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0.1 INTRODUCTION AND SUMMARY

The applicant, Las Posas Ventures LLC, is proposing to develop 165 apartment units, 5,600 square
feet (s.f.) of commercial use and associated common and private open space on a 2.44 acre site
located on Armorlite Drive in the City of San Marcos.

The project applicant is requesting the following discretionary approvals from the City to allow for
development of the proposed project:

Specific Plan (SP23-0001) - The Specific Plan establishes the development rules and
regulations of all land uses within the project site. Upon adoption of the Specific Plan by the
City, all development within the project site must conform to the regulations of the Specific
Plan. The Specific Plan would be required to be reviewed and approved concurrently with the
Multi-Family Site Development Plan application.

General Plan Amendment (GPA23-0002) - A General Plan Amendment would be required to
change the existing Public/Institutional (Pl) designation to Specific Plan Area (SPA).

Rezone (R22-0001) - A rezone would be required to change the existing Public-Institutional (P-
[) zoning to Specific Plan Area (SPA).

Site Development Plan (SDP23-0003) - The Site Development Plan approval would be required
to construct 165 apartment units and 5,600 s.f. of commercial and address the details of the
architectural style, building elevation, fencing, landscaping, among other criteria, within the
development.

Conditional Use Permit (CUP23-0002) - Conditional Use Permit approval would be required for
potential use of a temporary rock crusher.

This Final Environmental Impact Report (EIR) (SCH No. 2024020372) has been prepared in
accordance with the California Environmental Quality Act (CEQA) as amended (Public Resources Code
Section 21000 et seq.), CEQA Guidelines (California Administrative Code Section 15000 et seq.), and
the City of San Marcos CEQA procedures. The City of San Marcos is the Lead Agency under CEQA.

According to CEQA Guidelines Section 15132, the Final EIR shall consist of the following:

The Draft EIR or a revision of the Draft;
Comments and recommendations received on the Draft EIR either verbatim or in summary;
A list of persons, organizations, and public agencies commenting on the Draft EIR;

The responses of the Lead Agency to significant environmental points raised in the review and
consultation process; and

Any other information added by the Lead Agency.

In accordance with these requirements, the Armorlite Lofts EIR is comprised of the following:

e Draft Environmental Impact Report, Armorlite Lofts Specific Plan (January 2025)

e This Final EIR document, April 2025, that incorporates the information required by
Section 15132
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Format of the Final EIR

This document is organized as follows:

Section 0.1  Introduction
This section describes CEQA requirements and content of this Final EIR.

Section 0.2  Corrections and Additions
This section provides a list of those revisions made to the Draft EIR text as a result of
comments received and/or minor errors and omissions discovered subsequent to
release of the Draft EIR for public review. None of these revisions would result in the
need to recirculate the Draft EIR.

Section 0.3 Responses to Comment Letters Received on the Draft EIR
This section provides copies of the comment letters received and individual responses
to written comments. In accordance with Public Resources Code 21092.5, copies of
the written proposed responses to public agencies will be forwarded to the agencies
at least 10 days prior to certifying an EIR. The responses conform to the legal standards
established for response to comments on Draft EIRs.

Section 0.4  Mitigation Monitoring and Reporting Program
This section includes the Mitigation Monitoring and Reporting Program (MMRP) which
identified the mitigation measures, timing and responsibility for implementation of the
measures.

Section 0.5  CEQANet Posting
This section contains the proof of posting of the Draft EIR for a 45-day public review on
the State Clearinghouse CEQANet portal.

Armorlite Lofts Specific Plan April 2025

City of San Marcos Page 0.1-2



0.2 CORRECTIONS AND ADDITIONS

The following Sections 0.2.1 and 0.2.2 contain a summary of revisions to information included in the
Draft EIR (January 2025). These revisions were made based upon comments received on the Draft
EIR, which are discussed in Section 0.3, Response to Written Comment.

Given the nature of the changes associated with the document, the information added to the EIR does
not meet the requirements for recirculation pursuant to Section 15088.5 of the State CEQA Guidelines.
Pursuant to Section 15088.5(a), a lead agency is required to recirculate an EIR when significant new
information is added to the EIR after public notice is given of the availability of the draft EIR for public
review. The term “information” can include changes in the project or environmental setting as well as
additional data or other information. New information added to the EIR is not “significant” unless the
EIR is changed in a way that deprives the public of a meaningful opportunity to comment upon a
substantial adverse environmental effect of the project or a feasible way to mitigate or avoid such an
effect (including a feasible project alternative) that the project’'s proponents have declined to
implement. “Significant new information” requiring recirculation includes, for example, a disclosure
showing that:

(1) A new significant environmental impact would result from the project or from a new mitigation
measure proposed to be implemented.

(2) A substantial increase in the severity of an environmental impact would result unless
mitigation measures are adopted that reduce the impact to a level of insignificance.

(3) A feasible project alternative or mitigation measure considerably different from others
previously analyze would clearly lessen environmental impacts of the project, by the projects’
proponents decline to adopt it.

(4) The draft EIR was so fundamentally flawed and basically inadequate and conclusionary in
nature that meaningful public review was precluded.

Changes to the Draft EIR include the following:

e Change to biological resources mitigation measure MM-BIO-1b and MM-BIO-2¢ to address
comments from the California Department of Fish and Wildlife.

e Change to a cultural resources mitigation measures based upon a comment from the San Diego
County Archaeological Society.

In summary, the revisions made to the Draft EIR do not meet the requirements of Section 15088.5 of
the CEQA Guidelines. The revisions do not result in a new significant impact being identified, nor do
the revisions identify a substantial increase in the severity of an environmental impact. Further, a
feasible project alternative or mitigation measure considerable different from others previously
analyzed was notincluded in the revisions. Finally, the Draft EIR has adequately disclosed the potential
impacts of the project and identified mitigation measures, where feasible to reduce the impacts to
below a level of significance.
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0.2.1 DRAFT EIR CORRECTIONS AND ADDITIONS

Changes to the Draft EIR were made in response to comments received on the Final EIR. The new
information clarifies information and refines mitigation measures that were requested by commenters
on the Draft EIR. Text that has been added to the document appears in an underline format. Text that

has been deleted appears with strikeout.

The table below identifies the changed EIR sections and accompanying page numbers in the Final EIR.
The revised Draft EIR is included following this Final EIR Introduction.

Final EIR Section

Page/Table/Figure Change

1.0 - Executive Summary

Page 1-1 (Table 1-1) - minor revision to BIO-1 impact.

2.0 - Project Description

Page 2-13 - California Department of Fish and Wildlife
(CDFW) noted as a Responsible Agency should the project
require an Incidental Take Permit.

3.3 - Biological Resources

Page 3.3-5 - Statement added that site falls within an area
identified as a Vernal Pool Amendment area in the City’s Draft
Subarea Plan.

Page 3.3-8 - A discussion of Crotch’s bumble bee was added
based upon comments from CDFW.

Section 3.3.6 (Biological Resources Mitigation Measures)

e Revised mitigation measures MM-BIO-1a for
clarification purposes.

e Revised mitigation measure MM-BIO-1b based upon
CDFW comment.

e Revised mitigation measure MM-BIO-2¢ based upon
CDFW comments.

Page 3.3-22 and 3.3-23 - Minor revisions to conclusion
section based upon CDFW comment.

3.4 - Cultural Resources

Section 3.4.6 (Cultural Resources Mitigation Measures)

Minor revisions to mitigation measures MM-CR-1b, and MM-
CR-2 for clarification purposes.

3.12 - Tribal Cultural Resources

Page 3.12-8 - Changed No Project/Reduced Footprint
alternative to No Project Reduced Development Footprint
alternative to be consistent with how this alternative is
named in the rest of the document. The characteristics of the
alternative and conclusions do not change.
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Final EIR Section

Page/Table/Figure Change

Section 3.12.6 (Tribal Cultural Resources Mitigation
Measures)

e Revised mitigation measure MM-TCR-1 based upon a
comment from the San Diego County Archaeological
Society.

o Revised mitigation measure MM-TCR-9 to provide
clarification on timing for Land Acknowledgement
Statement.

e Minor revisions to mitigation measures MM-TCR-4
and MM-TCR-10 for clarification purposes.

4.0 - Alternatives

Various pages: Changed No Project/Reduced Footprint
alternative to No Project Reduced Development Footprint
alternative to be consistent with how this alternative is
named in the rest of the document. The characteristics of the
alternative and conclusions do not change.

Appendix D - Biological Resources Report

The biological resources report was updated to reflect
comments from CDFW. The updated report is included as
Appendix D. References to the biology report have been
updated throughout the EIR to reflect the date of the updated
report (March 2025).

Armorlite Lofts Specific Plan
City of San Marcos

April 2025
Page 0.2-3



0.2.2 REVISED AND SUPPLEMENTAL MITIGATION
MEASURES

Based upon a comment letter from CDFW on the Draft EIR as well as minor corrections and
clarifications, the following mitigation measures were revised. The following represents the modified
mitigation measures, with changes shown in a strike out/underline format:

Revised Mitigation Measures

MM-BIO-1a Breeding Season Avoidance. To the extent feasible, the applicant/developer shall
only remove vegetation Fheremoval-ofcoastalsage-serub from the project impact
footprint shatterly-eceurfrom between September 1 through February 14 to avoid
the bird breeding season. Further, to the maximum extent practicable, grading
activities associated with construction of the project shall occur September 1
through February 14 to avoid the breeding season. If project construction must
occur during the breeding season, mitigation measure MM-BIO-1b shall be
implemented.

MM-BIO-1b Nesting Bird-Survey(s). Take of birds protected under the Migratory Bird Treaty Act
and California Fish and Game Code shall be avoided during the nesting season. To
avoid any direct impacts on raptors and/or any migratory birds protected under the
Migratory Bird Treaty Act and California Fish and Game Code, removal of habitat
that supports active nests on the proposed area of disturbance shall occur outside
of the nesting season for these species (February 15 through August 31, annually).
If construction occurs during the nesting season, pre-construction nesting bird
surveys must be conducted within 72 hours of construction-related activities. If
nesting birds are detected by the biologist, the following buffers shall be
established: (1) no work within 300 feet of a non-listed nesting migratory bird nest,
and (2) no work within 500 feet of a listed bird or raptor nest. However, the biologist
may reduce these buffer widths depending on site-specific conditions (e.g., the
width and type of screening vegetation between the nest and proposed activity) or
the existing ambient level of activity (e.g., existing level of human activity within the
buffer distance) in conjunction with consultation with the City of San Marcos. If
construction must take place within the recommended buffer widths above, the
project applicant shall contact the City of San Marcos and wildlife agencies (United
States Fish and Wildlife Service [USFWS] and California Department of Fish and
Wildlife [CDFW] to determine the appropriate buffer.

Additionally, take of a state candidate species is prohibited under the California
Endangered Special Act (CESA). While Crotch’s bumble bee has low potential to
occur on site, the pre-construction surveys for Crotch’s bumble bee shall be
conducted within the construction footprint prior to the start of ground-disturbing
activities occurring during the Crotch’s bumble bee nesting period (February 1
through October 31). The survey shall ensure that no nests for Crotch’s bumble
bee are located within the construction area. The pre-construction survey shall
include focused surveys, which shall be based on recommendations described in
the Survey Considerations for California Endangered Species Act (CESA)
Candidate Bumble Bee Species, released by CDFW on June 6, 2023, or the most
current version at the time of construction.
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The surveys shall be performed by a biologist with expertise in surveying for bumble
bees and include at least three (3) survey passes that are not on sequential days
or in the same week, preferably spaced two (2) to four (4) weeks apart. Surveys
may occur between 1 hour after sunrise and 2 hours before sunset. Surveys shall
not be conducted during wet conditions (e.g., foggy, raining, or drizzling), and
surveyors shall wait at least one (1) hour following rain. Optimal surveys are when
there are sunny to partly sunny skies and a temperature greater than 60°F.
Surveys may be conducted earlier if other bees or butterflies are flying. Surveys
shall not be conducted when it is windy (i.e., sustained winds greater than 8 miles
per hour). Within non-developed habitats, the biologist shall look for nest resources
suitable for bumble bee use. Ensuring that all nest resources receive 100% visual
coverage, the biologist shall watch the nest resources for up to five (5) minutes,
looking for exiting or entering worker bumble bees. Worker bees should arrive and
exit an active nest site with frequency, such that their presence would be apparent
after five (5) minutes of observation. If a bumble bee worker is detected, then a
representative shall be identified to species. Biologists should be able to view
several burrows at one time to sufficiently determine if bees are entering/exiting
them, depending on their proximity to one (1) another. It is up to the discretion of
the biologist regarding the actual survey viewshed limits from the chosen vantage
point to determine which would provide 100% visual coverage:; this could include
a 30- to 50-foot-wide area. If a nest is suspected, the surveyor can block the
entrance of the possible nest with a sterile vial or jar until nest activity is confirmed
(no longer than 30 minutes).

Identification shall include trained biologists netting/capturing the representative
bumble bee in appropriate insect nets, per the protocol in U.S. National Protocol
Framework for the Inventory and Monitoring of Bees. The bee shall be placed in a
clear container for observation and photographic documentation, if able. The bee
shall be photographed using a macro lens from various angles to ensure
recordation of key identifying characteristics. If bumble bee-identifying
characteristics cannot be adequately captured in the container due to movement,
the container shall be placed in a cooler with ice until the bumble bee becomes
inactive (generally within 15 minutes). Once inert, the bumble bee shall be
removed from the container and placed on a white sheet of paper or card for
examination and photographic documentation. The bumble bee shall be released
into the same area from which it was captured upon completion of identification.
Based on implementation of this method on a variety of other bumble bee species,
they become active shortly after removal from the cold environment, so
photography must be performed quickly.

If Crotch’s bumble bee nests are not detected, no further mitigation is required.
The mere presence of foraging Crotch’s bumble bees shall not require
implementation of additional mitigation measures because they can forage up to
10 kilometers from their nests. If nest resources occupied by Crotch’s bumble bee
are detected within the project construction area, no construction activities shall
occur within 100 feet of the nest, or as determined by a qualified biologist through
evaluation of topographic features or distribution of floral resources. The nest
resources shall be avoided for the duration of the Crotch’s bumble bee nesting
period (February 1 through October 31). Outside of the nesting season, it is
assumed that no live individuals would be present within the nest because the
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daughter queens (gynes) usually leave by September, and all other individuals
(original queen, workers, males) die. The gyne is highly mobile and can
independently disperse to outside of the construction footprint to surrounding
open space areas that support suitable hibernacula resources.

A written survey report shall be submitted to the City Planning Division Director
within 30 days of the last survey pass. The report shall include survey methods,
weather conditions, and survey results, including a list of insect species observed
and a figure showing the locations of any Crotch’s bumble bee nest sites or
individuals observed. The survey report shall include the qualifications/resumes of
the surveyor(s) and approved biologist(s) for identification of photo vouchers and
a detailed habitat assessment. If Crotch’s bumble bee nests are observed, the
survey report shall also include recommendations for avoidance, and the location
information shall be submitted to the California Natural Diversity Database at the
time of, or prior to, submittal of the survey report.

If Crotch’s bumble bee is detected within the project site, the applicant/developer
shall consult with CDFW regarding the need to obtain an Incidental Take Permit.
Any measures determined to be necessary through the Incidental Take Permit
process to offset impacts to Crotch’s bumble bee may supersede measures
provided in this document.

In the event that an Incidental Take Permit is needed, mitigation for direct impacts
to Crotch’s bumble bee shall be fulfilled through compensatory mitigation at a
minimum 1:1 nesting habitat replacement of equal or better functions and values
to those impacted by the project, or as otherwise determined through the
Incidental Take Permit process. Mitigation shall be accomplished through on-site
preservation of suitable habitat and/or in accordance with CDFW guidance for off-
site locations. The funding source shall be in the form of an endowment to help
the qualified natural lands management entity that is ultimately selected to hold
the conservation easement(s). The endowment amount shall be established
following the completion of a project-specific Property Analysis Record to calculate
the costs of in-perpetuity land management. The Property Analysis Record shall
take into account all management activities required in the Incidental Take Permit
to fulfill the requirements of the conservation easement.

MM-BIO-2¢ Biological Monitor Requirements and Duties. A qualified biologist shall be on site
per the discretion of the City during initial clearing/grubbing and during grading to
ensure compliance with all project-imposed mitigation measures. The biologist
shall be available during pre-construction and construction phases to review
grading plans, address protection of potential biological resources, monitor
ongoing work, and maintain communications with the project’s engineer to ensure
that any issues are appropriately and lawfully managed.

The qualified biological monitor shall also be responsible for the following duties:

1. Periodically monitor the work area to ensure that work activities do not
generate excessive amounts of dust.

2. Halt work, if necessary, and confer with the USFWS, CDFW, Y.S—Fish-and
Wildlife-Serviee, and City of San Marcos to ensure the proper implementation
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of species and habitat protection measures. The biologist shall report any
violation to USFWS and the City within 24 hours of its occurrence.

3. Submit a final report to the City within 60 days of project completion that
includes the following:(1) as-built construction drawings for grading with an
overlay of any active nests; (2) photographs of habitat areas during pre-
construction and post-construction conditions; and (3) other relevant summary
information documenting that authorized impacts were not exceeded and that
general compliance with the avoidance/minimization provisions were
achieved.

MM-CR-1b Unanticipated Discovery Procedures: The Qualified Archaeologist may temporarily
halt or divert ground disturbing activities if previously unknown archaeological
resources are discovered during construction activities. Ground disturbing
activities shall be temporarily directed away from the area of discovery for a
reasonable amount of time to allow a determination of the resource’s potential
significance. If the resource is determined to be associated with Native American
culture, it will be considered a tribal cultural resource and subject to mitigation
measures MM-TCR-4 and MM-TCR-5. Non-Native American resources discovered
during construction shall follow the procedures below. If a discovery of a previously
unknown resource is determined to be both a tribal cultural resource (subject to
MM-TCR-4) and a potentially significant archaeological resource that is associated
with Native American culture, then the Qualified Archaeologist, Tribes, Native
American monitors, and City shall coordinate on appropriate treatment.

Isolates and clearly non-significant archaeological resources (as determined by the
Qualified Archaeologist) will be minimally documented in the field. All unearthed
archaeological resources will be collected, temporarily stored in a secure location
until analysis and documentation are complete. If a determination is made that
the archaeological resources are considered potentially significant by the Qualified
Archaeologist, then an adequate artifact sample to address research avenues
previously identified for sites in the area will be collected using professional
archaeological collection methods.

In the event that curation of archaeological resources is required by a superseding
regulatory agency, curation shall be conducted by an approved local facility within
San Diego County and the curation shall be guided by California State Historical
Resources Commission’s Guidelines for the Curation of Archaeological Collections.
The City shall provide the Applicant/Owner final curation language and guidance
on the project grading plans prior to issuance of the grading permit, if applicable,
during project construction. The Applicant/Owner shall be responsible for all
repatriation and curation costs and provide to the City written documentation from
the curation facility that the curation has been completed.

MM-CR-2 Human Remains: As specified by California Health and Safety Code Section
7050.5, if human remains, or remains that are potentially human, are found on
the project site during ground disturbing activities or during archaeological work,
the person responsible for the excavation, or his or her authorized representative,
shall immediately notify the San Diego County Medical Examiner’'s Office by
telephone. No further excavation or disturbance of the discovery or any nearby
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area reasonably suspected to overlie adjacent remains (as determined by the
Qualified Archaeologist and/or the TCA Native American monitor) shall occur until
the Medical Examiner has made the necessary findings as to origin and disposition
pursuant to Public Resources Code Section 5097.98.

If such a discovery occurs, a temporary construction exclusion zone shall be
established surrounding the area of the discovery so that the area would be
protected (as determined by the Qualified Archaeologist and/or the TCA Native
American monitor), and consultation and treatment could occur as prescribed by
law. As further defined by State law, the Medical Examiner will determine within
two (2) business werking-days of being notified if the remains are subject to their
authority. If the Medical Examiner recognizes the remains to be Native American,
and not under their jurisdiction, then they shall contact the Native American
Heritage Commission by telephone within 24 hours. The Native American Heritage
Commission will make a determination as to the Most Likely Descendent, who shall
be afforded 48 hours from the time access is granted to the discovery site to make
recommendations regarding culturally appropriate treatment.

If suspected Native American remains are discovered, the remains shall be kept in
situ (in place) until after the Medical Examiner makes its determination and
notifications, and until after the Most Likely Descendent is identified, at which time
the archaeological examination of the remains shall only occur on site in the
presence of the Most Likely Descendent. The specific locations of Native American
burials and reburials will be proprietary and not disclosed to the general public.
According to California Health and Safety Code, six (6) or more human burials at
one location constitute a cemetery (Section 8100), and disturbance of Native
American cemeteries is a felony (Section 7052). In the event that the
Applicant/Owner and the Most Likely Descendant are in disagreement regarding
the disposition of the remains, State law will apply, and the mediation process will
occur with the NAHC. In the event that mediation is not successful, the landowner
shall rebury the remains at a location free from future disturbance (see Public
Resources Code Section 5097.98(e) and 5097.94(k)).

MM-TCR-1 Monitoring Agreement: Prior to the issuance of a Grading Permit, or ground
disturbing activities, the Applicant/Owner shall extend the invitation to enterinto a
Monitoring Agreement with the Rincon Band of Luiseno Indians and the San Luis
Rey Band of Luiseno Indians (Tribes). The purpose of the Monitoring Agreement
shall be to formalize protocols and procedures between the Applicant/Owner and
the Tribes for the monitoring for Native American human remains, funerary objects,
cultural and/or religious landscapes, ceremonial items, traditional gathering
areas, and other tribal cultural resources. Such resources may be located within
and/or discovered during ground disturbing and/or construction activities for the
proposed project, including any additional culturally appropriate archaeological
studies, excavations, geotechnical investigations, grading, preparation for wet and
dry infrastructure, and other ground disturbing activities. In the event that either or
both tribes choose not to enter into an agreement or fail to respond to the offer,
the City shall allow construction to proceed without the Native American monitor(s)
as long as the offer was extended and documented.
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MM TCR-2

MM-TCR-4

Any project-specific Monitoring Plans and/or excavation plans prepared by the
project archaeologist shall include the Tribal requirements for protocols and
protection of tribal cultural resources that were agreed to during the tribal
consultation. The landowner shall relinquish ownership of all non-burial related
tribal cultural resources collected during construction monitoring and from any
previous archaeological studies or excavations on the project site to the Tribes for
proper treatment and disposition per the Monitoring Agreement, unless ordered to
do otherwise by responsible agency or court of competent jurisdiction. The
requirement and timing of such release of ownership, and the recipient thereof,
shall be reflected in the Monitoring Agreement. Additionally, all non-tribal artifacts
collected by the archaeologist shall also be subject to curation.

Controlled Grading. The area illustrated on the confidential exhibit attached to the
grading plans shall be subject to controlled grading. Under the observation of a
tribal monitor and qualified archaeologist, the contractor shall use either a small
piece of equipment or observe the removal of soil by a backhoe equipped with a
flat-edge bucket to excavate soil using shallow cuts made in approximately one-
foot lifts. The grading equipment will push the shallow cuts of soil to the outside of
the cultural deposit area and random samples may be screened to ensure
adequate detection of any cultural materials that may be present. In the event that
cultural materials or human remains are exposed, the procedures for
unanticipated discoveries in mitigation measure MM-TCR-4 shall apply. Controlled
grading shall continue to a depth of 30 centimeters below the depth of any
recorded artifacts, suggesting an end to the potential for cultural deposits, or when
restrictive layers or non-cultural formational soils are encountered that predate any
human occupation of this location, as determined by the qualified professional
archaeologist, in consultation with the tribal monitor. Once the identified depth has
been reached, the controlled grading process will be terminated and mass grading
may proceed, subject to review and approval by the City.

Unanticipated Discovery Procedures: Native American monitors may temporarily
halt or divert ground disturbing activities if previously unknown tribal cultural
resources are discovered during construction activities. Ground disturbing
activities shall be temporarily directed away from the area of discovery for a
reasonable amount of time to allow a determination of the resource’s potential
significance. If the resource is determined to be not associated with Native
American culture, it will be subject to mitigation measure MM-CR-1b. Native
American tribal cultural resources discovered during construction shall follow the
procedures below. If a discovery of a previously unknown resource is determined
to be both a tribal cultural resource and a potentially significant archaeological
resource that is associated with Native American culture (subject to mitigation
measure MM-CR-1b), then the Qualified Archaeologist, Tribes, monitors, and City
shall coordinate on appropriate treatment.

All unearthed tribal cultural resources will be collected, temporarily stored in a
secure location, and repatriated according to the consulting tribes, unless ordered
to do otherwise by responsible agency or court of competent jurisdiction.

If a determination is made that the tribal cultural resources are considered
potentially significant by the Tribe and the Native American monitor, then the City
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and the Tribe shall determine, in consultation with the Applicant/Owner, the
culturally appropriate treatment of those resources.

All sacred sites and significant tribal cultural resources encountered within the
project area shall be avoided and preserved as the preferred mitigation. If
avoidance of the resource is determined to be infeasible by the City as the Lead
Agency (as defined by the California Environmental Quality Act [CEQA]), then the
City shall require additional culturally appropriate mitigation to address the
negative impact to the resource. The Tribe shall be notified and consulted
regarding the determination and implementation of culturally appropriate
mitigation. Any cultural materials that cannot be avoided or preserved in place as
the preferred mitigation shall be temporarily stored in a secure location on site and
repatriated according to the terms of the Monitoring Agreement, unless ordered to
do otherwise by responsible agency or court of competent jurisdiction. The removal
of any artifacts from the project site will be inventoried with oversight by the Native
American monitor. Any testing, taking of photos or 3D prints are prohibited, unless
all monitoring tribes give prior written approval.

MM-TCR-5 Human Remains: As specified by California Health and Safety Code Section
7050.5, if human remains, or remains that are potentially human, are found on
the project site during ground disturbing activities or during archaeological work,
the person responsible for the excavation, or his or her authorized representative,
shall immediately notify the San Diego County Medical Examiner’'s Office by
telephone. The procedures in mitigation measure MM-CR-2 shall apply.

MM-TCR-6 Reburial: Prior to the approval of grading plans, the Applicant shall designate a
reburial location onsite and note the location as excluded from construction-
related activity on grading plans. The reburial location shall be used to rebury any
cultural materials encountered during monitoring, and to rebury existing
collections from the previous data recovery effort. Following the completion of all
ground disturbing activity and reburial of all materials and before the issuance of
a Certificate of Occupancy, the Applicant shall file a deed restriction on the parcel
that protects the reburial location from future disturbance and provide a copy to
the City. The exhibit for the deed restriction and purpose of it shall be kept
confidential and out of the public record.

MM-TCR-9 Land Acknowledgement Statement: The projectapplicant Applicant/Owner shall
develop and post a Land Acknowledgement Statement inside a common area of
the development. The statement shall be developed in coordination with Tribes
and address the acknowledgement that the project is on the ancestral lands of
culturally affiliated tribes that have been the original and ongoing stewards of the
land. In the event that consulting tribes do not respond to the offer within 30 days
of receipt, then the City will deem this mitigation measure satisfied provided that
the offer was extended and documented in accordance with this measure. The
location of the Land Acknowledgement Statement shall be noted on elevation
and/or plan view drawings for the common area of the development.

MM-TCR-10  Project-Specific Ethnographic Synthesis: The Applicant shall fund the preparation
of a project-specific ethnographic synthesis, not to exceed what is described in the
confidential proposal provided by the Rincon Band of Luiseno Indians dated August
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27, 2024. No later than 30 days after the final project approval, the
Applicant/Owner shall extend a written offer to the Rincon Band of Luiseno Indians
to enter into an agreement with their ethnographer to conduct and prepare the
ethnographic synthesis in accordance with the aforementioned proposal. In the
event of a dispute between the parties in entering into the agreement for the
ethnographic synthesis, and after a good faith and reasonable effort, the City shall
serve as the final arbiter. The City will determine the scope and content of an
ethnographic synthesis in that event.

The synthesis will draw from oral histories, elder knowledge, and other sources of
confidential Indigenous knowledge that relate to the tribal cultural resource
affected by the proposed project. The ethnographer shall be afforded up to 90 days
following funding of the ethnography to carry out any field visits with appropriate
tribal representatives. After 90 days, or sooner if the ethnographer completed its
field studies, the Applicant/Owner shall be permitted to proceed with ground
disturbing activities and construction of the project while non-field-based data
gathering, such as ethnographic interviews of informants and review of tribal
documents, is being carried out. Upon completion, a public (redacted) version of
the ethnographic synthesis shall be submitted to the California Historical
Resources Information System and the City. The final non-redacted study shall
belong to the Rincon Band of Luiseno Indians.

Armorlite Lofts Specific Plan April 2025

City of San Marcos

Page 0.2-11



0.3 RESPONSE TO WRITTEN COMMENTS

Section 3.0 contains responses to all comment letters received on the January 2025 Draft
Environmental Impact Report (Draft EIR). A total of four comment letters were received during the
comment period, which ran from January 10, 2025 to February 24, 2025. A response to each
comment letter follows this introduction. A copy of each letter with bracketed comment numbers on

the right margin is followed by the response for each comment as indexed in the letter.

Letter Number Commenter Date
1 California Department of Fish and Wildlife 2/24/25
2 California Public Utilities Commission 2/3/25
3 San Diego County Archaeological Society 2/24/25
4 Lozeau Drury on behalf of Supporters Alliance for 1/15/25
Environmental Responsibility (SAFER)
Armorlite Lofts Specific Plan April 2025
City of San Marcos Page 0.3-1



LETTER 1

Docusign Envelope 1D: E1068C41-A338-47C2-8FES-DBOT52E7 DESF

State of Califomia — Matural Resources Agency GAVIN NEWSOM_Governor
0 g=d DEPARTMENT OF FISH AND WILDLIFE CHARLTON H. BONHAM, Director
South Coast Region

} 3883 Ruffin Road

/' San Diego, CA 92123

wildlife ca.qoy

February 24, 2025

Sean del Solar

Senior Planner

City of San Marcos

1 Civic Center Drive

San Marcos, CA 92069
sdelsolar@san-marcos.net

SUBJECT: DRAFT ENVIRONMENTAL IMPACT REPORT FOR THE ARMORLITE
LOFTS PROJECT, SCH NO. 2024020372, SAN DIEGO COUNTY, CA

Dear Sean del Solar:

The California Department of Fish and Wildlife (CDFW) reviewed the Draft
Environmental Impact Report (DEIR) from the City of San Marcos (City) for the
Ammorlite Lofts (Project) pursuant to the California Environmental Quality Act (CEQA)
and CEQA Guidelines’.

11

Thank you for the opportunity to provide comments and recommendations regarding
those activities involved in the Project that may affect California fish and wildlife.
Likewise, CDFW appreciates the opportunity to provide comments regarding those
aspects of the Project that CDFW, by law, may be required to carry out or approve
through the exercise of its own regulatory authority under the Fish and Game Code.

\

CDFW ROLE

CDFW is California’s Trustee Agency for fish and wildlife resources and holds those
resources in trust by statute for all the people of the State (Fish & G. Code, §§ 711.7,
subd. (a) & 1802; Pub. Resources Code, § 21070; CEQA Guidelines § 15386, subd. 1-2
{a)). CDFW, in its trustee capacity, has jurisdiction over the conservation, protection,
and management of fish, wildlife, native plants, and habitat necessary for biologically
sustainable populations of those species (Fish & G. Code, § 1802). Similarly, for
purposes of CEQA, CDFW is charged by law to provide, as available, biological
experise during public agency environmental review efforts, focusing specifically on
projects and related activities that have the potential to adversely affect fish and wildlife
resources. —

1 CEQA is codified in the California Public Resources Code in section 21000 et seq. The "CEQA
Guidelines” are found in Title 14 of the California Code of Regulations, commencing with section 15000

Conserving California’s Wildlife Since 1870
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CDFW may also act as a Responsible Agency under CEQA. (Pub. Resources Code, §
21069; CEQA Guidelines, § 15381). CDFW expects that it may need to exercise
regulatory authority as provided by the Fish and Game Code. As proposed, for
example, the Project may be subject to CDFW's lake and streambed alteration
regulatory authority (Fish & G. Code, § 1600 et seq.). Likewise, to the extent
implementation of the Project as proposed may result in “take” as defined by State law?
of any species protected under the California Endangered Species Act (CESA) (Fish &
G. Code, § 2050 et seq.) or the Native Plant Protection Act (NPPA; Fish & G. Code,
§1900 et seq.), the Project proponent may seek related take authorization as provided
by the Fish and Game Code.

CDFW also administers the Natural Community Conservation Planning (NCCP)
program, a California regional habitat conservation planning program. The City was a
local jurisdiction participant in the planning of the Subregional Multiple Habitat
Conservation Program (MHCP) in the late 1990’s and early 2000’s. The City had
prepared a draft Subarea Plan (SAP) under the Subregional MHCP, which addressed
regional conservation planning across seven incorporated jurisdictions in northern San
Diego County. However, the San Marcos SAP was not finalized, and state and federal
permits have not been issued to the City.

PROJECT DESCRIPTION SUMMARY
Proponent: City

Objective: The objective of the Project is to construct 165 residential apartments on a
2.44-acre site. The development will also incorporate 5,600 square feet of commercial
use, parking, shared indoor space, and private open space. Project activities will include
grading, use of blasting and/or a rock crusher, construction of buildings, construction of
retaining walls, and landscaping.

Location: The Project site is located at 225 North Las Posas Road in the City of San
Marcos. The site is located on the north side of Armorlite Drive, between North Las
Posas Road to the west and Bingham Drive to the east. Primary access to the Project
site will be through an unsignalized driveway on Armorlite Drive.

Biological Setting: The Project site contains 2.13 acres of Diegan coastal sage scrub
and 0.12 acre of non-native grassland. Diegan coastal sage scrub provides suitable
nesting and foraging habitat for special status species such as the coastal California
gnatcatcher (Polioptila californica californica; CDFW Species of Special Concern (SSC),
Federal Endangered Species Act (ESA) listed threatened). The Biological Technical
Report (BTR; Dudek 2024) indicates that protocol gnatcatcher surveys were conducted
in 2022-2023 and were negative. The Project site is within designated critical habitat for
San Diego fairy shrimp (Branchinecta sandiegonensis; ESA listed-endangered);
however, the BTR states that no vernal pools were detected on the Project site during

2 “Take” is defined in Section 86 of the Fish and Game Code as “hunt, pursue, catch, capture, or kill, or
attempt to hunt, pursue, catch, capture, or kill.”
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wet season surveys in 2022-2023. The BTR also identifies several pocket mouse
species as having a low potential to occur, including: Dulzura pocket mouse
(Chaetodipus californicus femoralis; SSC), northwestern San Diego pocket mouse
(Chaetodipus fallax fallax; SSC), and Pacific pocket mouse (Perognathus longimembris

pacificus; ESA listed- endangered, SSC). The Project will develop the entire site, 1-3
removing all existing vegetation. Off-site mitigation for the permanent loss of 2.13 acres
of Diegan coastal sage scrub is proposed at a 1:1 ratio and mitigation for the permanent Cont.

loss of 0.12 acre of non-native grassland is proposed at a 0.5:1 ratio. The DEIR
indicates that mitigation will be achieved through off-site acquisition, in lieu fees,
purchase of credits from an approved mitigation bank, or a combination as approved by
the City's Planning Manager and the Wildlife Agencies (CDFW and the U.S. Fish and
Wildlife Service).

Project History: CDFW previously issued a comment letter in response to the Notice of
Preparation (NOP) of the DEIR, on March 12, 2024 (CDFW, 2024).

-
COMMENTS AND RECOMMENDATIONS

\
CDFW offers the comments and recommendations below to assist the City in 1-4
adequately identifying and/or mitigating the Project’s significant, or potentially
significant, direct and indirect impacts on fish and wildlife (biological) resources.
Additional comments or other suggestions may also be included to improve the
document.

-
COMMENT # 1: Crotch’s Bumble Bee
Issue: The Project may impact suitable nesting and foraging habitat for Crotch's bumble -

bee, a candidate species for CESA listing. The DEIR and BTR do not include any
discussion of Crotch’s bumble bee or propose species-specific mitigation measures.

Specific impact: The Project site contains habitat that may support nesting or foraging
Crotch’s bumble bee (Bombus crotchii, candidate CESA listing). Crotch's bumble bee
often nests underground, sometimes occupying abandoned rodent burrows (Hatfield et
al., 2015). The BTR indicates that the site supports small mammal burrows, which may
provide suitable habitat for nesting. Crotch’s bumble bee may forage in the native
habitat on or adjacent to the Project site. If Crotch’s bumble bee are using burrows on
the Project site for nesting, direct impacts could result from ground-disturbing activities, 1-5
which could lead to death or injury of adults, eggs, and larva, burrow collapse, nest
abandonment, and reduced nest success. Indirect impacts may occur from loss of
foraging resources.

Why impact would occur: Crotch’s bumble bee is not identified in the DEIR as a
sensitive species with the potential to occur in the survey area, and there is no
assessment of suitable habitat included in the BTR. The final DEIR should incorporate a
Crotch’s bumble-bee specific mitigation measure that includes focused surveys where
habitat is present, as well as a cumulative impact analysis. Absent inclusion of Crotch’s
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bumble bee in the DEIR, the document may not adequately assess potential impacts to
a CESA candidate species, resulting in unpermitted take. If Crotch’s bumble bee is
detected during focused surveys, the Project may require a CESA Incidental Take
Permit, given that the whole site will be developed and avoidance is not feasible.
Proposed mitigation for take of a CESA candidate species and loss of habitat must be
of sufficient detail to meet the ‘fully mitigated standard’ pursuant to CESA.

Evidence impact may be significant: The California Fish and Game Commission
accepted a petition to list the Crotch’s bumble bee as endangered under CESA,
determining on September 30, 2022 that the listing “may be warranted” and advancing 15
the species to the candidacy stage of the CESA-listing process. Pursuant to Fish and Cont.
Game Code section 2085, CESA candidate species enjoy the same protections as
CESA-listed threatened and endangered species. Therefore, take of Crotch’'s bumble
bee is prohibited, except as authorized by State law through the issuance of an
Incidental Take Permit or other authorization (Fish & G. Code, §§ 2080, 2085). Crotch’'s
bumble bee has a State ranking of $1/S2. This means that the Crotch’s bumble bee is
considered critically imperiled or imperiled and is extremely rare (often S or fewer
populations). Lastly, Crotch’'s bumble bee is listed as an invertebrate of conservation
priority under the California Terrestrial and Vernal Pool Invertebrates of Conservation
Priority (CDFW 2017).

Recommended Potentially Feasible Mitigation Measure(s)

CDFW recommends that the City incorporate the below Crotch’s bumble bee-specific
mitigation measure into the Final EIR:

Mitigation Measure #1: Crotch’s Bumble Bee.
To mitigate potential impacts to Crotch’'s bumble bee:

a. A qualified entomologist familiar with the species’ behavior and life history shall
conduct a species-specific survey of suitable habitat within the Project area and
surrounding buffer. Surveys shall ocour between February and October, within one
year prior to vegetation removal and/or ground disturbance to determine the
presence/absence of Crotch’'s bumble bee. Surveys should focus on both nesting and
foraging habitat. CDFW has published a Survey Considerations document for CESA
Candidate Bumble Bees, which can be found at the following link:
https://wildlife.ca.gov/Conservation/CESA. This document describes factors such as
evaluating potential for presence, habitat assessment, and survey methods.

b. If nesting or foraging bees are detected, the site shall be considered occupied, and

the Project biologist will notify CDFW. An Incidental Take Permit will be needed for

take of Crotch’s bumble bee, and mitigation will be fulfilled through compensatory

mitigation at a minimum 1:1 nesting habitat replacement of equal or better functions

and values to those impacted by the project, or as otherwise determined through the

Incidental Take Permit process. If foraging individuals are detected and an Incidental _
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Take Permit will not be pursued, compensatory mitigation for loss of foraging habitat
will be provided at a 1:1 replacement ratio.

d. The qualified entomologist or monitoring biologist shall submit a report to the City
and CDFW, documenting the methods and results of the surveys prior to
clearing/grubbing activities.

COMMENT # 2: Pocket Mouse

Issue: The Project may impact habitat for pocket mouse species, including the Dulzura
pocket mouse and northwestern San Diego pocket mouse, both SSC.

Specific impact: The Project site contains coastal sage scrub habitat that may support
northwestern San Diego pocket mouse and/or Dulzura pocket mouse. Though pocket
mice were not observed during biological reconnaissance surveys, small mammal
trapping was not conducted. Pocket mice are cryptic, and their presence is unlikely to
be detected through general reconnaissance surveys. Their small size, nocturnal
activity, and burrowing behavior necessitate species-specific survey methods, such as
live trapping using Sherman traps and use of track tubes (Kelt, 1996; Brehme et. al,
2019). If pocket mice occupy the site, direct impacts from ground disturbance, grading,
and vegetation removal could result in mortality, burrow collapse, and displacement.
Indirect impacts, including increased edge effects, predation, and habitat fragmentation,
may further jeopardize local populations.

Why impact would occur: The DEIR does not include trapping surveys specific to
pocket mice, making it possible that potential impacts are underestimated. Without
focused surveys, the Project risks unmitigated impacts to SSC. The BTR indicates that,
while there is suitable coastal scrub habitat for Dulzura pocket mouse, the site is
relatively small and surrounded by development, so the species was identified as
having a low potential to occur. Similarly, the BTR indicates that there is suitable coastal
scrub habitat for northwestern San Diego pocket mouse, though the site lacks gravelly
or sandy soil typically used for burrows. The BTR reiterates that the site is relatively
small and isolated from larger undeveloped lands northeast of the Project site, which
are more likely to be utilized, and indicates that the species has a low potential to occur.
However, the BTR for the neighboring Palomar Station Specific Plan (City of San
Marcos, 2004) indicated that northwestern San Diego Pocket mouse is potentially
present in the Project area and is known to be in the region in substantial numbers.
Though habitat fragment size plays a role in species richness and diversity, a smaller
fragment of several acres does not necessarily preclude occupation by pocket mice
(Johnson, 2016). The MHCP indicates that northwestern San Diego pocket mouse does
not likely disperse well through developed areas or over roads, so some populations
may be isolated. Given that both species of pocket mice have been documented within
5 miles of the Project site (CNDDB, 2025) and may occur in fragmented habitat
remnants, COFW recommends small mammal trapping surveys and species-specific
mitigation for Dulzura pocket mouse and northwestern San Diego pocket mouse.

J \
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Evidence impact would be significant: The northwestern San Diego pocket mouse
and Dulzura pocket mouse are designated as California SSC due to habitat loss and
fragmentation. As per CEQA Section 15380, impacts to species identified as California
SSC are considered significant due to their designation as species requiring special
attention and protection. These species are recognized by CDFW as being at risk or
vulnerable. Impacts to species listed as endangered, threatened, or rare by federal or
state agencies, such as those designated as California SSC, are presumed to be
significant impacts under CEQA (CEQA §§ 15063 & 15065). Any adverse effects on
these species would be presumed to have significant environmental impacts and would
require thorough analysis and mitigation measures implemented within the EIR to
minimize or avoid such impacts.

Recommended Potentially Feasible Mitigation Measure(s)

CDFW recommends that the City incorporate the below pocket mouse-specific 1-6
mitigation measure into the Final EIR: Cont.

Mitigation Measure #2: Dulzura Pocket Mouse and Northwestern San Diego
Pocket Mouse

To mitigate potential impacts to Dulzura pocket mouse and northwestern San Diego
pocket mouse:

a. A qualified biologist with experience in small mammal trapping shall conduct
focused small mammal surveys across the Project site, with the target species being
Dulzura pocket mouse and northwestern San Diego pocket mouse. Focused surveys
shall include at least three consecutive nights of small mammal trapping, using
Sherman live traps. Surveys shall be timed to the appropriate season when the
species are most active, typically between March and September.

b. Any biologists conducting trapping surveys shall possess a Scientific Collecting
Permit. Pursuant to the California Code of Regulations, title 14, section 650, qualified
biologist(s) must obtain appropriate handling permits to capture, temporarily possess,
and relocated wildlife to avoid harm or mortality in connection with Project-related
activities. CDFW has the authority to issue permits for the take or possession of
wildlife, including mammals; birds, nests, and eggs; reptiles, amphibians, fish, plants;
and invertebrates (Fish & G. Code, §§ 1002, 1002.5, 1003). For more information,
please see CDFW's Scientific Collecting Permit webpage®.

c. Target species, along with incidentally captured species shall be documented, and
the results of the survey shall be shared with the Wildlife Agencies.

d. If Dulzura pocket mouse, northwestern San Diego pocket mouse, or other special-
status small mammals are detected during focused small mammal surveys,
compensatory mitigation will be established for impacts to the species. Mitigation shall

3 https/#wildlife.ca. gov/Licensing/Scientific-Collecting
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be developed in coordination with the Wildlife Agencies, which may include a higher
mitigation ratio for coastal sage scrub, and additional measures such as trapping and
relocation of pocket mice to occupied habitat.

ADDITIONAL COMMENTS

COMMENT # 3: Compensatory Mitigation. The City proposes mitigation ratios of 1:1
for Diegan coastal sage scrub and 0.5:1 for non-native grassland, which are
consistent with the ratios established in the City’s Draft SAP; however, those ratios
may not fully account for the ecological value and functional loss of these habitats.
The Draft SAP included development of a City-wide preserve system to meet MHCP
biological conservation goals. Given that the SAP was not formally adopted, and the
preserve system is not in place, the City should consider mitigation ratios that better
align with regional conservation objectives and the sensitivity of these habitat types.
Diegan coastal sage scrub is a high-priority habitat under the MHCP’s regional
conservation efforts due to its limited distribution and the species it supports,
including federally listed species such as the coastal California gnatcatcher. Absent
a City-wide preserve system, a higher mitigation ratio for individual project impacts
would better support long-term conservation goals and contribute to regional habitat
connectivity in the City. CDFW suggests a mitigation ratio of at least 2:1 for Diegan
coastal sage scrub impacts, to ensure no net loss of habitat function within the City.
Though non-native grassland is a lower-priority habitat, it still provides important
foraging habitat for raptors and other wildlife. CDFWV suggests at least a 1:1 )
mitigation ratio for non-native grassland to maintain ecological functions.

COMMENT # 4: Cumulative Impact Analysis. The Cumulative Impact Analysis in the —~
DEIR is incomplete. Table 2-3 provides an inventory of past, present, and
reasonably foreseeable future projects within the vicinity of the Project site; however,
the development immediately adjacent to the Project site is not included.
Furthermore, the DEIR does not disclose that the Project site falls in the
northwestern corner of a polygon that is identified as a Vernal Pool Major
Amendment Area in table 2.3-5 of the City’s Draft SAP (circled in Attachment B).
The remainder of the polygon was developed in 2013, under the Project name
Palomar Station Specific Plan (City of San Marcos, 2004). That Project included
development of 14.32 acres into condominiums and was required to mitigate for
impacts to vernal pools, wetlands, and native habitat. Though the DEIR mentions the
Palomar Station condominiums in the site history, the development is not included in
the cumulative impact analysis. CDFW recommends that the Final EIR include both
a discussion of the Project’s location within a VVernal Pool Major Amendment Area,
as well as analysis of the Palomar Station Specific Plan within the Cumulative
Impact Analysis section. Based on the inclusion the Palomar Station Specific Plan in
the Cumulative Impact Analysis, the EIR may need to reevaluate cumulative impacts
to Crotch’s bumble bee, pocket mice, and Diegan coastal sage scrub. A higher
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mitigation ratio for Diegan coastal sage scrub may be warranted, particularly if
sensitive species are present.

COMMENT # 56: Coastal California Gnatcatcher. The DEIR indicates that Dudek
conducted focused coastal California gnatcatcher surveys between 2022-2023,
which were negative. The U.S. Fish and Wildlife Service typically requires updated
surveys every two years for coastal California gnatcatcher. Depending on Project
timing, updated surveys may be needed. CDFW recommends further coordination
with U.S. Fish and Wildlife Service regarding coastal California gnatcatcher surveys.

COMMENT # 6: Editorial Comments.

a. Mitigation measure BIO-2¢c (MM BIO-2c; DEIR p. 102). MM BlO-2¢
incorporates biological monitor requirements and duties, to ensure compliance with
mitigation measures. The second bullet point indicates that work will be halted if
necessary, to ensure the proper implementation of species and habitat protection
measures. The measure states that the biologist will confer with the City and U.S.
Fish and Wildlife Service if work is halted. CDFW requests to be added as well.

b. 3.3.7 Conclusion (DEIR p. 103). The first sentence of the Biological Resources
Conclusion in the DEIR states, “[bJased on the presence of suitable avian nesting
habitat, pre-construction clearance surveys for nesting birds would be conducted to
ensure that no impacts on nesting birds that are afforded protection under the MBTA
occur (see mitigation measures MM-BIO-1a and MM-BIO-1b).” The sentence should
be edited to remove the word ‘clearance’, as that suggests that nesting birds may be
flushed, which would violate Fish and Game Code. Additionally, Fish and Game
Code should be referenced along with the MBTA. We suggest the following edit:
“[blased on the presence of suitable avian nesting habitat, pre-construction
elearanee surveys for nesting birds weuld will be conducted to ensure that no
impacts on nesting birds that are afforded protection under the MBTA or Fish and
Game Code occur (see mitigation measures MM-BIO-1a and MM-BIO-1b).”

c. Mitigation Measure BIO-3 (MM BIO-3; DEIR p. 103). MM BIO-3 indicates that
mitigation for impacts to Diegan coastal sage scrub and non-native grassland will be
achieved through off-site acquisition, in lieu fees, or purchase of credits through a
mitigation bank, as approved by the City's Planning Manager and the Wildlife
Agencies. We look forward to coordination with the City regarding habitat mitigation.

Mitigation and Monitoring Reporting Plan. CDF\W recommends the Project’s
environmental document include mitigation measures recommended in this letter.
CDFW has provided comments via a mitigation monitoring and reporting plan to assist
in the development of feasible, specific, detailed (i.e., responsible party, timing, specific
actions, location), and fully enforceable mitigation measures (CEQA Guidelines, §
15097, Pub. Resources Code, § 21081.6). The Lead Agency is welcome to coordinate
with CDFW to further review and refine the Project’s mitigation measures. Per Public
Resources Code section 21081.6(a)(1), CDFW has provided a summary of our

J\

J \

J \
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suggested mitigation measures and recommendations in the form of an attached Draft
Mitigation Monitoring and Reporting Plan (Attachment A).

ENVIRONMENTAL DATA ~

CEQA requires that information developed in environmental impact reports and
negative declarations be incorporated into a database which may be used to make
subsequent or supplemental environmental determinations. (Pub. Resources Code, §
21003, subd. (e).) Accordingly, please report any special status species and natural
communities detected during Project surveys to the California Natural Diversity
Database (CNDDB). The CNDDB website* provides direction regarding the types of 1-14
information that should be reported and allows on-line submittal of field survey forms.

In addition, information on special status native plant populations and sensitive natural
communities, should be submitted to CDF\W’s Vegetation Classification and Mapping
Program using the Combined Rapid Assessment and Relevé Form3.

The City should ensure data collected for the preparation of the DEIR is properly —
submitted.
FILING FEES

~

The Project, as proposed, would have an impact on fish and/or wildlife, and assessment
of environmental document filing fees is necessary. Fees are payable upon filing of the
Notice of Determination by the Lead Agency and serve to help defray the cost of 1-15
environmental review by CDFW. Payment of the environmental document filing fee is

required in order for the underlying project approval to be operative, vested, and final.

(Cal. Code Regs, tit. 14, § 753.5; Fish & G. Code, § 711.4; Pub. Resources Code, §

21089.) _/

CONCLUSION

CDFW appreciates the opportunity to comment on the DEIR to assist the City in

identifying and mitigating Project impacts on biological resources. CDFW requests an

opportunity to review and comment on any response that the City has to our comments

and to receive notification of any forthcoming hearing date(s) for the Project (CEQA 1-16
Guidelines, § 15073(ge)).

4 https://wildlife.ca.gov/Data/CNDDB
5 htps/iwildlife. ca.gov/Data/VegCAMP/Natural-Communities/Submit
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Questions regarding this letter or further coordination should be directed to Jessie 1-16
Lane®, Environmental Scientist. Cont

Sincerely,

DocuSigned by:
det AT —
5091E19EF8094C3 .

Victoria Tang
Environmental Program Manager
South Coast Region

ATTACHMENTS
Attachment A: Draft Mitigation, Monitoring, and Reporting Program

ec.  California Department of Fish and Wildlife
Victoria Tang, Environmental Program Manager
Jennifer Turner, Senior Environmental Scientist (Supervisor)
Steve Gibson, Senior Environmental Scientist (Supervisor)
Jessie Lane, Environmental Scientist
Meredith Osborne, Environmental Scientist

U.S. Fish and Wildlife Service
David Zoutendyk, david zoutendyk@fws.gov
Katie Raffaini, katelyn_raffaini@fws.gov

1-17
Office of Planning and Research
State.Clearinghouse @opr.ca.gov
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Letter 1
California Department of Fish and Wildlife

1-1 This comment provides opening remarks. As this comment does not identify a specific
environmental concern, this comment is noted, and no additional response is warranted.
(Los Angeles Conservancy v. City of W. Hollywood (2017) 18 Cal.App5th 1031; Browning-
Ferris Indus. v. City Council (1986) 181 Cal.App.3d 852.).

1-2 This comment identifies California Department of Fish and Wildlife’s (CDFW) role as both a
Trustee Agency and a Responsible Agency (as defined by the California Environmental
Quality Act [CEQA]) for the project. Page 2-13 of the draft environmental impacts report (Draft
EIR) notes CDFW as a Trustee Agency. If an Incidental Take Permit is required, CDFW would
also be a Responsible Agency for the project. This has been noted on page 2-13 of the EIR.

1-3 This comment provides a summary of the project’s objective, location, biological setting and
project history. It does not raise any specific environmental issues.

1-4 This comment provides an introduction to specific recommendations and comments for the
project.

1-5 The comment states that the project may impact suitable nesting and foraging habitat for
Crotch’s bumble bee, a candidate species for California Endangered Species Act (CESA)
listing. The Draft EIR and biological technical report (BTR) do not include any discussion of
Crotch’s bumble bee or propose species-specific mitigation measure.

As identified by CDFW, the Crotch’s bumble bee is a state of California candidate for listing
as an endangered species (CDFW 2023). This species prefers open grassland and shrub
habitats that support populations of nectar plants such as snapdragon (Antirrhinum spp.),
phacelia (Phacelia sp.), clarkia (Clarkia spp.), bush poppy (Dendromecon rigida), California
poppy (Eschscholzia californica), and buckwheat (Eriogonum spp.). In California, its
distribution is exclusive to coastal areas from San Diego to Redding.

As it relates to the project, Crotch’s bumble bee has a low potential to occur within the
approximately 2 acres of coastal sage scrub habitat within the project site (as described in
Appendix D to the BTR). The project site is located within an urbanized setting and is
surrounded by commercial and residential developments on all sides. Additionally, although
the site does contain coastal sage scrub habitat, this habitat is largely depauperate, shows
evidence of anthropogenic disturbance and historic grading activities, and lacks many of the
diverse floral resources that this species prefers such as milkweeds, lupines, medics,
phacelias, clarkias, poppies, and larkspurs. Furthermore, the closest known records of this
species occur in the Lake Calavera area, approximately 5.5 miles northwest from the site
(CDFW 2025). Therefore, the project site is not likely to support foraging or nesting of this
species.

Despite the low potential for occurrence, to ensure that the project does not result in take of
Crotch’s bumble bee, mitigation measure MM-BIO-6 has been updated to include pre-

construction surveys that shall be conducted within the project’s construction footprint prior
to the start of ground-disturbing construction activities occurring during the Crotch’s bumble
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bee nesting period (February 1 through October 31). The survey shall ensure that no nests
for Crotch’s bumble bee are located within the project’s construction area. The pre-
construction surveys shall include three focused surveys, which shall be based on
recommendations described in the Survey Considerations for CESA Candidate Bumble Bee
Species, released by the CDFW on June 6, 2023, or the most current version of the same at
the time of construction. Focused surveys are not necessary prior to finalizing the CEQA
document at this time.

Appendix D (Biological Resources Report) and Section 3.3, Biological Resources of the Draft
EIR, have been updated to acknowledge that an Incidental Take Permit could be required if
take of Crotch’s bumble bee cannot feasibly be avoided. The appropriate consultation and
other steps described will be taken if Crotch’s bumble bee is detected during the
preconstruction survey(s) to ensure avoidance and minimization of impacts to the species to
the satisfaction of CDFW. In addition, it should be noted that per MM-BIO-6 of the Final EIR,
the project will make every effort to avoid clearing vegetation from the site during the nesting
bird season (defined as February 15 to August 31), which overlaps with Crotch’s bumble bee
nesting period (February 1 through October 31). Although the potential for the species to
occur onsite is low, the Biological Resources Report has been updated to include measures
to minimize and/or mitigate potential impacts to Crotch’s bumble bee as described herein.

1-6 The comment states that the project may impact habitat for pocket mouse species, including
the Dulzura pocket mouse and/or northwestern San Diego pocket mouse, both “Special
Species of Concern” (SSC).

The Dulzura pocket mouse (Chaetodipus californicus femoralis) and northwestern San Diego
pocket mouse (Chaetodipus fallax fallax) have a low potential to occur within the project site,
as it is relatively small, isolated from larger undeveloped lands, and there was a notable lack
of small mammal burrows observed over the course of numerous site visits conducted
between 2021-2023. The project site is located within an urbanized setting surrounded by
commercial and residential development and has likely been long subject to adverse edge
effects, predation, and habitat fragmentation. Additionally, the site is bounded by North Las
Posas Road, West Mission Road, Armorlite Drive, and the Inland Rail Trail, which are busy,
well-traveled thoroughfares that can act as significant barriers to wildlife movement including
ingress and egress of the project site.

Additionally, although the site contains coastal sage scrub vegetation, the available habitat is
largely depauperate and shows evidence of anthropogenic disturbance and historic grading
activities. Furthermore, the closest CNDDB record of the Dulzura pocket mouse to the project
site is from 1961 in the present-day downtown Escondido area, approximately 6.75 miles to
the southeast. The closest record of the northwestern San Diego pocket mouse to the site
occurred in 1992 in the city of Carlsbad, approximately 4 miles to the southwest (CDFW
2025, Tremor et al. 2017). Therefore, there is a low potential for either species to occur as
the project site is not likely to support them, and therefore the project is not expected to
impact either species.
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1-7 The comment states that the City proposes mitigation ratios of 1:1 for Diegan coastal sage
scrub and 0.5:1 for non-native grassland, which are consistent with the ratios established in
the City’s Draft SAP; however, those ratios may not fully account for the ecological value and
functional loss of these habitats.

The project will implement the mitigation ratio of 1:1 for Diegan coastal sage scrub and 0.5:1
for non-native grassland as proposed by the Draft SAP (which was never formally adopted by
the City). There are no other additional mitigation ratios applicable to the project for these
species. Compliance with regulations is a common and reasonable mitigation measure. (See
e.g., Oakland Heritage Alliance v. City of Oakland (2011) 195 Cal.App.4th 884; Tracy First v.
City of Tracy (2009) 177 Cal.App.4th 912.) Therefore, ratios in compliance with the City’s
SAP is sufficient mitigation.

Considering the depauperate condition of the habitat on project site, the lack of sensitive
species on site, its location in an urbanized setting surrounded by commercial and
residential development, and the fact that the site has likely been long subject to adverse
edge effects, predation, and habitat fragmentation, the relatively limited ecological value and
function of the habitat on site does not warrant higher mitigation ratios than currently
proposed. Higher mitigation ratios, as proposed by CDFW, are unlikely to result in the desired
effects to ecological functions as identified in Comment 1-7.

1-8 The comment states that the Cumulative Impact Analysis in the Draft EIR is incomplete
because the Draft EIR does not disclose the project site it within a Vernal Pool Amendment
Area of the City’s Draft Subarea Plan, the EIR does not include Palomar Station as a
cumulative project.

Site-specific studies determined that the project site does not support vernal pool resources,
despite the area being located within a polygon that is identified as a Vernal Pool Major
Amendment Area identified in Table 2.3-5 of the City’s Draft Subarea Plan. Section 6.2 of
the project’s BTR (Dudek 2025) notes that the project site is identified as a Vernal Pool
Major Amendment Area. Additionally, this disclosure was also added to the Final EIR on page
3.3-5 of the Biological Resources section as a text edit to fully address the comment.

The Palomar Station project referenced in this comment is a mixed-use residential
development located adjacent to and south of the project site. The EIR for the project was
certified in 2007 (SCH No. 2003081116) and has been fully built out. Merkel & Associates
prepared a biological technical report for the Palomar Station project (dated December 23,
2005). The analysis concluded that the Palomar Station project would result in impacts to
sensitive habitats (Diegan coastal sage scrub, valley needlegrass grasslands, nonnative
grassland and Orcutt’s brodiaea) and could potentially impact sensitive species including
Migratory Bird Treaty Act protected species and San Diego Fairy Shrimp. Potential indirect
impacts and impacts to avian linkages were also identified. Mitigation was identified for all
impacts and appropriate permits were secured from the regulatory agencies.

CEQA Guidelines refer to a cumulative impact as the combination of the project’s impacts
with those of other projects causing “related impacts.” (CEQA Guidelines § 15130(a)(1).) The
key question in considering whether other projects should have been included in the EIR’s
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list of projects “is whether it was reasonable and practical to include the projects and
whether, without their inclusion, the severity and significance of the cumulative impacts were
reflected adequately.” (Kings County Farm Bureau v. City of Hanford (1990) 221 Cal.App.3d
692.) The Palomar Station project, while in close proximity, does not result in impacts that
are related to the project. (Citizens to Preserve the Ojai v County of Ventura (1985) 176
Cal.App.3d 421; Concerned Citizens of S. Cent. L.A. v. Los Angeles Unified Sch. Dist. (1994)
24 Cal.App.4th 826 [cumulative analysis is complete if it excludes projects that are only de
minimis contributor to related impacts].)

As discussed in response to comments 1-5 and 1-6, in terms of biological resources, the
potential for Crotch’s bumble bee and both pocket mouse species to occur on site is low due
to the site being located within an urbanized setting, surrounded by commercial and
residential development, and the fact that it has likely been long subject to adverse edge
effects, predation, and habitat fragmentation. Furthermore, the coastal sage scrub habitat is
depauperate, does not support sensitive species, and provides a relatively low ecological
value and function. The cumulative impact analysis for the project was complete.

19 The comment states that the Draft EIR indicates that Dudek conducted focused coastal
California gnatcatcher surveys between 2022-2023, which were negative. The U.S. Fish and
Wildlife Service (USFWS) typically requires updated surveys every two years for coastal
California gnatcatcher. Depending on project timing, updated surveys may be needed. CDFW
recommends further coordination with USFWS regarding coastal California gnatcatcher
surveys.

Mitigation measure MM-BIO-5 states that the removal of coastal sage scrub, a habitat for the
California gnatcatcher, from the project impact footprint shall only occur from September 1
through February 14 to avoid the gnatcatcher nesting season. Furthermore, MM-BIO-6 states
that if construction occurs during the nesting season, pre-construction surveys must be
conducted within 72 hours of construction-related activities. If nesting birds are detected by
the biologist, the following buffers shall be established: (1) no work within 300 feet of a non-
listed nesting migratory bird nest, and (2) no work within 500 feet of a listed bird or raptor
nest.

Because no coastal California gnatcatchers were detected during the protocol surveys
conducted in 2022/2023, combined with the implementation of MM-BIO-5 and MM-BIO-6,
no impacts are expected to occur to coastal California gnatcatchers.

1-10 This comment addresses mitigation measures MM-BIO-2c¢, which addresses biological
monitoring. The City has incorporated the edit requested in this comment, as shown in track
changes on page 3.3-22 of the Final EIR. The revised mitigation measure, in a track changes
format, is also provided below:

MM-BIO-2¢ Biological Monitor Requirements and Duties. A qualified biologist shall
be on site per the discretion of the City during initial clearing/grubbing
and during grading to ensure compliance with all project-imposed
mitigation measures. The biologist shall be available during pre-
construction and construction phases to review grading plans, address
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1-11

1-12

1-13

1-14

protection of potential biological resources, monitor ongoing work, and
maintain communications with the Project’s engineer to ensure that
any issues are appropriately and lawfully managed.

The qualified biological monitor shall also be responsible for the
following duties:

1. Periodically monitor the work area to ensure that work activities do
not generate excessive amounts of dust.

2. Halt work, if necessary, and confer with the U.S. Fish and Wildlife
Service, California Department of Fish and Wildlife, and City of San
Marcos to ensure the proper implementation of species and
habitat protection measures. The biologist shall report any
violation to USFWS and the City within 24 hours of its occurrence.

3. Submit a final report to the City within 60 days of Project
completion that includes the following:(1) as-built construction
drawings for grading with an overlay of any active nests; (2)
photographs of habitat areas during pre-construction and post-
construction conditions; and (3) other relevant summary
information documenting that authorized impacts were not
exceeded and that general compliance with the
avoidance/minimization provisions were achieved.

This comment addresses the biological resources conclusion of the Draft EIR and proposes
revisions. The City has incorporated the edits requested in this comment, as shown in track
changes on page 3.3-22 of the Final EIR. The revised text, in a track changes format, is also
provided below:

Based on the presence of suitable avian nesting habitat, pre-construction elearanece
surveys for nesting birds will wewld be conducted to ensure that no impacts on nesting
birds that are afforded protection under the MBTA or the Fish and Game Code occur
(see mitigation measures MM-BIO-1a and MM-BIO-1b). Mitigation measures MM-BIO-
1a and MM-BIO-1b require a preconstruction survey if construction is proposed during
the nesting season. If nesting birds are found, avoidance measures would be
implemented to minimize impacts. With the implementation of mitigation measures
MM-BIO-1a and MM-BIO-1b, direct impacts on nesting birds would be less than
significant.

This comment indicates CDFW and USFWS’s (Wildlife Agencies) interest in participating in the
implementation of mitigation measure MM-BIO-3. As this comment does not identify a specific
environmental concern, this comment is noted, and no additional response is warranted.

This comment addresses the CDFW recommended mitigation identified in the letter and the
preparation of a mitigation monitoring and reporting program (MMRP). The MMRP is included
in the Final EIR in Section 0.4. As this comment does not identify a specific environmental
concern, this comment is noted, and no additional response is warranted.

This comment addresses contribution of environmental data to the California Natural Diversity
Database (CNDDB). The project biologist will be responsible for submitting any required field
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1-15

1-16

1-17

1-18

1-19

survey results to the CNDDB. As this comment does not identify a specific environmental
concern, this comment is noted, and no additional response is warranted.

This comment addresses the CDFW filing fees. The project applicant will pay the applicable
filing fee at the time the Notice of Determination is filed with the County of San Diego
Recorder’s Office. As this comment does not identify a specific environmental concern, this
comment is noted, and no additional response is warranted.

This comment provides closing remarks. As this comment does not identify a specific
environmental concern, this comment is noted, and no additional response is warranted.

This comment provides a list of references. As this comment does not identify a specific
environmental concern, this comment is noted, and no additional response is warranted.

This comment provides a sample MMRP. The projects’ MMRP is included in Section 0.4 of this
document. As this comment does not identify a specific environmental concern, this comment
is noted, and no additional response is warranted.

This comment provides a map from the City of San Marcos Draft Subarea Plan, including Vernal
Pool Major Amendment areas. Please see response to comment 1-8, above.
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LETTER 2

STATE OF CALIFORMIA GAVIN NEWSOM, Govemor

PUBLIC UTILITIES COMMISSION —
220 WEST 4TH STREET, SUITE 500
L5 AMGELES, CA 70012

Febmary 3, 2025 ENVE 20250100007

Sean del Solac

City of San Marcos
4601 Civic Center Drive
San Marcos, CA 92069

Re:
Armorlite Lofrs SCH 2024020372 — Norce of Preparadon of a Draft EIR

Dear Sean del Sclac

The California Public Utilities Commission (Commission,CPUC) has urisdiction over rail crossings (crossings) in
California. CPUC ensures that crossings are safely designed, constructed, and maintained. The Comumission’s
Rail Crossings Enmineenng Branch (RCEB) 1s i receipt of the MNasice of Prebaration of @ Drgit EIR (INOP) for the
proposed Armorlite Lofts projects. The City of San Mareos (City) is the lead agency.

The Project Applicant proposes to construct a 5 story (4 stodes over podinm parking) mized-use buiding
consisting of 165 residential nnits with 5,600 square feet of gronnd floor commercial. The project is located
adjacent to the N Las Posas Road (CPUC No. 106E-114.78, DOT Ne. 027576G) at-grade crossing and Palomar
College Station Ped West (CPUC No. 106E-114.99-D. DOT No. 967087R) at-grade pedestrian crossing,

N\

J

The proposed project lies in the vicinity of active railroad tracks. In Anpust of 2002, RCED authorized a General
Order 85-B (GOE8-B) request from the City to widen the road at the N Los Posas Road crossing
(XREQ20020500018). At the time, it was not known that the neighboring parcel was planned for fature
residential / commercial development. Now, with a fitnre residential / commercial development being planned for
the neighboring parcel, peclestr.i;an and traffic improvements may be needed at N Los Posas Road to provide
greater safety benefits for finture increases in pedestrian and vehicular activity. As such, RCEB recommends that
the City review the existing conditions and implement any needed u.np.tovements either throngh a capital project
led by ﬂ.le City or a condition of approval for the developments adjacent to the crosang.

RCEB is available to dizcuss any potential safety impacts or concermns regarding the crossing and address any
questions from the City. _J

If you have any questions, please contact Howard Hmie at (415) 308-05333, or howaxd.huieﬁcpuc.ca.got

Sincerely,
Anh 'l'rm
Senior Unlities Engifieer (Supervisor)

Rail Cros sangs Engncering Branch
Rail Safety Division

CC: State Cleaninghouse, ] 1
Scott Shroyer, NCTD, sshroveri@nctd org
April Magnigad, NCTD, amagnizad(@nctd org
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Letter 2
California Public Utilities Commission

2-1 This comment provides opening remarks and describes the project and its location near an
at grade railroad and pedestrian crossing. This comment incorrectly described the notice
received as a Notice of Preparation (NOP). The most recent notice sent to the California
Public Utilities Commission (CPUC) was the Notice of Availability for the Draft EIR. The CPUC
did not provide a response during the NOP comment period. As this comment does not
identify a specific environmental concern, this comment is noted and no additional response
is warranted.

2-2 This comment states that improvements at North Los Posas Road crossing may be required
for safety due to the development adjacent to an active rail line. The project site would be fully
fenced and there would not be direct access to the rail corridor directly from the project site.

As discussed on page 2-4 and depicted in Figure 2-5 of the Draft EIR, fencing for the project
includes a mix of split face block and tubular steel fencing. Along the northern project boundary
(which is adjacent to the SPRINTER rail line) would be a 5-foot split face block wall. Along the
western and eastern project boundary 5-foot tubular steel fencing would be used. Pedestrians
wishing to access the Palomar College SPRINTER station would travel via Armorlite Drive, Las
Posas Road and then take the sidewalk from Las Posas Road to the station.

The Draft EIR did not identify any issues related to pedestrian safety and the rail line (see
Section 3.11, Transportation, of the EIR).
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LETTER 3

’ e San Diego County Archaeological Society, Inc.

e
L Environmental Review Committee
)

February 24, 2025

To: Mr. Sean del Solar, Senior Planner
Planning Division
City of San Marcos
1 Civic Center Drive
San Marcos, California 92069

Subject: Draft Environmental Impact Report
Armorlite Lofts
SP23-0001, GPA23-0002, R22-0001, SDP23-0003, CUP23-0002, EIR24-003

Dear Mr. del Solar:

I have reviewed the cultural resources aspects of the subject DEIR on behalf of this committee of
the San Diego County Archaeological Society.

Based on the information contained in the DEIR, we have the following comments:

1. Since the 1938 aerial photos which were inspected showed the parcel undeveloped, the
failure to inspect the 1928 aerial photos is likely of no consequence.

2. We agree with the cultural resources mitigation measures as specified. However, though the
possibility of encountering non-tribal cultural resources is remote, the mitigation measures
should be expanded to provide for them.

Thank you for this opportunity to respond as part of the City’s environmental process.
Sincerely,

jaimes W. Royle, Jr., Cha,a:erson

Environmental Review Committee

(oL ASM Affiliates
SDCAS President
File

P.O. Box 81106 San Diego, CA 92138-1106 (858) 538-0935
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Letter 3

San Diego County Archaeological Society

3-1 This comment addresses the historic aerial photographs that were reviewed for the project.
As this comment does not identify a specific environmental concern, this comment is noted,
and no additional response is warranted.

3-2 This comment addresses the potential for the project to encounter non-tribal cultural
resources and requests that the mitigation measures be expanded to included non-tribal
cultural resources. Mitigation measure MM-CR-1b details procedures for non-Native
American resources. However, based upon this comment, mitigation measure MM-TCR-1 has
been revised to note that all non-tribal artifacts collected by the archaeologist shall also be
subject to curation. The revised text, in a track changes format, is also provided below.

MM-TCR-1

Monitoring Agreement: Prior to the issuance of a Grading Permit, or ground
disturbing activities, the Applicant/Owner shall extend the invitation to enter into a
Monitoring Agreement with the Rincon Band of Luiseno Indians and the San Luis
Rey Band of Luiseno Indians (Tribes). The purpose of the Monitoring Agreement
shall be to formalize protocols and procedures between the Applicant/Owner and
the Tribes for the monitoring for Native American human remains, funerary objects,
cultural and/or religious landscapes, ceremonial items, traditional gathering
areas, and other tribal cultural resources. Such resources may be located within
and/or discovered during ground disturbing and/or construction activities for the
proposed project, including any additional culturally appropriate archaeological
studies, excavations, geotechnical investigations, grading, preparation for wet and
dry infrastructure, and other ground disturbing activities. In the event that either or
both tribes choose not to enter into an agreement or fail to respond to the offer,
the City shall allow construction to proceed without the Native American monitor(s)
as long as the offer was extended and documented.

Any project-specific Monitoring Plans and/or excavation plans prepared by the
project archaeologist shall include the Tribal requirements for protocols and
protection of tribal cultural resources that were agreed to during the tribal
consultation. The landowner shall relinquish ownership of all non-burial related
tribal cultural resources collected during construction monitoring and from any
previous archaeological studies or excavations on the project site to the Tribes for
proper treatment and disposition per the Monitoring Agreement, unless ordered to
do otherwise by responsible agency or court of competent jurisdiction. The
requirement and timing of such release of ownership, and the recipient thereof,
shall be reflected in the Monitoring Agreement. Additionally, all non-tribal artifacts
collected by the archaeologist shall also be subject to curation.
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LETTER 4

[He¥A¥\UE DRURY..» T 510.836.4200 1939 Harrison Street, Ste. 150 www.lozeaudrury.com
F 510.836.4205 Oakland, CA 94612 richard@lozeaudrury.com

RECEIVED
01/15/2025

CITY OF SAN MARCOS
PLANNING DIVISION

Via Iimail

January 15, 2025

Sean del Solar, Senior Planner
Planning Division

Development Services Department
City of San Marcos

1 Civic Center Drive

San Marcos, CA 92069
sdelsolar@san-marcos net

Re:  Comment on Draft Environmental Impact Report, Armorlite Lofts
Project (SCH 2024020372)

Dear Mr. Del Solar;

This comment is submitted on behalf of Supporters Alliance for Environmental
Responsibility (“SAFER”) regarding the Draft Environmental Impact Report (“DEIR”)
prepared for the Armorlite Lofts Project, which proposes the construction of a mixed-use
development consisting of 165 residential units, 5,600 square feet of ground-floor
commercial space, and a five-story podium parking structure, located at the cross streets of
Armorlite Drive and Las Posas Road on Assessor Parcel Numbers 219-162-62-00 in the City
of San Marcos (“Project”).

SAFER is concerned that the DEIR fails as an informational document and fails to
impose all feasible mitigation measures to reduce the Project’s impacts. SAFER requests
that the Development Services Department address these shortcomings in a revised draft
environmental impact report (“RDEIR”) and recirculate the RDEIR prior to considering
approvals for the Project.

SAFER reserves the right to supplement these comments during the administrative
process. Galante Vineyards v. Monterey Peninsula Water Management Dist., 60 Cal. App.
4th 1109, 1121 (1997).
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January 15,2025
Comment on Draft Environmental Impact Report, Armorlite Lofls Project

(SCH 2024020372)
Page 2 of 2
Sincerely.
Mok llniey
Richard Drury
Lozeau Drury LLP
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Letter 4
Lozeau Drury on behalf of Supporters Alliance for Environmental Responsibility (SAFER)

41

4-2

4-3

The comment provides an introduction to comments that follow and a summary of the
project description. The comment does not raise any specific issues related to the adequacy
of the Draft EIR.

The comment states that the Draft EIR fails as an informational document and fails to
implement all feasible mitigation measures to reduce the project’s impacts. The comment
does not raise any specific issues related to specific topics or mitigation measures in the
Draft EIR that they believe are not adequately addressed. As discussed in the Draft EIR, all
potentially significant impacts are mitigated to less-than-significant levels, and no further
mitigation is required. No further response is required because the comment does not raise
an issue related to the adequacy of any specific section or analysis of physical environmental
impacts in the Draft EIR. CEQA only requires an EIR be recirculated in a narrowly defined set
of circumstances; none of which have been triggered here. (Pub. Res. Code § 21092.1; CEQA
Guidelines § 15088.5.) Recirculation is not required if the new information merely clarifies,
amplifies, or makes insignificant modifications to an adequate EIR. (CEQA Guidelines

§ 15088.5(b); Southwest Reg’l Council of Carpenters v. City of Los Angeles (2022) 76
Cal.App.5th 1154, 1184.) The changes made to the Final EIR do not trigger recirculation
under CEQA.

The comment states that they reserve the right to supplement their comment during the
review of the Final EIR and at public hearings for the project. As this comment does not
identify a specific environmental concern, this commented is noted and no additional
response is warranted.
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0.4 MITIGATION MONITORING AND REPORTING
PROGRAM

INTRODUCTION AND SUMMARY

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

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

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

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

MITIGATION MATRIX

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

Impact

Mitigation Measure
Action

Timing
Responsibility

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

Armorlite Lofts Specific Plan Mitigation Monitoring and Reporting Program

Impact

Mitigation Measure

Action

Timing

Responsibility

BIOLOGICAL RESOURCES

BIO-1 Potential to

MM-BIO-1a Breeding Season Avoidance. To the extent feasible,

Avoid construction

For construction

Applicant/

impact avian species and |the applicant/developer shall only remove vegetation from the during bird breeding |activities
wildlife protected under |project impact footprint between September 1 through February |season but If proposed for the |Landowner, Project
the Migratory Bird Treaty |14 to avoid the bird breeding season. Further, to the maximum  |construction is period of Biologist,
Act and California Fish extent practicable, grading activities associated with proposed during the |February 15 Contractor.
and Game Code if tree construction of the project shall occur September 1 through breeding season, through August
removal, vegetation February 14 to avoid the breeding season. If project construction |conduct a pre- 31, conduct bird
removal, or other must occur during the breeding season, mitigation measure MM- |construction survey. |surveys within
construction activities BIO-1b shall be implemented. If nesting birds are  |seven days prior
occur during the nesting present, implement |to the start of
season. MM-BIO-1b Nesting Survey(s). Take of birds protected under buffer zone and construction

the Migratory Bird Treaty Act and California Fish and Game Code |avoidance measures. |activities.

shall be avoided during the nesting season. To avoid any direct

impacts on raptors and/or any migratory birds protected under

the Migratory Bird Treaty Act and California Fish and Game Code,

removal of habitat that supports active nests on the proposed If nesting birds are | For ground-

area of disturbance shall occur outside of the nesting season for |not detected during |disturbing

these species (February 15 through August 31, annually). If the preconstruction |activities

construction occurs during the nesting season, pre-construction |survey, no further between

nesting bird surveys must be conducted within 72 hours of mitigation is February 1

construction-related activities. If nesting birds are detected by  |required. through October

the biologist, the following buffers shall be established: (1) no 31, conduct

work within 300 feet of a non-listed nesting migratory bird nest, Crotch’s bumble

and (2) no work within 500 feet of a listed bird or raptor nest. ) bee surveys.

However, the biologist may reduce these buffer widths Avoid ground-

depending on site-specific conditions (e.g., the width and type of |disturbing act|V|t|¢?s

screening vegetation between the nest and proposed activity) or [during the Crotch’s

the existing ambient level of activity (e.g., existing level of human |Pumble bee nesting

activity within the buffer distance) in conjunction with period. If ground-

consultation with the City of San Marcos. If construction must | disturbing activities

take place within the recommended buffer widths above, the are propos,ed during

project applicant shall contact the City of San Marcos and the Crotch’s bumble

bee nesting period,
Armorlite Lofts Specific Plan April 2025
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Impact

Mitigation Measure

Action

Timing

Responsibility

wildlife agencies (United States Fish and Wildlife Service
[USFWS] and California Department of Fish and Wildlife [CDFW])
to determine the appropriate buffer.

Additionally, take of a state candidate species is prohibited
under the California Endangered Special Act (CESA). While
Crotch’s bumble bee has low potential to occur on site, the pre-
construction surveys for Crotch’s bumble bee shall be
conducted within the construction footprint prior to the start of
ground-disturbing activities occurring during the Crotch’s bumble
bee nesting period (February 1 through October 31). The survey
shall ensure that no nests for Crotch’s bumble bee are located
within the construction area. The pre-construction survey shall
include focused surveys, which shall be based on
recommendations described in the Survey Considerations for
California Endangered Species Act (CESA) Candidate Bumble
Bee Species, released by CDFW on June 6, 2023, or the most
current version of such guidelines at the time of construction.

The surveys shall be performed by a biologist with expertise in
surveying for bumble bees and include at least three (3) survey
passes that are not on sequential days or in the same week,
preferably spaced two (2) to four (4) weeks apart. Surveys may
occur between 1 hour after sunrise and 2 hours before sunset.
Surveys shall not be conducted during wet conditions (e.g.,
foggy, raining, or drizzling), and surveyors shall wait at least one
(1) hour following rain. Optimal surveys are when there are
sunny to partly sunny skies and a temperature greater than
60 °F. Surveys may be conducted earlier if other bees or
butterflies are flying. Surveys shall not be conducted when it is
windy (i.e., sustained winds greater than 8 miles per hour).
Within non-developed habitats, the biologist shall look for nest
resources suitable for bumble bee use. Ensuring that all nest
resources receive 100% visual coverage, the biologist shall
watch the nest resources for up to five (5) minutes, looking for
exiting or entering worker bumble bees. Worker bees should
arrive and exit an active nest site with frequency, such that their
presence would be apparent after five (5) minutes of

conduct surveys, per
the requirements of
the mitigation
measure.
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Impact

Mitigation Measure

Action

Timing

Responsibility

observation. If a bumble bee worker is detected, then a
representative shall be identified to species. Biologists should
be able to view several burrows at one (1) time to sufficiently
determine if bees are entering/exiting them, depending on their
proximity to one another. It is up to the discretion of the biologist
regarding the actual survey viewshed limits from the chosen
vantage point to determine which would provide 100% visual
coverage; this could include a 30- to 50-foot-wide area. If a nest
is suspected, the surveyor can block the entrance of the
possible nest with a sterile vial or jar until nest activity is
confirmed (no longer than 30 minutes).

Identification shall include trained biologists netting/capturing
the representative bumble bee in appropriate insect nets, per
the protocol in U.S. National Protocol Framework for the
Inventory and Monitoring of Bees. The bee shall be placed in a
clear container for observation and photographic
documentation, if able. The bee shall be photographed using a
macro lens from various angles to ensure recordation of key
identifying characteristics. If bumble bee-identifying
characteristics cannot be adequately captured in the container
due to movement, the container shall be placed in a cooler with
ice until the bumble bee becomes inactive (generally within 15
minutes). Once inert, the bumble bee shall be removed from the
container and placed on a white sheet of paper or card for
examination and photographic documentation. The bumble bee
shall be released into the same area from which it was captured
upon completion of identification. Based on implementation of
this method on a variety of other bumble bee species, they
become active shortly after removal from the cold environment,
so photography must be performed quickly.

If Crotch’s bumble bee nests are not detected, no further
mitigation is required. The mere presence of foraging Crotch’s
bumble bees shall not require implementation of additional
mitigation measures because they can forage up to 10
kilometers from their nests. If nest resources occupied by
Crotch’s bumble bee are detected within the project
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Impact

Mitigation Measure

Action

Timing

Responsibility

construction area, no construction activities shall occur within
100 feet of the nest, or as determined by a qualified biologist
through evaluation of topographic features or distribution of
floral resources. The nest resources shall be avoided for the
duration of the Crotch’s bumble bee nesting period (February 1
through October 31). Outside of the nesting season, it is
assumed that no live individuals would be present within the
nest because the daughter queens (gynes) usually leave by
September, and all other individuals (original queen, workers,
males) die. The gyne is highly mobile and can independently
disperse to outside of the construction footprint to surrounding
open space areas that support suitable hibernacula resources.

A written survey report shall be submitted to the City Planning
Division Director within 30 days of the last survey pass. The
report shall include survey methods, weather conditions, and
survey results, including a list of insect species observed and a
figure showing the locations of any Crotch’s bumble bee nest
sites or individuals observed. The survey report shall include the
qualifications/resumes of the surveyor(s) and approved
biologist(s) for identification of photo vouchers and a detailed
habitat assessment. If Crotch’s bumble bee nests are observed,
the survey report shall also include recommendations for
avoidance, and the location information shall be submitted to
the California Natural Diversity Database at the time of, or prior
to, submittal of the survey report.

If Crotch’s bumble bee is detected within the project site, the
project applicant/developer shall consult with CDFW regarding
the need to obtain an Incidental Take Permit. Any measures
determined to be necessary through the Incidental Take Permit
process to offset impacts to Crotch’s bumble bee may
supersede measures provided in this document.

In the event that an Incidental Take Permit is needed, mitigation
for direct impacts to Crotch’s bumble bee shall be fulfilled
through compensatory mitigation at a minimum 1:1 nesting
habitat replacement of equal or better functions and values to
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Impact

Mitigation Measure

Action

Timing

Responsibility

those impacted by the project, or as otherwise determined
through the Incidental Take Permit process. Mitigation shall be
accomplished through on-site preservation of suitable habitat
and/or in accordance with CDFW guidance for off-site locations.
The funding source shall be in the form of an endowment to help
the qualified natural lands management entity that is ultimately
selected to hold the conservation easement(s). The endowment
amount shall be established following the completion of a
project-specific Property Analysis Record to calculate the costs
of in-perpetuity land management. The Property Analysis Record
shall take into account all management activities required in the
Incidental Take Permit to fulfill the requirements of the
conservation easement.

BIO-2: The proposed
project has the potential
to result in indirect
impacts to sensitive
species due to dust,
trash, and accidental
transport of non-native
plant species into the
project site, and invasive
plant species, and noise
and lighting effects.

MM-BIO-2a Construction Best Management Practices. The
project applicant shall ensure that the following conditions are
implemented during project construction to minimize potential
environmental impacts due to project implementation:

1. Impacts from fugitive dust shall be avoided and
minimized through watering and other appropriate
measures consistent with the Construction General
Permit Order 2009-009-DWQ.

2. Employees shall strictly limit their activities, vehicles,
equipment, and construction materials to the project
site.

3. To avoid attracting predators, the project site shall be
kept clean of debris. All food-related trash items shall be
enclosed in sealed containers and regularly removed
from the site.

4. Pets of project personnel shall not be allowed on the
project site.

Biological monitoring
and implementation
of BMPs during
construction.

Review/approve
landscape plans.

Prior to and
during
construction.

Applicant/

Landowner, Project
Biologist,
Contractor.
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Impact

Mitigation Measure

Action

Timing

Responsibility

MM-BIO-2b Landscaping. The applicant shall ensure that
development landscaping habitat does not include exotic plant
species that may be invasive to native habitats in the region.
Exotic plant species not to be used include any species listed on
the California Invasive Plant Council’s “Invasive Plant Inventory”
List. In addition, landscaping should not use plants that require
intensive irrigation, fertilizers, or pesticides.

MM-BIO-2¢ Biological Monitor Requirements and Duties. A
qualified biologist shall be on site per the discretion of the City
during initial clearing/grubbing and during grading to ensure
compliance with all project-imposed mitigation measures. The
biologist shall be available during pre-construction and
construction phases to review grading plans, address protection
of potential biological resources, monitor ongoing work, and
maintain communications with the Project’s engineer to ensure
that any issues are appropriately and lawfully managed.

The qualified biological monitor shall also be responsible for the
following duties:

1. Periodically monitor the work area to ensure that work
activities do not generate excessive amounts of dust.

2. Halt work, if necessary, and confer with the USFWS,
CDFW, and City of San Marcos to ensure the proper
implementation of species and habitat protection
measures. The biologist shall report any violation to
USFWS and the City within 24 hours of its occurrence.

3. Submit a final report to the City within 60 days of project
completion that includes the following:(1) as-built
construction drawings for grading with an overlay of any
active nests; (2) photographs of habitat areas during
pre-construction and post-construction conditions; and
(3) other relevant summary information documenting
that authorized impacts were not exceeded and that

Armorlite Lofts Specific Plan
City of San Marcos

April 2025
Page 0.4-7




Impact

Mitigation Measure

Action

Timing

Responsibility

general compliance with the avoidance/minimization
provisions were achieved.

BIO-3 The proposed
project would impact
2.13 acres of Diegan
coastal sage scrub and
0.12 acres of non-native
grassland-broadleaf
dominated for a total of
2.25 acres of impact.

MM-BIO-3 Off-Site Mitigation. The permanent loss of 2.13 acres
of Diegan Coastal Sage Scrub will be mitigated at a minimum 1:1
ratio and the permanent loss of 0.12 acres of non-native
grassland will be mitigated at a minimum 0.5:1 ratio. The
amount of mitigation acreage required for non-native grassland
may be reduced if up-tiered (i.e., coastal sage scrub) habitat is
available for purchase. Section 5.2.1 of the Draft Subarea Plan
for San Marcos references the preferred order of mitigation to be
on-site mitigation, off-site acquisition, in-lieu fees, and mitigation
credits. Since on-site mitigation is not an option due to the
project design, the impacted 2.13 acres of Diegan coastal sage
scrub and 0.06 acres of non-native grassland will be mitigated
by the project applicant through off-site acquisition, in lieu fees,
a purchase of credits from Buena Creek Mitigation Bank or
another approved mitigation bank, or a combination thereof as
approved by the City’s Planning Division Director and wildlife
agencies prior to issuance of the grading permit.

Proof of off-site
acquisition, in-lieu
fees, purchase of
credits from
mitigation bank, or
combination thereof
submitted to the
Planning Division
Director.

Prior to issuance
of Grading
Permit.

Applicant/

Landowner, Project
Biologist.

CULTURAL RESOURCES

CR-1 Duetograding |MM-CR-1a Archaeological Monitoring: Prior to the issuance of a |Provide Prior to issuance |Applicant/
and ground disturbing Grading Permit or ground disturbing activities, the documentation that |of Grading Landowner,
activities, the proposed |Applicant/Owner or Grading Contractor shall provide written a qualified Permit and/or Archaeologist,

project may uncover
previously unidentified
archeological resources
associated with SDI-
5633 or may result in
previously unknown
archaeological resources
associated with other
time periods or cultures.

documentation (either as signed letters, contracts, or emails) to
the City’s Planning Division stating that a Qualified Archaeologist
has been retained at the Applicant/Owner or Grading
Contractor’s expense to monitor ground disturbing activities
associated with project construction.

The Qualified Archaeologist shall be invited to attend all
applicable pre-construction meetings with the General
Contractor and/or associated subcontractors to present the
construction monitoring program. The Qualified Archaeologist
shall be present on-site during grubbing, grading, trenching,
and/or other ground disturbing activities that occur in areas of

archaeologist has
been retained.

Archaeologist to
attend pre-
construction
meetings and
conduct monitoring
as described.

during all earth
moving and
ground
disturbing
activity.

Archaeologist
monitoring
report to be
provided prior to

Tribal Monitor(s),
Contractor.
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Impact Mitigation Measure Action Timing Responsibility
native soil or other permeable natural surfaces that have the the release of
potential to unearth any evidence of potential archaeological any grading
resources. In areas of artificial paving, the Qualified Provide bonds, or prior to

Archaeologist shall be present on-site during grubbing, grading,
trenching, and/or other ground disturbing activities that have the
potential to disturb more than six (6) inches below the original
pre-project ground surface to identify any evidence of potential
archaeological resources. No monitoring of fill material, existing
or imported, will be required if the General Contractor or
developer can provide documentation to the satisfaction of the
City that all fill materials being utilized at the site are either: 1)
from existing commercial (previously permitted) sources of
materials; or 2) are from private or other non-commercial
sources that have been determined to be absent of
archaeological resources by the Qualified Archaeologist.

The Qualified Archaeologist shall maintain ongoing collaborative
coordination with the Native American monitor(s) (mitigation
measure MM-TCR-1) during all ground disturbing activities. The
requirement for the construction monitoring program shall be
noted on all applicable construction documents, including
demolition plans, grading plans, etc. The Applicant/Owner or
Grading Contractor shall provide written notice to the Planning
Division, preferably through e-mail, of the start and end of all
ground disturbing activities.

Prior to the release of any grading bonds, or prior to the issuance
of any project Certificate of Occupancy, an archaeological
monitoring report, which describes the results, analysis, and
conclusions of the construction monitoring shall be submitted by
the Qualified Archaeologist, along with any Native American
monitor’s notes and comments received by the Qualified
Archaeologist, to the Planning Division Director for approval.
Once approved, a final copy of the archaeological monitoring
report shall be retained in a confidential City project file and may
be released, as a formal condition of Assembly Bill (AB) 52
consultation, to consulting Tribes. A final copy of the report, with
all confidential site records and appendices, will also be

archaeologist

monitoring report.

the issuance of
any project
Certificate of
Occupancy.
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Impact

Mitigation Measure

Action

Timing

Responsibility

submitted to the South Coastal Information Center after approval
by the City.

MM-CR-1b Unanticipated Discovery Procedures: The Qualified
Archaeologist may temporarily halt or divert ground disturbing
activities if previously unknown archaeological resources are
discovered during construction activities. Ground disturbing
activities shall be temporarily directed away from the area of
discovery for a reasonable amount of time to allow a
determination of the resource’s potential significance. If the
resource is determined to be associated with Native American
culture, it will be considered a tribal cultural resource and
subject to mitigation measures MM-TCR-4 and MM-TCR-5. Non-
Native American resources discovered during construction shall
follow the procedures below. If a discovery of a previously
unknown resource is determined to be both a tribal cultural
resource (subject to MM-TCR-4) and a potentially significant
archaeological resource that is associated with Native American
culture, then the Qualified Archaeologist, Tribes, Native American
monitors, and City shall coordinate on appropriate treatment.

Isolates and clearly non-significant archaeological resources (as
determined by the Qualified Archaeologist) will be minimally
documented in the field. All unearthed archaeological resources
will be collected, temporarily stored in a secure location until
analysis and documentation are complete. If a determination is
made that the archaeological resources are considered
potentially significant by the Qualified Archaeologist, then an
adequate artifact sample to address research avenues
previously identified for sites in the area will be collected using
professional archaeological collection methods.

In the event that curation of archaeological resources is required
by a superseding regulatory agency, curation shall be conducted
by an approved local facility within San Diego County and the
curation shall be guided by California State Historical Resources
Commission’s Guidelines for the Curation of Archaeological
Collections. The City shall provide the Applicant/Owner final

If potential cultural
resources are found,
halt ground
disturbance and
follow procedures
listed for discovery.

During all earth
moving and
ground
disturbing
activity.

Archaeologist,
Tribal Monitor(s),
Contractor, City
(Planning Division
Director).
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curation language and guidance on the project grading plans
prior to issuance of the grading permit, if applicable, during
project construction. The Applicant/Owner shall be responsible
for all repatriation and curation costs and provide to the City
written documentation from the curation facility that the curation
has been completed.

CR-2 Thereisa
potential for Project
construction activities to
disturb previously
unidentified human
remains on the Project
site.

MM-CR-2 Human Remains: As specified by California Health
and Safety Code Section 7050.5, if human remains, or remains
that are potentially human, are found on the project site during
ground disturbing activities or during archaeological work, the
person responsible for the excavation, or his or her authorized
representative, shall immediately notify the San Diego County
Medical Examiner’s Office by telephone. No further excavation or
disturbance of the discovery or any nearby area reasonably
suspected to overlie adjacent remains (as determined by the
Qualified Archaeologist and/or the TCA Native American monitor)
shall occur until the Medical Examiner has made the necessary
findings as to origin and disposition pursuant to Public
Resources Code Section 5097.98.

If such a discovery occurs, a temporary construction exclusion
zone shall be established surrounding the area of the discovery
so that the area would be protected (as determined by the
Qualified Archaeologist and/or the TCA Native American
monitor), and consultation and treatment could occur as
prescribed by law. As further defined by State law, the Medical
Examiner will determine within two (2) business days of being
notified if the remains are subject to their authority. If the
Medical Examiner recognizes the remains to be Native American,
and not under their jurisdiction, then they shall contact the
Native American Heritage Commission by telephone within 24
hours. The Native American Heritage Commission will make a
determination as to the Most Likely Descendent, who shall be
afforded 48 hours from the time access is granted to the
discovery site to make recommendations regarding culturally
appropriate treatment.

If human remains
are found, halt
ground disturbance
and follow
procedures listed for
discovery.

During all earth
moving and
ground
disturbing
activity.

Archaeologist,
Tribal Monitor(s).
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If suspected Native American remains are discovered, the
remains shall be kept in situ (in place) until after the Medical
Examiner makes its determination and notifications, and until
after the Most Likely Descendent is identified, at which time the
archaeological examination of the remains shall only occur on
site in the presence of the Most Likely Descendent. The specific
locations of Native American burials and reburials will be
proprietary and not disclosed to the general public. According to
California Health and Safety Code, six (6) or more human burials
at one location constitute a cemetery (Section 8100), and
disturbance of Native American cemeteries is a felony (Section
7052). In the event that the Applicant/Owner and the Most
Likely Descendant are in disagreement regarding the disposition
of the remains, State law will apply, and the mediation process
will occur with the NAHC. In the event that mediation is not
successful, the landowner shall rebury the remains at a location
free from future disturbance (see Public Resources Code
Sections 5097.98(e) and 5097.94(k)).

NOISE

N-1 Due to
temporary rock drilling
and blasting activities
during construction, the
proposed project has the
potential to create noise
levels in excess of the 75
dBA standard if rock
drilling equipment is
staged closer than 160
feet to an occupied noise
sensitive land use’s
property line

MM-N-1  Prior to issuance of a blasting permit, the project
applicant or contractor shall provide the final location of the
construction equipment, topography, and construction schedule
to the Planning Division. If the rock drill is shown to be located
within 160 feet from a sensitive land use’s property line, an
acoustical engineer shall prepare a noise assessment to
determine whether noise levels in excess of the 75 dBA standard
would occur during construction.

If the rock drilling and blasting noise assessment determines
noise levels at the affected property lines would exceed 75 dBA,
the acoustical engineer shall develop a mitigation plan to ensure
during rock drilling and blasting would be below 75 dBA at the
property line. Potential measures to reduce drilling and blasting
noise levels could include: 1) construction of a temporary noise
barrier of solid non-gaping material ranging from 8 to 12 feet in

Depending on final
location of rock drill,
prepare noise
assessment and if
necessary, mitigation
plan.

Implement identified
measures including
construction of
temporary noise
barriers as
necessary.

Prior to issuance
of a blasting
permit and
during rock
drilling.

Applicant/
Landowner,
Acoustical
Engineer,
Contractor, City
(Planning Division
Director).
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height along any property line where the impacts could occur; 2)

limits on usage of the equipment (amount of time used and/or

the location in respect to the property line) or other measures to

ensure the levels would be below 75 dBA. The mitigation plan

shall be submitted to the Planning Division and implemented by

the contractor.
N-2 Due to MM-N-2 Prior to issuance of a Conditional Use Permit for a rock |Depending on final |Prior to Applicant/
temporary rock crushing |crusher, the project applicant or contractor shall provide the final |location of rock issuance of a Landowner,
activities, the proposed |location and rock crusher type to the Planning Division. If the crusher, prepare Conditional Use |Acoustical
project has the potential |rock crusher is shown to be located within 210 feet of a multi- noise assessment Permit for a rock |Engineer,

to create noise levels in
excess of the applied
operational noise
standards for multi-
family residential (65
dBA Leq) and commercial
use (70 dBA Leq) if the
rock crusher is staged
within 210 feet of a
multi-family residential
use or within 160 feet of
a commercial use.

family residential use or within 160 feet of a commercials use
without shielding, an acoustical engineer shall prepare a noise
assessment to determine whether noise levels would be above
the applied threshold of 65 dBA Leq for multi-family residential
use and 70 dBA Leq for commercial use.

If the rock crushing noise assessment determines noise levels at
the affected property lines would exceed the standards, the
acoustical engineer shall develop a mitigation plan to reduced
noise levels to 65 dBA at any existing multi-family use and 70
dBA at an existing commercial use. Mitigation may include sound
barriers, sound absorbing materials and/or operational limits on
the crusher equipment’s usage. The mitigation plan shall be
submitted to the Planning Division and implemented by the
contractor.

and if necessary,
mitigation plan.

Implement identified
measures including
construction of
temporary noise
barriers as
necessary.

crusher and
during rock
crushing
activities.

Contractor, City
(Planning Division
Director).

Tribal Cultural Resources

TCR-1 As aresult of MM-TCR-1 Monitoring Agreement: Prior to the issuance of a Extend invitation and |Prior to issuance |Applicant/
tribal consultation, the Grading Permit, or ground disturbing activities, the if accepted, enter of a Grading Landowner, Tribal
City has determined that |Applicant/Owner shall extend the invitation to enter into a into a Monitoring Permit or Representative(s),
construction of the Monitoring Agreement with the Rincon Band of Luiseno Indians |Agreement between |commencement |Tribal Monitor(s),
proposed project has the |and the San Luis Rey Band of Luiseno Indians (Tribes). The Applicant/Owner and | of Archaeologist,
potential to cause a purpose of the Monitoring Agreement shall be to formalize Tribes.
substantial adverse protocols and procedures between the Applicant/Owner and the ground
change to a tribal cultural | Tribes for the monitoring for Native American human remains, disturbing
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resource that is eligible

for inclusion in the

California Register of
Historical Resources.

funerary objects, cultural and/or religious landscapes,
ceremonial items, traditional gathering areas, and other tribal
cultural resources. Such resources may be located within and/or
discovered during ground disturbing and/or construction
activities for the proposed project, including any additional
culturally appropriate archaeological studies, excavations,
geotechnical investigations, grading, preparation for wet and dry
infrastructure, and other ground disturbing activities. In the
event that either or both tribes choose not to enter into an
agreement or fail to respond to the offer, the City shall allow
construction to proceed without the Native American monitor(s)
as long as the offer was extended and documented.

Any project-specific Monitoring Plans and/or excavation plans
prepared by the project archaeologist shall include the Tribal
requirements for protocols and protection of tribal cultural
resources that were agreed to during the tribal consultation. The
landowner shall relinquish ownership of all non-burial related
tribal cultural resources collected during construction monitoring
and from any previous archaeological studies or excavations on
the project site to the Tribes for proper treatment and disposition
per the Monitoring Agreement, unless ordered to do otherwise by
responsible agency or court of competent jurisdiction. The
requirement and timing of such release of ownership, and the
recipient thereof, shall be reflected in the Monitoring Agreement.
Additionally, all non-tribal artifacts collected by the archaeologist
shall also be subject to curation.

activities and
during all earth
moving and
ground
disturbing
activities.

MM-TCR-2 Controlled Grading. The area illustrated on the
confidential exhibit attached to the grading plans shall be
subject to controlled grading. Under the observation of a tribal
monitor and qualified archaeologist, the contractor shall use
either a small piece of equipment or observe the removal of soil
by a backhoe equipped with a flat-edge bucket to excavate soil
using shallow cuts made in approximately one-foot lifts. The
grading equipment will push the shallow cuts of soil to the
outside of the cultural deposit area and random samples may be
screened to ensure adequate detection of any cultural materials

Controlled grading
under observation of
tribal monitor(s) and
archaeologist.

During
grading/earth
disturbing
activities in area
illustrated on
confidential
exhibit attached
to grading plans.

Applicant/
Landowner, Tribal
Monitor(s),
Archaeologist,
Contractor.
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that may be present. In the event that cultural materials or
human remains are exposed, the procedures for unanticipated
discoveries in mitigation measure MM-TCR-4 shall apply.
Controlled grading shall continue to a depth of 30 centimeters
below the depth of any recorded artifacts, suggesting an end to
the potential for cultural deposits, or when restrictive layers or
non-cultural formational soils are encountered that predate any
human occupation of this location, as determined by the
qualified professional archaeologist, in consultation with the
tribal monitor. Once the identified depth has been reached, the
controlled grading process will be terminated and mass grading
may proceed, subject to review and approval by the City.

MM-TCR-3 Construction Monitoring: Prior to the issuance of a
Grading Permit or ground disturbing activities, the
Applicant/Owner or Grading Contractor shall provide written
documentation (either as signed letters, contracts, or emails) to
the City’s Planning Division stating that the Rincon Band and San
Luis Rey Band have been retained at the Applicant/Owner or
Grading Contractor’s expense to implement the construction
monitoring program, as described in the Monitoring Agreement.
Native American monitoring shall include one (1) monitor from
the Rincon Band of Luiseno Indians and one (1) monitor from the
San Luis Rey Band of Luiseno Indians simultaneously. In the
event that either tribe chooses not to enter into an agreement or
fails to respond to the offer, the City shall allow construction to
proceed without the Native American monitor(s) as long as the
offer was extended and documented.

The monitors shall be provided at least 72 hours’ notice of the
initiation of construction and be kept reasonably apprised of
changes to the construction schedule. In the event that a
monitor is not present at the scheduled time, work can continue
without the monitor present, as long as the notice was given and
documented.

Native American monitors shall be invited to attend all applicable
pre-construction meetings with the General Contractor and/or

Provide
documentation that
Tribal Monitor(s)

have been retained.

Tribal Monitor(s) to
attend pre-
construction
meetings and
conduct monitoring
as described.

Prior to issuance
of Grading
Permit and/or
during all earth
moving and
ground
disturbing
activity.

Applicant/
Landowner, Tribal
Monitor(s),
Archaeologist,
Contractor.
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associated subcontractors to present the construction
monitoring program. The Native American monitors shall be
present on-site during grubbing, grading, trenching, and/or other
ground disturbing activities that occur in areas of native soil or
other permeable natural surfaces that have the potential to
unearth any evidence of potential archaeological resources or
tribal cultural resources. In areas of artificial paving, the Native
American monitors shall be present on-site during grubbing,
grading, trenching, and/or other ground disturbing activities that
have the potential to disturb the original pre-project ground
surface to identify any evidence of potential tribal cultural
resources. No monitoring of fill material, existing or imported, will
be required if the General Contractor or developer can provide
documentation to the satisfaction of the City that all fill materials
being utilized at the site are either: 1) from existing commercial
(previously permitted) sources of materials; or 2) are from
private or other non-commercial sources that have been
determined to be absent of tribal cultural resources by the
Native American monitors.

The Qualified Archaeologist (mitigation measure MM-CR-1a) and
Native American monitors shall maintain ongoing collaborative
coordination with one another during all ground disturbing
activities. The requirement for the construction monitoring
program shall be noted on all applicable construction
documents, including demolition plans, grading plans, etc. The
Applicant/Owner or Grading Contractor shall provide written
notice to the Planning Division and the Tribes, preferably through
e-mail, of the start and end of all ground disturbing activities.

MM-TCR-4 Unanticipated Discovery Procedures: Native

If potential tribal

During all earth

Tribal Monitor(s),

City of San Marcos

Page 0.4-16

American monitors may temporarily halt or divert ground cultural resources moving and Archaeologist,
disturbing activities if previously unknown tribal cultural are found, halt ground Contractor, City
resources are discovered during construction activities. Ground |ground disturbance |disturbing (Planning Division
disturbing activities shall be temporarily directed away from the |and follow activity. Director).
area of discovery for a reasonable amount of time to allow a procedures listed for
determination of the resource’s potential significance. If the discovery.
resource is determined to be not associated with Native
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American culture, it will be subject to mitigation measure MM-
CR-1b. Native American tribal cultural resources discovered
during construction shall follow the procedures below. If a
discovery of a previously unknown resource is determined to be
both a tribal cultural resource and a potentially significant
archaeological resource that is associated with Native American
culture (subject to mitigation measure MM-CR-1b), then the
Qualified Archaeologist, Tribes, monitors, and City shall
coordinate on appropriate treatment.

All unearthed tribal cultural resources will be collected,
temporarily stored in a secure location, and repatriated
according to the consulting tribes, unless ordered to do
otherwise by responsible agency or court of competent
jurisdiction.

If a determination is made that the tribal cultural resources are
considered potentially significant by the Tribe and the Native
American monitor, then the City and the Tribe shall determine, in
consultation with the Applicant/Owner, the culturally appropriate
treatment of those resources.

All sacred sites and significant tribal cultural resources
encountered within the project area shall be avoided and
preserved as the preferred mitigation. If avoidance of the
resource is determined to be infeasible by the City as the Lead
Agency (as defined by the California Environmental Quality Act
[CEQA]), then the City shall require additional culturally
appropriate mitigation to address the negative impact to the
resource. The Tribe shall be notified and consulted regarding the
determination and implementation of culturally appropriate
mitigation. Any cultural materials that cannot be avoided or
preserved in place as the preferred mitigation shall be
temporarily stored in a secure location on site and repatriated
according to the terms of the Monitoring Agreement, unless
ordered to do otherwise by responsible agency or court of
competent jurisdiction. The removal of any artifacts from the
project site will be inventoried with oversight by the Native
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American monitor. Any testing, taking of photos or 3D prints are
prohibited, unless all monitoring tribes give prior written
approval.

MM-TCR-5 Human Remains: As specified by California Health
and Safety Code Section 7050.5, if human remains, or remains
that are potentially human, are found on the project site during
ground disturbing activities or during archaeological work, the
person responsible for the excavation, or his or her authorized
representative, shall immediately notify the San Diego County
Medical Examiner’s Office by telephone. The procedures in
mitigation measure MM-CR-2 shall apply.

If human remains
are found, halt
ground disturbance
and follow
procedures listed for
discovery.

During all earth
moving and
ground
disturbing
activity.

Native American
Monitor(s),
Archaeologist,

MM-TCR-6 Reburial: Prior to the approval of grading plans, the

Designate a reburial

Prior to approval

Applicant/Land

Applicant shall designate a reburial location onsite and note the |[location on grading |of grading plans, |Owner, Tribal
location as excluded from construction-related activity on grading |plan to be excluded |and prior to Monitor(s),
plans. The reburial location shall be used to rebury any cultural |from construction- issuance of Archaeologist, City
materials encountered during monitoring, and to rebury existing |related activities. Certificate of (Planning Division
collections from the previous data recovery effort. Following the Occupancy. Director).
completion of all ground disturbing activity and reburial of all
materials and before the issuance of a Certificate of Occupancy,
the Applicant shall file a deed restriction on the parcel that Bury new and/or
protects the reburial location from future disturbance and existing cultural
provide a copy to the City. The exhibit for the deed restriction and |résources in this
purpose of it shall be kept confidential and out of the public location.
record.

File deed restriction

on parcel to protect

reburial location

from future

disturbance.
MM-TCR-7 Access Agreement and Management Policy: Prior to |Extend offer to Prior to the Applicant/ Land

the issuance of a Certificate of Occupancy, the Applicant/Owner
shall extend a written offer to each consulting tribe to enter into
an access agreement, which is binding on successors and heirs

Tribe(s) and if
accepted prepare
access agreement

issuance of a

Owner, Tribal
Representative(s),
Tribal Monitor(s),
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to the property, that allows for legal access to visit the reburial
location after construction is completed. If more than one tribe
elects to enter into an access agreement, each tribe shall have
its own agreement. In the event that one (1) or more consulting
tribe does not respond to the offer within 30 days of receipt,
then the City will deem this mitigation measure satisfied
provided that the offer was extended and documented in
accordance with this measure. Management of the reburial area
is to include the development of a revegetation plan in
consultation with the consulting tribes, including notification
process for proposed maintenance of the reburial area.

(s) for future visits to
the site’s reburial
location after
construction.

Develop and include
revegetation plan.

Certificate of
Occupancy.

City (Planning
Division Director).

MM-TCR-8 Native Vegetation: Prior to clearing and grubbing of
vegetation in the project area, a qualified professional botanist
shall flag the presence of white sage for transplanting into the
landscaping or offsite. In the event that transplanting is
determined infeasible by the botanist, in their professional
judgement, the Applicant/Owner shall ensure that native white
sage is included in the landscaping plan for the project.

Flag presence of
white sage for
transplanting into
landscaping; Include
white sage in
Landscaping Plan.

Prior to clearing
and grubbing of
vegetation in the
project area and
prior to final
approval of
landscape plan.

Qualified botanist,
Tribal Monitor(s),
Applicant/ Land
Owner, Contractor.

MM-TCR-9 Land Acknowledgement Statement: The
Applicant/Owner shall develop and post a Land
Acknowledgement Statement inside a common area of the
development. The statement shall be developed in coordination
with Tribes and address the acknowledgement that the project is
on the ancestral lands of culturally affiliated tribes that have
been the original and ongoing stewards of the land. In the event
that consulting tribes do not respond to the offer within 30 days
of receipt, then the City will deem this mitigation measure
satisfied provided that the offer was extended and documented
in accordance with this measure. The location of the Land
Acknowledgement Statement shall be noted on elevation and/or
plan view drawings for the common area of the development.

Develop and post
Land
Acknowledgement
Statement inside
common area of
development. Note
statement on
elevation and/or
plan view drawings.

Prior to approval
of elevation
and/or plan view
drawings.

Applicant/ Land
Owner, City
(Planning Division
Director).

MM-TCR-10 Project-Specific Ethnographic Synthesis: The
Applicant/Owner shall fund the preparation of a project-specific
ethnographic synthesis, not to exceed what is described in the

Extend written offer
and if accepted
prepare

No later than 30
days after the

Applicant/ Land
Owner, Tribal
Representative(s).
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confidential proposal provided by the Rincon Band of Luiseno
Indians dated August 27, 2024. No later than 30 days after the
final project approval, the Applicant/Owner shall extend a written
offer to the Rincon Band of Luiseno Indians to enter into an
agreement with their ethnographer to conduct and prepare the
ethnographic synthesis in accordance with the aforementioned
proposal. In the event of a dispute between the parties in
entering into the agreement for the ethnographic synthesis, and
after a good faith and reasonable effort, the City shall serve as
the final arbiter. The City will determine the scope and content of
an ethnographic synthesis in that event.

The synthesis will draw from oral histories, elder knowledge, and
other sources of confidential Indigenous knowledge that relate to
the tribal cultural resource affected by the proposed project. The
ethnographer shall be afforded up to 90 days following funding
of the ethnography to carry out any field visits with appropriate
tribal representatives. After 90 days, or sooner if the
ethnographer completed its field studies, the Applicant/Owner
shall be permitted to proceed with ground disturbing activities
and construction of the project while non-field-based data
gathering, such as ethnographic interviews of informants and
review of tribal documents, is being carried out. Upon
completion, a public (redacted) version of the ethnographic
synthesis shall be submitted to the California Historical
Resources Information System and the City. The final non-
redacted study shall belong to the Rincon Band of Luiseno
Indians.

ethnographic
synthesis. Submit
public (redacted)
version of the
ethnographic
synthesis to the
California Historical
Resources
Information System
and the City.

final Project
approval

City (Planning
Division Director).
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Table 0.4-2. Design Considerations for the Project

Aesthetics

¢ Implementation of the Landscape Plan to provide a cohesive and visually appealing planting
scheme.

e Compliance with the City of San Marcos Street Lighting Standards and Specifications and San
Marcos Municipal Code Title 20, Section 20.300.080, Light and Glare Standards.

Air Quality

o Compliance with San Diego Air Pollution Control District (SDACPD) Rule 55 - Fugitive Dust.

e In accordance with SDAPCD Rule 67.0 (Architectural Coatings), the project would utilize low-
volatile organic compound (VOC) paint that does not exceed 100 grams of VOC per liter for
interior surfaces and 150 grams of VOC per liter for exterior surfaces.

e Heavy diesel construction equipment shall be rated Tier IV or better.

e Blasting activities would be limited as follows: 1) blasts would be limited to once per day; blasts
are limited to six tons of ammonium nitrate for any given blast operation; and the blast area
would be limited to 20,000 s.f. (100-foot X 200-foot area).

Biological Resources

o The applicant/developer/property owner shall pay Public Facility Fees, a portion of which go
towards City-wide habitat conservation efforts.

Energy

e Ensure proper maintenance of all construction equipment per manufacturer recommendations.

e Comply with the California Air Resources Board (CARB)’s Airborne Toxics Control Measure,
which restricts heavy-duty diesel vehicle idling time to 5 minutes.

e Installation of rooftop solar photovoltaic consistent with Title 24.

Greenhouse Gas Emissions

e Provision of 13 Level 2 EV charging stations.
e Provision of 25 EV capable and 62 EV ready parking spaces in the community parking area.

e To meet the requirements of Reduced Parking Near Transit (Measure T-12) in the City’s CAP:
the project would provide 247 spaces for residential use (69 garage standard spaces, 102
garage tandem spaces, 18 tuck under spaces and 58 open spaces) and 17 spaces for the
commercial uses. Commercial parking requirements would be met by providing 7 open parking
spaces, and 10 of the residential open spaces would be available for commercial use from 9:00
AM to 5:00 PM to meet the required 17 spaces.

e |[nstallation of rooftop solar photovoltaic consistent with Title 24 and the CAP compliance
checklist.

e Provision of bicycle racks.
e Provision of pedestrian connection between the proposed building to Armorlite Drive.

e The property manager shall provide transit information to the owners and make a good faith
effort in offering transit fare subsidies to residents and businesses.

e Designated parking for EV, carpool, vanpool, and/or park-and-ride spaces on site.
e Provision of a workspace in the community room for telecommuting employees.
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e Compliance with the City’s Model Water Efficient Landscape Ordinance and Municipal Code,
Title 20.

e Installation of electric (rather than natural gas) tank water heaters.
o None of the units shall have fireplaces.
e Planting of shade trees.

Hazards

e Future residents shall be notified of potential annoyances commonly associated with proximity
to airports (e.g., noise, vibrations, and overflights) through the recording of overflight notification
documents as outlined in the McClellan-Palomar Airport Land Use Compatibility Plan and
Chapter 20.265 of the City’s Municipal Code.

Noise

e Grading, excavation, and other earth moving activities shall occur between 7:00 AM and 6:00
PM, Monday through Friday and between 8:00 AM and 5:00 PM on Saturdays. No grading,
excavation and other earth moving activities shall occur on Sunday or City holidays in
accordance with the City’s Municipal Code, Sections 10.24.200 and 17.080.00.

e Compliance with Municipal Code Section 17.60.060 (Blasting Operations Procedures).

o All equipment shall be properly fitted with mufflers and all staging and maintenance shall be
conducted as far away from the existing residences as possible to reduce construction noise.

e The residential units with direct line-of-site to W. Mission Road and Las Posas Road shall have
enhanced balcony and patio shielding consisting of 3.5-foot barriers. The barriers shall be
constructed of a non-gapping material consisting of masonry, % inch thick glass, earthen berm,
or any combination of these materials.

e Parapet walls shall be constructed to shield rooftop HVAC units.

e To ensure compliance with California Code of Regulations (CCR) Title 24, a final noise
assessment is required prior to the issuance of the first building permit to identify the interior
noise requirements based upon architectural and building plans. Interior noise levels of 45 dBA
CNEL can be obtained with conventional building construction methods and providing a closed
window condition requiring a means of mechanical ventilation (e.g., air conditioning) and
upgraded windows for all sensitive rooms (e.g., bedrooms and living spaces).

Public Services - Fire Protection, Police Protection and Schools

e The applicant/developer/property owner shall submit an executed version of petition to annex
into and establish, with respect to the property, the special taxes levied by the following
Community Facility District: CFD 2001-01 (Fire and Paramedic).

e The applicant/developer/property owner shall submit an executed version of petition to annex
into and establish, with respect to the property, the special taxes levied by the following
Community Facility District: CFD 98-01 (Police).

e The applicant shall pay the San Marcos Unified School District developer fees that are in effect
at the time of building permit issuance. The current residential fee is $5.17 per square foot and
the current commercial fee is $0.84 per square foot.

Transportation (Vehicle Miles Traveled)

e The applicant/developer/property owner shall submit an executed version of petition to annex
into and establish, with respect to the property, the special taxes levied by the following
Community Facility District: CFD 2011-01 (Congestion Management).
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Utilities and Service Systems

o The applicant shall pay applicable Water and Wastewater Capital Facility Fees to Vallecitos
Water District per Ordinances Nos. 175 and 176.
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Armorlite Lofts

Summary

SCH Number
2024020372

Lead Agency
City of San Marcos

Document Title
Armorlite Lofts

Document Type
EIR - Draft EIR

Received
1/8/2025

Present Land Use
The project site is undeveloped. The project site has a General Plan Designation of PI (Public Institutional)
and the Zoning on the project site is Public-Institutional (P-1).

Document Description

The project involves the development of an approximately 2.44-acre vacant parcel on Armorlite Drive with a
mixed-use development comprising 165 residential units and 5,600 square feet of ground-floor commercial
space. The project includes 15% affordable units designated for very low-income households {30% to 50%
of the Area Median Income or AMI) and approximately 20,200 square feet of common open space.
Recreational amenities will include a dog park, game and yoga areas, and an indoor/outdoor lounge that
connects to a pool area and rooftop deck. The proposed building will be a five-story structure {four stories
over podium parking) featuring a contemporary architectural style consistent with other recent mixed-use
developments in the vicinity.

Contact Information
Name
Sean del Solar

Agency Name
City of San Marcos

Job Title
Senior Planner

hittps:/fceqanet.opr.ca.gow2024020372/2 15
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224725 222 PM Amorlite Lofts
Contact Types
Lead/Public Agency

Address

1 Civic Center Drive
San Ma CA 92069

Phone

(760) 744-1050 ext. 3223

Email

[ sdelsolar@san-marcos.net ]

Name
Sophia Habl Mitchell

Agency Name
Sophia Mitchell & Associates

Job Title

Principal

Contact Types
Consulting Firm

Address

Phone

(858) 243-0843

Email

sophia@mitchellplanning.net ]

Name
Dan Tate

Agency Name

Avenue Development Partners

Joh Title
Partner

Contact Types
Project Applicant

Address

(619) 981-0579

Email

hitps:/fceqanet.opr.ca.gow2024020372/2 25
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dan@avenuesecured.com

Locaticn

Coordinates

[ 33°8'48.89"N 117°11'17.67"W

Cities
San Marcos

Counties
San Diego

Regions
Southern California

Cross Streets
Armorlite Drive/Las Posas Road

Zip
92069

Total Acres
2.44

Parcel #
219-162-62-00

State Highways
SR-78

Railways
NCTD SPRINTER

Airports
n/a

Schools
La Mirada Academy, Leichtag Elementary

Waterways
San Marcos Creek

Township
125

Range
3w

Section
unsect

Base
San Bern
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Amorlite Lofts

Notice of Completion

Attachme

State Review Period Start
1/10/2025

State Review Period End
2/24/2025

State Reviewing Agencies

California Air Resources Board {ARB), California Department of Conservation (DOC), California Department
of Fish and wildlife, South Coast Region 5 (CDFW), California Department of Housing and Community
Development {HCD), California Department of Parks and Recreation, California Department of Toxic
Substances Control (DTSC), California Department of Transportation, District 11 (DOT), California
Department of Water Resources (DWR), California Highway Patrol (CHP), California Native American Heritage
Commission (NAHC), California Natural Resources Agency, California Regional Water Quality Control Board,
San Diego Region 9 (RWQCB), Cffice of Historic Preservation, State Water Resources Control Board, Division
of Drinking Water, State Water Resources Control Board, Division of Drinking Water, District 14, State Water
Resources Control Board, Division of Drinking Water, District 26, California Public Utilities Commission
(CPUC)

State Reviewing Agency Comments
California Public Utilities Commission (CPUC)

Development Types
Residential (Units 165, Acres 2.44), Commercial (Sq. Ft. 5600, Acres .2, Employees 4)

Local Actions
General Plan Amendment, Specific Plan, Site Plan, Rezone, Use Permit

Project Issues

Aesthetics, Air Quality, Biological Resources, Cultural Resources, Cumulative Effects, Geology/Soils, Growth
Inducement, Hazards & Hazardous Materials, Hydrology/Water Quality, Land Use/Planning, Noise,
Population/Housing, Public Services, Recreation, Schools/Universities, Sewer Capacity, Transportation,
Vegetation

Public Review Period Start
1/10/2025

Public Review Period End

2/24/2025

nts

Draft Environmental Document [Draft IS, NOI_NOA_Public notices, OPR Summary Form, Appx,]

[ [ |

1 | | ]
| | : ]

[ I | ]

[ I |

\ I
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Notice of Completion [NOC] Transmittal form

State Comment Letters [Comments from State Reviewing Agency(ies)]

== e [ |

Disclaimer: The Governor’s Office of Land Use and Climate Innovation (LCI) accepts no responsibility for the
content or accessibility of these documents. To obtain an attachment in a different format, please contact
the lead agency at the contact information listed above. For more information, please visit LCI’s Accessibility
Site.
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1.0 Summary

1.0 Project Summary

The applicant, Las Posas Ventures LLC, is proposing to develop 165 apartment units, 5,600 square
feet (s.f.) of commercial use and associated common and private open space on a 2.44 acre site
located on Armorlite Drive in the City of San Marcos.

The project applicant is requesting the following discretionary approvals from the City to allow for
development of the proposed project:

e Specific Plan (SP23-0001) - The Specific Plan establishes the development rules and
regulations of all land uses within the project site. Upon adoption of the Specific Plan by the
City, all development within the project site must conform to the regulations of the Specific
Plan. The Specific Plan would be required to be reviewed and approved concurrently with the
Multi-Family Site Development Plan application.

¢ General Plan Amendment (GPA23-0002) - A General Plan Amendment would be required to
change the existing Public/Institutional (Pl) designation to Specific Plan Area (SPA).

o Rezone (R22-0001) - A rezone would be required to change the existing Public-Institutional (P-
[) zoning to Specific Plan Area (SPA).

e Site Development Plan (SDP23-0003) - The Site Development Plan approval would be required
to construct 165 apartment units and 5,600 s.f. of commercial and address the details of the
architectural style, building elevation, fencing, landscaping, among other criteria, within the
development.

e Conditional Use Permit (CUP23-0002) - Conditional Use Permit approval would be required for
potential use of a temporary rock crusher.

1.1 Summary of Significant Effects/Mitigation

Table 1-1 provides a summary of potentially significant environmental impacts resulting from the
project, mitigation measures identified to reduce and/or avoid the environmental effects, and a
determination of the level of significance of each impact following implementation of the identified
mitigation measures. The analysis shows that, with implementation of mitigation measures, all project
impacts will be mitigated to below a level of significance. Detailed analyses of significant
environmental effects and mitigation are provided in Chapter 3 of this Environmental Impact Report
(EIR).

In addition to mitigation measures, regulatory standards for grading, construction, and environmental
protection have been incorporated into the project design to reduce adverse environmental effects.
These include, but are not limited to, grading design and earthwork specifications, erosion control
measures, Best Management Practices for pollutant control during construction, and biofiltration
basins to handle and treat runoff.

The mitigation measures listed in Table 1-1 will reduce impacts related to biological resources, cultural
resources, noise, and tribal cultural resources to below a level of significance.

Armorlite Lofts Specific Plan Draft EIR January 2025
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1.0 Executive Summary

Table 1-1. Summary of Potentially Significant Environmental Impacts

Impact

Mitigation Measures

Level of Significance After
Mitigation

Biological Resources

BIO-1: Potential to impact avian species
protected under the Migratory Bird
Treaty Act and California Fish and Game
Code 3503.5 and other wildlife if tree
removal, vegetation removal, or other
construction activities occur during the
nesting season.

Implementation of MM-BIO-1a and
MM-BIO-1b, refer to Section 3.3.6

Less than significant

BIO-2: The proposed project has the
potential to result in indirect impacts to
sensitive species due to dust, trash, and
accidental transport of non-native plant
species into the project site, and
invasive plant species, and noise and
lighting effects.

Implementation of MM-BIO-2a,
MM-BIO-2b and MM-BIO-2c¢, refer to
Section 3.3.6

Less than significant

BIO-3: The proposed project would
impact 2.13 acres of Diegan coastal
sage scrub and 0.12 acres of non-native
grassland-broadleaf dominated for a
total of 2.25 acres of impact.

Implementation of MM-BIO-3, refer to
Section 3.3.6

Less than significant

Cultural Resources

CR-1: Due to grading and ground
disturbing activities, the proposed
project may uncover previously
unidentified archeological resources
associated with SDI-5633 or may result
in previously unknown archaeological
resources associated with other time
periods or cultures.

Implementation of MM-CR-1a and
CR-1b, refer to Section 3.4.6

Less than significant

CR:2 There is a potential for project
construction activities to disturb
previously unidentified human remains
on the project site.

Implementation of MM-CR-2, refer to
Section 3.4.6

Less than significant

Noise

N-1: Due to temporary rock drilling and
blasting activities during construction,
the proposed project has the potential to
create noise levels in excess of the 75
dBA standard if rock drilling equipment
is staged closer than 160 feet to an
occupied noise sensitive land use’s
property line.

Implementation of MM-N-1, refer to
Section 3.8.6

Less than significant

N-2: Due to temporary rock crushing
activities, the proposed project has the
potential to create noise levels in excess
of the applied operational noise
standards for multi- family residential

Implementation of MM-N-2, refer to
Section 3.8.6

Less than significant
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1.0 Executive Summary

Level of Significance After

Impact Mitigation Measures Mitigation

(65 dBA Leq) and commercial use (70
dBA Leq) if the rock crusher is staged
within 210 feet of a multi-family
residential use or within 160 feet of a
commercial use.

Tribal Cultural Resources

TCR-1: As a result of tribal consultation,
the City has determined that
construction of the proposed project has
the potential to cause a substantial
adverse change to a tribal cultural
resource that is eligible for inclusion in
the California Register of Historical
Resources.

Note: MM = Mitigation Measure

Implementation of MM-TCR-1 through

MM-TRC-10, refer to Section 3.12.6 | -65 than significant

1.2 Areas of Controversy

A Notice of Preparation (NOP) was distributed on February 12, 2024, for a 30-day public review and
comment period. Additionally, a public scoping meeting was held on February 15, 2024.

Comments received during the NOP public scoping period were considered part of the preparation of
this EIR. The NOP and written comments are included in Appendices B.2 and B.3 to this EIR. Topics
raised during the NOP comment period and scoping meeting include:

o Biological Resources: focused surveys, mitigation measures, biological resources report
preparation, analysis of direct and indirect impacts, alternatives, and cumulative analysis;

e Cultural Resources: San Diego County Archaeological Society will review the Draft EIR when
available;

e Transportation: prepare a traffic impact study and CEQA analysis;

o Utilities and Service Systems: water and sewer study provided by VWD.

These concerns are addressed in Chapter 3 of this EIR.

1.3 Issues to be Resolved

An EIR is an informational document intended to inform the public agency decision makers and the
public of the significant effects of a project, identify possible ways to minimize the significant effects,
and describe reasonable alternatives to the project.

The lead agency, the City of San Marcos, must respond to each significant effect identified in the EIR
by making “Findings” for each significant effect. The issues to be resolved by the decision makers for
the project include whether or how to mitigate the associated significant effects, including whether to
implement a project alternative.

Issues to be resolved that are directly related to the proposed project include the choice among the
alternatives and whether or how to mitigate the significant effects. In particular, the decision makers
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must decide if the significant impacts to biological resources, cultural resources, noise, and tribal
cultural resources have been mitigated to less than significant. Lastly, the decision makers must
determine whether any of the project alternatives would substantially reduce significant effects while
still meeting key objectives of the project.

1.4 Project Alternatives

Four alternatives are proposed to provide an understanding of how environmental effects could be
reduced by varying the design and scope of the project. Table 1-2 provides a comparison of the impacts
of project alternatives to the impacts of the proposed project. Table 1-3 identifies each of the project
objectives and the ability of each alternative to meet those objectives. Tables 1-2 and 1-3 are included
at the end of this section.

1.4.1 No Project/No Development Alternative

Under the No Project/No Development Alternative, the proposed project would not be implemented,
and the project site would remain undeveloped and in its current condition. No grading or construction
would occur on the project site under this alternative. The project site is currently undeveloped and
supports Diegan coastal sage scrub, non-native grassland, and disturbed habitat.

Since the No Project/No Development Alternative would not develop any residential or commercial
uses on the project site, overall impacts would be less than those of the proposed project or eliminated
entirely. There are some benefits of the project that would not be realized under this alternative,
including providing additional housing units, including affordable units, which helps the City meet its
Regional Housing Need Allocation numbers. Under this alternative, off-site water, sewer, and
stormwater infrastructure improvements would not be realized. Also, under this alternative there would
not be any payment of the City’s public facility fees (PFF), which goes toward supporting a variety of
services and improvements in the City, including but not limited to Circulation Streets, State Route78
Interchanges, National Pollutant Discharge Elimination System, Tech Improvements, Parks, and
Habitat Conservation. Payment of these fees provides improvements that benefit all residents of the
city. Similarly, this alternative would not contribute any school fees. Finally, there would not be any
protection or repatriation afforded to the existing cultural resources and tribal cultural resources on
the site and they could be subject to future disturbance from those who may access the site without
authorization. The No Project/ No Development Alternative would not meet any of the project
objectives.

1.4.2 No Project/Existing Plan Alternative

Under the No Project/Existing Plan Alternative, the project site would be developed consistent with the
site’s existing land use designation. The project site has an existing General Plan Land Use designation
of Public/Institutional (PI) which has a maximum floor area ratio (FAR) of 3.0. According to Table 2-3
of the Land Use Element of the City’s General Plan, this designation is for “facilities built and
maintained for public use such as academic facilities, institutional uses, community service facilities,
water and sewer facilities, detention and drainage facilities, cemeteries, police and fire stations, and
other government buildings and properties. This designation may include privately owned facilities
built and maintained for public use” (City of San Marcos 2012).

One development scenario that would meet the P-I (Public/Institutional) zoning requirements would
be a three story, 160,000 s.f. telecommunications building that would be used as a data center. This
is similar to the existing use of the adjacent AT&T facility and since AT&T was the previous owner of
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the project site, a data center would be a logical alternative use. Overall, the development footprint
would stay the same as the proposed project.

The No Project/Existing Plan Alternative would result in fewer average daily trips (ADT) but would
require 285 times more electricity than the proposed project which results in a corresponding
proportional increase in air pollutant and greenhouse gas (GHG) emissions.

Footprint-specific impacts, such as those related to biological resources, cultural, and tribal cultural
resources, would be similar as the proposed project, as the same amount of site area would be
disturbed.

This alternative would not generate any students for San Marcos Unified School District (SMUSD) and
would reduce demand for parks, libraries, natural gas, solid waste, water, and sewer services
compared to the proposed project. This alternative would result in a vehicle miles traveled (VMT)
impact and would require mitigation to reduce VMT to 85% of the regional mean for employees. Finally,
this alternative does not meet any of the project objectives.

1.4.3 Reduced Development Footprint Alternative

Under the Reduced Development Footprint Alternative, the project site would be developed with 14
live/work rowhomes and associated infrastructure. The units would be three stories high and would
be a for-sale product. No affordable housing would be proposed under this alternative. Two-car garages
would be included on the ground level of each unit and five additional open parking spaces would be
provided for a total of 33 spaces. This alternative would have a density of 5.83 du/acre and would
include seven 3 bed/2.5 bath units (1,600 s.f.) and seven 4 bed/2.5 bath units (1,800 s.f.). Access
would be via Armorlite Drive and a drive aisle adjacent to the western project boundary would provide
access to some of the townhomes. Private and common open space would be provided consistent
with the City’s Outdoor Space Standards (Section 20.255.120 of the San Marcos Municipal Code).
Architectural treatments would be incorporated into the design of this alternative to provide for visual
interest and to break up the bulk and scale of the development.

Overall, the development footprint and area of disturbance would be reduced compared to the
proposed project, as only 41% of the project site would be disturbed. This results in a corresponding
decrease in the amount of grading that would be required for the project.

The Reduced Development Footprint Alternative would reduce the number of residential units
constructed on the project site (14 compared to 165). This results in a corresponding decrease in
vehicular trips by approximately 90% and a corresponding decrease in air pollutant emissions, GHG
emissions and noise from offsite traffic compared to the proposed project. Public services, utilities and
service systems, and energy demands would also be proportionally decreased. Footprint specific
impacts, such as those related to biological resources, cultural resources, and tribal cultural resources,
would also be reduced as this alternative would only impact 41 percent of the project site. This
alternative would contribute less PFF and school fees since fewer residential units would be
constructed. This alternative could be designed in a manner that would meet the majority of the project
objectives.

1.4.4 Reduced Intensity Alternative

Under the Reduced Intensity Alternative, the project site would be developed under a Specific Plan
with 80 residential apartments and 5,600 s.f. of commercial use for a density of approximately 32
du/acre. The project proposes a density of 67 du/acre. A General Plan Amendment and Rezone would
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be required for this alternative to change the site from PI (Public Institutional) to Specific Plan. Overall,
the development footprint and area of disturbance would be similar to that of the proposed project,
but with less density of residential units. The building would range from two to three stories high,
depending on how large the units would be. Private and common open space would be provided
consistent with the City’s Outdoor Space Standards (Section 20.255.120 of the San Marcos Municipal
Code). Architectural treatments would be incorporated into the design of this alternative to provide for
visual interest and to break up the bulk and scale of the development.

The Reduced Intensity Alternative would reduce the number of residential units constructed on the
project site. This results in a corresponding decrease in vehicular trips by approximately 42% and a
corresponding decrease in air pollutant and GHG emissions and noise from offsite traffic compared to
the proposed project. Public services, utilities and service systems, and energy demands would also
be proportionally decreased. Footprint-specific impacts, such as those related to biological resources,
cultural and tribal cultural resources, would be similar as the proposed project since a similar area of
disturbance would occur under this alternative. This alternative would contribute less PFF and school
fees since fewer residential units would be constructed. This alternative would meet the majority of
the project objectives.

1.4.5 Environmentally Superior Alternative

Table 1-2 provides a qualitative comparison of the impacts for each alternative compared to the
proposed project. As shown in Table 1-2 and Table 1-3 the No Project/No Development Alternative
would eliminate all of the potentially significant impacts identified for the project. However, the No
Project/No Development Alternative would not meet any of the project objectives. Additionally, there
is no certainty that the project site would remain undeveloped in perpetuity. CEQA Guidelines Section
15126.6(e)(2) states that if the No Project alternative is identified as the environmentally superior
alternative, then an environmentally superior alternative should be identified among the other
alternatives.

Among the other alternatives, not including the proposed project, the Reduced Development Footprint
Alternative is the environmentally superior alternative because it would provide a reduced level of
impact in some environmental analysis areas including air quality, cultural resources, GHG, noise,
public services, recreation, tribal cultural resources, and utilities/service systems. Mitigation
measures would still be required to mitigate impacts to biological resources, cultural resources, noise,
tribal cultural resources.
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Table 1-2. Comparison of Impacts of Proposed Project and Alternatives

Environmental Proposed Proiect No Project/No No Project/Existing Plan Reduced Development Reduced Intensity
Topic P ! Development Alternative Alternative Footprint Alternative Alternative
. No Impact LTS LTS LTS
Aesthetics LTS (Reduced) (Same) (Reduced) (Same)

. . No Impact LTS LTS LTS
Air Quality LTS (Reduced) (Increased) (Reduced) (Reduced)
Biological LTSM No Impact LTSM LTSM LTSM
Resources (Reduced) (Same) (Reduced) (Same)

No Impact LTSM LTSM LTSM
Cultural Resources LTSM (Reduced) (Same) (Reduced) (Same)
No Impact LTS LTS LTS
Energy LTS (Reduced) (Increased) (Reduced) (Reduced)
Greenhouse Gas LTS No Impact LTS LTS LTS
Emissions (Reduced) (Increased) (Reduced) (Reduced)
Land Use and LTS No Impact LTS LTS LTS
Planning (Reduced) (Reduced) (Reduced) (Reduced)
. No Impact LTS LTS LTS
Noise LTSM (Reduced) (Reduced) (Reduced) (Reduced)
Population and LTS No Impact No Impact LTS LTS
Housing (Reduced) (Reduced) (Reduced) (Reduced)
. . No Impact LTS LTS LTS
Public Services LTS (Reduced) (Reduced) (Reduced) (Reduced)
. No Impact LTSM LTS LTS
Transportation LTS (Reduced) (Increased) (Reduced) (Reduced)
Tribal Cultural LTSM No Impact LTSM LTSM LTSM
Resources (Reduced) (Same) (Reduced) (Same)
Utilities and LTS No Impact LTS LTS LTS
Service Systems (Reduced) (Reduced) (Reduced) (Reduced)

Notes: Impact Status: LTS = Less than significant impact; LTSM = Less than significant with mitigation
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Table 1-3. Summary of Alternatives and Project Objectives

1.0 Executive Summary

Objective

Proposed Project

No Project/No
Development

No
Project/Existing
Plan Alternative

Reduced

Development
Footprint

Alternative

Reduced Intensity
Alternative

Maximize housing opportunities close to major
transit facilities, education facilities, shopping
and employment opportunities, and trails to
optimize land use with transit use and active
modes of transportation, reduce reliance on
automobiles, and potentially reduce greenhouse
gas emissions.

Meets objective

Does not meet
this objective

Does not meet
this objective

Partially meets
objective

Partially meets
this objective

To the extent possible, given site constraints,
maximize the opportunity to provide transit-
oriented housing for the City of San Marcos up to
67.6 dwelling units per acre.

Meets objective

Does not meet
this objective

Does not meet
this objective

Partially meets
this objective

Partially meets
this objective

Develop high-quality market-rate for rent housing
which meets the housing needs of the City of
San Marcos and the region.

Meets objective

Does not meet
this objective

Does not meet
this objective

Does not meet
this objective

Meets objective

Provide an affordable dwelling unit component
that satisfies the State of California qualifying
affordable housing income category of very-low
income (30 to 50% of area median income)
through development onsite.

Meets objective

Does not meet
this objective

Does not meet
this objective

Does not meet
this objective

Could be designed
in a manner that
meets this
objective

Facilitate connections to Armorlite Drive
complete street circulation system and provide
pedestrian friendly architecture and landscaping
to promote walkability and connectivity for
people to surrounding transit and places.

Meets objective

Does not meet
this objective

Does not meet
this objective

Could be designed
in @ manner that
meets this
objective

Could be designed
in a manner that
meets this
objective

Design a vehicular circulation system that
adequately accommodates traffic and minimizes

Meets objective

Does not meet

Does not meet

Could be designed
in a manner that

Could be designed
in a manner that

. . . this objective this objective meets this meets this
traffic impacts in and around the planning area. - -
objective objective
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Objective

Proposed Project

No Project/No
Development

No
Project/Existing
Plan Alternative

Reduced

Development
Footprint

Alternative

Reduced Intensity
Alternative

Establish development standards and design
guidelines that ensure distinctive architecture,
landscaping and recreational amenities that
complements and enhances the existing
surrounding neighborhood while providing a
desirable living environment for residents within
the Specific Plan area.

Meets objective

Does not meet
this objective

Does not meet
this objective

Could be designed
in @ manner that
meets this
objective

Could be designed
in a manner that
meets this
objective

Provide flexible “flex” Commercial space to
support residents of the Specific Plan Area that
is also capable of adapting to future market
conditions and designed to support potential
future retail needs.

Meets objective

Does not meet
this objective

Does not meet
this objective

Does not meet
this objective

Could be designed
in a manner that
meets this
objective

Institute a program for the long-term
maintenance of the community to ensure all
facilities are adequately maintained to City
standards.

Meets objective

Does not meet
this objective

Does not meet
this objective

Could be designed
in @ manner that
meets this
objective

Could be designed
in a manner that
meets this
objective

Finance or contribute a fair share of funding to all
community services and infrastructure needed to

Meets objective

Does not meet

Does not meet

Could be designed
in a manner that

Could be designed
in a manner that

support development proposed by the Specific this objective this objective meets this meets this
Plan to promote economic stability. objective objective
Armorlite Lofts Specific Plan Draft EIR January 2025
City of San Marcos Page 1-9




1.0 Executive Summary

THIS PAGE INTENTIONALLY LEFT BLANK

Armorlite Lofts Specific Plan Draft EIR January 2025
City of San Marcos Page 1-10



2.0

Project Description, Location and Environmental Setting

This Draft Environmental Impact Report (EIR) has been prepared by the City of San Marcos to evaluate
the potential effects associated with the construction and implementation of the proposed Armorlite
Lofts Specific Plan Project (proposed project) as described in Section 2.2 of this EIR. The EIR is
intended to provide information to the San Marcos City Council, public agencies, stakeholders and
organizations, and the general public regarding the potential environmental impacts, mitigation
measures, and alternatives to the proposed project.

2.1 Project Objectives

The following objectives describe the underlying purpose of the proposed project and provide a basis
for identification of a range of reasonable alternatives evaluated in the EIR.

Maximize housing opportunities close to major transit facilities, education facilities, shopping
and employment opportunities, and trails to optimize land use with transit use and active
modes of transportation, reduce reliance on automobiles, and potentially reduce greenhouse
gas emissions.

To the extent possible, given site constraints, maximize the opportunity to provide transit-
oriented housing for the City of San Marcos up to 67 dwelling units per acre.

Develop high-quality market-rate for rent housing which meets the housing needs of the City
of San Marcos and the region.

Provide an affordable dwelling unit component that satisfies the State of California qualifying
affordable housing income category of very-low income (30 to 50% of area median income
[AMI]), through development onsite.

Facilitate connections to the Armorlite Drive complete street circulation system and provide
pedestrian friendly architecture and landscaping to promote walkability and connectivity for
people to surrounding transit and places.

Design a vehicular circulation system that adequately accommodates traffic and minimizes
traffic impacts in and around the project area.

Establish development standards and design guidelines that ensure distinctive architecture,
landscaping and recreational amenities that complement and enhance the existing
surrounding neighborhood while providing a desirable living environment for residents within
the Specific Plan area.

Provide flexible (“flex”) Commercial space that is capable of adapting to future market
conditions and designed to support potential future retail needs.

Institute a program for the long-term maintenance of the community to ensure all facilities are
adequately maintained to City standards.

Finance or contribute a fair share of funding to all community services and infrastructure
needed to support development proposed by the Specific Plan to promote economic stability.

Armorlite Lofts Specific Plan Draft EIR January 2025
City of San Marcos Page 2-1



2.0 Project Description, Location and Environmental Setting

2.2 Project Description

The approximately 2.44-acre project site is located at 225 N. Las Posas Road. The site is located on
the north side of Armorlite Drive generally between N. Las Posas Road to the west and Bingham Drive
to the east within the Business/Industrial District in the City of San Marcos (City), California. The
Specific Plan area was created from the subdivision of the neighboring AT&T lot. The project site is
approximately 0.25 miles north of State Route 78 (SR-78) and adjacent to the NCTD SPRINTER
Palomar College Station. The assessor parcel number (APN) is 219-162-62-00 (Figure 2-1).

The project applicant is requesting approval of a Specific Plan (SP23-0001), General Plan Amendment
(GPA23-0002), Rezone (R23-0001), Site Development Plan (SDP23-0003) and a Conditional Use
Permit (CUP23-0002). If approved, these entitlements would allow for the development of a 246,323
square foot (s.f.) building containing 165 apartment units and 5,600 square feet s.f. of commercial
use. The conceptual site plan is included in Figure 2-2.

2.2.1 Discretionary Actions

As mentioned above, the requested project entitlements/discretionary actions, and permits by the City
include a Specific Plan, General Plan Amendment, Rezone, Site Development Plan, and Conditional
Use Permit. Each of these actions is described in more detail below. The Specific Plan is included in
Appendix A.1 and the project plans are included in Appendix A.2.

e Specific Plan (SP23-0001) - The Specific Plan establishes the development rules and
regulations for all land uses within the project site. Upon adoption of the Specific Plan by the
City, all development within the project site must conform to the regulations of the Specific
Plan. The Specific Plan would be required to be reviewed and approved concurrently with the
Multi-Family Site Development Plan application.

e General Plan Amendment (GPA23-0002) - A General Plan Amendment would be required to
change the existing Pl (Public Institutional) designation to Specific Plan Area (SPA).

o Rezone (R22-0001) - A rezone would be required to change the existing Public-Institutional (P-
[) zoning to Specific Plan Area (SPA).

o Site Development Plan (SDP23-0003) - The Site Development Plan approval would be required
to construct 165 apartment units and 5,600 s.f. of commercial and address the details of the
architectural style, building elevation, fencing, landscaping, among other criteria, within the
development.

e Conditional Use Permit (CUP23-0002) - Conditional Use Permit approval would be required for
potential use of a temporary rock crusher.

2.2.2 Project Characteristics
This section details the characteristics of the proposed project.
2.2.2.1 Land Use

Residential Land Use

The project proposes 165 residential apartments. The Specific Plan proposes providing 15% of the
base density total dwelling units as affordable housing units in the very-low income level (30% to 50%

Armorlite Lofts Specific Plan Draft EIR January 2025
City of San Marcos Page 2-2



2.0 Project Description, Location and Environmental Setting

of the Area Median Income or AMI)1. Per State density bonus law (AB 2345), a 50% increase of the
base market rate units is allowed. The base density of the site utilizes MU-2 zoning and a maximum of
45 dwelling units per acre, which equates to a total of 110 units for the 2.44-acre site. To utilize the
50% density bonus, a total of 17 affordable housing units would be included as part of the project,
thereby adding 55 market rate units based on 50% of the base density of 110 dwelling units, for a
maximum total of 165 dwelling units (67.6 du/acre). The conceptual site plan is included as Figure 2-
2 at the end of this section.

Commercial Use

The project proposes 5,600 s.f. of commercial use. This would be on the ground-floor facing Armorlite
Drive adjacent to the project’s entrance.

Retail/Flex Space Concept

The Specific Plan includes a provision for Flex Space. Flex Space allows for commercial, retail, and
office uses, as well as the temporary conversion of commercial space to residential units. Section
3.2.1.1 of the Specific Plan provides more detail and supporting documentation on the market
conditions affecting commercial vacancies.

Open Space

The project provides a total of 47,375 s.f. of open space which includes a mix of common open space,
and private open space, as further detailed below.

Common Open Space

Common open space is for the shared use of residents. The project design proposes 36,944 s.f. of
common outdoor open space (32% of the project site). This includes 20,196 s.f. of ground-level
common open space consisting of passive areas (18,320 s.f.) and a dog park with dog washing station
(1,876 s.f.). On the second level would be 16,748 s.f. of common open space including a pool/spa
area, outdoor lounge, game area, yoga area, courtyard, an indoor-outdoor lounge open to the pool
area, and a roof deck. All common open space would be for the use of future residents and would be
maintained by the property management company. The project also proposes 2,050 s.f. of common
indoor space which includes a 1,200 s.f. fithess area and an 850 s.f. lounge

Private Open Space

Private open space is associated with private patio and balcony areas on the residential units and
totals 10,431 s.f. The private open space consists of patios and balconies ranging from 55 s.f. to 80
s.f., depending on the unit type and location.

1 Area Median Income (AMI) is the midpoint of a region’s income distribution- half of the families in a region
earn more than the median and half earn less than the median. This can also be looked at as the Median
household income.
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Cultural Resources Repatriation Area

An approximate 100 s.f. area would be set aside on the project site should repatriation of cultural
resources be the preferred approach for any found resources. This area would be subject to a
conservation easement.

Landscape Plan

The proposed landscape plan includes a mix of trees, shrubs, grasses and groundcover and the plant
selection emphasizes low and moderate water use species. Proposed tree species include: golden rain
tree, Chinese pistache, fern pine, African suman, Japanese zelkova, Chitalpa, king palm, queen palm,
Marina strawberry tree, gold medallion tree, desert museum palo verde, Brisbane box, Swan Hill
fruitless olive, Mexican palo verde, tree aloe, eastern redbud, western redbud, and crape myrtle. The
proposed project would also comply with the City’s Model Water Efficient Landscape Ordinance (WELO)
and Municipal Code, Title 20. The landscape concept plan is included as Figure 2-3 and the complete
landscape plan and planting palette is included in Appendix A.3.

2.2.2.2 Architectural Design

One building is proposed and would have four stories of stacked flats over one level of podium parking
(five stories total). The commercial use would be on the ground level. The building would have a
maximum height of 74 feet. Overall, the project proposes 93 one bedroom/one bath units (ranging
from 620 s.f. to 670 s.f.) and 72 two bedroom/one bath units (ranging from 875 s.f. to 1,020 s.f.). All
units would be single story. Proposed materials include stucco walls, siding, stone veneer, metal and
glass railings, metal or stucco awnings, decorative stucco frame and the use of decorative metal grills.
Building elevations are presented in Figure 2-4.

Walls and Fencing

Walls and fencing within the proposed project are functional boundaries framing outdoor spaces and
complementary pieces of the landscape design. Walls and fences create partitions between private
open space, screen the development from roadways and enhance the overall site design.

The wall and fencing exhibit is included as Figure 2-5. Fencing for the project includes a mix of split
face block and tubular steel fencing. Along the northern project boundary would be a 5-foot split face
block wall. Along the western and eastern project boundary 5-foot tubular steel fencing would be used.
The proposed dog park would have 4-foot tubular steel fencing.

An existing retaining wall topped with cable rail is current located adjacent to the project’s eastern
boundary. That retaining wall would remain. The project would construct a retaining wall along a
portion of the northern project boundary.

Lighting

Lighting for the proposed project would be used to accent landscaping and provide safety and accent
lighting for the building. The lighting concept plan is included as Figure 2-6. Proposed lighting fixtures
include pole lights, bollard lights, louvered recessed wall lighting, uplit lighting for the entry monument
and accent trees. Festoon lighting is proposed for the outdoor common space. All lighting fixtures for
the proposed project would be energy efficient, architecturally appropriate, and designed to minimize
glare, conflict, and light pollution, while providing illumination levels that create a safe environment
for both vehicles and pedestrians. Street area lights would be full cut-off fixtures and would utilize
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house-side shields to reduce light trespass and prevent light pollution. Lighting requirements are
detailed in Section 3.4.1 of the Specific Plan and all lighting would be required to conform with the
City’s lighting ordinance and standards, (San Marcos Municipal Code Title 20, Section 20.300.080).

Access, Circulation and Parking
Access and Circulation

Access to the project site would be via one unsignalized driveway on Armorlite Drive. The entrance
driveway would be ungated and would be 24-feet wide. Internal vehicular movement would be via a
minimum 24-foot-wide drive aisle. Secondary emergency-only access would be provided at the
northwest corner of the project site and would be accessed through the adjacent AT&T parcel (APN
219-162-61-00).

Parking

Per the San Marcos Municipal Code Section 20.340 (Off-Street Parking and Loading) 339 spaces
would be required for the residential use and 23 spaces would be required for the commercial use
(362 total). However, per the requirements of Measures T-12 of the City’s Climate Action Plan (CAP),
the project is required to reduce its total required parking by 27% (264 total) since the site is within
one half mile of a major transit station. To meet the requirements of the CAP, the project would provide
247 spaces for the residential use (69 garage standard spaces, 102 garage tandem spaces, 18 tuck
under spaces and 58 open spaces) and 17 spaces for the commercial use. Commercial parking
requirements would be met by providing 7 open parking spaces, and 10 of the residential open spaces
would be available for commercial use from 9:00 AM to 5:00 PM to meet the required 17 spaces. The
project design includes 13 Level 2 electric vehicle (EV) spaces, 62 EV ready spaces and 25 EV capable
spaces?. The project also includes 34 bicycle parking spaces.

2.2.2.3 Grading and Construction Phase

The project is anticipated to start construction in 2026 with full occupancy in late 2027 /early 2028.
Grading would consist of approximately 6,950 cubic yards (CY) of cut material and 4,400 CY of fill
material requiring an export of approximately 2,250 CY of material once materials shrinkage is
considered. Assuming use of 15 CY trucks and 15 workdays, this equates to approximately 10 truck
trips per day.

Grading cuts will range from 3 to 7 feet, with maximum fill depths of 9.5 feet. The project design
incorporates retaining walls along most of the northern project boundary and along a portion of the
eastern boundary. Retaining wall heights would be a maximum of 4 feet on the northern boundary and
up to 9 feet on the eastern boundary. Blasting and the use of a temporary rock crusher may be required
due to bedrock conditions on the project site.

The import and export of earth material is guided by Section 17.32.080 of the City’s Municipal Code
and prior to any import of soils, a haul route would be submitted for review and approval by the City
Engineer. Additionally, Municipal Code Sections 10.24.020 and Section 17.08.080 limit the hours of
grading, extraction, and construction activities to between the hours of 7:00 AM and 6:00 PM, Monday

2 An EV capable space provides the infrastructure (conduit, breaker space, junction box, etc.) for the future
installation of an EV charging station. An EV ready space has all the required infrastructure installed,
including the wires and circuit breakers.
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through Friday, 8:00 AM and 5:00 PM Saturdays, No grading, extraction or construction is allowed on
Sundays or City holidays.

The project would comply with San Diego Air Pollution Control District (SDAPCD) Rule 55 - Fugitive
Dust Control. This rule limits airborne dust beyond the property line and the property line and roadway
dust associated with construction equipment and trucks.

Blasting and Rock Crushing

The project has been designed to avoid the need for blasting, however, due to bedrock conditions on
the project site, blasting and rock crushing may be required once grading commences. Should blasting
be required, the project would comply with all provisions identified in the City’s Municipal Code Section
17.60.06 as it relates to blasting and blasting shall only be permitted between the hours of 9:00 AM
and 4:00 PM during any weekday. Blasting also requires issuance of a Blasting Permit from the San
Marcos Fire Department. If blasting occurs, notification of surrounding property owners would be
required consistent with Section 17.60.06 of the City’s Municipal Code.

The project’s requested approvals include a Conditional Use Permit (CUP23--0002), which would allow
for the use of the temporary rock crusher. A rock crusher is required due to the bedrock conditions on
the project site and for implementation of the proposed grading plan. Rock crushing could occur
between 7:00 AM and 4:00 PM and the duration of rock crushing is two to three weeks. The rock
crusher, a Thunderbird Hazemag impact crusher, would be located in the northwest corner of the
project site, which would position the crusher as far as possible from the existing residences to the
east and south. The crusher would be approximately 300 feet from the multi-family residential units
to the east and approximately 500 feet from the residential uses to the south.

2.2.2.4 Public Utilities and Services

Water and Wastewater Facilities

The project site lies within the service area of Vallecitos Water District (VWD) for water service and
sewer service. The project would connect to the existing 8-inch water main in Armorlite Drive for
potable water and fire protection. Three water connections are proposed for the project site. One
potable water connection and one connection for the fire service line will occur at the southwestern
corner of the project site with Armorlite Drive. A landscaping irrigation connection is also proposed
approximately at the center of the project’s southern property line along Armorlite Drive. For sewer
service, the project would connect to the existing 8-inch sewer main in Armorlite Drive. Offsite water
and sewer improvements are discussed later in this section.

Site Drainage and Stormwater Management

Storm drain systems and connections would be designed using best management practices (BMPs)
to accommodate the proposed future development. The project would construct two biofiltration
basins (BMP-A and BMP-B) for stormwater quality and a stormwater vault (BMP-C). These features
would collect stormwater from the building paved areas and direct the stormwater through stormwater
drainage pipes to points of confluence (POCs). The project would also construct storm drain
improvements in Armorlite Drive to connect the project to the existing storm drain system in Armorlite
Drive. This includes the installation of approximately 175 feet of 12-inch reinforced concrete storm
drain to provide the connection between the project site and the downstream storm drain. This work
would take place within the Armorlite Drive right-of-way and full pavement restoration would be
required once the work is completed. All storm water quality and drainage facilities would be required
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with final engineering submittals in conformance with the 2023 City of San Marcos Best Management
Practices Design Manual, and the project’'s Storm Water Quality Management Plan and Drainage
Study.

Electricity and Gas

The project would be served by San Diego Gas & Electric (SDG&E) for electricity and gas service. The
design for the dry utilities connection are still under preparation; however, the project would connect
to existing underground infrastructure within Armorlite Drive. This work would take place within existing
right-of-way and would not disturb any vegetation.

Solid Waste Disposal

Solid waste collection and recycling services to the proposed project would be provided by EDCO Waste
& Recycling. Non-recyclable waste, including general trash and green materials, would be collected
and transported to the Sycamore Sanitary Landfill in Santee. Recyclable materials would be
transferred to the Escondido Resources Recovery Transfer Station for further processing.

Fire Protection

The project is located within the San Marcos Fire Protection District (SMFPD) boundary. The San Marcos
Fire Department (SMFD) would provide fire protection for urban and wildland fires and emergency
services to the project site. SMFD services San Marcos with four stations, the closest of which is Fire
Station No. 1 located at 180 W. Mission Road, approximately 1.4 miles west of the project site.

Police Protection

Police protection for the proposed project would be provided by the County of San Diego Sheriff’s
Department. The County Sheriff provides contract law enforcement services to the City of San Marcos
through th