O-22 Numerous public workshops and town meetings have been 

conducted over the years to help educate and solicit input from the 
public on the General Plan Update, Housing Element "Restart," 
and At Home in Encinitas. While these meetings have been 
valuable and beneficial, a different approach was needed to reach 
out to those folks who have historically been unable to make 
meetings due to other conflicts and responsibilities, as well as 
garner interest from those who previously participated in the 
process. Online engagement tools are being used more frequently 
by governmental agencies as it allows for a more resourceful 
conversation at the convenience of the participating public. Despite 
its shortcomings, Peak Democracy (i.e., e-Town Hall) provided an 
opportunity to try something new.  Still, it was only one of the 
many tools that were used to increase project awareness and solicit 
input.  Traditional, in-person meetings were also utilized.   

 
 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.   
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 O-23 The description of housing site L-7 is correct.  First, the Encinitas 
Ranch Specific Plan designates the site as “school.” The Encinitas 
Union School District’s website lists the Farm Lab as a school.   

 
 2) The San Diego Botanic Garden is not a conventional park with 

athletic fields, but it offers many different passive and active 
activities for different age groups (along with social and educational 
activities). 

 
 The San Diego Botanic Garden is listed as a “Regional” parkland 

type in the City’s land use inventory. Regional parks and beaches 
are developed parks, beaches, and natural open spaces that serve 
residents of Encinitas and surrounding communities, as well as 
visitors to the greater San Diego region. Regional parks and 
beaches are owned or managed by entities other than the City of 
Encinitas, including California State Parks, County of San Diego, 
and private landholders. The sizes of regional parks vary, as do 
their location relative to major population centers. Regional parks 
and beaches in Encinitas include the San Elijo Lagoon Ecological 
Reserve; the San Diego Botanic Gardens, formerly named the Quail 
Botanical Garden; San Elijo, Cardiff and Seaside State Beaches; 
Magdalena Ecke Park; and the Manchester Preserve, owned and 
managed as a habitat mitigation bank by the Center for Natural 
Lands Management. 

 
 Therefore, no changes are warranted to the site description of L-7 

in the EIR. 
 
O-24 1) The reported homes have been demolished.  The Final EIR has 

been revised to reflect this characterization.  
 
 2 and 3) Please refer to the response to comment O-23.   
 
 4) Viable Housing Site ALT-5 consists of eight parcels with a study 

area size of 11.6 gross acres.  The most southerly section of the 
Viable Housing Site is within a ¼ mile of the nearest bus stop of 
Encinitas Boulevard. 
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 O-25 Site can be used in different contexts, as it refers to a location.  
 
 The HEU must identify specific sites or parcels that are available 

for residential development. Land suitable for residential 
development has characteristics that make the sites or parcels 
appropriate and available for residential use in the planning 
period. A site in this instance may include more than one parcel.  

 
 In the Housing Plan, 33 Viable Housing Sites are referenced for the 

purpose of mapping small opportunity sites. The Viable Housing 
Sites are only an identifier for a parcel or group of parcels.  In the 
inventory, the Viable Housing Site lists parcel specific information, 
including an indication of zoning, General Plan designation, parcel 
size and existing use. 

 
 The new zoning laws or standards will be implemented by the use 

of a new zone program.  Formerly called the floating zone in the 
Draft EIR, now called the At Home in Encinitas zone, the new zone 
standards are optional, so existing development in not necessarily 
affected by the new zoning laws. Existing property owners can still 
take advantage of the base zoning designation until or if they opt 
into the new zone program.  

 
 For more information of transitions, please refer to response to 

comment II-16.  
 
 The scope of the EIR study looks at the effects of probable future 

development projects, over the life of the long-term plan.  It is 
possible that some parcels within a Viable Housing Site location 
will develop more quickly than others.  This is more likely when 
there are multiple parcels with different owners and different on 
site conditions. 

 
O-26 The “ancillary” reference refers to the proposed discretionary action 

to amend provisions that prevent State law compliance, rather than 
the Proposition itself.  They are ancillary amendments because they 
provide support for the Housing Plan update. 

 
 No further response is necessary because no issues related to the 

adequacy of the environmental impact analysis in the Draft EIR 
were raised. 

O-25 

O-26 

O-27
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 O-27 The “Proposed Zoning Yield” refers to the total maximum capacity 
that was studied for environmental review. This does not identify 
exactly what will happen, rather it identifies what could happen. 
The yield calculated for Viable Housing Site Alt-5 is based on net 
density.  This yield calculation allows an accurate assessment of 
project alternatives, environmental effects and mitigation measures 
based on a maximum density. Future project implementation could 
occur at a lesser density.  

 
 No site-specific development proposals are included in conjunction 

with the HEU. Future projects proposed on approved housing sites 
would be subject to review by the City. 

 
O-28 Please refer to the response to comment O-27. 
 
 The CEQA Guidelines do make it clear that the focus of the study 

should be on the significant effects of the proposed project, not on 
speculation regarding future economic conditions. 

 
O-29 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 
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 O-30 Please refer to the response to comment O-14. Mid Encinitas, or 
called “Mid-Encinitas” has not been formalized community for 
planning purposes. It has been acknowledged that many differences 
and settings may exist within one individual community. 

 
 In preparing the new zoning standards and design guidelines, it 

was acknowledged that the characteristics of each community vary.  
To address this, Design Guidelines establish clear goals and 
expectations for compatible design and for respecting community 
character. Each project would reinforce the design traditions of the 
community and the neighborhood in which it is located. 

 
O-31 The scenic vista points included in the EIR were based upon those 

identified in the adopted General Plan.  Private viewing locations 
are not protected under CEQA; therefore, views from private 
property were not analyzed in the EIR.   

 
O-32 This typographical error has been corrected. Please refer to 

page 4.1-25 of the Final EIR. 
 
O-33 As detailed in Section 4.1 of the EIR, development of this site would 

be subject to transition area requirements that require a 10-foot 
landscaped buffer area and a 30-foot compatible massing area, 
wherein height limits would be reduced to provide a transition 
between single-family areas and the housing site. These transition 
standards were designed to provide compatibility between higher 
density housing sites and surrounding single-family areas. Thus, 
applicable zoning standards and design guidelines reduce 
community character impacts to less than significant.  For more 
information, please refer to response to comment II-16. 

 
 Furthermore, this area contains a diversity of uses including the 

San Diego Botanic Gardens to the west, a church north of the site, 
and commercial/office uses to the south. A higher-density housing 
site would be compatible with these existing uses and zoning 
standards would ensure compatibility with single-family residential 
areas.  
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 O-33 New zoning standards would require parking to be provided on-site 
for both residents and guests, which would avoid any issues related 
to parking overflow onto neighborhood streets. Relative to traffic, 
as described in Section 4.13.4.1, due to the nature of traffic 
modeling, future traffic volumes and impacts associated with 
buildout of the HEU are identified on a strategy-wide basis and not 
on a housing site-specific basis. 

 
 Thus, as detailed in Section 4.1 of the EIR, development of this 

housing site would have a less than significant impact on 
community character. 

 
O-34 As detailed in response to comment O-33 above, the EIR concludes 

that development of housing site ALT-5 would result in a less than 
significant impact to community character. Thus, no change to the 
EIR was made. 

 
O-35 As detailed in response to comment O-33 above, the EIR concludes 

that development of housing site ALT-5 would result in a less than 
significant impact to community character. Thus, ALT-5 has not 
been added to the list of impacted sites. 

 
O-36 The misprint has been corrected to “housing strategy 23”. Please 

refer to page 4.1-51 of the Final EIR. 
 
O-37 According to The Biological Resources Report for the Quail 

Meadows Project, City of Encinitas, California prepared by Dudek 
in 2005, housing site ALT-5 does not contain riparian vegetation.  
However, jurisdictional waters previously were mapped on the site 
(refer to Final EIR Figure 4.3-2). 

 
O-38 Please refer to the response to comment O-37.   
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 O-39 Section 4.3.1.5 on page 4.3-17 includes the following clarifications: 
 
 Tthe following housing sites are, in part, adjacent to undeveloped 

land; however, they are not identified as regionally significant 
wildlife corridors by the Encinitas Subarea Plan (2001): ALT-4, 
ALT-5, C-6, C-7, NE-1, O-2, O-4, O-6, and OE-1. However, these 
sites do not connect suitable wildlife habitat areas as they are 
fragmented by roads and other development. Although they these 
housing sites may provide for local wildlife movement, these 
housing sites are primarily constrained by roads and development 
and would are not located within constitute a significant regional 
wildlife movement corridor. 

 However, one housing site, O-4, is located within a focused 
planning area identified by the Encinitas Subarea Plan (2001). 
Though housing site O-4 is constrained by development and roads 
to the north and south, it is traversed by Escondido Creek along the 
eastern boundary of the site. This area of Escondido Creek is 
identified as a biological resource and core linkage by the Encinitas 
Subarea Plan (2001), and thus is considered a significant regional 
wildlife corridor. However, this area is permanently conserved in 
open space by a conservation easement, and thus is not considered 
a developable area. 

 
 Additionally, Section 4.3.8.1 on page 4.3-38 includes the following 

clarifications: 
 
 Although housing sites ALT-4, ALT-5, C-6, C-7, NE-1, O-2, O-4, O-

6, and OE-1 are bounded, in part, by undeveloped land, they do not 
meet the criteria for a wildlife movement corridor as they are not 
identified as such by the Encinitas Subarea Plan (2001) and are 
further restricted by roads and other development. 
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 O-39 (cont.) 
 A portion of housing site O-4 contains an area of Escondido Creek 

that is identified by the Encinitas Subarea Plan (2001) as a 
regionally significant wildlife movement corridor; however, as this 
area is permanently conserved in open space by a conservation 
easement, it would not be impacted by future development in 
accordance with the HEU. Therefore, implementation of the HEU 
would not interfere with any a regionally significant wildlife 
corridor and would not have a significant impact to wildlife 
movement. 

 
O-40 Please refer to the response to comment O-37, which addresses 

Housing Site ALT-5.   
 
O-41 Section 4.3.10.2 on page 4.3-41 includes the following clarification: 
 Potential impacts associated with any tree local policies or 

ordinances protecting biological resources would be less than 
significant. 

 
O-42 The text is referring to Appendix L. Text has been revised. 
 
O-43 The Encinitas Ranch Specific Plan was prepared for the purpose of 

establishing guidelines for mixed use development, agricultural, 
open space, golf course, commercial, and residential on 852.8 acres 
of land.  The land use plan allows for a maximum density of 1,139 
dwelling units.  Most of this development occurred from the mid-
1990s to the mid-2000s Section 4.1.9.3 generally characterizes 
residential land use activities in the City.  The inland residential 
area in the northeast of Old Encinitas features a single-family 
residential subdivision, typical of the late 1970s through the mid-
1990s suburban style with curvilinear streets and cul-de-sacs with 
larger homes set back from the street. There is no need to amend 
this statement to include the number of units built during specific 
time periods as it would be extraneous to do so. 

 
 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.   
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 O-44 Please refer to the response to comment O-3. 
 
O-45 The text referring to Section 4.9.2.3 (b) consists of a discussion 

about Proposition A. The EIR has been revised to state that height 
shall be measured from the lower of the natural or finished grade 
adjacent to the structure, to the highest portion of the roof 
immediately above. 

 
O-46 Please refer to Table 3.1, pages 28-29 of the Traffic Impact Study 

(TIS; see Appendix N).  The EIR has revised to reflect the correct 
posted speed limits. 
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O-47 The paragraph has been revised to clarify the impact, as indicated 

by the comment. 
 
O-48 Please refer to response to comments O-24 and O-27. 
 
 The number of existing residential units is zero.  The Final EIR has 

been modified to reflect this comment. 
 
O-49 Please refer to response to comment O-27. 
 
O-50 Cities use zoning as a way to guide future growth and development 

and as a means for establishing common rules that all properties 
must follow. The Housing Plan Update is supporting the 
development of a new zone program to help accommodate needed 
new housing. These new zones will also allow the City to more 
effectively guide quality development and design, which is 
compatible with existing community character. The new zone 
requires a certain amount of private open space (for individual 
units) as well as common open space for multiple units in a 
development to share.  The intent is to support Encinitas’ outdoor 
lifestyle.  Therefore, open space, green space, and parkland will be 
considered as the counterpart of new development to ensure that 
there is adequate private land and/or water area provided on site 
for passive or active recreational opportunities. 

 
O-51 Comment noted. The revised TIS and Final EIR have been modified 

to reflect this comment. However, these changes will not affect the 
findings and conclusion of the traffic analysis.   

 
O-52 The description has been updated to state Nardo Road has bike 

route signs once. Please refer to page 4.13-4 of the Final EIR. 
 
O-53 Comment noted. Data collection was conducted in June 2015, 

during which time the schools were still in session. 
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 O-54 The LOS conclusions provided by the commenter are based on 
perception; no evidence is provided to substantiate these 
conclusions. The approach taken for the roadway level of service 
analysis in the traffic impact analysis (see Appendix N) is the 
standard traffic engineering practice and consistent with the 
region’s requirement for conducting traffic impact studies.   

 
 In this case, the roadway capacity thresholds that were used are 

found in the City of Encinitas Circulation Element, and these 
thresholds are consistently used for all other traffic studies in the 
City. 

 
 As stated in the TIS Section 2.3 on page 7, the analysis of roadway 

segment level of service is based on the functional classification of 
the roadway, maximum capacity, roadway geometrics, and existing 
or forecasted average daily traffic (ADT) volumes.  

 
 The City’s level of service analysis was performed in the TIS by 

utilizing the City of Encinitas Public Road Standards, April 1991. 
The TIS is included as Appendix N of the Final EIR, and 
Appendices of the TIS contains the Roadway Traffic Counts, 
Intersection Turning Movement Counts, and Signal Timing Plans 
prepared by Chen Ryan and based on traffic counts conducted in 
June 2015, at a time in which schools were in session.  

 
 See responses to comments O-55 through O-59 for responses to the 

proposed roadway segment conditions. 
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O-55 See response to comment O-54. The approach taken for the 

roadway level of service analysis is the standard traffic engineering 
practice and consistent with the region’s requirement for 
conducting traffic impact studies.  In this case, the roadway 
capacity thresholds that were used are found in the City of 
Encinitas Circulation Element, and these thresholds are 
consistently used for all other traffic studies in the City. In 
addition, the TIS was conducted in June 2015, at a time when 
schools were in session.  

 
 Page 586 in Appendix F of the TIS contains the detailed counts, 

calculations and modeling for North Coast Highway 101 
southbound between La Costa Avenue and Leucadia Boulevard, 
which attained a LOS C rating for the existing condition, No 
Project/Adopted Plan, and all three housing strategies.  

 
 The traffic from South Coast Highway 101 to Swami’s Parking lot 

was measured in 7 separate segments, the first 6 of which attained 
a rating of LOS C and the segment between Swami’s Parking to 
San Elijo State Beach receiving an LOS F for the existing condition, 
No Project/Adopted Plan and all three housing strategies. 

  
 Please refer to page 586 of Appendix F of the TIS to review the 

calculations and modeling completed for these seven segments. 
Therefore, Table 4.13-1 contains the correct LOS ratings and will 
not require revision for these roadway segments. 

 
O-56 See response to comment O-54. The approach taken for the 

roadway level of service analysis in the traffic impact analysis (see 
Appendix N) is the standard traffic engineering practice and 
consistent with the region’s requirement for conducting traffic 
impact studies.  In this case, the roadway capacity thresholds that 
were used are found in the City of Encinitas Circulation Element, 
and these thresholds are consistently used for all other traffic 
studies in the City.  
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 O-56 (cont.) 
 The commenter is suggesting that the subject roadway segments 

should be given a different LOS based on his personal opinion 
under a specific situation.  It is important to note that roadway 
LOS is simply a volume to capacity (V/C) assessment of the total 
daily traffic volumes over the daily capacity allowed for such 
roadway classification. Delivery trucks double parking is generally 
never considered in a traffic analysis as it represents a temporary 
situation.  In terms of the storage length or morning commuters, 
these issues are addressed in the peak hour analysis as roadway 
LOS is a representation of the V/C on a daily basis. 

 
 In addition, the TIS was conducted in June 2015, at a time when 

schools were in session.  
 
 Page 586 in Appendix F of the TIS contains the detailed counts, 

calculations and modeling for Quail Gardens Drive southbound 
between Paseo De Las Verdes and Encinitas Boulevard, which 
attained a LOS C rating for the existing condition, No Project, and 
three housing strategy alternatives. Considering the data, 
calculations, and methodology compiled by traffic consultant Chen 
Ryan in June 2015 for the TIS, this segment in Table 4.13-1 of the 
EIR is correct and will not require revision.  

 
O-57 See response to O-54. The approach taken for the roadway level of 

service analysis in the traffic impact analysis (see Appendix N) is 
the standard traffic engineering practice and consistent with the 
region’s requirement for conducting traffic impact studies.  In this 
case, the roadway capacity thresholds that were used are found in 
the City of Encinitas Circulation Element, and these thresholds are 
consistently used for all other traffic studies in the City. In 
addition, the TIS was conducted in June 2015, at a time when 
schools were in session. 

 
 Section 2.0 of the TIS on page 5 discusses the analysis methodology 

for the study area and mobility network employed throughout the 
analysis. The TIS was performed in accordance of the requirements 
of the City and SANTEC/ITE Guidelines for TIS in the San Diego 
Region, and in conformance with the CEQA project review process.  
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 O-57 (cont.) 
 The data sets collected for the TIS can be found in the TIS 

Appendices. The EIR discusses the existing circulation conditions 
in Section 4.13.1 on page 4.13-1 and the methodology for impact 
analysis in Section 4.13.4 on pages 4.13-35 and 4.13-36.  

 
 Encinitas Boulevard eastbound from Vulcan to I-5 was measured in 

three different segments in the TIS: 
1) Between Vulcan Avenue and Days Inn traffic signal 
2) Between Days Inn traffic signal and I-5 SB Ramps 
3) Between I-5 SB Ramps and I-5 NB Ramps 

 
 Page 587 in Appendix F of the TIS contains detailed counts, 

calculations, and modeling for these three segments. Segment 1 
and 2 attained an LOS C rating for the existing condition, No 
Project, and the three housing strategy alternatives.  

 
 Segment 3, between I-5 SB Ramps and I-5 NB Ramps, was found to 

have an existing condition of LOS C and attained an LOS D rating 
for the No Project, and the three housing strategy alternatives. 
Considering the data, calculations, and methodology compiled by 
traffic consultant Chen Ryan in June 2015 for the TIS, the LOS 
ratings in Table 4.13-1 of the Final EIR are correct and will not 
require revision. 

 
O-58 The approach taken for the intersection level of service analysis in 

the traffic impact analysis (see Appendix N) is the standard traffic 
engineering practice and consistent with the region’s requirement 
for conducting traffic impact studies.  While some movements per 
intersection might operate at an unacceptable level of service E or 
F, it is the average intersection level of service that is displayed in 
the report. As standard practice, the traffic engineering software 
Synchro by Trafficware was used for this analysis. The 
aforementioned software supports the Highway Capacity Manual 
2010 methodology for calculating intersection level of service. This 
methodology consists in calculating the delay and level of service 
per approach, to then calculate the overall average delay and level 
of service per intersection. The method is consistently used for all 
other traffic studies in the City and the region as a whole. 
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 O-58 (cont.) 
 Please refer to Section 2.0 of the TIS for additional analysis and 

methodology information. Section 2.4 of the TIS contains the 
analysis methodology for peak hour intersection level of service 
standards and thresholds. In the EIR, Section 4.13.1.2 on 
page 4.13-8 discusses analysis of the existing conditions of the 
intersection level of service. See Section 4.13.4 of the EIR for the 
impacts analysis methodology.  

 
 Table 4.13-2 of the EIR identifies North Coast Highway 101 and La 

Costa Avenue as having LOS C for AM peak hour and LOS C for 
PM peak hour. South Coast Highway. Please refer to the 
Appendices of the TIS for a detailed evaluation of the counts, 
calculations, and modeling completed for the study intersections.  

 
 South Coast Highway 101 and Chesterfield was not a studied 

intersection in the TIS or in Table 4.13-2 of the EIR. However, this 
segment was analyzed as a roadway segment condition, which 
attained an LOS C or better rating in the TIS for the existing 
condition, no project, and the three housing strategy alternatives. 
Please refer to Table 6.1 of the TIS to view the summary of 
roadway segments level of service results, and to the Appendices in 
the TIS for the records of segments and intersection counts 
completed by traffic consultant Chen Ryan.   
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 O-59 Please refer to response to comment O-58.   
 
 The intersections of San Elijo Avenue and Chesterfield Drive and 

South Coast Highway 101 and Chesterfield Drive were not included 
in the study area as each of the housing strategies would not 
contribute more than 50 peak hour trips to these intersections, 
which is the basis for traffic analysis for the City of Encinitas and 
the San Diego region.  It is important to note that the study area 
segments and intersections were selected carefully and approved by 
City staff.  

 
 The roadway and intersection analyses were based on weekday 

counts as it is standard traffic engineering practice in the region. 
 
 The standard traffic engineering practices used are described in the 

analysis methodology of the TIS in Section 2.0 on page 5 of the 
traffic study, and the peak hour intersection level of service 
standards and thresholds methodology is discussed on page 11. The 
level of service standards and thresholds/ramp intersection capacity 
analysis is discussed in Section 2.4 (page 11) and Section 2.6 of the 
TIS on page 14. In the EIR, please refer to Section 4.13.1.2 
(page 4.13-8) for the existing traffic volumes and level of service, 
and Section 4.13.4 (page 4.13-35) in the EIR for the methodology 
used for transportation/traffic for the proposed project. 

 
 Intersection operations are evaluated based on a LOS analysis.  

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.  The segment LOS is 
based on the ADT. 

 
 The cities of Encinitas, Solana Beach, and Carlsbad as well as 

Caltrans utilize the SANTEC/ITE Guidelines.  This analysis 
utilizes a LOS analysis to assess roadway segments, intersections, 
and freeway segments operations.  As part of determining the LOS 
on area roadways, a V/C ratio is used that considers the ADT and 
capacity of each segment within the study area.  The capacity is  
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 O-59 (cont.) 
 based on the roadway standards set by the jurisdiction.  The 

minimum acceptable operating condition for freeway segments, 
roadway segments, and intersections is LOS D.   

 
 Please see the TIS Appendices for the intersection data collected for 

the project area. Signalized and unsignalized intersection levels of 
service are analyzed using the standard Highway Capacity Manual 
(2010) operational analysis method.  

 
 ID 5 – Table 4.13-2 of the EIR states that the LOS for North Coast 

Highway 101 and La Costa Avenue as LOS B for AM and PM peak 
hour. The AM peak hour received an average delay of 15 seconds 
and the PM peak hour received an average delay of 14.7 seconds. 
Based on the Highway Capacity Manual (2010) level of service 
thresholds, LOS B occurs when the average delay is between 10.1-
20 seconds. Therefore, LOS B is correct for ID 5.  

 
 ID 12 – Table 4.13-2 of the EIR states that the LOS for North Coast 

Highway 101 & Leucadia Boulevard as LOS C for AM and PM peak 
hour. The AM peak hour received an average delay of 27 seconds 
and the PM peak hour received an average delay of 24.8 seconds. 
Based on the Highway Capacity Manual (2010) level of service 
thresholds, LOS C occurs when the average delay is between 20.1-
35.0 seconds. Therefore, LOS C is correct for ID 12.  

 
 ID 18 - Table 4.13-2 of the EIR states that the LOS for Quail 

Gardens Drive and Leucadia Boulevard to be LOS C for AM and 
PM peak hour. The AM peak hour received an average delay of 22.9 
seconds and the PM peak hour received an average delay of 26.6 
seconds. Based on the Highway Capacity Manual (2010) level of 
service thresholds, LOS C occurs when the average delay is 
between 20.1-35.0 seconds. Therefore, LOS C is correct for ID 18. 

 
 ID 28 – Table 4.13-2 of the EIR states that the LOS for North Coast 

Highway 101 and Encinitas Boulevard to be LOS C for AM and PM 
peak hour. The AM peak hour received an average delay of 29.1 
seconds and the PM peak hour received an average delay of 27.8 
seconds. Based on the Highway Capacity Manual (2010) level of 
service thresholds, LOS C occurs when the average delay is 
between 20.1-35.0 seconds. Therefore, LOS C is correct for ID 28.  



 LETTER RESPONSE 

City of Encinitas Housing Element Update EIR 
RTC-47 

  
O-60 The existing conditions (or baseline) are based on the physical 

conditions at the time of issuance of the Notice of Preparation 
(NOP).  The commenter does not identify any specific number, 
location or completion date for the “housing completions” to which 
he refers, so no more specific response is possible. 

 
O-61 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 

 
O-62 Comment noted.  The growth and traffic conclusions provided by 

the commenter are based on perception; no evidence is provided to 
substantiate these conclusions. Therefore, no changes are 
warranted to Section 7.0 on page 7-2. 

 
O-63 Comment noted. The project team has met with Caltrans and all 

funded or reasonable foreseeable regional transportation projects 
are incorporated in the analysis.  In addition, SANDAG prepared 
the travel forecast model which takes into consideration all 
highway and transit projects in the Regional Transportation Plan, 
in effect at the time of issuance of the Notice of Preparation, 
(revenue-constrained) are reflected. Both the I-5 North Coast 
Corridor and the rail double-tracking projects are components to 
the Regional Transportation Plan (RTP; revenue-constrained) and 
hence included in the forecast model provided by SANDAG and 
utilized for the traffic analysis for this project.   

 
O-64 Section 8.1 on page 8-1 includes the following clarifications: 
 
 Agricultural activities occur within the City on a small scale, 

particularly poinsettia through nurseries, gardens, and 
greenhouses, comprising approximately 3 percent of total land use 
acreage. 
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 O-65 Community character is described in more detail than relying on 
building form alone.  

 
 Community character includes distinctive traits, qualities, or 

attributes essential to an area – or some measure of expression that 
is unique to a neighborhood. Design Guidelines seek to promote 
high quality design and community character compatibility within 
the new zone program. They establish clear goals and expectations 
for compatible design and for respecting community character. The 
Design Guidelines will address design principles, community 
character, design context, site design, and building design. Each 
project would reinforce the design traditions of the community and 
the neighborhood in which it is located. 

 
O-66 Total numbers have been revised for the SMUP strategy. The 

maximum residential buildout is 2,351 dwelling units and the 
maximum commercial buildout is 1,503,670 square feet. Please 
refer to Tble 9-1 of the Final EIR. 

 
O-67 Table 9-2 provides a summary of the significant project impacts 

compared to each alternative (refer to page 9-4).  “SAME” would 
indicate impacts under the alternative are the same as the project 
(three strategies); “LESS” indicates the impacts are less intense 
under the alternative compared to the project and “GREATER” 
indicates that impacts would be more intense under the alternative 
compared to the project.    

 
O-68 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 

 
O-69 Please refer to the response to comment O-27. No site-specific 

development proposals are included in conjunction with the HEU.  
Future projects proposed on approved housing sites would be 
subject to review by the City. 

 
 

O-65
 

  

O-66
 

  

O-67
 

  

O-68
   

O-69
 

  

O-70
 

  

O-71
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 O-70 Impacts relative to population growth are analyzed under the 
CEQA significance determination thresholds (please refer to 
Section 4.11).  Impacts to parks and recreational facilities from 
buildout of the HEU are disclosed in Section 4.12.9 of the EIR.  
Currently the City has 1,330.6 acres of parks and recreational 
space (see Table 4.12-4), which would meet the needs for all 
residents under any of the housing strategies, based on adopted 
City standards. 

 
O-71 Please refer to the response to comment O-70.   
 
 The comment has been noted and will be included in the Final EIR 

and administrative record for consideration by the Planning 
Commission and City Council in their decision whether or not to 
approve the HEU.   
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 O-72 The narrative in Section 9.3.12.m is a comparison of impacts of the 
No Project Alternative to impacts of the HEU.  Impacts of the HEU 
itself are disclosed in Section 4.13 of the EIR.   

 
O-73 Federal Emergency Management Agency (FEMA) administers the 

National Flood Insurance Program (NFIP), which is operated as a 
partnership between the federal government and local 
governments. Although portions of Coast Highway 101 in Leucadia 
flood with urban runoff, the area is not mapped as a part of the 
NFIP.  It is unlikely that the City will request the area to be 
studied, mapped, and included in the future because (1) the 
flooding is not catastrophic; (2) including the area would 
necessitate payment of flood insurance premiums by private 
property owners who have not indicated to the City their desire to 
obtain flood insurance; and (3) the City has implemented a policy 
for development in the flooding area that serves to mitigate the 
impacts of new development on surrounding properties.   

 
 In 2003, the City’s consultant, Rick Engineering, completed the 

hydraulic/hydrologic study of Coast Highway 101 between 
Encinitas Boulevard and La Costa Avenue.  Because the storm 
drain improvements required to prevent flooding of the area would 
be cost-prohibitive, the study instead focuses on utilizing natural 
sump areas to temporarily store storm runoff.  Over time, the 
runoff is then released into the undersized existing storm drain 
system at a controlled rate that avoids overwhelming drainage 
system. The Rick study includes maps of the flooded area 
anticipated under various design storms.  Future improvement 
projects must consider these areas during the design phase to 
ensure that the proposed development will provide an onsite 
floodwater storage capacity equal to the runoff displaced by the 
improvements in a 10-year storm event. 

 
O-74 Water supply impacts are disclosed in Section 4.14.8 of the EIR. All 

future projects consistent with the HEU would be required to 
present service letters from either San Dieguito Water District 
(SDWD) or Olivenhain Municipal Water District (OMWD) assuring 
that adequate water supplies would be available and to comply 
with all applicable water reuse and conservation measures.   

O-72
   

O-73
 

  

O-74
 

  

O-75
 

  

O-76
   

O-77
 

  

O-78
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 O-75 None of the proposed housing sites are located on parcels presently 
planned for or designated as Open Space by the City of Encinitas 
(refer to Table 3-2).  All sites are presently zoned for either 
residential or commercial uses. Therefore, no loss of open space 
would occur with adoption and implementation of the HEU.   

 
O-76 Please refer to response O-33 for the community character of site 

ALT-5. The commenter’s concerns regarding housing site ALT-5 
have been noted and will be included in the Final EIR and 
administrative record for consideration by the Planning 
Commission and City Council in their decision whether or not to 
approve the HEU.  No revisions to Table 9-4 are warranted. 

 
O-77 This comment refers to additional drawbacks that make ALT-5 

unsuitable, but does not identify what these drawbacks are. 
Therefore, no further response is possible. 

 
O-78 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 
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P-1 This comment is an introduction to comments that follow.  No 

further response is required. 
 
P-2 This is another general, introductory comment, which does not 

raise any specific environmental issue, so no response is required.  
Furthermore, while the City has an adopted climate action plan 
(CAP; 2011), the City intends to adopt a new CAP, the details of 
which have been incorporated into the EIR as mitigation measure 
GHG-2.  Finally, EIR Appendix L-1, GHG modeling and 
methodology, has been revised to resolve internal inconsistencies. 

 
P-3 Additional GHG emissions calculations have been performed to 

support the information provided in the EIR, and the results are 
contained in a memo dated April 27, 2016 (refer to Appendix L-2). 
GHG emissions associated with development existing on each of the 
housing sites were calculated to disclose the existing emissions and 
support the conclusions of the EIR. Additionally, year 2020 GHG 
emissions associated with buildout of each housing site have been 
calculated and compared to the existing emissions from each 
individual site for the various strategies. The additional GHG 
emission calculations presented in Appendix L-2 do not change the 
findings or the conclusions of the EIR. 

Letter P 

P-1

P-2

P-3
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P-4 While the City has an adopted CAP (2011), the City intends to 

adopt a new CAP, the details of which have been incorporated into 
the EIR as mitigation measure GHG-2. Additionally, an analysis of 
the project’s consistency with the City’s adopted CAP is provided in 
Appendix L-2 of the EIR for disclosure purposes.  The additional 
analysis of the City’s CAP presented in Appendix L-2 does not 
change the findings or the conclusions of the EIR. 

 
P-5 The EIR addressed the only legislatively identified GHG emission 

reduction target for the State. However, in recognition of executive 
orders S-3-05 and B-30-15, the EIR has been supplemented to 
include, as part of Appendix L-2, the 2035 horizon year emissions 
levels under all three housing strategies.  

 
 Currently, the State has not provided additional guidance, such as 

an updated scoping plan, on what level of reduction would be 
required by local agencies to support the State efforts in meeting its 
2030 GHG emissions goal. However, if GHG emissions increase 
post 2020, then the HEU would exceed the minimum requirements 
for compliance with Assembly Bill 32’s long-term GHG reduction 
target.  If emissions decrease, then the HEU is part of the 
downward trajectory toward meeting the State’s 2030 and 2050 
GHG emissions targets expressed in Executive Orders S-3-05 and 
B-15-30.   

 
 Based on the GHG emissions estimates, the emissions from future 

development demonstrate a downward trend due to ongoing actions 
by the State; see Tables 3 through 5 of Appendix L-2. While there is 
downward trajectory through 2035, the GHG emissions are still 
considered significant and unavoidable, as it cannot be determined 
what level of reductions would be sufficient at the program-level. 
Therefore, the 2035 emission calculations do not change the 
findings or the conclusions of the EIR. 

P-4
 

  

P-5
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P-6 While the City has an adopted CAP (2011), the City intends to 

adopt a new CAP, the details of which have been incorporated into 
the EIR as mitigation measure GHG-2. Additionally, a 
supplemental analysis of the City’s adopted CAP is provided in 
Appendix L-2 of the EIR for disclosure purposes.   The additional 
analysis of the City’s CAP presented in Appendix L-2 does not 
change the findings or the conclusions of the EIR.   

 
P-7 While the City has an adopted CAP (2011), the City intends to 

adopt a new, qualified CAP, the details of which have been 
incorporated into the EIR as mitigation measure GHG-2. 

 
 

P-6
   

P-7
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P-8 GHG-1 requires a timely submittal of the information to SANDAG 

to allow the Sustainable Communities Strategy (SCS) to 
incorporate the changes and plan for appropriate infrastructure 
improvements to encourage alternate forms of transportation. 
While the updating of the City’s land use plans do occur, these are 
not mandated. GHG-1 requires the City to do the update in a 
timely manner to allow SANDAG time to incorporate the 
information into the next SCS update. 

 
 Quantification of specific GHG emissions reductions from 

conceptual development plans on housing sites proposed under the 
HEU would be speculative as various project-specific measures 
would have different levels of reductions depending on the details of 
development, including size, location, and requirements of future 
regulations at the time various projects may be proposed. As 
example, as the state increases the RPS goal, the GHG reductions 
associated with the provision of on-site renewable energy are 
reduced as less GHG emissions result from each kilo-Watt hour 
delivered in the state. Thus, it is more effective to identify an 
overall strategy to reduce GHG emissions from all sources that 
allows for reductions from various sectors as technologies advance 
and different sectors become more important. Therefore, mitigation 
measure GHG-2 has been included in the Final EIR, which requires 
the City to develop and adopt a qualified climate action plan within 
20 months of the effective date of the HEU. Furthermore, until the 
City adopts an updated climate action plan, mitigation measure 
GHG-3 requires each future project consistent with the HEU to 
conduct a project specific analysis and develop project specific GHG 
thresholds and reduction measures to reduce impacts at a project 
level. A sample of potential measures that could be implemented by 
future projects is included in mitigation measure GHG-3.  The 
supplemental analysis and mitigation do not change the findings or 
the conclusions of the EIR. 

 
P-9 As stated above, the EIR has been revised to include Appendix L-2, 

which includes a calculation of the existing GHG emissions from 
the housing sites under each of the three housing strategies.  
Additionally, the appendix has been updated to include the 2035 
horizon year emissions levels under all three strategies. 

P-8

P-9
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 P-9 (cont.) 
 While the City has an adopted CAP (2011), the City intends to 

adopt a new, qualified CAP, the details of which have been 
incorporated into the EIR as mitigation measure GHG-2. However, 
in response to the comment, a supplemental analysis of the City’s 
existing CAP has been provided in in Appendix L-2. The 
supplemental analysis of the CAP does not change the findings or 
the conclusions of the EIR. 
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 Q-1 This comment states the author’s opinion concerning the City’s 
efforts to comply with state housing law.  Housing Element law is 
the State’s primary market-based strategy to increase housing 
supply, affordability, and choice.  The law recognizes that in order 
for the private sector to adequately address housing needs and 
demand, local governments must adopt land use plans and 
regulatory schemes that provide opportunities for, and not unduly 
constrain, housing development. Refer to response to comment HH-
2 (Letter HH - Cameron, Sheila) for more information about the 
RHNA allocation process. 

 
 In accordance with State Housing Element law, Encinitas is 

required to accommodate more housing to address existing and 
future housing needs in the community. Like the rest of the San 
Diego region, most new housing will be attached and multi-family 
types. This housing will predominately be sold or rented at market 
rates and will be built by the private sector, rather than the City. 
As is the case today, a small amount of the housing may be 
subsidized to assist a portion of those in need of assistance.  

 
 The Housing Element must consider additional ways to promote 

new housing at attainable, market-rate costs beyond density alone. 
Please refer to the response to comment O-11 (see Letter O - 
Johnson, email 022916) above.  A moderate increase in density will 
support more attainable housing because higher densities promote 
lower per unit construction costs. Increases in density will also 
support other programs that produce affordable housing. More 
specifically through State-sponsored programs that support deed-
restricted affordable housing construction. 

 
 Because a housing element must identify and analyze a city’s 

housing needs and establish reasonable goals, objectives, and 
policies based on those needs, a series of programs or action items 
are included in the draft Housing Plan. Cities across the state 
identify different regulatory and non-regulatory programs that can 
be used to develop more affordability in housing and further 
advance state, regional, and local housing policies.  The City of 
Encinitas developed these draft policies in March 2015, at a City 
Council Joint Session meeting, with Planning Commission and  
 

Letter Q 
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 Q-1 (cont.) 
 public input. The following summarizes the actions or steps that 

the City will undertake during the HEU planning period to 
increase affordability. 

 
 Under Program 2A, the City intends to update its current 

Inclusionary Housing Ordinance to more effectively meet the City’s 
affordable housing goals and grant developers greater flexibility in 
how they fulfill their inclusionary housing requirement.  Program 
2B discusses different ways to facilitate affordable housing 
development.  

 
 Program 2D discusses affordability through market-based 

approaches.  Implementation of Program 2D is tied directly to the 
provisions of the new zone program.  New zoning standards set a 
maximum average unit size to ensure small units are created along 
with larger units.  A minimum density will also be required on 
rezoned sites to ensure sufficient housing units are built – and at a 
density that has better economies of scale. 

 
 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.   

 
Q-2 Housing Element law is predicated on a local government’s need to 

comprehensively address housing needs by focusing on strategies 
preserve and improve housing, as well as encourage housing 
development to meet current and future housing needs.  While land 
use planning is fundamentally a local land use issue, the 
availability of housing is a matter of statewide importance.  The 
most critical decisions about housing supply and affordability occur 
at the local level.   

 
 The City is proposing to rezone an adequate number of sites to 

accommodate its RHNA allocation for lower income households.  As 
such, the draft Housing Plan includes three different housing 
strategies, each with its own sites inventory (some sites appear on  
 

 

Q-2 

Q-3 

Q-4 

Q-5 

Q-6 
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 Q-2 (cont.) 
 more than one strategy).  The City analyzed all three strategies as 

part of an Environmental Impact Report (EIR).  A fourth map was 
also created through the environmental review process.  All four 
maps provide a lands inventory that fully accommodates RHNA for 
all income levels as required by Government Section Code 
65583(c)(1) and 65913.1.  Although each map meets certain project 
objectives, each alternative proposes a different way to accomplish 
that goal. The only task remaining is to determine which map(s) 
should be offered for voter consideration. 

 
 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.   

 
Q-3 This comment disagrees with the City’s strategy for accommodating 

its share of the RHNA.  Please refer to the response to comments Q-
1 and Q-2. Also, refer to response to comment HH-2 for more 
information about the RHNA allocation process. 

 
 Housing Element law promotes the State’s interest in encouraging 

open markets and providing opportunities for the private sector to 
address the State’s housing demand for all economic segments, 
while leaving the ultimate decision about how and where to plan for 
growth at the regional and local levels.  

 
 In accordance with State law in encouraging affordable housing At 

Home in Encinitas is developing a lands inventory that provides 
opportunities for lower income household construction.  The HEU is 
also proposing programs to ensure that there is not any barrier to 
making affordable housing development feasible. 

 
 Non-profit and affordable housing developers have demonstrated 

that higher density helps projects earn slightly higher return on 
equity that it would have otherwise on lower density projects. 
Builders depend on the higher density numbers for a couple of 
reasons, but without the density, the affordable component would 
lower return on equity below what the investors would accept.  
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 Q-3 (cont.) 
 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU.   

 
Q-4 The new zone program concept has been reviewed by HCD and, in 

draft form, complies with the intent of State law.  
 
 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 

 
Q-5 A statement of overriding considerations will be prepared for traffic 

impacts, specifically those identified as unavoidable as indicated in 
Table 4.13-21 of the Draft EIR.  The MMRP included in the Final 
EIR cites the roadway/circulation system improvements that will 
implemented in conjunction with buildout of the HEU.   

 
Q-6 This comment does not raise a specific issue with regard to a 

specific housing site; thus, the response provided is general.  
 
 As detailed in Section 4.1.3 of the EIR, a significant impact to 

community character would result if “a project would introduce 
features which would conflict with important visual elements or the 
quality of the community/ neighborhood (such as theme, style, 
setbacks, density, size, massing, coverage, scale, color, architecture, 
building materials, light/ glare, etc.) and would thereby negatively 
and substantially alter the existing character of neighborhoods.” 

 
 The threshold does not state that a project needs to be consistent 

with the visual elements of the community/neighborhood to avoid a 
significant impact. The threshold states that a project that conflicts 
with important visual elements or quality of 
community/neighborhood and would negatively and substantially  
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 Q-6 (cont.) 
 alter the character would result in a significant impact. By the 

nature and density of proposed housing sites in comparison to 
existing typical densities in the City, the character of development 
of housing sites will be different than the existing environment. 
However, zoning standards and design guidelines would ensure 
development is aesthetically pleasing and designed with sensitivity 
to surrounding land uses, thereby reducing the majority of 
potential community character impacts to less than significant.  

 
 Thus, development of a housing site at a higher density than 

surrounding development would not automatically mean the impact 
is significant.  
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 Q-7 The core of the law’s requirements is the new regional SCS. The 
SCS is a regional land use and housing strategy that, when paired 
with the region’s transportation plan, achieves emission reductions. 

 
 Each City and County has a responsibility to accommodate their set 

RHNA allocation. Decisions about supply and where to locate 
housing occurs at the local level. In July 2013, Council determined 
that the City’s share of future “housing needs” should not be 
concentrated in any single community or single area of the 
City.  Rather, a general dispersed approach is the appropriate 
methodology for affordable housing unit distribution and any 
associated rezoning in the City. From that point forward – while 
not an exact science, there are a number of factors to consider when 
identifying sites that could best accommodate affordable housing to 
lower income households.  Not only does it include transit 
accessibility, but it also includes making sure there is a mixture of 
uses in close proximity, including schools, retail, parks, and other 
public amenities and civic uses. It is also important to take 
advantage of existing public services and infrastructure, to reduce 
development costs. Minimal site preparatory work (clearing of land) 
with few constraints reducing overall construction costs. Greater 
economics at the cost/unit level leads to better financing options for 
affordable housing developers. Therefore, governmental actions 
supporting the location, variety and availability of housing at all 
price points are critical to implementing many public policy 
objectives. 

 
 State law only requires nominal consistency among the SCS, RTP 

and RHNA documents. Through a more regional perspective, the 
HEU promotes an intraregional relationship between jobs and 
housing. An ideal balance would allow people to go to work without 
having to commute long distances if workers struggle to find 
housing they can afford. 

 
Q-8 For a response on community character, please refer to response to 

comment O-65. Eclectic character, as referenced by the commenter, 
is referencing diversity. That is, there are different perspectives or 
values that may not always be shared. 

 
 

Q-7 

Q-8 
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 Q-8 (cont.) 
 Commenter asks about the meaning of seven communities 

referenced in Section 1.2.2.2. However, Section 1.2.2.2 does not 
exist. Throughout the HEU, the project references five communities 
and seven different design contexts. 

 
 “Appropriately located” can mean two things. Siting development 

that is “appropriately located,” at the most basic level, means 
making sure that well-integrated projects can fit within an existing 
neighborhood and built environment. “Appropriately located” can 
also be the result of a thorough sites inventory analysis that 
demonstrates that sites are realistically available for near-term 
development. Pursuant to State law, the State reviews a residential 
land inventory for near-term suitability and must deem the site(s) 
appropriate to accommodate housing for lower income households. 

 
 Examples of cultural identity are associated with a unique feeling 

of belonging to a group.  It can be related to nationality, ethnicity, 
religion, social class, generation, locality, or any kind of social group 
with its own distinct identity. 

 
 “Walkability” and “Mobility” networks refer to the environment in 

which movement can occur. Mobility is about moving people and 
goods from place to place.  Access refers to the ability to reach 
opportunities, not movement itself.  Therefore, more walkable areas 
provide advantages to all ages and all abilities.   

 
 Activity centers are key components of strategic planning because 

they attract people for shopping, working, studying, recreation, or 
socializing. 

 
 Varied site design refers to a number of different types or elements. 
 
 Several types of “community character" exist in Encinitas. 

Community character can be defined by physical characteristics, 
including street layout, lot size, and building form and scale. 
“Community character context” is defined in the proposed zoning 
code, Appendix F-2 of the Final EIR.  It is defined as “the use and 
development standards included in the Residential (R30), Mixed 
Use (X30) or Shopfront (S30) designations, which are part of the 
new zone of regulatory incentives set forth in this Chapter.  
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 Q-8 (cont.) 
 Neighborhood prototypes, described in Appendix D illustrate how 

future development can fit into existing neighborhood contexts.  It 
is not implied that sites themselves would necessary create a new 
neighborhood. 

 
 In conjunction with the HEU, the City has developed a detailed set 

of zoning standards.  Zoning standards are regulatory in nature, 
and therefore, future development on housing sites would be 
required to comply with use and development standards provided 
therein (refer to Appendix F-2).   

 
 As described in Section 4.13, mitigation measure TRF-27 calls for 

the completion of a nexus study to ensure that all future projects 
implementing the HEU may their “fair-share” toward necessary 
infrastructure improvements. 

 
 A “mobility network” includes not only vehicular routes, but also, 

bike paths, pedestrian connections (including ADA facilities), and 
transit access. Enhancing community access means providing 
greater transportation options within the community. 

 
 A “sustainable” Encinitas is referred to in several locations in the 

Project and in the EIR.  And it carries many connotations because 
being more sustainable can take many different forms.  From a 
community development standpoint, it refers to better coordinated 
land use and transportation planning.  Overall, it can be best 
characterized by the pursuit of a socio-ecological ideal, where more 
people have more access to land use activities and transportation, 
given the resources at hand.  

 
 Managing demands on our transportation system can be to reduce 

or eliminate traffic congestion during peak periods of demand – or 
it can also be through measures that maximize the overall 
efficiency of the transportation network.  A reduction in 
environmental impacts includes both “lower vehicle miles traveled” 
and “better traffic flows.” 

 
 Growing the “economy organically” can be characterized as 

incremental “core” expansion and/or true growth (scaled growth to 
meet demand).  
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 Q-8 (cont.) 
 “Equitable distribution” is dividing some share of RHNA to each 

community.  The criteria for distribution was set, loosely by City 
Council in June 2013.  At their meeting, Council determined that 
the City’s share of future “housing needs” should not be 
concentrated in any single community or single area of the 
City.  Rather, a general dispersed approach is the appropriate 
methodology for affordable housing unit distribution and any 
associated rezoning in the City. 

 
 “Local values” and “eclectic character” builds on what the group 

feels is important.  Having eclectic character simply means that the 
group’s style and ideas come from a diverse range of sources. 

 
 Regarding the comment on the Circulation Element and how it 

might highlight environmental and scenic amenities, the 
transportation system is key to movement.  Not only movement 
from homes to school, jobs, and retail, but also to other amenities.  
A transportation system can be developed to respect and highlight 
environmental and scenic resources, or they can impact them 
negatively.  The City’s Circulation Element, combined with the 
Resource Management Element, provide a policy framework to 
establish areas of sensitivity and/or views to (or from) these areas.  
Land use policies control the use of land on and near these areas. 

 
 In terms of two to three story transitions, the new zone program 

addresses neighborhood compatibility and establishes a buffer area 
to reduce the physical and visual impacts of new development. 
Each neighborhood prototype has a different designation of the 
types of uses and building types allowed in the transitional zones. 
For more information, please refer to response to comment II-16. 

 
 Relative to the elective rezoning, the new zone program concept has 

been reviewed by HCD and, in draft form, complies with the intent 
of State law.  

 
 Refer to response to comment GG-7 for information on “by-right” 

development. 
 
 Because the comment does not raise an environmental issue with 

respect to the Draft EIR, no further response is required. 
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Q-9 This comment summarizes the author’s dissatisfaction with the 

Draft EIR and HEU. Through RHNA, local governments must 
adjust their Housing Element and rezone to accommodate for their 
housing assignment. The law leaves the ultimate decision about 
how and where to plan for growth at the regional and local levels.  
The voter requirement is a procedural issue and on its face does not 
prevent the City from complying with the law. 

 
 The comment will be included in the Final EIR and administrative 

record for consideration by the Planning Commission and City 
Council in their decision whether or not to approve the HEU. 

 
 
 
 
  

Q-9 
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 R-1 This comment is an introduction to comments that follow.  No 
further response is required. 

 
R-2 Table 9-2 provides a summary of the significant project impacts 

compared to each alternative (refer to page 9-4).  “SAME” would 
indicate impacts under the alternative are the same as the project 
(three strategies); “LESS” indicates the impacts are less intense 
under the alternative compared to the project and “GREATER” 
indicates that impacts would be more intense under the alternative 
compared to the project.    

 
R-3 The comment is noted and will be included in the Final EIR and 

administrative record. 
 
R-4 The traffic analysis included the I-5 North Coast Corridor project as 

8 all-purpose lanes and 4 express lanes.  This is consistent with 
Caltrans’ direction. In addition, SANDAG prepared the travel 
forecast model, which takes into consideration all highway and 
transit projects in the Regional Transportation Plan, in effect at the 
time of issuance of the Notice of Preparation, (revenue-constrained) 
are reflected. Both the I-5 North Coast Corridor and the rail 
double-tracking projects are components to the RTP (revenue-
constrained) and hence included in the forecast model provided by 
SANDAG and utilized for the traffic analysis for this project.   

 
R-5 A more detailed analysis of the SMUP Strategy’s potential impacts 

on traffic has been prepared and will be included as Appendix P of 
the Final EIR. 

 
R-6 SANDAG prepared the travel forecast model, and all highway and 

transit projects in the Regional Transportation Plan (revenue-
constrained) are reflected.  The City of Encinitas is neither a 
transit planning nor a transit-operating agency for the San Diego 
region, thus transit assumptions were based on the Regional 
Transportation Plan in effect at the time of issuance of the Notice of 
Preparation.   
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 R-6 (cont.) 
 In developing the Regional Transportation Plan, known as San 

Diego Forward, SANDAG consulted with all of its member agencies 
to develop a single vision or future transportation implementation. 
The regional forecast, which is used to develop the network of 
demand for the Regional Transportation Plan, is developed by 
SANDAG with input from expert demographers, economists, 
developers, local planning directors, and natural resource 
managers. These experts review economic and demographic 
assumptions about land use ambient change, migration, inflation, 
and other indicators. For the development of the forecast, SANDAG 
staff works extensively with each jurisdiction to collect and verify 
detailed land use inputs down to the parcel level. The data collected 
includes information on remaining housing capacity, zoning, 
existing and planned land use, as well as constraints to 
development. So as local land use input change to increase 
residential or economic growth, so does the propensity of that 
jurisdiction’s ability to support transit services and/or 
infrastructures. These types of transportation investments are not 
just about the transportation projects themselves – they are also 
about the surrounding land uses. Therefore, future regional 
transportation planning efforts will account for future local land 
use plan changes that provide for more housing and job 
opportunities. Regional Transportation Plans are updated every 
four years. 

 
R-7 The requirements of the new zone program, as they relate to 

parking, have not changed significantly from existing Local Coastal 
Program policies.  Furthermore, future development allowed under 
the HEU will be subject to site-specific environmental review 
pursuant to CEQA Guidelines Section 15168(c) as discussed in 
Section 3.6.3 of the EIR.  Consistency with this and other coastal 
policies will be provided in the Staff Report.  The comment will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decision whether or not to approve the HEU. 
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S-1 The comment is introductory and does not raise an environmental 

issue within the meaning of CEQA. The comment has been noted 
and will be included in the Final EIR and administrative record.  
However, because the comment does not raise an environmental 
issue with respect to the Draft EIR, no further response is required. 

 
 
S-2 Mitigation measure TRF-28 has been added to the Final EIR to 

address coordination with Caltrans; likewise, Table 4.13-21 has 
been revised to identify potential improvements that could be 
considered to mitigate for impacts associated with ramp metering – 
including ramp capacity improvements and/or interchange 
reconfiguration.   

 
 Future applications for projects in proximity to the Caltrans right-

of-way would be reviewed by City staff and routed to Caltrans for 
review in accordance with standard City practice. 
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T-1 The comment is introductory and does not raise an environmental 

issue within the meaning of CEQA. The comment has been noted 
and will be included in the Final EIR and administrative record.  
However, because the comment does not raise an environmental 
issue with respect to the Draft EIR, no further response is required. 

 
T-2 The HEU does not authorize development on any specific site. Site-

specific proposals for future development allowed under the HEU 
will be evaluated for potential impacts on surrounding properties. 
While the HEU has the potential to increase the residential 
population in the project area, it is not anticipated to foster 
residential growth, directly or indirectly, off-site because all 
properties adjacent and in the near vicinity are already developed; 
or conserved permanently through open space easements or 
dedications. Furthermore, any and all rezone applications that 
would increase density or provide new employment opportunities 
would be subject to a voter approval requirement under Proposition 
A. 
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U-1 The comment is introductory and does not raise an environmental 

issue within the meaning of CEQA. The comment has been noted 
and will be included in the Final EIR and administrative record.  
However, because the comment does not raise an environmental 
issue with respect to the Draft EIR, no further response is required. 

 
U-2 The Draft EIR provides an analysis of each housing site at a 

programmatic level. The comment suggests that developing 
housing site O-4 below grade, similar to the Encinitas Country Day 
School could avoid the significant and unavoidable aesthetic 
impacts identified in the Draft EIR. At a program level of analysis 
and without site-specific geotechnical investigations, it is not 
possible to determine whether the suggested development approach 
would be feasible to implement, or whether such an approach would 
in fact alleviate the potentially significant impact. There is 
currently no specific development proposal for this site, including 
site-specific building and grading plans.. Without site-specific 
geotechnical investigations and environmental studies to determine 
the necessity for and feasibility of a below grade design at this 
location, it is premature for the City to require implementation of 
the measure suggested by the commenter in order to reduce 
impacts to less than significant. Thus, the Draft EIR conservatively 
concludes that allowing development of the housing site would 
result in a significant and unavoidable impact and provides for 
subsequent environmental review when a specific development 
proposal for O-4 is submitted. 
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U-3 This comment describes landscaping and topographic features of 

site O-4 which would reduce the potential impacts of future 
development on the site. The comment is noted and will be provided 
to decision makers for consideration prior to making a final 
determination on the content of the EIR.  

 
 As stated by the commenter, it may be possible for a specific 

development proposal to mitigate impacts of development at this 
site to a level less than significant.  However, since the HEU does 
not authorize any specific development proposals, it is premature 
and would be speculative to develop site-specific studies and 
building designs for the project site; therefore, the impact 
conclusion proposed in this comment cannot be supported in the 
EIR. Refer also to response U-2. 

 
U-4 The statements referenced in the comment are concluding 

statements based on the analysis included in Section 4.1.7 of the 
Draft EIR regarding community character. Thus, the basis of these 
findings is included in the prior analysis. Refer also to response to 
comment U-2 and U-3 above. 

 
 

U-3 

U-4 
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 U-5 Due to the presence of the drainage within housing site O-4, 
development activities such as grading would have the potential for 
indirect impacts such as contaminated runoff, toxics, erosion, 
and/or sedimentation, to potential jurisdictional waters and 
wetlands. At the time of future development, a biological resource 
survey and report would be required to determine the current 
extent of the wetland vegetation and demonstrate project 
compliance with the City’s setback standards and Grading, Erosion, 
and Sediment Control Ordinance. Thus, indirect impacts to the 
jurisdictional resources on-site cannot be precluded through the 
site’s conservation easement and mitigation measures to avoid 
impacts would be addressed at the time of future development, 
consistent with the revised mitigation framework BIO-5. BIO-5 
has been clarified to include the following mitigation for indirect 
impacts to wetlands and waters: 

 
 All new development adjacent to wetlands and waters shall be 

required to adhere to measures outlined in the city’s Grading, 
Erosion, and Sediment Control Ordinance to avoid degradation of 
lagoons, other wetland habitats, and upland habitats from erosion 
and sedimentation. These measures include restrictions on the 
timing and amount of grading and vegetation removal. For 
example, grading or vegetation removal shall be prohibited during 
the rainy season (October 1 through April 15) without an approved 
erosion control plan and program in place. In addition, all 
necessary erosion control devices must be in place, and appropriate 
monitoring and maintenance must be implemented during the 
grading period. 

 
U-6 Table S-1 (pages S-15 and S-17) state that potential impacts to 

sensitive species vegetation communities would be less than 
significant after mitigation. 

 
 As discussed in Section 4.3.1.1, the vegetation mapping is only 

intended for use as a tool, as site-specific surveys were not 
conducted in conjunction with this EIR. As housing site O-4 
consists of undeveloped land, a site-specific biological resource  
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 U-6 (cont.) 
 survey would be required pursuant to BIO-1 to determine the 

vegetation communities present on-site at the time of development 
- regardless of past conditions of sensitivity. The biological 
resources data contained in the Final EIA Encinitas Country Day 
School (July 1998), referenced in the comment, would be evaluated 
to determine its continuing accuracy and completeness due to the 
age of the data (18+ years). 

 
 Information regarding the conservation easement has been added 

to Section 4.3.8. 
 
U-7 As indicated in Section 4.8.4.1, the existing conditions and analysis 

of the housing sites were based on a review of secondary sources to 
determine potential hydrologic resources within the housing sites. 
The literature review included: the Final Existing Conditions 
Report (2010); Flood Insurance Rate Maps (FEMA 2014); 
California’s Groundwater Bulleting 118 – San Elijo Valley 
Groundwater Basin (DWR 2004); Evaluation of the San Dieguito, 
San Elijo and San Pasqual Hydrologic Subareas for Reclaimed 
Water Use (Izbicki 1983); the Impaired Water Bodies list (SWRCB 
2015) and special flood hazard mapping provided by the City of 
Encinitas. No site-specific surveys were conducted.  Future site-
specific surveys may be required at the discretion of the City 
engineer (refer to mitigation measure HYD-1).   

 
 As indicated in Section 4.7, the existing conditions and analysis is 

based on a review of secondary sources, including the Very High 
Fire Hazard Severity Zone Map (VHFHSZ) Map adopted by the 
City for its Local Responsibility Area (LRA).  Nowhere does the EIR 
state that housing site O-4 could not be developed because of being 
located within a fire hazard area.  Impacts relative to all housing 
sites were found to be less than significant with compliance with 
adopted fire codes. 
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 U-8 The EIR acknowledges that no known archaeological resources are 
present on the housing sites.  Housing sites ALT-4, ALT-5, C-6, O-
2, O-3, O-4, O-5, O-6, and OE-2 were mapped as having ‘high 
sensitivity’ for archaeological resources by the General Plan 
Resource Management Element (Table 4.4-2; City of Encinitas 
2011). As indicated in Section 4.4.1.2, undeveloped sites, such as O-
4, have the potential for the presence of unknown archaeological 
resources as the likelihood of encountering archaeological resources 
is greatest on sites that have been minimally excavated in the past 
(e.g., undeveloped parcels, vacant lots, and lots containing 
undeveloped areas).  No site-specific surveys were conducted for the 
housing sites.  Sites with the potential for certain resources may 
require site-specific surveys in conjunction with future development 
applications (refer to CUL-2).  The comment refers to “numerous 
misstatements” but does not identify any specific misstatement, so 
no further response is possible. 
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 U-9 This is a concluding statement. Refer to response to comments U-2, 
U-3, and U-4. 

 
U-10 From October 1 through December 1, 2014, outreach on At Home in 

Encinitas focused on educating the public about the Housing Plan 
update process and ensuring that the community and other 
stakeholders were made aware of opportunities to provide input. 
Staff endeavored to be as inclusive as possible by using a variety of 
communication methods to reach residents, employees, business 
owners, and property owners. City staff conducted 45 briefings and 
public presentations with a variety of stakeholders and 
organizations, including residents, seniors, business groups, 
employers, and community organizations. To ensure broader 
promotion, a direct mail postcard was sent to all property owners in 
Encinitas. A total of 21,343 postcards were distributed. Door 
hangers with information about At Home in Encinitas were 
distributed to residents and businesses. More than 13,500 door 
hangers were distributed over a five-day period in early November 
2014. Print advertisements were placed in the Coast News and the 
Encinitas Advocate on both October 24 and November 7. Online 
advertisements with a direct link to project-related information ran 
on the Encinitas Advocate and Seaside Courier websites 
throughout the month of November. At Home in Encinitas received 
significant media coverage—a total of 14 related articles over a 
three month period. An e-newsletter explaining the need for a 
Housing Plan update and including information about how to 
provide input was sent to all subscribers to the City’s various e-
news lists (approximately 8,000 subscribers). A series of additional 
e-blasts with links were sent to these same subscribers. All media 
coverage, as well as notices and links to the project were shared on 
the City’s social media channels. At the time (fall 2014) the City 
had 488 followers on Twitter, 4,330 followers on Facebook, and 231 
followers on Instagram. Lastly, a courtesy letter was sent to every 
Viable Housing Site property owner. 

 
 Development of the three land use map strategies occurred in 

Public Hearing in February 2015.  The meetings were legally 
noticed.  
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 U-10 (cont.) 
 Please refer to the response to comments U-2 to U-8 (Letter U - 

Damian Mavis 031416) above. The comment, including its request 
to add site O-4 into the SMUP Strategy, will be included in the 
Final EIR for consideration by the Planning Commission and City 
Council in deciding whether or not to approve the HEU. 

 
U-11 The draft Housing Plan includes three different housing strategies, 

each with its own sites inventory (some sites appear on more than 
one strategy).  A fourth map was also created through the 
environmental review process.  Viable Housing Site O-4 is on two of 
the four maps.  

 
 All four maps provide a lands inventory that fully accommodates 

RHNA for all income levels as required by Government Section 
Code 65583(c)(1) and 65913.1.  Although each map meets certain 
project objectives, each alternative proposes a different way to 
accomplish that goal. The only task remaining is to determine 
which map(s) should be offered for voter consideration. The 
comment has been noted and will be included in the Final EIR and 
administrative record for consideration by the Planning 
Commission and City Council in making their decision whether or 
not to approve the HEU. 
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V-1 Cities use zoning as a way to guide future growth and development 

and as a means for establishing common rules that all properties 
must follow. The Housing Plan Update is supporting the 
development of a new zone program to help accommodate needed 
new housing. These new zones will also allow the City to more 
effectively guide quality development and design, which is 
compatible with existing community character.  

 
 The new zone program provides standards may include residential 

or mixed-use depending on site’s designation.  The proposed 
standards allow for additional commercial development, provided 
that the minimum density of 20 units per acre is provided. 
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W-1 The property located at 2240 Encinitas Blvd. is not included in any 

of the housing strategy maps.  Refer to response to comment B-1 
above for more background information about the site selection 
process.  The property is immediately adjacent to Viable Housing 
Sites O-3 and O-6.  The site was excluded from these study areas 
because of previous public comment (lot configuration and size 
limits potential transition space - not suitable for development of 
three stories). No further response is necessary because no issues 
related to the adequacy of the environmental impact analysis in the 
Draft EIR were raised.    
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X-1 This comment states the author’s opinion regarding affordable 

housing and disagrees with the City’s strategy, but does not raise 
any environmental issues. Refer to response to comments Q-1 and 
Q-3. Also refer to response to comment GG-6 for more information 
about Chapter 30.00 (Proposition A).  No further response is 
required. 
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Y-1 Site OE-1 is office and warehouse, predominately, With some 

residential on C street.  Clarifications have been made to the EIR 
address this comment 

 
 
Y-2 Photograph 84 was taken from the edge of the existing parking lot 

within site OE-1, facing north, and shows the northernmost 
undeveloped portion of the site in addition to off-site areas in the 
background.  

 
 As discussed in Section 4.3.1.1, the vegetation mapping is only 

intended for use as a tool, as site-specific surveys were not 
conducted in conjunction with this PEIR. However, a wetland was 
previously identified by the City of Encinitas (2015a) based on U.S. 
Geological Survey Topographic Maps within the undeveloped 
portion of housing site OE-1.  Additionally, native vegetation 
containing spiny rush, which is defined as a facultative-wetland 
indicator species by the U.S. Army Corps of Engineers, was noted 
on the slope directly adjacent to the parking lot of OE-1 (see 
Photograph 84). Therefore, a site-specific biological resources 
survey would be required to determine the presence of sensitive 
vegetation communities, sensitive species, and/or jurisdictional 
wetlands within the undeveloped portion of the site. 

 
 Chapters 4.2.5.1 and 4.3.6.1 have been clarified to include the 

following:  
 
 The following housing sites are considered undeveloped or have a 

substantial portion of the site unimproved (e.g. have the potential 
to contain native or non-native habitats)… OE-1. 

 
 
Y-3 The Final EIR has been modified to reflect this comment. The 

description for OE-1 has been corrected. The description for OE-2 is 
for the correct site. Please refer to page 3-26 for the revisions to the 
description for housing site OE-1. 
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Z-1 This comment states the author’s opinion that one- or two-story 

buildings are preferable to three-story buildings. Refer to the 
response to comment B-1 above for more background information 
about the site selection process. 

 
 The new zone program includes new provisions to ensure that new 

development responds to neighborhood character, be compatible 
with community specific settings and promote basic best practices 
in urban design. This will enable review of future projects to make 
sure that they “fit” into existing neighborhoods, regardless of their 
community designation. 

 
 City staff is able to meet with community members to discuss the 

project. Please contact the appropriate staff to schedule an 
appointment or visit City Hall during normal business hours to 
speak with a staff representative. 
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AA-1 This comment states the author’s opposition to the inclusion of site 

L-7 in the affordable housing plan. The comment does not raise an 
environmental issue within the meaning of CEQA. The comment 
has been noted and will be included in the Final EIR and 
administrative record for consideration by the Planning 
Commission and City Council in deciding whether or not to approve 
the HEU.  However, because the comment does not raise an 
environmental issue with respect to the Draft EIR, no further 
response is required. 
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BB-1 This comments objects to the removal of site O-2 from the SMUP 

Strategy. The draft Housing Plan includes three different housing 
strategies, each with its own sites inventory (some sites appear on 
more than one strategy).  A fourth map was also created through 
the environmental review process.  Viable Housing Site O-2 is on 
three of the four maps.  

 
 All four maps provide a lands inventory that fully accommodates 

RHNA for all income levels as required by Government Section 
Code 65583(c)(1) and 65913.1.  Although each map meets certain 
project objectives, each alternative proposes a different way to 
accomplish that goal. The only task remaining is to determine 
which map(s) should be offered for voter consideration.  

 
 The comment has been noted and will be included in the Final EIR 

and administrative record for consideration by the Planning 
Commission and City Council in deciding whether or not to approve 
the HEU. 
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 CC-1 This comment is an introduction to comments that follow. The 
comment does not raise an environmental issue within the meaning 
of CEQA. The comment has been noted and will be included in the 
Final EIR and administrative record.  However, because the 
comment does not raise an environmental issue with respect to the 
Draft EIR, no further response is required. 

 
CC-2 The draft Housing Plan includes three different housing strategies, 

each with its own sites inventory (some sites appear on more than 
one strategy).  A fourth map was also created through the 
environmental review process.  Viable Housing Sites L-5 and L-6 
are on one of the four maps.  

 
 All four maps provide a lands inventory that fully accommodates 

RHNA for all income levels as required by Government Section 
Code 65583(c)(1) and 65913.1.  Although each map meets certain 
project objectives, each alternative proposes a different way to 
accomplish that goal. The only task remaining is to determine 
which map(s) should be offered for voter consideration. The 
comment has been noted and will be included in the Final EIR and 
administrative record. 

 
CC-3 Refer to the response to comment B-1 above for more background 

information about the site selection process. See response to 
comment II-16 for information on transitions. 

 
 The comment has been noted and will be included in the Final EIR 

and administrative record for consideration by the Planning 
Commission and City Council in deciding whether or not to approve 
the HEU. 

 
CC-4 As discussed in Section 4.8.9.1, while sites L-5, L-6 and L-7 are 

adjacent to greenhouses, most activities associated with greenhouse 
cultivation would be contained within a controlled environment. 
The type of agriculture practiced on these housing sites would 
therefore be compatible with urban land uses, and impacts would 
be less than significant.  No impacts were identified; therefore, no 
mitigation is required.     
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 CC-5 Refer to the response to comment B-1 for more background 
information about the site selection process. During the first phase 
of the project, there were seven sites identified on El Camino Real.  
All seven sites were vetted through the public engagement and 
outreach period in 2014.  After consideration of public input, 
ultimately the housing strategy maps (and the specific 
arrangement of sites) were endorsed by City Council for 
environmental study at their February 2015 meeting. No further 
response is necessary because no issues related to the adequacy of 
the environmental impact analysis in the Draft EIR were raised.  
The comment has been noted and will be included in the Final EIR 
and administrative record.   
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 CC-6 Previous studies from the early 1990’s, such as the City of 
Encinitas General Plan EIR and the Encinitas Ranch Specific Plan 
EIR, provide intersection level of service results based on the 
intersection capacity method and not based on overall intersection 
delay. The methodology used in those studies is no longer standard 
industry practice, and the studies are now obsolete.  

 
 The approach taken for the intersection level of service analysis in 

this report is the standard traffic engineering practice and 
consistent with the region’s requirement for conducting traffic 
impact studies.  While some movements per intersection might 
operate at an unacceptable level of service E or F, it is the average 
intersection level of service that is displayed in the report. As 
standard practice, the traffic engineering software Synchro by 
Trafficware was used for this analysis. The aforementioned 
software supports the Highway Capacity Manual 2010 methodology 
for calculating intersection level of service. This methodology 
consists of: first calculating the delay and level of service per 
approach; then calculating the overall average delay and level of 
service per intersection. The method is consistently used for all 
other traffic studies in the City and the region as a whole. 

 
CC-7 As indicated in Section 4.13.4.1, “As the HEU includes three 

separate housing strategies and each strategy generates different 
amounts of traffic with differing distribution patterns, each 
strategy is analyzed separately under the operating levels analysis.  
However, due to the nature of traffic modeling, future traffic 
volumes and impacts associated with buildout of the HEU are 
identified on a strategy-wide basis and not on a housing site-specific 
basis. In addition, the HEU does not propose the construction of 
new housing or other development; rather, it provides capacity for 
future development consistent with State Housing Element Law. 
Therefore, no analysis relative to the impacts associated with 
individual housing sites is feasible.  No site-specific conclusions 
relative to impacts has or can be made.  The No Project Alternative 
provides an alternative with lower intensities of development. 
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 CC-7 (cont.) 
 Regarding “overriding public need,” there are many national, state, 

and local policies aimed at narrowing the housing affordability gap 
– and the housing supply and demand issue destabilizes 
communities.  Updating the Housing Element will bring the City in 
compliance with State law, which demonstrates a very clear 
connection to a “public benefit.” 

 
CC-8 Community character has many attributes. Building form is only 

one of the factors.  For a response on community character, please 
refer to response to comment O-65 Leucadia Boulevard is identified 
as a Scenic Roadway by the City’s General Plan.  A discussion of 
scenic roadways and corridors and potential impacts under the 
HEU is provided in Section 4.1.6 of the Final EIR.  

 
 Detailed community character descriptions provided the new 

proposed Design Guidelines that would apply to development in the 
new zone. Design Guidelines seek to promote high quality design 
within the new zoning districts. They establish clear goals and 
expectations for compatible design and for respecting community 
character. The Design Guidelines will address design principles, 
community character, design context, site design, and building 
design. Each project would reinforce the design traditions of the 
community and the neighborhood in which it is located. 

 
 The new zone program standards and Design Guidelines would 

work together to help address different site situations to make sure 
that future development is compatible with its surrounding natural 
and built environment.  The standards require two story 
development and lower scaled building prototypes in certain areas 
of a development site to maintain community scale and provide for 
transitions. 

 
CC-9 a State law requirement to accommodate RHNA. It is trying to 

develop a land use plan that embraces community-supported 
solutions. The main issue is that the City does not have an 
adequate inventory of land that supports the full share of RHNA.  
The City must identify sites to rezone.  The new zoning designation 
is associated with a density that is new. It is going to be different 
than other residential land use designations.   
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 CC-10 The Draft EIR Section 4.1.7 concludes that community character 
impacts from development of sites L-5 and L-6 would be less than 
significant. As detailed in response to comment Q-6, impacts to 
community character do not result simply from a project being 
different than what exists in the existing community. The threshold 
for community character requires project to “conflict” with the 
existing neighborhood character and “negatively and substantially 
alter the existing character of neighborhoods.” As detailed in 
Section 4.1.7, the proposed zoning standards and design guidelines 
would ensure that development of these sites would not negatively 
or substantially alter the character of these neighborhoods. The 
character would not be substantially altered because the housing 
sites are located adjacent to Leucadia Boulevard, a major road, and 
are near a diversity of land uses, not only single-family residential. 
Neighborhood transition standards requiring a 10-foot landscaped 
buffer area adjacent to the off-site residential areas and a 30-foot 
compatible massing area that would limit structure heights to two 
stories or 26 feet would provide appropriate transition to single-
family areas. For more information on transitions, please refer to 
response to comment II-16. 

 
 



 LETTER RESPONSE 

City of Encinitas Housing Element Update EIR 
RTC-103 

  
 
 
 
 
CC-11 Refer to the response to comment B-1 for more background 

information about the site selection process and refer to the 
response to comment CC-9, which annotates where we are in the 
process relative to considering different map alternatives. 

 
 Commenter suggests that an R-10 zoning would reduce significant 

unavoidable impacts. Refer to response to comments Q-2 on the 
planning density pretext. Refer to response to comment HH-2 for 
more information about the RHNA allocation process. Pursuant to 
State law [Gov. Code 65583.2(c)(3)(B)(iv)], cities within 
metropolitan counties require a residential density of 30 units per 
acre. Densities that fall below this “default” density area assigned 
to another income category (moderate or above moderate-income).  
The proposed approach to use ten units per acre as a proxy to 
affordable housing construction would prevent the City from 
complying with its obligations under State Housing law.  The State 
reviews a residential land inventory for near-term suitability and 
must deem the site(s) appropriate to accommodate housing for 
lower income households.  In the first review of the City’s Housing 
Element (draft dated May 2015), the State Department of Housing 
and Community Development did not accept 25 units per acre as a 
default density. 

 
CC-12 This comment contains communications regarding the author’s 

submission of comments.  Because the comment does not raise any 
environmental issues, no further response is required. 

CC-11 

CC-12 
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DD-1 Different tables are provided in the EIR that generally describe the 

potential growth assumptions for the different map strategy 
alternatives. The realistic yield of non-residential growth, which 
includes commercial, office, and retail, is expressed in total square 
feet. 

 
 No further response is necessary. The rest of this comment amends 

Letter W – Robert email 031016. 
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EE-1 This comment states the author’s agreement with the proposal to 

remove the ALT-5 site from consideration.  The comment does not 
raise an environmental issue within the meaning of CEQA. The 
comment has been noted and will be included in the Final EIR and 
administrative record for consideration by the Planning 
Commission and City Council in deciding whether or not to approve 
the HEU.  However, because the comment does not raise an 
environmental issue with respect to the Draft EIR, no further 
response is required. 
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FF-1 This comment is an introduction to comments that follow and 

states a general objection to the adequacy of the traffic impact 
study. The comment does not identify any specific issue concerning 
the traffic impact study, so no further response is possible. The 
comment has been noted and will be included in the Final EIR and 
administrative record for consideration by the Planning 
Commission and City Council in deciding whether or not to approve 
the HEU. 

 
FF-2 Pursuant to Government Code Section 65584 applicable to the 

RHNA process, HCD is required to determine the RHNA, by income 
category for each region. Refer to response to comment HH-2 for 
information about State law and RHNA.  

 
 RHNA is based on Department of Finance population projections 

and regional population forecasts used in preparing regional 
transportation plans. Each region is required to allocate to each 
jurisdiction a share of housing need totaling the RHNA for each 
income category. Pursuant to Government Code Section 65583, 
jurisdictions are required to update their local plans to 
accommodate its entire RHNA share by income category. When a 
local government fails to adopt an updated Housing Plan by the 
deadline, or does not comply with the law, the city or county is 
regarded as noncompliant and is subject to penalties.  

 
 Notwithstanding potential consequences, there are many benefits 

to making decisions about how and where to locate future housing 
opportunities that meet RHNA. Allowing the market to 
progressively respond to housing demand could help the City 
reduce overcrowding in households, incrementally respond to 
affordability issues and high cost of housing, and address other 
consequences of unplanned growth. 

 
 

Letter FF 

FF-1 
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 FF-2 (cont.) 
 The HEU process provides a vehicle for establishing and updating 

housing and land-use strategies reflective of changing needs, 
resources, and conditions. The City’s existing plan has not been 
updated since 1992 and a lot has changed since then. People live, 
work and play in different ways than previous generations. The 
Millennial generation (people born in the 1980s and 1990s) has 
been slower to buy single-family homes than earlier generations. 
There are varying reasons for this situation, including rising 
student debt, cost of housing and new challenges in securing a 
mortgage for first-time homeowners. They also often want different 
things in housing and neighborhoods than are available today. 
They are looking for pedestrian- and bike-friendly communities 
with services and amenities nearby. As a result, for this younger 
generation, multifamily housing near retail locations is in greater 
demand than single family homes. At the same time, the Baby 
Boomer generation is aging and this has impacts on the housing 
market. The senior citizen population in Encinitas is projected to 
nearly double by 2035. 

 
FF-3 Housing Element RHNA law is based on the need to accommodate 

future housing needs. Not necessarily illegal units that meet 
existing housing needs. However, the City has acknowledged the 
importance of conserving and improving the condition of the 
existing housing stock as a goal for At Home in Encinitas. Program 
4A of the Housing Plan continues the Affordable Unit Policy (AUP) 
in the 1993 to allow dwelling units built or converted with required 
permits to apply for legalization. With public input, City Council 
reduced some of the requirements to encourage property owners to 
participate in the program. 

 
 The comments states that increasing densities of housing 

developments does not automatically describe affordability. 
However, local governments need to still prepare an inventory of 
land suitable for residential development, including vacant sites 
and sites having potential for redevelopment, and an analysis of the 
relationship of zoning and public facilities and services to meet 
those needs. The inventory of land suitable for residential  
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 FF-3 (cont.) 
 development shall be used to identify sites with capacity that can 

be developed for housing for different economic segments within the 
planning period. The proxy to affordability is through density. 
Refer to response to comments Q-1, Q-3, and Q-7.   

 
 Refer to response to comment FF-1 for information about State law 

and RHNA. 
  
 The comment has been noted and will be included in the Final EIR 

and administrative record for consideration by the Planning 
Commission and City Council in deciding whether or not to approve 
the HEU.  
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 FF-4 The methodology for determining impacts related to permanent 
increases in ambient noise is discussed in Section 4.10.5.1 on 
page 4.10-14. Impacts are considered significant if buildout of the 
HEU would result in a traffic noise increase of 5 dB or more and a 
resulting noise level over 55 Ldn at a residential use, or if buildout 
of the HEU would result in a traffic noise increase of 3 dB or more 
and a resulting noise level over 60 Ldn at a residential use. 

 
 Short-term noise measurements were taken at ten locations in the 

City to provide a characterization of the variability of noise 
throughout the City. These noise measurements were not used as a 
basis for evaluating ambient noise. Ambient noise was evaluated by 
calculating existing and future noise levels due to existing and 
future vehicle traffic on the study area roadways. Impacts were 
assessed by comparing future noise levels without implementation 
of the HEU and future noise levels with buildout of the three 
housing strategies. As concluded in the EIR, when compared to 
buildout of the no project condition, the increases in ambient noise 
would be less than 3 dB adjacent to all roadway segments. There 
would not be a significant impact to existing residences; therefore, 
no mitigation is required. 

 
FF-5 As discussed in the EIR, the increase in regional growth would 

occur with or without implementation of the HEU. The increase in 
ambient noise associated with the HEU would not be significant, 
and therefore, no mitigation is required. 

 
FF-6 Refer to response to comment Q-1.   
 
FF-7 Comment noted.  Sidewalks are present on both sides along 

MacKinnon Avenue and intermittently sidewalks are present along 
Manchester Avenue within the study area.  In addition, traffic 
impacts associated with the various strategies are not determined 
based on the presence of sidewalks. 

 
 Regarding the comment on Old Encinitas and Cardiff not being 

pedestrian or bike friendly, the commenter does not offer any 
evidence on how these areas are not walkable, nor how the Project 
or Project Alternatives would or would not improve these  
 

FF-4 

FF-5 

FF-6 

FF-7 

FF-8 

FF-9 
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 FF-7 (cont.) 
 conditions.  No further response is necessary because no issues 

related to the adequacy of the environmental impact analysis in the 
Draft EIR were raised. 

 
FF-8 Intersection level of service was calculated utilizing peak hour 

turning movement volumes. Regarding opportunities to address 
existing failing locations or infrastructure needs, to the extent the 
improvement can be consistent with the City’s General Plan, funds 
for local government capital projects can be directed to street or 
intersection widening.  Typical City capital improvement projects 
include street improvements, drainage improvements, sewer 
improvements, annual street maintenance programs, fire, facilities, 
and park and recreation facilities. Staff provide assistance to other 
City departments in reviewing improvement plans for City facilities 
and the construction of new City facilities.  The Engineering 
Department for the City of Encinitas maintains a list of capital 
project needs.  New projects are identified through suggestions 
from the public and City Council recommendations.  

 
FF-9 Although CEQA does not require a proposed project to remedy 

existing deficiencies, one of the benefits of a developing a vision for 
future land use is that it provides an opportunity for assessing and 
evaluating how land use decisions effect the transportation system 
and can increase viable options for people to access opportunities, 
goods, services, and other resources. After a land use plan is 
identified for the future, then the City can better address access 
and mobility issues.  

 
 The information will also be used by transit service agencies to 

better plan for future operations. 
 
 Under the new zone program, new development applications will be 

asked to consider site access for all modes, which will lead to 
improved conditions. 
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 FF-10 Parking requirements are included in the new zone standards. The 
requirements of the new zone program, as they relate to parking, 
have not changed significantly from existing regulations.  Future 
projects would be required to comply with those regulations.  
Furthermore, future development allowed under the HEU will be 
subject to site-specific environmental review pursuant to CEQA 
Guidelines § 15168(c), as described in Section 3.6.3 of the Final 
EIR. 

 
FF-11 The City of Encinitas would regulate parking for the housing sites 

through the new zone program Code (Municipal Code Section 
30.36.090).  The new code provides requirements for on-site parking 
and addresses transportation demand management strategies for 
future housing site projects.  The regulations proposed are 
consistent with State planning initiatives embodied in both Senate 
Bill (SB) 375 and SB 743 (refer to Section 4.9 Land Use). 

 
 The requirements of the new zone program, as they relate to 

parking, have not changed significantly from existing regulations.  
Future projects would be required to comply with those regulations.  
Furthermore, future development allowed under the HEU will be 
subject to site-specific environmental review pursuant to CEQA 
Guidelines § 15168(c), as described in Section 3.6.3 of the Final 
EIR.  The comment will be included in the Final EIR and 
administrative record for consideration by the Planning 
Commission and City Council in their decision whether or not to 
approve the HEU. 

 
FF-12 Regarding infrastructure, refer to response to comment FF-8. And 

as detailed in Section 4.13.5.4, the City already has a citywide 
capital improvement program in place to address traffic 
improvements needed for future buildout under the adopted 
General Plan. Although CEQA does not require a proposed project 
to remedy existing deficiencies, the EIR identifies feasible 
mitigation measures for the potential significant impacts of the 
HEU.   
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 FF-13 As detailed in Section 4.13.5.4, since the HEU would result in 
additional impacts beyond buildout of the General Plan, a program 
specifically related to the future development consistent with the 
HEU zone program is required to fund improvements described in 
Table 4.13-21.  Such a program would be applied as future projects 
are processed. Mitigation measure TRF-27 details how such a 
program would be developed.  This program requires actions to be 
taken by both the City (establishment and implementation) as well 
as future projects (refer to page 4.13-84). 

 
FF-14 Table 9-2 in Chapter 9 of the EIR details how buildout of the 

adopted General Plan would compare to the HEU housing 
strategies.  According to the Draft EIR, the adopted General Plan 
would result in fewer impacts relative to aesthetics, air quality, 
land use (neighborhood character), noise, and traffic.  Cultural 
resources impacts would be the same under buildout of any 
strategy or alternatives, as all of the housing sites presently allow 
for some level of development potential (i.e., none are zoned for 
open space).  Buildout of the adopted General Plan would however 
result in greater impacts than the HEU relative to the issues of: air 
quality (sensitive receptors); paleontological resources; greenhouse 
gas emissions, and land use plans and policies and State planning 
initiatives. 

 
FF-15 The comment on “ensuring that adequate infrastructure” is in place 

to support new housing is related more broadly to make sure that 
the community grows incrementally and at a pace to support it.  
The purpose of this EIR is to gauge how our existing infrastructure 
can support new residential growth, or if something needs to be 
done to reduce the anticipated impact (even though we don’t know 
exactly when new development will occur during the neighborhood 
development cycle). 

 
 On one hand, designating new growth into areas that are able to 

support it helps take advantage of unused capacity in public 
services and infrastructure.  New density and residential 
development in “infill” areas requires less extensive infrastructure 
networks than does sprawl.  Development in these “infill” areas 
helps preserve open space and reduce the distance between homes 
and jobs.   
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 FF-15 (cont.) 
 On the other hand, new growth may be directed into areas that 

have already been developed – and there is impact to public 
services and infrastructure. Although a proposed project is not 
required to remedy existing deficiencies in the project area, the EIR 
discusses potential impacts of the HEU that may exacerbate 
existing deficiencies. The baseline for evaluation of impacts is the 
“on-the-ground” conditions at the time of issuance of the Notice of 
Preparation (NOP) (August 2015).  Therefore, the existing roadway 
conditions are considered in conjunction with funded improvements 
in the City’s 5-year CIP. 



 LETTER RESPONSE 

City of Encinitas Housing Element Update EIR 
RTC-115 

  
FF-16 This comment summarizes the author’s concerns regarding 

deficiencies in existing infrastructure and the plan to provide 
higher density development to address the need for affordable 
housing.  Please see responses to comments FF 1-15 above. The 
comment has been noted and will be included in the Final EIR and 
administrative record for consideration by the Planning 
Commission and City Council in their decisions whether or not to 
approve the HEU.   

 
 Relative to the need for genuine affordable housing, the density 

proposed in the new zone is a requisite density for several grant 
programs. Non-profit and affordable housing developers also target 
certain densities to make prospective applications more appealing 
to investors and/or lenders. Furthermore, the HEU proposes a 
program to evaluate and strengthen inclusionary housing policies. 

 
 

FF-16 
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 GG-1 The comment is introductory and does not raise an environmental 
issue within the meaning of CEQA. The comment has been noted 
and will be included in the Final EIR and administrative record.  
However, because the comment does not raise an environmental 
issue with respect to the Draft EIR, no further response is required. 

 
GG-2 CEQA does not correlate the length of a review period with the 

number of pages of an EIR. Although the City has the discretion to 
have longer public review periods, the standard review period for a 
Draft EIR is 45 calendar days.  

 
 Even though the Draft EIR public comment period has officially 

closed, project-related comments will still be accepted for 
consideration by the Planning Commission and City Council until 
they make their decisions whether or not to approve the HEU. 

 
GG-3 The comment also is introductory and does not raise an 

environmental issue within the meaning of CEQA. The comment 
has been noted and will be included in the Final EIR and 
administrative record.  However, because the comment does not 
raise an environmental issue with respect to the Draft EIR, no 
further response is required. 

 
GG-4 The April 30, 2017 deadline refers to a four-year update cycle 

penalty. 
 
 Government Code Section 65588(e)(2)(A) defines the due date for 

the housing element for each new housing element cycle.  Most 
local governments must adopt the housing element within 18 
months from the RTP adoption date. The deadline for the San 
Diego region was April 2013. 

 
 The housing element planning cycle covers an eight-year period 

(2013-2021). Under SB 375, a jurisdiction that does not adopt an 
element within four months of the statutory deadline for the fifth 
cycle will shift into four-year cycles, moving forward. Therefore, the 
City of Encinitas will have to complete the current HEU and then 
initiate another Housing Element update and have it completed by  
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 GG-4 (cont.) 
 April 30, 2017. The scope of this update is still associated with the 

fifth cycle, so no new major issues are expected.  The 2017 update 
will largely reflect the status of implementation programs 
identified in the 2013-2021 HEU. 

 
GG-5 The public presentation on Housing Element law and discussion of 

due dates and consequences associated with missing the deadline 
occurred at a City Council meeting in July 2013.  

 
 The due date for the Housing Element was in April 2013. Cities 

that failed to adopt the element within 120 days of that deadline 
are in violation of State law. See response to comment GG-4. 

 
 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 

 
GG-6 At Home in Encinitas will comply with established voter 

requirements and seek amendment to major planning documents 
as delegated by that authority. The comment does not raise an 
environmental issue within the meaning of CEQA. The comment 
has been noted and will be included in the Final EIR and 
administrative record.  However, because the comment does not 
raise an environmental issue with respect to the Draft EIR, no 
further response is required. 

 
GG-7 Housing typology refers to a type or class of development. At Home 

in Encinitas is encouraging the development of a range of housing 
types and choice.  These are reflected in the new zone program 
standards that are supporting the HEU. 

 
 A jurisdiction’s adequate sites program must accommodate 100 

percent of the shortfall of sites necessary to accommodate the 
remaining housing need for housing for very low- and low-income 
households during the planning period. These sites must be  
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 GG-7 (cont.) 
 appropriately zoned early enough in the planning period to provide 

realistic and viable development opportunities. The program must 
ensure the sites are zoned to allow owner-occupied and rental 
multifamily residential uses “by-right.” By-right shall mean the 
local government’s review shall not require a conditional use 
permit; planned unit development permit; or other discretionary 
local government review or approval that would constitute a 
“project” for the purposes of Division 13 (commencing with Section 
21100) of the Public Resources Code. This provision does not 
preclude local planning agencies from imposing design review 
standards.  

 
 Net Acreage means the total acreage of the lot minus any area 

proposed to be dedicated for future rights-of-way. 
 
 The comment has been noted and will be included in the Final EIR 

and administrative record.   
 
GG-8 Article 11 of the CEQA Guidelines, Sections 15160 to 15170, 

defines the various types of EIRs. 
 
 Pursuant to the CEQA Guidelines Section 15165, “Where 

individual projects are, or a phased project is, to be undertaken and 
where the total undertaking comprises a project with significant 
environmental effect, the Lead Agency shall prepare a single 
Program EIR for the ultimate project as described in Section 
15168.” A Program EIR evaluates a plan or program that has 
multiple components that are related geographically, through 
application of rules or regulations, or as logical parts of a long-term 
plan.   

 
 According to Section 15161 of the CEQA Guidelines, the most 

common type of EIR is a Project EIR, which examines the 
environmental impacts of a specific development project. This type 
of EIR should focus primarily on the changes in the environment 
that would result from the development project. The EIR shall 
examine all phases of the project including planning, construction, 
and operation. 
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 GG-8 (cont.) 
 The CEQA Guidelines Section 15168 describes several advantages 

of using a PEIR. Program EIRs: Provide a more exhaustive 
consideration of alternatives and cumulative effects than might be 
possible in a single project-specific EIR; Avoid duplication of basic 
policy considerations; and Lead agency can consider broad 
program-wide policies and mitigation measures that would apply to 
specific projects within the overall program. 
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 GG-9 Refer to response to comment GG-6. It is the responsibility of the 
City to review the status and implementation of any local 
ordinances, and potentially make new laws or amend existing ones. 
Because of the way it was written, any change to the status of 
Chapter 30.00 (Proposition A) requires an affirmative vote of the 
people. In the HEU, the draft language suggests that if 
amendments to any part of its planning policy documents are 
required to secure or maintain certification, the City Council is 
authorized to make any and all necessary amendments with a 
super majority vote. Dissenting opinions about this prospective 
change will be considered through the planning process. 

 
 Commenter speaks in opposition to unbundling parking provisions. 

Parking requirements are included in the new zone program 
standards and unbundling is an optional tool. There are many 
other parking provisions provided in the new zone. Future projects 
would be reviewed for compliance with those regulations 
Furthermore, future development allowed under the HEU will be 
subject to site-specific environmental review pursuant to CEQA 
Guidelines § 15168(c), as described in Section 3.6.3 of the Final 
EIR.   

 
 At this point it is not known what the ballot measure will look like 

when it is developed.  This issue is outside of the scope of the EIR. 
However, it is important to note that the development of the ballot 
measure will occur in a public setting at a future City Council 
meeting. 

 
 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 

 

GG-9 
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 HH-1 The Housing Element is one of seven chapters of the Encinitas 
General Plan. In accordance with State law, it must be updated.  

 
 The City’s current Housing Element document has not been 

comprehensively updated since 1992. A lot has changed since that 
time, and the current goals, policies, programs and existing 
conditions need to be modified to address more relevant issues and 
current state mandates. The approach to editing the policy 
document, as presented to City Council in March 2015, was to limit 
the changes to address only what was legally required in order to 
secure HCD certification of the City’s Housing Element. 

 
 Regarding the benefits of the HEU, please refer to response to 

comment FF-2. Regarding affordability, refer to response to 
comments Q-1, Q-3, and Q-7.  State law requires cities and counties 
to provide an inventory of land to accommodate opportunities for 
new construction. State zoning law (Government Code Section 
65913.1) requires localities to zone sufficient vacant land for 
residential use with appropriate standards to meet the housing 
needs as identified in the general plan. Appropriate standards are 
requirements that contribute significantly to the economic 
feasibility of producing housing at the lowest possible cost. 

 
 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
their decisions whether or not to approve the HEU.   
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 HH-2 The City of Del Mar does not have an amnesty program. The 
program in Del Mar encourages the construction of new accessory 
units. For this 2013-2021 Housing Element cycle, the City 
developed Program 1C to consider different programmatic options 
that could incentivize additional production of accessory units. The 
stipulations set forth in the program’s language, as well as the 
technical information in Appendix B that was used to help justify 
the increase the merit of the program, follow some of the best 
practices in the State, including the City of Del Mar. Relaxing 
development standards and/or providing incentives will also likely 
encourage property owners to pursue authorizations for and 
construct accessory units, particularly with respect to reduced 
setback and parking requirements. 

 
 Refer to response to comment FF-3 for more information about the 

program that encourages legalization. 
 
 HCD is required to allocate the region’s share of the statewide 

housing need to Councils of Governments (COG) based on 
Department of Finance population projections and regional 
population forecasts used in preparing regional transportation 
plans. This is called a Regional Housing Needs Determination. The 
Regional Housing Needs Determination calculates the total 
demographic housing needs based on population estimates, 
headship and vacancy rates, and household size. Unlike regional 
growth forecasts that account for economic factors to determine 
growth, the Regional Housing Needs Determination does not. The 
regional Council of Governments, or COG, develops a RHNA Plan 
allocating the region’s share of the statewide need to cities and 
counties within the region. 

 
 State housing element law (Government Code Section 65584(d)) 

states that the RHNA shall be consistent with four objectives: 
(1) increase the housing supply and the mix of housing types, 
tenure and affordability in all cities and counties within the region 
in an equitable manner; (2) promote infill development and 
socioeconomic equity, (3) the protection of environmental and 
agricultural resources, and the encouragement of efficient 
development patterns; and (4) promote an improved intraregional 
relationship between jobs and housing.  

 

HH-2 

HH-3 
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 HH-2 (cont.) 
 The RHNA process for the San Diego region was initiated in April 

2010, and was completed in October 2011, with the adoption of the 
RHNA Plan. The RHNA Plan describes the methodology developed 
to allocate the region’s housing needs in four income categories 
(very low, low, moderate, and above moderate) to the 18 cities and 
the unincorporated area of the County of San Diego in accordance 
with the objectives and factors contained in state law. It also 
discusses housing issues in the San Diego region, the 2050 Regional 
Growth Forecast (2050 Forecast), and the relationship of RHNA to 
the 2050 Regional Transportation Plan (RTP) and its Sustainable 
Communities Strategy (SCS). 

 
 The process begins through the State legislature. The law’s 

implementation trickles down from the State Departments of 
Housing and Community Development (HCD) and Finance, to 
regional COGs, then to local jurisdictions. The process maintains 
local control over where and what type of development should occur 
in local communities while providing the opportunity for the 
private sector to meet market demand. While land-use planning is 
fundamentally a local issue, the availability of housing is a matter 
of statewide importance. The RHNA-Plan process requires local 
governments to be accountable for ensuring that projected housing 
needs can be accommodated and provides a benchmark for 
evaluating the adequacy of local zoning to ensure the provisions of 
sufficient land and opportunities for housing development to 
address population growth. 

 
HH-3 The new zone program concept has been reviewed by HCD and, in 

draft form, complies with the intent of State law. The new zone will 
be conveyed over specific sites. The new zone program is a tool that 
the City is utilizing to provide greater flexibility to property 
owners; and attempting to address State law mandates, while 
conserving existing neighborhoods and their character. 

 
 The HEU is not proposing to eliminate Proposition A. However, it is 

suggesting that if HCD or the Coastal Commission has any 
exceptions to At Home in Encinitas after its approval that the City 
does not need to seek out another affirmative vote of the people if 
the voters have already decided. Refer to response to comment GG-
6 for more information on Chapter 30.00 (Proposition A). 
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 HH-3 (cont.) 
 The comment does not raise an environmental issue within the 

meaning of CEQA. The comment has been noted and will be 
included in the Final EIR and administrative record.  However, 
because the comment does not raise an environmental issue with 
respect to the Draft EIR, no further response is required. 

 
HH-4 The City of Encinitas is neither a transit planning nor a transit-

operating agency for the San Diego region, thus transit 
assumptions were based on the Regional Transportation Plan in 
effect at the time of issuance of the Notice of Preparation. However, 
it is important to note that the HEU is proposing land uses that are 
more supportive of public transit. After a site-specific proposal is 
submitted for future development allowed under the HEU, then the 
City will address access and mobility issues that will take into 
account the availability of public transit.  

 
 The information will also be used by transit service agencies to 

better plan for future operations. 
 
 Parking requirements are included in the new zone standards. The 

requirements of the new zone program, as they relate to parking, 
have not changed significantly from existing regulations.  Future 
projects would be required to comply with those regulations.  
Furthermore, future development allowed under the HEU will be 
subject to site-specific environmental review pursuant to CEQA 
Guidelines Section 15168(c), as described in Section 3.6.3 of the 
Final EIR  The comment will be included in the Final EIR and 
administrative record for consideration by the Planning 
Commission and City Council in their decision whether or not to 
approve the HEU.  

 
 The existing Housing Element is 117 pages. HCD requires more 

information that it did when the original plan was adopted 25 years 
ago. Relative to the proposed draft goals, policies, and programs 
section of the HEU, it is only 37 pages long. The technical section of 
the HEU is 117 pages. Much of this technical content was included 
because it is required by State law and the City has not addressed 
it since 1992. A lot has changed since then. It was also amended to 
address local programs and analysis, such as increasing accessory 
unit production, etc.  

HH-4 
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 HH-4 (cont.) 
 CEQA does not correlate the length of a review period with the 

number of pages of an EIR. Although the City has the discretion to 
have longer public review periods, the standard review period for a 
Draft EIR is 45 calendar days. Even though the Draft EIR public 
comment period has officially closed, project-related comments will 
still be accepted for the duration of the project. 

 
 For more information on the current cycle requirement, and next, 

please refer to response to comment GG-4. Refer to response to 
comments Q-1 to Q-3 for HEU affordability information.  

 
 No further response is necessary because no issues related to the 

adequacy of the environmental impact analysis in the Draft EIR 
were raised.  The comment has been noted and will be included in 
the Final EIR and administrative record.   
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 II-1 This comment is an introduction to comments that follow.  No 
further response is required. 

 
II-2 City staff presented the Environmental Commission with the 

status of At Home in Encinitas on several occasions, including after 
the release of the Draft EIR. 

 
II-3 Each of the three proposed Housing Strategy maps is analyzed with 

an equal amount of detail in the EIR.  There is an independent 
review given for each housing site (where feasible) and each 
housing strategy throughout the analysis within Chapter 4.0, as 
indicated by the corresponding headers under each issue analysis.   

 
II-4 Data collection was conducted for existing conditions and there is 

only one existing condition regardless of the proposed strategies.  
With that said, each of the strategies was modeled in order to 
provide traffic volumes for future conditions. 

 
II-5 The City acknowledges that specific designs for each housing site 

have not been developed; however, neighborhood prototypes, zoning 
standards, and design guidelines provide ample information to 
allow an analysis of potential aesthetics impacts. 

 
II-6 The new zone program’s height standards were studied 

programmatically as part of the EIR. The authority to make 
changes to Proposition A is clearly stated within the measure itself. 
Encinitas voters are empowered with the ultimate decision.  

 
 Building heights are currently limited to two stories and 30 feet 

throughout the City. It is necessary to permit an increase in 
building heights for future development to accommodate a third 
story and to provide adequate opportunities for future housing to 
meet the maximum permitted density of 30 units per acre on 
rezoned sites. Anything less would unduly constrain housing 
development and make it infeasible. The new zone program would 
provide for an increase in height to three stories so that each site 
contains a combination of two and three stories or building 
elements. For housing sites that would permit a mix of residential  
 

Letter II 

II-1 

II-2 

II-3 

II-4 

II-5 

II-6 
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 II-6 (cont.) 
 and non-residential components, the maximum building height is 

proposed to be 38 feet. For housing sites that would permit 
residential only, the maximum building height would be 35 feet. 
Building heights would be limited to two stories and 26 feet in the 
transition zone, which is generally more restrictive than the 
current height limit.  

 
 For more information on transitional zones, please refer to response 

to comment II-16. 
 
 A “public check on a city official” decision can be made through the 

appeal process. 
 
II-7 As concluded in Section 4.10.5, the increase in ambient noise due to 

project-related traffic would be less than 3 dB adjacent to all 
roadway segments. This is not a readily perceivable change in a 
normal environment. Impacts associated with the increase in 
ambient noise would not be significant. 

 
 On-site noise sources such as mechanical equipment associated 

with existing and proposed uses are regulated by the City’s 
Municipal Code. Specifically, Chapter 9.32, Noise Abatement and 
Control Ordinance, and Chapter 30.40, Performance Standards, 
establish property line noise level limits for these noise sources. 
These noise limits are regulated and enforced by the City. Further, 
Section 4.10.6.3 of the EIR provides mitigation framework 
requiring site-specific noise studies demonstrating that future 
development associated with the HEU would not exceed the 
property line limits in the Municipal Code. 

 
II-8 As indicated in Section 4.14.8.1, Urban Water Management Plans 

(UWMPs) are required to be updated every five years, and 
therefore, the plans covering the City of Encinitas were subject to 
revision in 2015.  Pursuant to SB 1087, the City shall provide the 
updated housing element to the service providers immediately after 
adoption for use in the Districts’ water supply planning efforts. 
Furthermore, water districts are required to provide priority 
service for lower-income households.  Any needs for additional  
 

II-7 
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 II-8 (cont.) 
 supplies based on adoption of the HEU would be addressed and 

accounted for in the District’s updated plans. Furthermore, due to 
the 20+ year buildout horizon of the housing element, future 
projects consistent with the HEU would be required to present 
service letters from either SDWD or OMWD assuring that adequate 
water supplies would be available at the time those projects are 
proposed, as well as to comply with all applicable regulations 
regarding water conservation and reuse. 

 
II-9 The City of Encinitas maintains a stormwater runoff system and a 

sanitary sewer treatment system.  The flows within each system 
are managed separately and do not comingle.  Any stormwater 
runoff from increased impervious surfaces would be mitigated 
through the City’s BMP Design Manual.  The manual requires all 
development projects to retain and treat runoff from any newly 
created, added, or replaced impervious surface to the standards 
established in the Regional Water Quality Control Board Municipal 
Stormwater Permit (Order No.R9-2013-0001).  Stormwater runoff 
would be retained and treated by bioretention areas, infiltration 
basins, or other approved stormwater systems, as determined on a 
project by project basis at the time of future application. 

 
II-10 The new zone program would only apply to the housing sites as 

mapped in Figure 2-2 of the EIR.  The maximum permitted density 
of each housing site for coverage could occur under the Program 
EIR is stated in Sections 3.5.2 and 3.5.2 of the project description.   

 
II-11 Please refer to the response to comment II-3, above.  Additionally, 

where a Program EIR is used for a proposed citywide plan, 
subsequent CEQA review would be conducted for each housing site 
at the time a project application is submitted, as detailed in 
Section 3.6.3.   

 
II-12 CEQA (Public Resources Code Section 21093) states the legislative 

findings and declaration that public agencies may tier 
environmental impact reports: 
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 The Legislature finds and declares that tiering of environmental 

impact reports will promote construction of needed housing and 
other development projects by (1) streamlining regulatory 
procedures, (2) avoiding repetitive discussions of the same issues in 
successive environmental impact reports, and (3) ensuring that 
environmental impact reports prepared for later projects which are 
consistent with a previously approved policy, plan, program, or 
ordinance concentrate upon environmental effects which may be 
mitigated or avoided in connection with the decision on each later 
project. The Legislature further finds and declares that tiering is 
appropriate when it helps a public agency to focus upon the issues 
ripe for decision at each level of environmental review and in order 
to exclude duplicative analysis of environmental effects examined in 
previous environmental impact reports. To achieve this purpose, 
environmental impact reports shall be tiered whenever feasible, as 
determined by the lead agency. 

 
 Subsequent activities in the program (i.e., implementation of 

development on housing sites identified in the HEU) must be 
examined in the light of the Program EIR to determine whether an 
additional environmental document must be prepared. 

 
1. If a later activity would have effects that were not examined in 

the program EIR, a new Initial Study would need to be 
prepared leading to either a (subsequent) EIR or a Negative 
Declaration. 

2. If the City finds that pursuant to CEQA Guidelines Section 
15162, no new effects could occur or no new mitigation 
measures would be required, the agency can approve the 
activity as being within the scope of the project covered by the 
program EIR, and no new environmental document would be 
required.  (15162 Findings can be prepared under this 
condition). 

3. The City shall incorporate feasible mitigation measures and 
alternatives developed in the Program EIR into subsequent 
actions in the program. (The Mitigation Monitoring and 
Reporting Program in the Program EIR will include such 
measures to be implemented by future projects). 



 LETTER RESPONSE 

City of Encinitas Housing Element Update EIR 
RTC-131 

 II-12 (cont.) 
4. Where the subsequent activities involve site-specific operations, 

the City would use a written checklist or similar device to 
document the evaluation of the site and the activity to 
determine whether the environmental effects of the operation 
were covered in the Program EIR. 

 
II-13 As described in detail in Section 4.9.6.1, Tables 4.9-14 and 4.9-15 

were prepared to compare the vehicle miles travelled (VMT) to trip 
generation efficiency for each of the three housing strategies 
against the No Project (Adopted General Plan) scenario.  Table 4.9-
14 displays a citywide (including all planned land uses in 
Encinitas), while Table 4.9-15 shows growth over the No Project 
scenario associated with each strategy. All three housing strategies 
would result in greater land use efficiency (lower VMT/trip ratios) 
than buildout under the adopted General Plan - due to the compact 
nature of the proposed land uses within each housing strategy.  
Additionally, the new zone code addresses transportation demand 
management strategies for future housing site projects.  The 
regulations proposed are consistent with State planning initiatives 
embodied in both SB 375 and SB 743 (refer to Section 4.9 Land 
Use).   

 
II-14 Please refer to the response to comment II-12, above for a 

description of how future projects would be considered in light of 
the certification of a program EIR. 

 
II-15 Policies in Table 4.1-1 are from the City’s adopted General Plan.  

General Plans are intended to guide future development of a city 
and typically do not mandate specific action.  The EIR is intended 
to identify any inconsistencies between the adopted General Plan 
and the proposed HEU.  Because this comment does not identify 
any specific policy, no further response is 

 
II-16 This comment disagrees with the conclusion that housing site C-1 

would result in less than significant impacts related to aesthetics.  
However, the comment does not specifically state why a different 
conclusion is appropriate.  

 
 

II-13 
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 II-16 (cont.) 
 The conclusion reached in the Draft EIR is appropriate. As detailed 

in Section 4.1 of the Draft EIR, development of the site with the 
Neighborhood Center/Mixed Use-Large Site Neighborhood 
prototype would not adversely impact community character due to 
the nature and diversity of the surrounding land uses, including I-5 
to the east, a large community park to the south, commercial uses 
and Santa Fe Drive to the north, and commercial and residential 
uses to the west. Further, the R-3 zoned lands to the west would 
trigger application of Neighborhood Transition Standards 
(Municipal Code Section 30.35.060) to ensure appropriate 
transitions are incorporated to maximize compatibility between 
development on the housing site and off-site residential uses. In the 
new zone program and Design Guidelines, future development 
would be required to respect and sensitively transition in use and 
character when abutting single family residential zone districts. A 
variety of transition solutions would be accepted, depending on the 
overall context and lot size. Solutions include landscape buffering 
or appropriate fencing, lower height restrictions close to a single - 
family zone, and /or low -scale residential building types adjacent to 
single - family. Where redevelopment lots are constricted in lot size, 
landscaping or fencing would be acceptable options. On larger, less 
constrained sites, increased setbacks and lower building height 
restrictions would apply to the higher intensity zone district. 

 
 The transition area would require a 10-foot landscaped buffer area, 

a 25-foot compatible use area, and a 30-foot compatible massing 
area where the height of structures would be limited to two stories 
or a maximum of 26 feet.  

 
 For these reasons, and as specified in the Draft EIR, aesthetics 

impacts associated with development of housing site C-1 would be 
less than significant.  

 
 Understanding your objection to specific sites under consideration, 

please note that the draft Housing Plan includes three different 
housing strategies, each with its own sites inventory (some sites 
appear on more than one strategy).  A fourth map was also created 
through the environmental review process.  Viable Housing Site C-
1 is on two of the four maps.  
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 II-16 (cont.) 
  All four maps provide a lands inventory that fully accommodates 

RHNA for all income levels as required by Government Section 
Code 65583(c)(1) and 65913.1.  Although each map meets certain 
project objectives, each alternative proposes a different way to 
accomplish that goal. The only task remaining is to determine 
which map(s) should be offered for voter consideration.  

 
 The comment has been noted and will be included in the Final EIR 

and administrative record for consideration by the Planning 
Commission and City Council in making their decision whether or 
not to approve the HEU. 

 
II-17 The City of Encinitas would regulate parking for the housing sites 

through the new zone program (Municipal Code Section 30.36.090).  
The new code provides requirements for on-site parking and 
addresses transportation demand management strategies for future 
housing site projects.  The regulations proposed are consistent with 
State planning initiatives embodied in both Senate Bill (SB) 375 
and SB 743 (refer to Section 4.9 Land Use). 

 
 According to the TIS, all segments of Santa Fe Drive within the 

Study Area presently function at an LOS of C or better (refer to 
Table 3.2 of Appendix N). Tables 4.9, 4.11 and 4.13 of the TIS 
(Appendix N) disclose the future year conditions under the HEU.  
Under housing strategy 1 (RM) – 4 segments of Santa Fe Drive 
would be impacted.  Under housing strategy 2 (BYO) – 4 segments 
of Santa Fe Drive would be impacted and under housing strategy 3  
(MMUP) - 5 segments would be impacted.    

 
 
 

II-17 
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II-18 Refer to the response to comment B-1 above for more background 

information about the site selection process.  
 
  The draft Housing Plan includes three different housing strategies, 

each with its own sites inventory (some sites appear on more than 
one strategy).  A fourth map was also created through the 
environmental review process.  Viable Housing Site C-1 is on two of 
the four maps.  

 
  All four maps provide a lands inventory that fully accommodates 

RHNA for all income levels as required by Government Section 
Code 65583(c)(1) and 65913.1.  Although each map meets certain 
project objectives, each alternative proposes a different way to 
accomplish that goal. The only task remaining is to determine 
which map(s) should be offered for voter consideration. The 
comment has been noted and will be included in the Final EIR and 
administrative record for consideration by the Planning 
Commission and City Council in making their decision whether or 
not to approve the HEU. 

 
 The comment states the author’s conclusion and does not raise any 

additional environmental issue within the meaning of CEQA. 
Therefore, no further response is required. 

 
 

II-18 
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JJ-1 The comment supports the EIR’s recommendation to remove site 

ALT-5.  The comment has been noted and will be included in the 
Final EIR and administrative record for consideration by the 
Planning Commission and City Council in making their decision 
whether or not to approve the HEU.  However, because the 
comment does not raise an environmental issue with respect to the 
Draft EIR, no further response is required. 
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KK-1 The comment supports the EIR’s recommendation to remove site 

ALT-5. The comment has been noted and will be included in the 
Final EIR and administrative record for consideration by the 
Planning Commission and City Council in making their decision 
whether or not to approve the HEU.  However, because the 
comment does not raise an environmental issue with respect to the 
Draft EIR, no further response is required. 
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LL-1 The comment supports the EIR’s recommendation to remove site 

ALT-5. The comment has been noted and will be included in the 
Final EIR and administrative record for consideration by the 
Planning Commission and City Council in making their decision 
whether or not to approve the HEU.  However, because the 
comment does not raise an environmental issue with respect to the 
Draft EIR, no further response is required. 

 
 
 

Letter LL 

LL-1 



 LETTER RESPONSE 

City of Encinitas Housing Element Update EIR 
RTC-138 

  
 
 
 
 
 
 
 
 
MM-1 Thank you for seeking out opportunities to inform and engage other 

residents in the city. Public participation is at the core of the 
planning process. Refer to the response to comment B-1 above for 
more background information about public participation and the 
site selection process. At this point, the City Council will consider 
all input in making a determination on which map(s) will be offered 
to the voters for their consideration. 

 
 The comment expresses general concern regarding the negative 

effects associated with increased density and traffic, but does not 
raise any specific environmental issue.  Therefore, no further 
response is possible. The comment has been noted and will be 
included in the Final EIR and administrative record for 
consideration by the Planning Commission and City Council in 
making their decision whether or not to approve the HEU.   
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NN-1 The comment supports the EIR’s recommendation to remove site 

ALT-5. The comment has been noted and will be included in the 
Final EIR and administrative record for consideration by the 
Planning Commission and City Council in making their decision 
whether or not to approve the HEU.  However, because the 
comment does not raise an environmental issue with respect to the 
Draft EIR, no further response is required. 
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OO-1 The comment supports the EIR’s recommendation to remove site 

ALT-5. The comment has been noted and will be included in the 
Final EIR and administrative record for consideration by the 
Planning Commission and City Council in making their decision 
whether or not to approve the HEU.  However, because the 
comment does not raise an environmental issue with respect to the 
Draft EIR, no further response is required. 
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 PP-1 The air quality monitoring network in San Diego County provides 
measurement data that indicates the status of the air quality and 
progress being made to improve air quality. In accordance with 
U.S. Environmental Protection Agency monitoring regulations, the 
California Air Resources Board (CARB) and the San Diego Air 
Pollution Control District (SDAPCD) conduct an assessment of 
their monitoring networks every five years to determine if the 
network meets the monitoring objectives, whether new sites are 
needed, whether existing sites are no longer needed, and whether 
new technologies are appropriate for incorporation into the air-
monitoring network. The SDAPCD monitoring network measures 
pollutants in the San Diego Air Basin (SDAB). Areas within each 
air basin are considered to share the same air masses and, 
therefore, are expected to have similar ambient air quality. 
Although there is not currently an air monitoring station within 
City limits, ambient air quality within the City is similar to 
ambient air quality within the SDAB and at the nearest monitoring 
stations identified in the EIR. 

 
PP-2 Refer to response to comment PP-1. Although there is not currently 

an air monitoring station within City limits, ambient air quality 
within the City is similar to ambient air quality within the SDAB 
and at the nearest monitoring stations identified in the EIR. The 
Mitigation Framework identified in Section 4.2.7.3 of the EIR 
provides measures to reduce impacts associated with the placement 
of sensitive receptors within 500 feet of I-5. The information 
provided in the air quality section of the EIR is specific to the 
region and the HEU. Air quality data presented in Table 4.2-2 was 
obtained from CARB’s California Air Quality Data Statistics 
website, which provides measurement data through year 2014. As 
of the public review period for the EIR, Year 2015 data is not 
available. 

 
PP-3 The comment states a general concern regarding increased traffic 

and decreased air quality, but does not raise any specific 
environmental issue.  Therefore, no further response is possible. 
The comment has been noted and will be included in the Final EIR 
and administrative record for consideration by the Planning 
Commission and City Council in making their decision whether or 
not to approve the HEU.   
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