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To: Ms. Sophia Mitchell 
Sophia Mitchell & Associates 

Date: June 4, 2025 

From: John Boarman, P.E. 
Renald Espiritu 
LLG, Engineers 

LLG Ref: 3-22-3703 

Subject: Woodward 46 Apartment Project 

Linscott, Law and Greenspan, Engineers (LLG) has prepared this technical 
memorandum to provide additional substantial evidence supporting the use of the 
“Adjacency to High-Quality Transit” screening criterion for the Woodward 46 
Apartment Project (hereafter referred to as the “Project”) to demonstrate that the 
Project qualifies for screening from a formal Vehicle Miles Traveled (VMT) analysis. 
The Project proposes to construct 46 condominium units east of Woodward Street, 
north of Mission Road and south of Vineyard Road in the City of San Marcos. The 
Project is also located within walking distance of several amenities, including 
restaurants and cafes, a public library, a high-quality fitness center to the south, and 
the Twin Oaks Town Center to the west of the Project site, which includes a 
convenience store and other commercial businesses. 

A VMT report was prepared for the Project under separate cover and is included in 
Attachment A. The Project was originally screened out based on its location within a 
High Quality Transit Area, per the map provided in the City of San Marcos 
Transportation Impact Analysis Guidelines (dated November 16, 2020), which is 
included in Attachment B. 

The Project is not located in a VMT efficient area (15% or more below the base year 
average household VMT/capita) based on the applicable location-based screening 
map produced by SANDAG. The San Diego average regional VMT/capita is 18.9. 
Using the SANDAG screening map for residential projects under per capita 
measurements, the Project is located in census tract 200.23 and would be expected to 
generate 17.8 VMT/capita. This equates to 94.0% of the regional average 
VMT/capita, as shown in the SANDAG screening map included in Attachment C. 
Hence, the Project is 9% over the regional average and would have a potential 
significant VMT impact. 
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Figure A shows the location of the Project in relation to the San Marcos Civic Center 
Transit Center, which is less than 0.30 miles away (approximately 1,200 feet from the 
nearest Project access to the sidewalk to the nearest access point to the transit station). 
Therefore, the Project is located within a High Quality Transit Area (see Attachment 
B). The City's Transportation Impact Analysis Guidelines provides applicable VMT 
reduction percentages for projects in the City of San Marcos. According to the City’s 
Transportation Impact Analysis Guidelines, a project located within half a mile (or a 
ten-minute walk) of a major transit center can receive a VMT reduction of up to 
14.4%. These VMT reduction percentages are obtained from the San Diego 
Association of Governments (SANDAG) Mobility Management Guidebook (dated 
June 2019) and Mobility Management VMT Reduction Calculator Tool, which are 
included in Attachment D. 

The formula used to calculate the reduction percentage takes into account the 
difference in transit mode share with the implementation of this strategy. Assuming 
that just 4% of the Project's residents, who previously lived in areas where transit was 
less accessible, will now use transit at the Project site, thereby reducing single-
occupancy vehicle use, this would result in a 10.9% VMT reduction, which is 
sufficient to lower the 17.8 VMT/capita in the Project's census tract to below the 
significant VMT impact threshold. Therefore, applying this 10.9% reduction to the 
94% VMT resident per capita for the census tract would result in the Project VMT 
being 83.1% of the regional mean which concludes the Project would not have 
significant VMT impact and validates the project screening for adjacency to high 
quality transit. Attachment D includes the results from the VMT Reduction Calculator 
Tool. 

Additionally, the Project incorporates the following features which complement the 
conclusion that the Project would have not have a significant VMT impact as they 
support active transportation modes: 

 Internal sidewalk connection to Woodward Street 

 The Project footprint is clustered to promote density and preserve open space 

 Pedestrian safety features at the Project entry driveway (e.g., truncated domes) 

 Street lighting addition to Woodward Street for pedestrian safety 

Figure B shows the Project site plan. 
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The Project will also incorporate several Transportation Demand Management 
(TDM) strategies, including: 

 Subsidized transit passes for residents 

 Reserved parking spaces for carpool/vanpool/park-and-ride, etc. 

 A bike repair station 

 Bike lockers (within garages) 

Please let us know if you have any questions. Thank you. 

 

cc: File 
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ATTACHMENT 
Attachment A: Woodward 46 Apartment Project VMT Report 
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Analysis Guidelines 
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Attachment D: SANDAG Mobility Management Guidebook and Mobility Management VMT 
Reduction Calculator Tool results 
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ATTACHMENT A 



VEHICLE MILES TRAVELED STUDY 

WOODWARD 46 APARTMENT PROJECT 
San Marcos, California 

March 27, 2024 

LLG Ref. 3-22-3703 

 Prepared by: Under the Supervision of: 
 Renald Espiritu John Boarman, P.E. 
Transportation Engineer II Principal 
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VEHICLE MILES TRAVELED STUDY 

WOODWARD 46 APARTMENT PROJECT 
San Marcos, California 

March 27, 2024 
 
 

1.0 INTRODUCTION 
Linscott, Law & Greenspan, Engineers (LLG) has prepared this Vehicle Miles Traveled (VMT) study 
to determine the VMT impacts for the Woodward 46 Apartment Project (hereafter referred to as 
“Project”). The Project proposes to construct 46 condominium units east of Woodward Street, north 
of Mission Road and south of Vineyard Road in the City of San Marcos. 

The VMT analysis presented in this report includes the following: 

 Project Description 

 Vehicle Miles Traveled: Overview and Background 

 VMT Significance Criteria and Methodology 

 VMT Analysis 

 Conclusions 
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2.0 PROJECT DESCRIPTION 
The Project proposes to develop 46 condominium units east of Woodward Street, north of Mission 
Road and south of Vineyard Road in the City of San Marcos. Site access is proposed via one (1) full-
access driveway to Woodward Street. The proposed Project would require a General Plan 
Amendment but is consistent in terms of Section 3.11 under Threshold #2, General Plan Consistency 
in the Project’s Environmental Impact Report. 

Figure 2–1 shows the Project vicinity. Figure 2–2 shows a more detailed Project area map.  
Figure 2–3 shows the Project site plan. 
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3.0 VEHICLE MILES TRAVELED: OVERVIEW AND BACKGROUND 
This section presents background on an evaluation of potential transportation impacts of the Project 
per the California Governor's Office of Planning and Research (OPR) to implement California State 
Law Senate Bill (S.B.) 743 and the City’s adopted Transportation Impact Analysis Guidelines, 
December 2020. 

3.1 VMT Background 
VMT is a measurement of miles traveled by vehicles within a specified region and for a specified 
time period. VMT measures the efficiency of the transportation network. VMT is calculated based 
on individual vehicle trips generated and their associated trip lengths. VMT accounts for two-way 
(round trip) travel and is often estimated for a typical weekday to measure transportation impacts. 

3.2 Senate Bill 743 
In September 2013, the Governor's Office signed SB 743 into law, starting a process that 
fundamentally changes the way transportation impact analysis is conducted under CEQA. These 
changes include the elimination of auto delay, level of service (LOS), and similar measurements of 
vehicular roadway capacity and traffic congestion as the basis for determining significant impacts. 
The guidance identifies VMT as the most appropriate CEQA transportation metric, along with the 
elimination of Auto Delay/LOS for CEQA purposes statewide. The justification for this paradigm 
shift is that Auto Delay/LOS impacts lead to improvements that increase roadway capacity and 
therefore induce more traffic and greenhouse gas emissions.  

In December 2018, after over five years of stakeholder-driven development, the California Natural 
Resource Agency certified and adopted the CEQA Statute. As of July 1, 2020, the VMT guidelines 
are applicable statewide. 
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4.0 VMT SIGNIFICANCE CRITERIA & METHODOLOGY 
4.1 Local / Regional Agency Transition to SB743 
The City of San Marcos adopted the Transportation Impact Analysis (TIA) Guidelines, November 
2020 version, that provides significance determination thresholds for VMT and VMT analysis 
methodologies. The City’s TIA Guidelines was utilized as the basis for this VMT analysis. 

4.2 Screening Criteria 
Based on the TIA Guidelines, the requirement to prepare a detailed transportation VMT analysis 
applies to all land development projects except for those that meet at least one of the provided 
screening criteria. A project that meets at least one of the screening criteria listed below would be 
considered to have a less-than-significant impact due to the project or location characteristics. 

 Small Projects (less than 110 daily vehicle trips) 

 Affordable Housing (100% deed restricted) 

 Local Serving Retail and Public Facilities (50,000 square feet gross floor area or less) 

 Adjacency to High-Quality Transit. A high-quality transit area is defined as the one-half mile 
walkshed around either of the following: 

o An existing major transit stop, defined as a site containing an existing rail transit 
station or the intersection of two or more bus routes with a combined frequency of 
service interval of 15 minutes or less during the morning and afternoon peak 
commute periods. In addition, a rail transit station must be within 0.25 miles of 
bus stops serving at least one bus route with individual service intervals no longer 
than 30 minutes during peak commute periods per route in order to qualify as a 
high-quality transit area. 

o An existing stop along a high-quality transit corridor, defined as a corridor with 
fixed route bus service with combined service intervals (gaps between buses 
serving the corridor) no longer than 15 minutes during peak commute hours. 

However, this presumption does not apply if the project: 

1. has a floor area ratio (FAR) of less than 0.75; 

2. includes more parking for use by residents, customers, or employees of the project 
than required by the City; 

3. is inconsistent with the City’s current General Plan, as determined by the City; or, 
replaces affordable residential units with a smaller number of moderate- or high-
income residential units. 

 Map-Based Screening (projects located in VMT efficient areas): Residential and employment 
projects that are proposed in areas that generate VMT below adopted City thresholds can be 
presumed to have a less-than-significant transportation impact and would not require a 
detailed VMT analysis. This determination must be made using SANDAG’s online 
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residential and employment VMT maps, which show census tracts in the city where the VMT 
is below the regional average. The following types of projects could be screened out using 
this approach: 

o Residential projects proposed in census tracts with residential VMT per capita 
below the City’s threshold of exceeding 85 percent of the SANDAG regional 
average 

o Employment projects proposed in census tracts with work VMT per employee 
below the City’s threshold of exceeding 85 percent of the SANDAG regional 
average 

4.3 Mitigation Measures and Strategies for VMT Reduction 
If a project is not presumed to have a less than significant VMT impact due to project characteristics 
and/or location, then it is considered to have a significant impact and will require mitigation 
measures and strategies. 
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5.0 VMT ANALYSIS 
Per the TIA Guidelines, a VMT analysis for CEQA purposes will not be required as the project is 
located within a high-quality transit area. The High-Quality Transit Areas map shows the Project site 
is within this area. The following is a discussion of the three items (listed in Section 4.2) that are 
potential caveats: 

FLOOR AREA RATIO AND GENERAL PLAN 

Per coordination with City staff, the Specific Plan requires a minimum floor area ratio of 0.75. 
The proposed Project would require a General Plan Amendment but is consistent in terms of 
Section 3.11 under Threshold #2, General Plan Consistency in the Project’s Environmental 
Impact Report. 

PARKING 

The Project proposes a total of 46 condominium units. Per the City of San Marcos Municipal 
Code, Chapter 20.340, 108 parking spaces are required. A summary of the parking code 
requirements and calculations are shown in Table 5–1. The project proposes to provide 108 
parking spaces. Therefore, the project meets the parking requirements and does not exceed. 

TABLE 5–1 
CITY OF SAN MARCOS MUNICIPAL CODE PARKING REQUIREMENTS & CALCULATIONS 

Parking Code Land Use 
Required Off-Street Parking 

Ratea 
Project Quantity 
(dwelling units) 

Required 
Parking 

Residential Uses    

Duplex 2 spaces / dwelling unit 46 3-bedroom 92 

Guest 1 space / 3 dwelling unit 46 3-bedroom 16 

Total Spaces 108 

Footnotes: 
a. Rates from the City of San Marcos Municipal Code, Chapter 20.340. 

 
Appendix A contains the TIA Guidelines’ High-Quality Transit Areas map, excerpts from the City 
of San Marcos Municipal Code Parking Rate and floor area ratio calculation. 

Therefore, based on the City’s TIA Guidelines, a VMT analysis is not required as the Project is 
located in a high-quality transit area. VMT impacts are presumed to be less than significant. 
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APPENDICES 
APPENDIX  

A. City of San Marcos Transportation Impact Analysis Guidelines – High Quality Transit Areas 
map, City of San Marcos Municipal Code Parking Rate, and Floor Area Ratio calculations 
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APPENDIX A 

CITY OF SAN MARCOS TRANSPORTATION IMPACT 

ANALYSIS GUIDELINES – HIGH QUALITY TRANSIT AREAS MAP, CITY OF SAN MARCOS MUNICIPAL CODE 

PARKING RATE, AND FLOOR AREA RATIO CALCULATIONS 
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LAND USE STRATEGIES  

 

 IMPACT ON VMT 

Reduction of up to 14% of project VMT 

VMT reduction affected by:  

 Current transit mode share in project area. 
 Proximity and access to transit station. 
 Frequency of and accessibility provided by nearby transit 

service.  

 IMPLEMENTATION CONSIDERATIONS 

 Transit corridors that provide direct connections to the 
region’s downtown or major employment centers are 
significantly more likely to attract new TOD compared 
to transit lines that do not serve these destinations. 

 Walking and biking are essential to the success of TOD.  

 COMPLEMENTARY STRATEGIES 
 Higher-Density Development 
 Mixed-Use Development 
 Reduced Parking 
 Employer Transit Pass Subsidy 
 Bikeshare 

 CASE STUDY 

Villa Encantada Apartments was completed in 2019 as a 
TOD that provides 67 affordable, high-quality apartments 
and 1,000 square feet of neighborhood-serving retail. 
Located at the 62nd/Encanto Trolley Station, the project 
was developed as a partnership between MTS and AMCAL 
Multi-Family Housing. The apartment complex is a 
20-minute Trolley ride to downtown via the Orange Line. 

 
Image source: San Diego Metropolitan Transit System 

 IMPLEMENTATION RESOURCES 

 SANDAG developed a Regional TOD Strategy as part of 
San Diego Forward: The Regional Plan to promote and 
incentivize sustainable development throughout the 
region. A variety of reports are available at: 
arb.ca.gov/cc/sb375/policies/transitservice/transit_brief.pdf 

 REFERENCE 

Lund, H., et al. 2004. “Travel Characteristics of Transit-
Oriented Development in California.” 
bart.gov/sites/default/files/docs/Travel_of_TOD.pdf 

Tal, G., et al. 2013. “Technical Background Document on 
the Impacts of Transit Access (Distance to Transit) Based 
on a Review of the Empirical Literature.” 
arb.ca.gov/cc/sb375/policies/transitservice/transit_brief.pdf

TRANSIT-ORIENTED DEVELOPMENT 

Transit-Oriented Development (TOD) refers to projects built in walkable areas that have easy access to public 
transit and typically offer a mix of uses, including housing, retail, offices, and/or community facilities. TOD 
should be built within a half-mile of a high-frequency rail transit station (e.g., SPRINTER, COASTER, Trolley) and, 
at a minimum, incorporate adequate bike and pedestrian facilities that facilitate connections to and from 
transit, encouraging transit use and reducing single-occupancy vehicle use. 

SCALE OF APPLICATION: Project Scale 

 

https://ww3.arb.ca.gov/cc/sb375/policies/transitservice/transit_brief.pdf
https://www.bart.gov/sites/default/files/docs/Travel_of_TOD.pdf
https://ww3.arb.ca.gov/cc/sb375/policies/transitservice/transit_brief.pdf


Level of application: Project/Site Return to Main 
Type of VMT affected:  Project‐generated trips Results Summary 
Max VMT reduction: 14.4%

Is the project within 0.5 mile of a rail transit station  yes user input, source (1)
(e.g., SPRINTER, COASTER, Trolley)?

Default [city/CPA] transit mode share (all trips) coefficient, source (2), overridden

User override of existing transit mode share 4.0% user input, optional

Transit mode share used for calculation 4.0% calculated

Ratio of transit mode share for TOD area compared  4.9 constant, source (3)
to transit mode share for surrounding [city/CPA]

Transit mode share with strategy 19.6% calculated

Mode shift factor 0.7 constant, source (2)

Change in VMT (as compared to same project in ‐10.9% FALSE FALSE
non‐TOD location)

Transit mode share is capped at 27%, source (3).

Sources:

(2). SANDAG. 2016. Activity Based Model. (v14.0.1, scenario ID 232) 
(3). Lund, H., et al. 2004. "Travel Characteristics of Transit‐Oriented Development in California." www.bart.gov/sites/default/files/docs/Travel_of_TOD.pdf

2A. Transit Oriented Development

Description: Transit Oriented Development (TOD) refers to projects built in compact, walkable areas that have easy access to public transit, ideally in a 
location with a mix of uses, including housing, retail, offices, and community facilities. TODs are generally described as places within a 10 minute walk of a 
high‐frequency rail transit station (e.g. SPRINTER, COASTER, Trolley). They should, at a minimum, incorporate bike and pedestrian access to transit, thereby 
encouraging transit use and reducing vehicle travel.

(1). Tal, G., et al. 2013. "Technical Background Document on the Impacts of Transit Access (Distance to Transit) Based on a Review of the Empirical 
Literature." www.arb.ca.gov/cc/sb375/policies/transitservice/transit_brief.pdf

Formula: % Change in VMT = difference in transit mode share with strategy * mode shift factor

Exclude from Results
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Table 1: Applicable VMT Reduction Strategies 

Tier and 
Category 

Mitigation 
Measure 

Description Maximum VMT 
Reduction 

Land Use 
Applicability 

Implementation 
Body/Method 

Source 

Project Tier: 
Land Use and 

Location 

Increase Site 
Density 

This measure increases the density of households and 
employment per acre for the project site over what was used in 
the initial project VMT estimation. Density can be measured in 
terms of jobs, residents, employees, or dwelling units per unit 
area. Floor area ratio may be used as a proxy for employment, 
when employment is not known, or when considering non-office 
commercial developments. 

Up to 30% Residential, 
Office, Retail 

Developer, City CAPCOA 
(1.1) 

Increase Site 
Diversity 

This measure involves improving the mix of uses and 
jobs/housing balance within a project or a planning area, 
incorporating a range of complementary land uses that provide 
a balanced development approach relative to the surrounding 
neighborhood and encourage shorter trips and transportation 
alternatives.  

Up to 30% Residential, 
Office, Retail 

Developer, City SANDAG 
(2B) 

Major Transit 
Center 
Accessibility 

This measure locates a project within half a mile or a ten minute 
walk of a major transit center, defined as a rail transit station or 
a bus rapid transit station, but can be any transit stop with 
frequent service (5 to 15 minute headways) and significant 
transfer opportunities to other transit routes. 
Residential and commercial centers designed around rail and 
bus stations are known as Transit-Oriented Development and 
contain bike and pedestrian access. 

Up to 14.4% Residential, 
Office, Retail 

Developer, City SANDAG 
(2A) 

Integrate 
Affordable 
Housing 

This measure incorporates a higher proportion of affordable 
housing within the residential portion of a project, subdivision, 
or a planning area. Income has a statistically significant effect on 
whether someone will drive a single-occupant vehicle to work or 
for other trip purposes. 

Up to 32.5% of 
home VMT 

Residential, 
Office, Retail 

Developer, City San Jose 
(PC-003) 

Project Tier: 
Commute 
Demand 

Management 
Strategies 

Voluntary 
Employer 
Commute 
Program 

This measure consists of a variety of measures to reduce single-
occupant vehicle commuting through an employer, such as 
carpool/vanpool programs, subsidized transit passes, 
preferential carpool parking, bicycle facilities, and flexible work 
schedules. Unlike a mandatory program, this strategy does not 
require monitoring, reporting, or performance standards.  
 
Note, this measure cannot be analyzed in combination with a 
mandatory employer commute program. In addition, separate 
commute demand management measures should not be 
analyzed if already included under this measure. 

Up to 6.2% of 
work VMT 

Office, Retail Tenant SANDAG 
(1A) 
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