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Executive Summary
Background and Authorization of 9212 Initiative Report
On May 19, 2015, acting pursuant to California Elections Code section 9212, the Carlsbad City
Council authorized staff to prepare an informational report analyzing a proposed initiative
referred to as the Agua Hedionda South Shore Specific Plan for 85% Open Space and 15%
Retail (AH-SP) Initiative (AH-SP Initiative) and the separately submitted Environmental
Assessment (EA) of the AH-SP Initiative.
The proposed AH-SP Initiative is authorized by Article II, section 8-11 of the California
Constitution and by Elections Code sections 9212 et seq. The purpose of this 9212 Report is to
provide the city and the public an impartial planning, policy, economic, and environmental
analysis associated with the proposed AH-SP Initiative.
The AH-SP Initiative is presented as an ordinance for adoption of the Agua Hedionda South
Shore Specific Plan for 85% Open Space and 15% Retail (Specific Plan), and making
conforming amendments to the General Plan, Zoning Code and to the Agua Hedionda Land
Use Plan.
The AH-SP Initiative Site
The AH-SP Initiative site, in which the Specific Plan is proposed, encompasses a total of 203.4
acres of privately-owned land located immediately east of the Interstate 5 (I-5) Freeway
between the south shore of the Agua Hedionda Lagoon and immediately north of Cannon Road.
Historically, approximately 90 acres of the AH-SP Initiative area was utilized for agricultural
production, which included various crops such as strawberries and tomatoes; while the
remaining portions of the site have remained relatively undisturbed.
Today the AH-SP Initiative site remains vacant. An approximately 30-acre area of the site
(northeast of the I-5/Cannon Road interchange) is currently occupied by an area known to both
residents and tourists as the “U-Pick” strawberry fields. Because the AH-SP Initiative site is
privately owned, public access is limited to visitors of the U-Pick strawberry field. The site is
constrained by topography, open space, natural resources, and utility easements including high
voltage power lines extending from the Encina power plant.
Proposition D, a citizen initiative passed by voters in 2006 preserved 155.10 acres of the
eastern portion of the AH-SP Initiative site as open space in perpetuity (designated Open
Space – OS). Proposition D also stated that “farming is allowed to continue as long as
economically viable for land owner”, but it did not provide any guarantee or requirement that
agricultural uses would continue on the property. The 155.10 acres of land subject to
Proposition D is privately held and there is currently no public access to that portion of the site.
The remaining 48.3 acres of the AH-SP Initiative site has been designated for visitor serving
commercial use (designated Travel/Recreation Commercial – TR) since 1982, when the Agua
Hedionda Land Use Plan was adopted.
Regional and local planning agencies have anticipated and planned for commercial use of the
48.3-acre portion of the site. SANDAG has accounted for the commercial use in its regional
transportation planning efforts and commercial development of the 48.3 acre site has also been
anticipated and included in the Carlsbad Municipal Water District’s Urban Water Management
Plan (2012).
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The City of Carlsbad has also planned for 463,600 square feet of commercial use on the 48.3
acre portion of the site since 1995 when it adopted the Local Facility Management Plan (LFMP)
for Zone 13. However, the city, in the 1995 Zone 13 LFMP, did not account for the additional
121,400 square feet of commercial development proposed by the AH-SP Initiative; therefore,
this 9212 Report assesses the potential impact of the anticipated increase in commercial
development square footage on the site.
Although the AH-SP Initiative involves a net increase of 121,400 square feet of commercial use,
the potential impact of development of the site with uses proposed under the AH-SP Initiative
have largely been contemplated and planned for by the city in its General Plan and Growth
Management Program. Through the more detailed evaluation provided in this 9212 Report, the
city has confirmed that essential infrastructure and services are in place, or will be in place
concurrent with the development of the Visitor Serving Commercial uses should the AH-SP
Initiative be approved.
Of particular interest to city decision-makers and the general public are issues of traffic and
water supply. These issues have been carefully studied by the city as part of the 9212 Report
and Staff has determined that the AH-SP Initiative will provide the necessary traffic
improvements to accommodate the anticipated increase in traffic associated with the AH-SP
Initiative’s Visitor-Serving Commercial uses. The city has studied the additional water demand
that may be generated by the AH-SP Initiative, and determined that adequate water is available
to serve the development.
Report Summary
Chapters 3 through 6 of this report address four major topics that have significant implications to
the city should the AH-SP Initiative be passed. Specifically, the 9212 Report addresses:
1) The AH-SP Initiative’s impacts on the city’s currently adopted land use policies and
development framework as it relates to the proposed AH-SP Initiative area;
2) The AH-SP Initiative’s compliance with the city’s Growth Management Program;
3) The AH-SP Initiative’s economic and fiscal effects on the city, and
4) The AH-SP Initiative’s environmental impacts.
Within these four major categories of importance to the city, the 9212 Report chapters provide
detailed analyses of specific topics, or subcategories, with an emphasis given to areas known to
be of elevated interest to the City Council and the general public including how the AH-SP
Initiative might affect traffic, tax revenues, open space and recreational opportunities.
A summary of city staff’s findings is provided in Table 1 Summary of Findings – Elections Code
Section 9212 Report on the AH-SP Initiative. Table 1 is organized according to the key topic
areas found in Chapters 3 through 7.
The following summarizes city staff’s major findings in each of the four major categories:
I.

Summary of Land Use Planning and Development Policy Consistency

Staff analyzed the AH-SP Initiative in the context of the city’s planning framework, including the
General Plan, Housing Element, Draft General Plan Update, Draft Climate Action Plan, zoning
ordinance, and the California Coastal Act.
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Staff concludes that the AH-SP Initiative is consistent with the planning framework of the city’s
General Plan, Draft General Plan Update and Draft Climate Action Plan. Minor variations are
proposed to only two city-wide developments standard areas for parking and signage.
However, these variations are not excessive and are consistent with variations of parking and
signage standards approved by the City Council for other Specific Plan areas within the city.
The proposed variations are considered by Staff to be acceptable and appropriate for the uses
proposed within the AH-SP Initiative area. Other development standards such as maximum
building heights, setbacks, and landscaping, are not modified by the AH-SP Initiative.
Should the AH-SP Initiative be approved, it would be subject to California Coastal Commission
(Commission) approval. The Commission would review the AH-SP Initiative for consistency
with the Coastal Act and its development policies, including those defined in the Agua Hedionda
Land Use Plan. The Commission has the authority to modify the Specific Plan to ensure it is
consistent with the Coastal Act. Staff does not believe it is appropriate to make a conclusion as
to whether the AH-SP Initiative is consistent with the Coastal Act policies and defers to the
Commission on this issue.
II.

Summary of Growth Management Program Compliance

Staff analyzed the proposed AH-SP Initiative’s compliance with each of the 11 facilities
performance standards of the city’s Growth Management Program (GMP). The AH-SP Initiative
area is located entirely within Local Facilities Management Plan Zone 13. Staff concludes that
the AH-SP Initiative complies with or exceeds 10 of the 11 performance standards for Zone 13.
As described below, the AH-SP Initiative exceeds the Open Space performance standard and
does not fully comply with the Circulation Facilities performance standard due to regional traffic
growth.
The AH-SP Initiative exceeds the Open Space performance standard, as it adds 18.3 acres of
new General Plan Open Space within Zone 13 (creating a total of 176.7 acres of Open Space in
the AH-SP Initiative area). With the inclusion of the AH-SP Initiation open space area, between
222.8 to 238.7 acres of Zone 13 is identified as qualifying open space inventory. This is
between 143.1 to 159.0 acres more than required for Zone 13 under the 1995 Local Facilities
Management Plan.
The AH-SP Initiative does not fully comply with the GMP level of service (LOS) standard for
traffic and circulation. Specifically, eight (8) intersections that are significantly impacted by the
AH-SP Initiative are expected to fall short of the GMP LOS standard by the year 2035. These
intersections are expected to fall short of the GMP LOS standard by the year 2035 even if the
Specific Plan is not approved and implemented. Regional traffic growth is the primary reason
that the conditions will exceed the GMP LOS standard at these eight intersections.
The AH-SP Initiative’s Traffic Impact Analysis identified every intersection that will have
significant traffic impacts from the AH-SP Initiative (identified as an increase in the average
delay at an evaluated intersection of two (2) or more seconds). The analysis found that the
proposed AH-SP Initiative’s Environmental Protection Features (EPFs) at these intersections
will either:
a) Improve the intersection to meet the Growth Management Program standard, or
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b) Improve traffic conditions to a point where congestion will be reduced to less than
significant level (i.e., drivers will not experience a degradation in traffic conditions as a
result of the AH-SP Initiative).
That is, traffic will be better at all intersections (including the eight intersections that will not meet
the GMP LOS standard in the year 2035) that are significantly impacted by the AH-SP Initiative
than when compared to the “no project” alternative in all three of the scenarios analyzed.
III.

Summary of Economic and Fiscal Effects

An economic analysis was provided as part of the AH-SP Initiative that presents a range of
financial data for numerous factors including fiscal impacts, open space public benefits, retail
demand, tourism impacts, sales tax, property tax, and other taxes and fees.
Staff reviewed the economic information and concludes that while the magnitude of economic
benefits associated with the AH-SP Initiative may be overstated, the AH-SP Initiative overall will
provide significant positive economic benefits to the city including an open space public benefit
of $10,000,000 to $16,500,000, increased property taxes, increased sales taxes, and increased
business license fees. The AH-SP Initiative will provide a net annual positive fiscal impact to
the City of Carlsbad estimated at $2,575,100.
IV.

Summary of Environmental Considerations

A 9212 Report is the exclusive means for assessing the potential environmental and other
impacts of a qualified citizen initiative. Citizen-sponsored initiatives are not required to comply
with the California Environmental Quality Act (CEQA); therefore, the AH-SP Initiative is not
subject to environmental review under CEQA. However, a comprehensive Environmental
Analysis (EA) has been prepared by the proponents for the AH-SP Initiative, which provides
both information as to potential environmental impacts of the AH-SP Initiative, as well as a
commitment to Environmental Protection Features (EPFs), which are intended to address
environmental impacts resulting from the AH-SP Initiative. Because these EPFs are a
component of the Initiative, the proponents would be bound to these measures during
development and operation of the AH-SP.
Staff evaluated the information contained in the EA, and concurs that the analysis and proposed
EPFs are in substantial conformance with normal city policies and practices for addressing
various environmental issue areas that would occur through a normal CEQA review process.
There are only a few instances where more detail or clarification regarding potential impacts or
measures to reduce impacts could have been provided; however, these clarifications can be
addressed either as the AH-SP Initiative advances through the California Coastal Commission
review and approval process, or as part of Staff ministerial permit review and plan check
approvals.
No environmental impacts resulting from the AH-SP Initiative were found to be excessive or
extraordinary as compared to many similar development projects that have been approved and
constructed within the city. With the exception of Air Quality, proposed EPFs will address
environmental issues germane to the AH-SP Initiative, and impacts will be reduced to levels
acceptable by industry standards. The exception, Air Quality, is largely attributed to the low
thresholds utilized in assessing air quality impacts, and the fact that the City of Carlsbad is
located in a non-attainment air basin for several precursor emissions. The EA conclusion

9212 Report

Page 4

August 7, 2015

regarding Air Quality is consistent with most other large project’s that have been evaluated and
approved by the city over the years through the normal CEQA review process.
V.

Other Issues of Consideration

The AH-SP Initiative modifies the project level application review procedures and processes. All
subsequent project applications become ministerial actions, meaning they will be approved by
city staff, if they comply with the Specific Plan. There would be no consideration or right of
appeal to the Planning Commission or City Council as currently exists.
Further, because all future approvals would be ministerial in nature, there would be no further
CEQA review associated with implementation of the Specific Plan.
Section 8 of the AH-SP Initiative directs the city to submit the AH-SP Initiative’s amendments to
the AH Land Use Plan and the Specific Plan to the California Coastal Commission
(Commission) for certification. These amendments, as well as any modifications required by the
Commission, become effective immediately upon certification by the Commission. Modifications
by the Commission would not need approval by the city. This is a departure from current
procedures by which the Commission asks for subsequent city concurrence with modifications.
Table 1. Summary of Findings – Elections Code Section 9212 Report
on the AH-SP Initiative

Chapter 3 – Land Use Planning and Development Policies Consistency Analysis
Chapter 3 Subsection

Findings
The AH-SP Initiative expressly declares the AH-SP Initiative and the Specific
Plan, to be consistent with the city’s General Plan.

3.1 General Plan

3.2 Housing Element

3.3 Draft General Plan
(2014)
3.4 Draft Climate Action
Plan (2014)
3.5 Zoning Ordinance

9212 Report

Staff concludes the AH-SP Initiative is consistent with the goals and
policies of the city’s General Plan. Based upon its review, staff concludes
the AH-SP Initiative, Specific Plan, and the General Plan are complimentary
and consistent.
Staff concludes the AH-SP Initiative does not directly impact housing
either through development limitations, zoning, or application of a revised
definition of open space. The Specific Plan area (including all of LFMP Zone
13) is currently not designated for any residential land uses, nor is the site
identified for potential residential opportunities in the city’s Housing Element
in order to meet the city’s Regional Housing Needs Allocation (RHNA).
Staff concludes the AH-SP Initiative is generally consistent with the
2014 Draft General Plan Update as most of the goals and policies of the
2014 Draft General Plan are the same as existing goals, objectives or
policies or are a modified version of one or more existing goal, objective or
policies of the 1994 General Plan.
Staff concludes the AH-SP Initiative is consistent with the Draft Climate
Action Plan.
Staff concludes the AH-SP Initiative is consistent with all development
standards except for a minor variation from the city’s current
development standards for parking and signage. However, a Specific
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3.6 California Coastal Act

3.7 Agua Hedionda Land
Use Plan

Plan is an appropriate planning document tool in which to propose
development standards modifications. In past development applications, the
city has approved Specific Plans or Master Plans that proposed
development standards for a specific geographic project area that were
different than the citywide Zoning Ordinance development standards. As an
example, the Westfield Carlsbad Specific Plan was recently approved by the
City Council with development standard modifications for parking ratios and
project signage that were similar in nature to the modifications proposed in
the AH-SP Initiative.
The California Coastal Commission is ultimately responsible for
determining whether the AH-SP Initiative is consistent with the Coastal
Act. The AH-SP Initiative must be consistent with coastal act policies, and if
passed, the AH-SP Initiative would be reviewed by the California Coastal
Commission.
The California Coastal Commission is ultimately responsible for
determining whether the AH-SP Initiative is consistent with the Agua
Hedionda Land Use Plan. Section 8 of the AH-SP Initiative directs the city
to submit the AH-SP Initiative’s amendments to the AH Land Use Plan and
the Specific Plan to the California Coastal Commission (Commission) for
certification. These amendments, as well as any modifications required by
the Commission, become effective immediately upon certification by the
Commission. Modifications by the Commission would not need approval by
the city. This is a departure from current procedures by which the Coastal
Commission asks for subsequent city concurrence with modifications.

Chapter 4 – Growth Management Program Compliance Analysis
Chapter 4 Subsection

Findings

4.1 City Administration

The AH-SP Initiative complies with this performance standard.

4.2 Library
4.3 Wastewater Treatment
4.4 Parks

The AH-SP Initiative complies with this performance standard.
The AH-SP Initiative complies with this performance standard.
The AH-SP Initiative exceeds this performance standard because it
provides for additional acreage made accessible to the general public for
more recreational opportunities, including additional outdoor gathering
areas, picnic facilities and multi-use recreational trails than currently planned
by the city.
The AH-SP Initiative complies with this performance standard.
The AH-SP Initiative does not fully comply with the GMP level of
service (LOS) standard for traffic and circulation. Specifically, eight (8)
intersections that are expected to be significantly impacted by the AH-SP
Initiative are expected to fall short of the GMP LOS standard by the year
2035. These intersections are expected to fall short of the GMP LOS
standard by the year 2035 even if the Specific Plan is not approved and
implemented. Regional traffic growth is the primary reason that traffic
conditions will exceed the GMP LOS standard at these eight intersections.

4.5 Drainage

4.6 Circulation

The Traffic Impact Analysis (TIA) completed for the AH-SP Initiative has
identified every intersection expected to have significant traffic impacts from
the AH-SP Initiative (identified as an increase in the average delay at an
evaluated intersection of two (2) or more seconds). The TIA identifies that
the proposed EPFs at these intersections are expected to either: a) meet the
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4.7 Fire
4.8 Open Space

4.9 Schools
4.10 Sewer
4.11 Water

GMP standard, or b) improve traffic conditions to a point where congestion
will be reduced to less than significant level (i.e., drivers will not experience
a degradation in traffic conditions as a result of the AH-SP Initiative). That is,
traffic will be better at all intersections that are significantly impacted by the
AH-SP Initiative than when compared to the “no project” alternative in all
three of the scenarios analyzed.
The AH-SP Initiative complies with this performance standard.
The AH-SP Initiative exceeds this performance standard as it adds 18.3
acres of new General Plan Open Space, for a total of 176.7 acres of
Open Space in the AH-SP Initiative area. With the inclusion of the AH-SP
Initiative open space area, between 222.8 to 238.7 acres of Zone 13 is
identified as qualifying open space inventory. This is between 143.1 to
159.0 acres more than required for Zone 13 under the 1995 Local Facilities
Management Plan.
The AH-SP Initiative complies with this performance standard.
The AH-SP Initiative complies with this performance standard.
The AH-SP Initiative complies with this performance standard.

Chapter 5 Economic and Fiscal Effects
Chapter 5 Subsection

Findings

The AH-SP Initiative will provide a positive fiscal benefit to the city.
Projected annual Net Fiscal Impacts are $2,575,100 based on an
5.1 Net Fiscal Impacts
independent analysis. This is approximately 4% lower than that projected by
the AH-SP Initiative proponents. These estimates have been determined to
be reasonable and neither under stated or over stated.
The AH-SP Initiative will provide a positive open space public benefit.
5.2 Open Space Public
Total public benefit value of the open space is estimated in the range of $10
Benefit
million to $16.5 million. These estimates have been determined to be
reasonable and neither under stated or over stated.
The AH-SP Initiative would have a positive economic impact to the city.
There is sufficient demand for additional retail space in the AH-SP Initiative
5.3 Retail Demand Analysis
area. AH-SP Initiative development would provide 10% more retail market
space to the city’s existing retail marketplace.
The AH-SP Initiative would generate an increase in transit occupancy
tax (TOT). Staff concurs that there is the potential for additional visitors
staying overnight at Carlsbad hotels as a result of the project, thereby
increasing TOT revenue for the city. However, an independent analysis of
5.4 Tourism Impacts
the projected TOT from the AH-SP Initiative ($1.8 to $3.4 million annually)
appears to be overstated. As such, these potential revenues were not
included in the Summary of Fiscal Impacts of the AH-SP Initiative, and
therefore, can be considered as a possible additional economic benefit to
the city.
The AH-SP Initiative will provide additional sales tax revenues to the
city. Projected annual sales tax from the AH-SP Initiative is $2,131,500
5.5 Sales Tax
based on an independent analysis. This projection is approximately 19%
lower than that projected by the AH-SP Initiative proponents but is still a
significant positive financial benefit to the city.
Beginning in the first year that the AH-SP is completed, annual
5.6 Property Tax
property taxes going to the city’s General Fund are estimated at
$843,400 based on an independent analysis.
This projection is
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5.7 Business License Tax

5.8 Building Permit/Plan
Check/Impact Fees

5.9 Other Fiscal Revenues

5.10 Primary Fiscal
Expenditures

approximately 15% lower than that projected by the AH-SP Initiative
proponents due to a requirement to repay obligations of the former
redevelopment agency. These figures will increase as property values
increase through Fiscal Year 2021-2022, and after the outstanding financial
obligations of the Redevelopment Agency are repaid, 2022 property tax
revenues will be more in line with those projected by the AH-SP Initiative
proponents.
Staff concludes the AH-SP Initiative will bring in annual business
license revenues of $78,100, based on an independent analysis. This is
approximately 15% lower than that projected by the AH-SP Initiative
proponents.
Staff has calculated the total development fees to be paid by the AH-SP
Initiative at approximately $11,760,000. Although this is 4% higher than
the highest estimation by the AH-SP Initiative proponents, these estimates
are reasonable and neither under stated or over stated.
Staff concludes that there is no direct correlation between these
revenue sources and the AH-SP Initiative. Therefore, impacts to the city
will be negligible.
Staff concludes the Primary Fiscal Expenditures from the AH-SP
Initiative are estimated at $653,100 based on an independent analysis.
This is approximately 55% less than that projected by the AH-SP Initiative
proponents.

Chapter 6 Environmental Considerations
Chapter 6 Subsection

5.1 Aesthetics

5.2 Agriculture Resources

5.3 Air Quality

9212 Report

Findings
The AH-SP Specific Plan is not likely to change the existing visual character
for most of the AH-SP area and views from surrounding vista points would
not be substantially altered or adversely affected. The AH-SP contains
design guidelines for lighting and building materials that adequately address
the aesthetics of the project.
The AH-SP Initiative would convert 26.7 acres of the existing agricultural
lands located within the Visitor-Serving Commercial portion of the AH-SP
into visitor-serving retail, shopping, dining, entertainment, and recreational
uses. The impact associated with the loss of agricultural lands will be
addressed by payment of the Habitat Management Program agricultural land
habitat in-lieu fee and the commitment in perpetuity (financial, easement,
and management, etc.) to the 45.6 acres of Exclusive Agricultural Open
Space lands and 15.9 acres of Agricultural Support Open Space lands (61.5
acres total) as designated in the AH-SP Specific Plan.
Air emissions associated with construction and operation would exceed San
Diego Air Pollution Control District (SDAPCD) emissions thresholds for
certain pollutants. AH-SP Initiative Environmental Protection Feature (EPF)
AQ-2 through EPF AQ-12 would reduce operational air quality emissions;
however, there are no additional feasible measures capable of reducing the
Specific Plan’s emissions to levels below the daily significance thresholds.
Therefore, operational air quality emissions impacts would remain
significant. The AH-SP Specific Plan is consistent with the city’s General
Plan and SANDAG’s regional plans but is not consistent with the 2009
Regional Air Quality Strategy for San Diego.
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5.4 Biological Resources

5.5 Cultural Resources

5.6 Geology & Soils

5.7 Greenhouse Gases

5.8 Hazards

5.9 Hydrology & Water
Quality

5.10 Land Use & Planning
5.11 Mineral Resources

9212 Report

The AH-SP Initiative will not significantly impact covered special status
species and sensitive natural communities after implementation of
conservation measures that are a component of the City of Carlsbad HMP,
compliance with the regulatory framework, and implementation of the AH-SP
Initiative proposed EPFs that are identified in the AH-SP Initiative EA.
Confirmation of jurisdictional features and additional plant and wildlife
species survey results were not available but would be provided during the
California Coastal Commission CDP process.
The AH-SP Specific Plan provides adequate guidance for the handling of
previously undiscovered cultural resources within the AH-SP (e.g.
preservation of resource and/or data recovery program). While the analyses
concludes that identified cultural resources within the AH-SP may be
impacted by development, the conclusions presented in the report are based
on a limited cultural study that does not collect enough data to determine the
significance of those sites that may be impacted. There is potential to
encounter paleontological resources within the AH-SP. The provision of
EPFs provides adequate coverage in the event that such resources are
encountered in the AH-SP.
Development within the AH-SP Specific Plan area will comply with City of
Carlsbad building and grading codes and standards including a design-level
geotechnical investigation for development of the commercial site, and
therefore, the AH-SP Specific Plan will be similar to any other development
in the City of Carlsbad.
Staff concludes the AH-SP Initiative is consistent with the City of Carlsbad
Draft Climate Action Plan and General Plan, SANDAG’s Sustainable
Communities Strategy, and AB-32. Total GHG construction emissions
resulting from the AH-SP Specific Plan are estimated to be 3,575 metric tons
of CO2E over the proposed 2-year construction period. During operation, the
planned commercial uses on site and the existing agricultural operations
would generate approximately 33,116 metric tons of CO2E per year. The
AH-SP Initiative implements several project features that are consistent with
the city’s CAP, such as the provision of rooftop solar systems.
Construction and operation of the AH-SP Specific Plan would be required to
adhere to requirements and regulations pertaining to the transport, use,
storage, and disposal of hazardous materials. Although pesticide levels in
the soils for the VSC portion of the AH-SP Specific Plan area have been
determined to meet Federal and State thresholds for commercial/industrial
use, no discussion of potential contaminated soil remediation/soil handling
or disposal has been provided for the remainder of the AH-SP. However,
these areas are low impact areas as they are located in Open Space, and
EPFs would address the potential presence of hazardous materials in these
areas.
The AH-SP Initiative addresses potential impacts to hydrology and water
quality caused by impervious areas and pollutant generating activities,
agricultural operations and temporary impacts caused by construction
activities and is consistent with city regulations and standards regarding
drainage and storm water quality.
The AH-SP Initiative is complementary and consistent with applicable land
use plans and development policies of the city.
There are currently no mineral resources of economic value to the region or
the residents of the state identified within the City of Carlsbad or within the
AH-SP Specific Plan site.
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The AH-SP Specific Plan is consistent with city noise rules and regulations
for construction activities. Construction noise would be limited to certain
times during the year and would be required to adhere to city noise rules
5.12 Noise
and regulations for construction activities. Long-term operational noise
generated from the implementation of the AH-SP Specific Plan would not
result in a substantial increase in ambient noise levels.
5.13 Population & Housing The AH-SP Initiative would not impact population and housing in the city.
The AH-SP Initiative would not impact the city’s ability to provide public
5.14 Public Services
services in accordance with the city’s Growth Management Program
standards.
Staff concludes the Specific Plan is consistent with and meets the recreation
goals, objectives, policies and standards outlined in the city’s General Plan,
5.15 Recreation
(draft and present) and the Local Facilities Management Plan for Zone 13,
as well as the city’s trail planning documents used for planning and
developing parks and trails.
5.16 Traffic and Circulation See traffic and circulation discussion above under “Growth Management.”
Staff concludes infrastructure is available to support the AH-SP Specific
Plan. Existing connections to utilities meet city engineering standards, and a
5.17 Utilities
specific design and supply availability for these infrastructure features would
need to be provided at plan check for confirmation.
With the inclusion of photovoltaic panels and other project design features,
total electricity use resulting from implementation of the AH-SP Initiative is
estimated to be 12,710,182 kilowatt hours per year (kWH/yr). Total natural
gas use resulting from implementation of the Specific Plan is estimated to be
2,511,748 thousand British thermal units per year (kBTU/yr). Based on
5.18 Energy
preliminary information, San Diego Gas & Electric (SDG&E) has adequate
supply and transmission capability to serve the Specific Plan area. The AHSP Specific Plan area is consistent with the city’s current energy savings
efforts and existing energy standards and in compliance with the goals of
SANDAG’s Regional Energy Strategy (RES).
Cumulative effects identified mirror those same effects associated with
implementation of the AH-SP Initiative alone. Similar to environmental
5.19 Cumulative
impacts that may occur with implementation of the AH-SP Initiative, EPFs
that are a component of the AH-SP Initiative would address the project’s
contribution to the broader cumulative effects.
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Chapter 1 Introduction
1.1

Background

This report was prepared pursuant to the California Elections Code Section 9212 et seq.
(Section 9212). On May 19, 2015, the Carlsbad City Council authorized city staff to initiate the
preparation of this 9212 Report (Carlsbad City Council Resolution No. 2015-127). As required
by Section 9212, this report was submitted “no later than 30 days after” the City Council’s
acceptance of the City Clerk Administrator’s certification of the sufficiency of the AH-SP Initiative
petition. After reviewing and considering this report, the City Council must either adopt the AHSP Initiative without any amendments or schedule an election for consideration of the AH-SP
Initiative by city voters.

1.2

Purpose of the Report

The purpose of this report is to provide fair, impartial and factual information to the Carlsbad
City Council and the public about the effects of the proposed Agua Hedionda South Shore
Specific Plan for 85% Open Space and 15% Retail (AH-SP) Initiative (AH-SP Initiative). The
Initiative proponents seek to adopt the Agua Hedionda South Shore Specific Plan for 85% Open
Space and 15% Retail and make conforming amendments to the city’s General Plan, Zoning
Ordinance, and to the Agua Hedionda Land Use Plan.
The report addresses: 1) how the AH-SP Initiative impacts the city’s currently adopted land use
policies and development framework for the proposed Specific Plan area; 2) whether the
proposed Specific Plan complies with the city’s Growth Management Program; 3) the economic
and fiscal effects expected from the Specific Plan; and, 4) environmental impacts of the Specific
Plan. Within these four major categories, more detailed analysis is provided for specific topics
such as traffic, water supply, tax revenues, open space and recreational opportunities.
This report answers the following questions:
•

What amendments to the city’s General Plan, Zoning Code, and other applicable land
use plans does the AH-SP Initiative propose?

•

Is the AH-SP Initiative consistent with governing policies, including the city’s General
Plan and Growth Management Program, as well as other applicable plans?

•

If passed, what economic benefits would be provided to the city, and what are the fiscal
impacts of the Specific Plan?

•

What are the environmental issues and potential environmental impacts of the Specific
Plan?

Key excerpts from the AH-SP Initiative are highlighted in Chapter 2 of this report. The AH-SP
Initiative and supporting documentation can be viewed at the City of Carlsbad City Clerk’s
Office, 1200 Carlsbad Village Drive, Carlsbad, CA 92008, or at:
http://www.carlsbadca.gov/cityhall/clerk/initiative.asp.
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1.3

Authorization for the Report

Section 9212 of the California Elections Code authorizes the City Council to request a report
regarding the initiative’s potential impacts and effects. Specifically, the Elections Code provides
that the report may address any of the following impacts of an initiative:
(1) Its fiscal impact.
(2) Its effect on the internal consistency of the city’s general and specific plans, including the
housing element, the consistency between planning and zoning, and the limitations on
city actions under Section 65008 of the Government Code and Chapters 4.2
(commencing with Section 65913) and 4.3 (commencing with Section 65915) of Division
1 of Title 7 of the Government Code.
(3) Its effect on the use of land, the impact on the availability of location of housing, and the
ability of the city to meet its regional housing needs.
(4) Its impact on funding for infrastructure of all types, including, but not limited to,
transportation, schools, parks, and open space.
(5) Its impact on the community’s ability to attract and retain business and employment.
(6) Its impact on the uses of vacant parcels of land;
(7) Its impact on agricultural lands, open space, traffic congestion, existing business
districts, and developed areas designed for revitalization; and
(8) Any other matters the Council requests to be in the report.
As described in Elections Code Section 9212(a), the report must be submitted “no later than 30
days after” the City Clerk certifies to the City Council that the proposed initiative has qualified for
filing.

1.4

Organization of this Report

Chapter 1 provides the AH-SP Initiative’s background and the purpose and use of the 9212
Report.
Chapter 2 provides a summary of the AH-SP Initiative and the resulting changes that may occur
as a result of approval of the AH-SP Initiative.
Chapter 3 evaluates the AH-SP Initiative’s consistency with the General Plan, Housing Element,
Draft General Plan Update, Draft Climate Action Plan, zoning ordinance, the California Coastal
Act, and Agua Hedionda Land Use Plan.
Chapter 4 describes the AH-SP Initiative’s compliance with city’s Growth Management Program,
including the Specific Plan’s compliance with the city’s Growth Management Standards for City
Administration, Libraries, Wastewater Treatment Capacity, Park Facilities, Drainage Facilities,
Circulation Facilities, Fire Facilities, Open Space Facilities, Schools, Sewer Collection System
and Water Distribution System.
Chapter 5 evaluates the AH-SP Initiative’s economic and fiscal effects including fiscal revenues,
open space public benefits, retail demand analysis, tourism impacts, sales tax, property tax,
business license tax, development fees, other fiscal revenues, and fiscal expenditures.
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Chapter 6 evaluates the AH-SP Initiative’s impact on environmental resources, including,
aesthetics, agricultural resources, air quality, biological resources, cultural resources, geology
and soils, greenhouse gas emissions, hazards, hydrology and water quality, land use and
planning, mineral resources, noise, population and housing, public services, recreation, traffic
and circulation, utilities, energy and cumulative effects.
Chapter 7 addresses other issues to be considered including how the procedures for
implementation of the Specific Plan differ from current city procedures, California Coastal
Commission review procedures, and future non-discretionary actions under the AH-SP Initiative.
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Chapter 2 Proposed AH-SP Initiative Measure
THE FOLLOWING IS THE BALLOT TITLE AND SUMMARY PREPARED BY THE CITY
ATTORNEY PURSUANT TO ELECTIONS CODE SECTION 9203 IN ORDER TO SET FORTH
THE CHIEF PURPOSE AND POINTS OF THE PROPOSED MEASURE. A COPY OF THIS
BALLAT TITLE AND SUMMARY WAS PLACED UPON EACH SECTION AND PAGE OF THE
PETITION UPON WHICH SIGNATURES WERE TO APPEAR AS REQUIRED BY ELECTIONS
CODE SECTION 9203(b).
The following summarizes the proposed AH-SP Initiative. The AH-SP Initiative and supporting
documentation can be viewed at the City of Carlsbad City Clerk’s Office, 1200 Carlsbad Village
Drive, Carlsbad, CA 92008, or found on the City of Carlsbad’s website at:
http://www.carlsbadca.gov/cityhall/clerk/initiative.asp.

2.1

The Agua Hedionda South Shore Specific Plan

This measure is a comprehensive regulatory plan governing future land uses and development
in the Agua Hedionda South Shore Specific Plan (Specific Plan) area.
The Specific Plan area encompasses a total of 203.4 acres east of the I-‐5 freeway between the
south shore of the Agua Hedionda Lagoon and Cannon Road in the City of Carlsbad.
The Specific Plan provides for increased open space, public access to open space, continued
agricultural use and development of visitor-‐serving commercial uses such as shopping, dining,
entertainment and recreational uses.
Open Space: The Specific Plan calls for a total of 176.7 acres of open space (approximately
85% of the Specific Plan area). A 2006 initiative known as Proposition D preserved 155.10 acres
of the eastern portion of the site as open space in perpetuity. In addition, the Specific Plan re-‐
designates 21.6 acres from “Travel/Recreation Commercial” to “Open Space” and provides
passive public access to open space through trails, picnic and vista areas, agriculture, farm to
table dining, and an outdoor classroom and amphitheater. The Specific Plan makes provisions
to permanently protect and maintain the 176.7 acres for open space, agriculture and habitat.
Commercial: Retail development is proposed on 26.7 acres (approximately 15% of the Specific
Plan area) of a 48.30-acre site designated “Travel/Recreation Commercial.” The Specific Plan
allows up to 585,000 square feet of commercial uses in an outdoor shopping, dining and
entertainment promenade.
Traffic: A new signalized intersection will be constructed on Cannon Road between Paseo Del
Norte and Car Country Drive. In addition, a new exit only north leg of the Cannon Road/Paseo
Del Norte intersection is contemplated. The Specific Plan also provides for a second west bound
Cannon Road turn lane onto the north bound I-‐5 onramp and provides a separate bike path
along Cannon Road as well as other traffic improvements.
Water and Sewer: Recycled water will be used for irrigating common areas and planted slopes.
A sewer lift station is proposed on-‐site to serve the project.
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Public Improvements: The Specific Plan requires all public improvements to be constructed
consistent with the Carlsbad Growth Management Program.
Environmental Protection: Numerous environmental protection features have been included to
mitigate development impacts identified in environmental studies similar to those prepared for an
environmental impact report.
Matters not specifically regulated by the Specific Plan shall be subject to the Carlsbad Municipal
Code and other applicable city regulations and policies. All future approvals and determinations
shall be made by a City Planner and are ministerial in nature and exempt from the California
Environmental Quality Act.
Conforming amendments to the General Plan, Zoning Code and the Agua Hedionda Local
Coastal Program Land Use Plan will be accomplished. The California Coastal Commission will
be required to approve the Specific Plan after its adoption.
This measure shall not be amended or repealed without a vote of the people for fifteen years.
Thereafter, this measure may be amended or repealed by the City Council or a vote of the
people.
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Chapter 3 Land Use Planning and Development
Policies Consistency Analysis
The AH-SP Initiative would amend the city’s General Plan, Agua Hedionda Land Use Plan, and
zoning ordinance (described below). The AH-SP Initiative’s consistency with the following
policies and plans was considered:
•
•
•
•
•
•
•

City of Carlsbad General Plan (1994);
City of Carlsbad Housing Element (2013);
City of Carlsbad Draft General Plan (2014);
Draft Climate Action Plan (2014);
City of Carlsbad Zoning Ordinance;
California Coastal Act (1976); and
Agua Hedionda Land Use Plan (1982).

Staff’s review of these relevant plans and policies is summarized below, and concludes that the
AH-SP Initiative is consistent with the General Plan Land Use, Open Space and Conservation,
and Parks and Recreation Elements. The AH-SP Initiative will not influence the city’s Housing
Element. Further, staff concludes that the AH-SP Initiative is consistent with the draft 2014
General Plan Update and Climate Action Plan.
The AH-SP Initiative is consistent with all development standards except for a minor variation
from the city’s current development standards for parking and signage.
The California Coastal Commission is ultimately responsible for determining whether the AH-SP
Initiative is consistent with the Coastal Act and the Agua Hedionda Land Use Plan.
A table showing the review of applicable city policies and standards is provided in Attachment A
of this 9212 Report.

3.1

AH-SP Initiative Measure Consistency with City of Carlsbad General Plan

The AH-SP Initiative expressly declares the AH-SP Initiative and the Specific Plan to be
consistent with the city’s General Plan and Local Coastal Plan. Therefore, the decision makers
are being asked to consider, among other things, whether they agree with the AH-SP Initiative’s
consistency determination.
City staff reviewed the AH-SP Initiative against the goals and policies of the city’s General Plan
to determine if the proposed AH-SP Initiative is consistent with the General Plan. Based upon
this review, staff concludes the AH-SP Initiative, Specific Plan and General Plan are
complementary and consistent.
The following section analyzes the goals and policies of the city’s General Plan to be amended
by the AH-SP Initiative. Goals and policies in the General Plan that are not applicable to the AHSP Initiative are not included in this review.
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Consistency With the Land Use Element
The AH-SP Initiative amends the Land Use Element of the General Plan by adding a new land
use classification “Agua Hedionda Specific Plan (AH-SP)” for those areas currently designated
Travel/Recreation Commercial and Open Space. The stated purpose of the AH-SP designation
is to implement the policies, goals and objectives of the Specific Plan in a manner consistent
with the city’s General Plan, LFMP Zone 13 and the California Coastal Act. Specific details
relating the AH-SP land use designation are set forth in the Specific Plan itself, as opposed to
the Land Use Element. The AH-SP Initiative correspondingly amends various tables and charts
in the Land Use Element in reference to the AH-SP designation. A comprehensive analysis of
the Specific’s Plan consistency with the General Plan can be found in “Appendix A” to the
Specific Plan, and is a part of the AH-SP Initiative itself. Approval of the AH-SP Initiative would
therefore include approval of the “Appendix A” Specific Plan consistency analysis.
Conclusion:
Staff concludes that the AH-SP Initiative is consistent with the General Plan Land Use Element.
Consistency With the Open Space and Conservation Element
The AH-SP Initiative amends the Open Space and Conservation Element by creating a new,
open space category, “Category 6: The Agua Hedionda South Shore Specific plan for 85%
Open Space and 15% Retail (AH-SP) designation.” The Specific Plan in turn establishes four
(4) detailed Open Space zoning designations as follows:
•
•
•
•

Habitat Management Plan Open Space (HMP-OS)
- Use: Open Space preserved for habitat resources
Passive Open Space (P-OS)
- Use: Habitat restoration and trail system
Exclusive Agricultural Open Space (EAG-OS)
- Use: Agricultural uses
Agricultural Support Open Space (AGS-OS)
- Use: Agriculture and uses supportive of Agricultural uses

The details and performance standards for these Open Space designations are addressed in
the Local Facilities Management section of this report.
The AH-SP Initiative incorporates the land uses, goals, objectives, and implementing policies
and action programs in the Specific Plan to ensure consistency between the Specific Plan and
the General Plan Open Space and Conservation Element. The AH-SP Initiative also amends
the Official Open Space and Conservation Map to reflect the AH-SP designation. Although the
AH-SP Initiative creates a new Open Space designation, the General Plan’s existing Open
Space goals and objectives are implemented through the performance standards for the
proposed Open Space designations in the AH-SP.
Conclusion:
Staff concludes that the AH-SP Initiative is consistent with the General Plan Open Space and
Conservation Element.

9212 Report

Page 17

August 7, 2015

Consistency with the Parks and Recreation Element
AH-SP Initiative amends the Parks and Recreation Element by referencing the AH-SP to
define and regulate the open space. The analysis and consistency of the AH-SP with the
policies of the General Plan is found in Attachment A of this 9212 Report.
The AH-SP Initiative states that the new multi-use recreational trails and associated amenities
will adhere to the city’s standards for development and construction. This ensures that the new
recreational amenities will be consistent with the city’s goals and objectives for the trail
development. For example, the off-road trails will connect with on-road pedestrian and bicycle
routes between important sites such as beaches, lagoons, commercial centers and nearby
tourist attractions.
The AH-SP Initiative also states that all open space recreational
improvements will be constructed by the proponents at their cost, will be maintained in
perpetuity by the proponents at their cost, and will be available for public use in perpetuity.
Chapter 6 of this report details how the trail easements and dedications are consistent with trail
development in Carlsbad.
The AH-SP Initiative also replaces existing Objectives on the use of and access to the south
shore of the Agua Hedionda Lagoon with new access provisions in the Specific Plan. The
Specific Plan provides for upland trails along the south side of the lagoon and an access trail
leading to Veteran’s Memorial Park. This is different from current General Plan policies that call
for establishing access along the southeast side of the Agua Hedionda Lagoon, providing
access between Veterans’ Memorial Park and the southeast side of Agua Hedionda Lagoon
and providing access to the wetlands of Agua Hedionda Lagoon. Access to the south shore
beaches of the Agua Hedionda Lagoon is now precluded by existing Open Space easements
required by the California Coastal Commission.
The AH-SP Initiative also changes the city’s current review process for Offers to Dedicate or
requests to enhance and/or develop open space areas for recreational purposes. The requests
are currently reviewed by the Parks and Recreation Commission and the Planning Commission.
Under the AH-SP Initiative, these REQUESTS would be reviewed by the city Planning
Department to ensure they comply with the Specific Plan. Although this review and approval
process is different than current adopted procedures, city staff would evaluate the design of the
open space recreational improvements against the AH-SP and in so doing would ensure
consistency with city standards.
Finally, the AH-SP Initiative amends various maps and graphics to reflect the AH-SP.
Conclusion:
Staff concludes that the AH-SP Initiative is consistent with the General Plan Parks and
Recreation Element.

3.2

AH-SP Initiative Measure Consistency with the City of Carlsbad Housing
Element

The AH-SP Initiative would not directly impact housing through development limitations, zoning,
or application of a revised definition of open space. The Specific Plan area (including all of
LFMP Zone 13) is currently not designated for residential land uses, and is not identified for
potential residential opportunities in the city’s Housing Element.
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State Housing Law requires the city to designate and zone sufficient land to help meet regional
housing need and to promote affordable housing.
The city relies on various city programs, developer incentives and other land use amendments
proposed in its draft General Plan to meet its current Regional Housing Needs Allocation
(RHNA) requirement.
Conclusion:
The AH-SP Initiative will not influence housing demand or opportunities in the region. Nor will
the AH-SP Initiative influence the city’s ability to plan for the provision of housing pursuant to the
General Plan Housing Element and the allocation of housing that is a part of the RHNA.

3.3

AH-SP Initiative Measure Consistency with City of Carlsbad Draft General
Plan (2014)

The city is in the process of finalizing a comprehensive General Plan Update (GPU). The 2014
GPU is still in draft document and was recently heard by the Planning Commission. The
Planning Commission has made a recommendation to the City Council and the City Council is
tentatively set to hear the matter this fall. Generally, the AH-SP is consistent with the draft
GPU.
An independent review of the consistency of the AH-SP and the draft 2014 General Plan
Update has been provided in Table 2, Appendix A, of the AH-SP. (Note: the Goals and Policies
in Table 2 are dated May 2015. The city modified some of these goals and policies in June
2015.)
The 2014 GPU also includes new policies implementing “Proposition D” including continued
agricultural operations, protecting and preserving environmental resource areas and public trails
and active and passive recreation. New land use policies emphasize that sites for visitor
commercial uses should be located near major transportation corridors and proximate to key
tourist and visitor draws, such as hotels, the ocean, lagoons and LEGOLAND. The AH-SP
would implement these new draft policies.
Conclusion:
The AH-SP Initiative is consistent with and furthers the goals and policies of the draft 2014
GPU.

3.4

AH-SP Initiative Measure Consistency with City of Carlsbad Draft Climate
Action Plan (2014)

The Environmental Analysis (EA) for the Agua Hedionda South Shore Specific Plan (Specific
Plan) evaluates the environmental effects of greenhouse gas emissions (GHG) resulting from
project implementation (EA, Chapter 4.7). The EA utilizes six separate and independent
methodologies to assess the significance of the Specific Plan’s GHG emissions, as called for in
the city’s draft Climate Action Plan (CAP) (March, 2014). The EA applies preliminary project
review checklist in the draft CAP to evaluate the Specific Plan’s consistency with the draft CAP.
The proposed Specific Plan will incorporate photovoltaic panels to cover more than 60% of the
parking garage roof, consistent with CAP Measure B-1 and will, at a minimum, exceed the 2013

9212 Report

Page 19

August 7, 2015

Title 24 standards by 5%, consistent with CAP Measure H-1. The AH-SP Initiative will also
provide electrical charging stations to accommodate zero emissions vehicles, require visitorserving commercial structures to adhere to the Leadership in Energy and Environmental Design
(LEED) Gold Core and Shell Design Standards, and install high-efficiency interior and exterior
lighting. Water conservation measures such as recycled water for outdoor irrigation, and dualflush toilets, waterless urinals, and self-closing faucets are required.
Conclusion:
The AH-SP Initiative is consistent with the draft 2014 CAP.

3.5

AH-SP Initiative Measure Consistency with City of Carlsbad Zoning
Ordinance

The AH-SP Initiative rezones the property to a new zoning designation “AH-SP”, as established
by the Plan. The Plan establishes individual Specific Plan area designations for the commercial
and four different Open Space designations. The commercial site is identified as Visitor-Serving
Commercial. The four open space designations proposed include: Habitat Management Plan
Open Space (HMP-OS), Passive Open Space (P-OS), Exclusively Agriculture Open Space
(EAG-OS) and Agricultural Support Open Space (AGS-OS). The AH-SP designation is
implemented by the Plan and it is independent of other zoning requirements, including the
balance of Title 21 (the Zoning Ordinance).
A new chapter would be added to Title 21 of the Carlsbad Municipal Code to include the
purpose and intent of the AH-SP zoning designation. The Zoning Map would be amended to
reflect the new zoning designation.
As detailed in the AH-SP consistency analysis matrix (see Attachment A to this 9212 Report),
the Plan is consistent with all citywide development standards except the city’s current
development standards for parking (parking ratios and minimum parking stall sizes) and signage
(proposed standards modify number, types, and size of various types of signage). A Specific
Plan is an appropriate planning document tool in which to propose development standard
modifications. On numerous development applications in past years, the city has approved
Specific Plans or Master Plans that proposed development standards for a specific geographic
project area that were different than the citywide Zoning Ordinance development standards. As
an example, the Westfield Carlsbad Specific Plan was recently approved by the City Council
with development standard modifications for parking ratios and for project signage standards
that were similar in nature to the modifications proposed in the AH-SP. City-wide Zoning
Ordinance standards are generally written to apply to a broad range of situations and are
usually intended to regulate typical development proposals. In unique or a-typical development
proposals like regional malls, it is often necessary to craft development standards unique to the
specific development proposal.
Conclusion:
The AH-SP Initiative is consistent with the Zoning Ordinance; however, the Initiative includes
minor variations to parking and signage standards.
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3.6

AH-SP Initiative Measure Consistency with the California Coastal Act

The California Coastal Act of 1976 (codified at Public Resources Code Section 30000 et seq)
established a comprehensive set of specific policies for the protection of coastal resources and
the management of orderly economic development throughout the coastal zone. Section 1.5.2
of the AH-SP states that it is consistent with the Coastal Act. Decision makers are being asked
to consider whether they agree with the AH-SP consistency determination.
In general, all new development must be consistent with the Coastal Act’s policies. In the Agua
Hedionda Local Coastal Program Segment, the city has a certified Local Coastal Program Land
Use Plan (1982), but does not have a certified Local Coastal Program Implementation Plan. The
Coastal Commission is ultimately responsible for determining whether the AH-SP Initiative and
the development allowed under the AH-SP is consistent with the Coastal Act. Relevant policies
include Public Resources Code Section 30230, which requires that marine resources be
maintained, enhanced, and if feasible, restored, and that special protection be given to areas
and species of special biological or economic significance. (See also Section 30210 [public
access], 30230 and 30231 [water quality], and 30240 [protecting significant disruption of
sensitive habitat areas]).
Conclusion:
The California Coastal Commission is ultimately responsible for determining whether the AH-SP
Initiative and the development allowed under the AH-SP is consistent with the Coastal Act. The
Commission has authority to impose modifications upon the AH-SP to ensure consistency.

3.7

AH-SP Initiative Measure Consistency with the Agua Hedionda Land Use
Plan

The Plan, approximately 203.4 acres in size, is located within the 1,100 acre Agua Hedionda
Segment (Segment) of the Local Coastal Program (LCP). In the Agua Hedionda Local Coastal
Program Segment, the city has a certified Local Coastal Program Land Use Plan (1982), but
does not have a certified Local Coastal Program Implementation Plan.
The existing Agua Hedionda Land Use Plan (LUP) addresses four major components upon
which the development of the Segment is based: Environmental Setting, The California Coastal
Act, the Carlsbad General Plan Goals and Policies, and the Agua Hedionda Environmental
Impact Report. The AH-SP Initiative adds a description of the Plan into the LUP and amends
the graphics to identify the AH-SP. Applicable LUP policies are also amended and reference to
the AH-SP as the controlling document is spelled-out.
Section 8 of the AH-SP Initiative directs the city to submit the Initiative, including the
amendments to the LUP, and the Specific Plan to the California Coastal Commission
(Commission) for certification. The Commission would review the Initiative and the AH-SP for
consistency with the Coastal Act. The LUP amendments and the AH-SP, as well as any
additional modifications required by the Coastal Commission, would become effective
immediately upon certification by the Coastal Commission. Modifications by the Coastal
Commission would not need subsequent review and approval by the city. This is a departure
from current procedures by which the Coastal Commission normally requires subsequent city
review and concurrence with modifications.
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Conclusion:
The Coastal Commission is ultimately responsible for determining whether the AH-SP Initiative
and the development allowed under the AH-SP is consistent with the Agua Hedionda LUP.
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Chapter 4 Growth Management Program Compliance
Analysis
This section analyzes the AH-SP Initiative’s compliance with the City of Carlsbad Growth
Management Program (1986) and City of Carlsbad Local Facilities Management Plan – Zone 13
(1995).
Established in 1986, the Growth Management Program directly links future residential,
commercial and industrial development to the provision of 11 public facilities. This is
accomplished, in part, through the establishment and enforcement of public facility performance
standards.
•

The "Citywide Facilities and Improvement Plan" establishes 11 public facility
performance standards and establishes principles for capital financing plans.

•

"Local Facility Management Plans" are established for 25 sub-areas or zones of the city,
including Zone 13 where the AH-SP Specific Plan area is located.

•

Development is reviewed for compliance with the Citywide Facilities and Improvement
Plan and the appropriate Local Facility Management Plan. Special conditions, phasing
and other requirements may apply.

The property subject to the AH-SP Initiative is located in Local Facilities Management Zone 13.
A Local Facilities Management Plan (LFMP) was adopted for Zone 13 in October 1995. The
1995 Zone 13 LFMP analyzed the facility needs of the AH-SP Initiative area at that time based
on the envisioned construction of 463,000 square feet of visitor-serving commercial uses on the
western 48.3-acre site designated “Travel/Recreation Commercial.” The AH-SP Initiative allows
for up to 585,000 square feet of visitor-serving commercial uses in an outdoor shopping, dining
and entertainment promenade on only 26.7 acres, or the northern portion of the 48.3 commercial
site. A Zone 13 Consistency Analysis was submitted as part of the AH-SP Initiative Package,
which is contained in Appendix A of the AH-SP Initiative Environmental Analysis.
City staff and its consultant Howes Weiler & Associates reviewed the AH-SP Initiative and the
Zone 13 Consistency Analysis (Appendix A of the AH-SP Initiative Environmental Analysis) for
compliance with the city’s adopted Growth Management Program performance standards and
the adopted 1995 Zone 13 LFMP. The Zone 13 LFMP analysis peer review is provided in
Attachment C of this 9212 Report.
Summary
The AH-SP Initiative complies with, exceeds, or will not impact 10 of the 11 Growth
Management Program facility performance standards (see Table 2). The AH-SP Initiative
exceeds the performance standard for Open Space Facilities, by adding 18.3 acres of new
General Plan Open Space, for a total of 176.7 acres of Open Space in the AH-SP Initiative area.
With the inclusion of the AH-SP Initiative open space area, between 222.8 to 238.7 acres of
Zone 13 is identified as qualifying open space inventory. This is between 143.1 to 159.0 acres
more than required for Zone 13 under the 1995 Local Facilities Management Plan.
The one impacted facility performance standard area is Circulation Facilities. This chapter
contains an in depth analysis of Circulation Facilities. For a more detailed discussion of the
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remaining facility areas, see the technical summary provided in Attachment C of this 9212
Report.
Table 2. Growth Management Program/LFMP Compliance
Public Facility
City Administration
Libraries
Wastewater Treatment
Capacity
Park Facilities
Drainage Facilities
Circulation Facilities

Short

Fire Facilities
Open Space Facilities
Schools
Sewer Collection System
Water Distribution System

4.1

Meets
X
X
X

Exceeds

No impact
No impact
Adequate capacity

X
X
X
X
X
X
X
X

Comments

No impact
No impact
See Circulation Facilities
discussion
No impact
Exceeds standard
No impact
Adequate capacity
Adequate capacity

City Administration

The Growth Management Performance standard for City Administration Facilities is “1,500
square feet per 1,000 population must be scheduled for construction within a five-year period or
prior to construction of 6,250 dwelling units, beginning at the time the need is first identified.”
Given that the AH-SP Initiative does not change the build out population of Zone 13, and the
fact that the Growth Management Program does not identify a City Administrative Facility
Performance Standard for non-residential uses, this standard does not apply to the AH-SP
Initiative.

4.2

Libraries

The Growth Management Performance standard for Library Facilities is “800 sq. ft. (of library
space) per 1,000 population must be scheduled for construction within a five-year period or prior
to construction of 6,250 dwelling units, beginning at the time the need is first identified.” Given
that the AH-SP Initiative does not change the build out population of Zone 13, and the fact that
the Growth Management Program does not identify a Library Facility Performance Standard for
non-residential uses, this standard does not apply to the AH-SP Initiative.

4.3

Wastewater Treatment Capacity

The Growth Management Performance standard for Wastewater Treatment Capacity is “Sewer
plant capacity is adequate for at least a five-year period.” The Zone 13 Compliance Analysis
estimates that sewer flows from the AH-SP will average 47,300 gallons per day, with peak flow
projected to be 118,250 gallons per day. The average flow is 9,900 gallons per day more than
was anticipated for the site; however, there is an excess of 0.26 million gallons per day (MGD)
of sewer treatment capacity at build out. Therefore, the 9,900 gallon per day average sewer flow
increase that would occur with the AH-SP can be accommodated under the existing capacity
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rights held by the City of Carlsbad. No wastewater capacity improvements are recommended
for the project, and the wastewater treatment compliance standard is met.

4.4

Park Facilities

The AH-SP Initiative identifies and summarizes the compliance, mitigation and financing
measures to meet Park District 1 and LFMP Zone 13 adopted GMP performance standards, as
outlined in Table 3. (see AH-SP Initiative Section 6.15, Table 6.0-2).
Table 3. Park Facilities
Compliance
Park District 1 and Zone 13 will
comply with the adopted
Performance Standard
throughout the build out of Zone
13 through CIP funding and the
payment of a Growth
Management Fee of $0.40 per
square foot prior to the issuance
of building permits

Mitigation
New development within Zone 13
will require payment of a park fee
of $0.40 per square foot of nonresidential development
structures. The purpose of this
fee is to fund recreational
facilities within the industrial
corridor of the city.

Financing
A Growth Management Program
park fee of $0.40 per square foot
of non-residential development
will be collected at the time of
building permit issuance for any
future development within the
zone. This fee will be used to
construct recreational facilities to
offset the demand created by
employees within Zone 13.
Payment of this fee shall satisfy
the financing guarantee for
construction of the necessary
future parks.

The Growth Management Performance standard for Park Facilities is “3.0 acres of Community
Park or Special Use Area per 1,000 population within the Park District (quadrant) must be
scheduled for construction within a five year period, or prior to construction of 1,562 dwelling
units within the Park District at the time the need is first identified.” The Agua Hedionda South
Shore 85/15 Specific Plan does not propose the construction of any residential units. Given that
this proposal would not change the build out population of Zone 13, and the fact that the Growth
Management Program does not identify a Park Performance Standard for non-residential uses,
the Park Performance Standard would not apply.
Zone 13 is located in Park District #1 (Northwest Quadrant). This quadrant currently complies
with the Park Performance Standard. There are 105.2 acres of existing park lands, whereas the
current requirement for parkland is 90.4 acres based on current population estimates. Future
park acreage proposed at the Veteran’s Memorial Park will add 22.9 acres to the existing park
inventory in Park District #1. The projected total of 128.1 acres of parkland will satisfy this
performance standard at build out, and no additional park facilities are required.

4.5

Drainage Facilities

The Growth Management Performance standard for Drainage facilities is “Drainage facilities
must be provided as required by the city concurrent with development.” The 1995 Zone 13
LFMP detailed storm drain improvements required for all future development in the Agua
Hedionda Creek Watershed. Storm drain facilities required to serve Zone 13 have been
constructed, as this zone is largely built out.
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A Stormwater Analysis prepared for the AH-SP states that future development associated with
the Specific Plan will drain towards Agua Hedionda Lagoon, and on-site drainage facilities such
as downstream detention basins will be constructed to comply with current regulations. Section
1.5.3 of the AH-SP states that the Specific Plan will comply and be consistent with the Carlsbad
Growth Management program public facility performance standards to ensure that public
infrastructure is provided prior to or concurrent with development 1 2. Section 1.5.7 states that
the Specific Plan will comply with all applicable best management practices and low impact
development requirements of the Carlsbad Municipal Code Standard Urban Stormwater
Management Plan (SUSMP) and city standards related to stormwater management and
discharge controls.
Future development of the Agua Hedionda South Shore 85/15 Specific Plan will be required to
incorporate on-site storm drain facilities to serve the project, while meeting all federal, state and
city standards. On this basis, staff concludes that the performance standard for drainage
facilities will be met.

4.6

Circulation Facilities

Acting on behalf of the city, Michael Baker International (formerly RBF Consulting conducted a
third-party review of the Traffic Impact Analysis (TIA) Report dated May 7, 2015 for the Agua
Hedionda South Shore Specific Plan for 85% Open Space and 15% Retail (the AH-SP Initiative)
prepared by Fehr & Peers on behalf of the AH-SP Initiative proponents. Michael Baker has
extensive experience performing and reviewing traffic reports throughout California, including for
the City of Carlsbad. City staff asked Michael Baker International to answer the following
questions regarding roadway sections and intersections within the City of Carlsbad:
1. Was the Traffic Impact Analysis (TIA) performed correctly according to city guidelines
and standards?
2. Does the AH-SP Initiative comply with city guidelines and standards?
Analysis Methodology: The methodology used to develop the TIA complies with city
guidelines and the SANTEC/ITE Traffic Impact Studies Guidelines Analysis Methodology
(SANTEC/ITE Methodology) utilized by the city for its California Environmental Quality Act
(CEQA) process. This approach includes the process used to define which transportation
facilities were studied, the AH-SP Initiative’s traffic impacts, and what measures are needed to
address these traffic impacts. The TIA analyzed traffic during the morning commute hours (a.m.
Peak) and afternoon commute hours (p.m. Peak). Roadway segments and/or intersections that
received 50 or more a.m. or p.m. peak hour trips resulting from the AH-SP Initiative were
analyzed. A total of thirty-one (31) roadway sections and thirty-four (34) intersections were
evaluated in the TIA; the list of these facilities is included in the TIA.
The traffic model developed by the San Diego Association of Governments (SANDAG) was
used to forecast all traffic generated from: a) the AH-SP Initiative; b) future development
planned in the City of Carlsbad; and, c) additional development anticipated in the larger San
Diego region. The SANDAG model is designed to forecast typical peak hour traffic, not extreme
traffic conditions, such as a holiday season when traffic is more congested. (Extreme conditions
are not typically used by transportation professionals to evaluate proposed development or to
1
2

Agua Hedionda 85/15 Initiative, Q-19
Agua Hedionda 85/15 Specific Plan, 1.0-12
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design roadway projects.) The traffic impacts of the AH-SP Initiative were evaluated for the
following three (3) scenarios:
1. Existing Conditions: The existing conditions represent actual traffic counts taken in the
field. Most of the counts are from the city’s annual traffic monitoring program data,
collected in the summer months. Other counts were taken by Fehr & Peers during the
TIA preparation. The traffic counts represent the “Baseline Traffic.” The traffic forecast
model developed by SANDAG then estimates and distributes trips generated by the AHSP Initiative and these projected trips are called the “Project Trips.”
2. Year 2019 (Opening Year): This is the year the visitor-serving commercial uses
proposed in the AH-SP Initiative are expected to be open for business. The traffic model
developed by SANDAG was used to forecast the “Baseline Traffic” expected in the Year
2019. The same “Project Trips” are used in this evaluation scenario.
3. Year 2035 (Long-Range) Baseline Conditions: This is the extent of the SANDAG model
forecasts and is the common “long-range” scenario for most traffic studies conducted in
the SANDAG region. The same “Project Trips” are used in this evaluation scenario.
During the evaluation of Scenarios 1, 2 and 3 defined above, if “Project Trips” generated by the
AH-SP Initiative increased the average delay at an evaluated intersection by two (2) or more
seconds, then that intersection was identified as being “significantly impacted” by the AH-SP
Initiative.
Analysis Findings: The TIA applied the SANTEC/ITE Methodology, and evaluated whether the
AH-SP Initiative complies with the 1) Growth Management Program, 2) the current GP
Circulation Element, 3) the Draft GP Mobility Element, and 4) the city’s General Design
Standards (2004).
The TIA identified traffic improvements called Environmental Protection Features (EPFs) that
are incorporated into the AH-SP Initiative to avoid or substantially reduce traffic impacts from
tAH-SP development. The AH-SP Initiative EPFs include: payment of the Citywide Traffic
Impact Fee (TIF) and Bridge and Thoroughfare District No. 3 Fee (BTD #3) at the time of
building permit issuance; and fair share contributions toward intersection improvements. The
AH-SP Initiative also includes payment of $140,000 to install adaptive signals at seven
intersection locations along El Camino Real, Palomar Airport Road, Paseo del Norte and
Cannon Road.
In addition, the AH-SP Initiative includes the following roadway improvements along Cannon
Road: 1) the construction of a new T-intersection that uses a “half-signal” design located
between Paseo del Norte and Car Country Drive to provide the eastbound and westbound
Cannon Road ingress to the AH-SP Initiative site through two eastbound Cannon Road left-turn
lanes and one westbound Cannon Road right-turn lane , and to provide limited egress from the
AH-SP Initiative site through a westbound right-turn-only lane onto westbound Cannon Road, 2)
the construction of the north leg of the Cannon Road/Paseo del Norte intersection for the
primary AH-SP Initiative site egress, to include two left-turn lanes onto eastbound Cannon
Road, one through lane onto southbound Paseo del Norte, and two right-turn lanes onto
westbound Cannon Road, and 3) the dedication of right-of-way and the construction of a
second westbound right-turn lane off westbound Cannon Road onto the I-5 northbound onramp, and converting the existing westbound Cannon Road shared through/right-turn lane to a
second exclusive through lane for westbound Cannon Road.
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The TIA analyzed freeway segment and ramp operations based on procedures developed by
California Department of Transportation (Caltrans) District 11. Since the city does not operate
the freeway system, the AH_SP’s impact on freeway segment and ramp operations is not
included in this report. Caltrans staff reviewed the TIA and provided comments in a letter dated
July 24, 2015. The EPFs provide for payment of fair share contributions toward the impacted
components of the I-5 North Coast Corridor Plan (NCCP) planned freeway improvements in the
Specific Plan area (EPF TRA-12 through TRA-15). The Specific Plan developer is currently in
discussion with Caltrans to determine the amount and timing of the fair share contribution.
1) Growth Management Program Compliance: The TIA was performed in accordance with
city guidelines. The city’s traffic standards are based on the Growth Management Program
(GMP) and Citywide Facilities Improvements Plan (CFIP) originally adopted by the city in 1986.
The GMP was established in response to an initiative approved by the voters of Carlsbad to
“ensure that development does not occur unless adequate public facilities and services exist or
will be provided concurrent with new development.” The traffic standards require roads and
intersections to maintain a level of service (LOS) of “D” or better during peak hours. That means
that roadway segments or intersections with a LOS of “E” or “F” do not meet the GMP standard.
The following summarizes the conclusions of the GMP traffic evaluation for each of the three
scenarios:
Roadway Segments (31 roadway segments analyzed)
•

The TIA concludes that all thirty-one (31) roadway segments analyzed, when adding the
“Existing Conditions” to trips generated from the AH-SP Initiative, will meet the GMP
standard of LOS D with the EPFs in place for all three scenarios that were analyzed.
This indicates that all the roadway segments analyzed have adequate capacity in terms
of the number of through lanes, and no new roadway widening projects other than
roadway projects anticipated in the current city CIP are needed to meet the GMP
standards for all thirty-one roadway segments analyzed.

Intersections (34 intersections analyzed)
•

Existing Conditions – In the “Existing Conditions” scenario, all thirty-four (34)
intersections analyzed meet the GMP standard with approval and implementation of the
AH-SP Initiative (i.e., no intersections are expected to fall short of the city GMP
standard).

•

Year 2019 (Opening Year) – In the “Year 2019 (Opening Year) scenario, seven (7)
intersections will not meet the current GMP standard of LOS D for at least 1 peak hour
(either a.m. or p.m.). The following intersections are not expected to meet GMP
standards due to regional traffic growth even if the AH-SP Initiative is not built (emphasis
added):
1. Cannon Road/El Camino Real;
2. College Boulevard/El Camino Real (no significant traffic impact from AH-SP
Initiative);
3. El Camino Real/Faraday Avenue (no significant traffic impact from AH-SP
Initiative);
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4. I-5/NB Ramps/Palomar Airport Road (no significant traffic impact from AH-SP
Initiative);
5. Palomar Airport Road/College Boulevard (no significant traffic impact from AHSP Initiative);
6. Palomar Airport Road/El Camino Real (no significant traffic impact from AH-SP
Initiative); and
7. Alga Road/Aviara Parkway/El Camino Real.
In the “Year 2019 (Opening Year)” scenario the AH-SP Initiative will have a significant
impact (identified as an increase in the average delay at an evaluated intersection of two
(2) or more seconds) on only two (2) of these seven (7) identified intersections (Cannon
Road/El Camino Real and Alga Road/Aviara Parkway/El Camino Real), and
implementation of the AH-SP Initiative traffic EPFs will reduce traffic impacts at both of
these intersections such that they will comply with GMP standards. Without
implementation of the AH-SP Initiative traffic EPFs, the two identified intersections
(Cannon Road/El Camino Real and Alga Road/Aviara Parkway/El Camion Real) are not
expected to meet GMP standards.
•

Year 2035 (Long-Range): With or without the AH-SP Initiative, in the “Year 2035 (LongRange) scenario, ten (10) intersections will not meet the current GMP peak hour
standard of LOS D for at least 1 peak hour (either am or pm) due to regional traffic
growth. The following intersections are expected to exceed GMP standards due to
regional traffic growth even if the AH-SP Initiative is not built (emphasis added):
1. Tamarack Avenue/El Camino Real;
2. Cannon Road/El Camino Real;
3. El Camino Real/College (no specific traffic impact from the AH-SP Initiative);
4. El Camino Real/Faraday;
5. Palomar Airport Road/Paseo del Norte;
6. Palomar Airport Road/Armada Drive;
7. Palomar Airport Road/College Boulevard;
8. Palomar Airport Road/El Camino Real;
9. Alga Road/Aviara Parkway/El Camino Real; and
10. El Camino Real/Poinsettia (no specific traffic impact from the AH-SP Initiative).

In the “Year 2035 (Long-Range)” scenario, the AH-SP Initiative will have a significant traffic
impact (identified as an increase in the average delay at an evaluated intersection of two (2) or
more seconds) on eight of these ten intersections (Note: The AH-SP Initiative is not expected to
have a significant traffic impact at the intersections of El Camino Real/College and El Camino
Real/Poinsettia). Implementation of the AH-SP Initiative traffic EPFs will reduce traffic impacts at
all eight (8) intersections below what the traffic impacts would be in the Year 2035 without
implementation of the AH-SP Initiative, but the GMP standard will still not be met. However,
implementation of the AH-SP Initiative EPFs will improve traffic conditions to a point that driving
in Carlsbad will not be degraded as a result of the proposed AH-SP Initiative at any intersection
in the City of Carlsbad in the year 2035. The primary reason the GMP standards will not be met
at the eight (8) identified intersections is because anticipated development located outside the
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Carlsbad city limits is projected to result in regional traffic growth. The TIA includes the impacts
from this regional traffic growth consistent with the SANTEC/ITE methodology.
2) Current General Plan Circulation Element Conclusion: The current GP Circulation
Element calls for the same Level of Service (LOS) standard as the GMP. As noted above,
seven (7) intersections in the “Year 2019 Opening Year” scenario and ten (10) intersections in
the “Year 2035 (Long-Term) Baseline Conditions” scenario will not meet the LOS standard,
regardless of the AH-SP Initiative’s approval and implementation. The TIA has identified every
intersection expected to have significant traffic impacts from the AH-SP Initiative (identified as
an increase in the average delay at an evaluated intersection of two (2) or more seconds) and
the proposed EPFs at these intersections are expected to either: a) meet the GMP standard, or
b) improve traffic conditions to a point where congestion will be reduced to less than significant
level (i.e., drivers will not experience a degradation in traffic conditions as a result of the AH-SP
Initiative). That is, traffic will be better at all intersections that are significantly impacted by the
AH-SP Initiative when compared to the “no project” alternative in all three of the scenarios
analyzed.
3) Draft General Plan Mobility Element Conclusion: According to the proposed Draft GP
Mobility Element, the AH-SP Initiative is consistent with the approach to implementing traffic
systems management (TSM) tools at intersection locations where LOS standards are not
expected to be met. The AH-SP Initiative provides $140,000 in funding towards an adaptive
traffic signal program (a TSM tool) that is expected to reduce delay at signalized intersections.
4) Design Standard Compliance: The proposed AH-SP Initiative complies with all of the city’s
General Design Standards (2004) with the exception of the standard related to intersection
spacing along an arterial roadway classification. The city’s General Design Standards are
general design guidelines and are not mandatory standards and they do allow
variances/exceptions from the General Design Standards in certain situations, to the satisfaction
of the City Engineer.
The new driveway proposed on Cannon Road east of Paseo del Norte is located closer to Car
Country Drive and Paseo del Norte than is specified in the city’s General Design Standards.
Variances from this intersection spacing standard have been allowed by the city in numerous
locations throughout the City of Carlsbad and would be appropriate for this intersection.
Specifically, traffic conditions at existing intersections on Cannon Road near the project site are
expected to operate at a better level of service with the proposed new intersection, as opposed
to the AH-SP Initiative site taking its’ primary ingress at Paseo del Norte or Car Country Drive.
The new driveway location allows for the design of: a) a “half-signal” that allows eastbound
Cannon Road traffic to flow continuously and is never stopped by a red light at the new
intersection, and b) a one-way exit-only egress at Paseo del Norte that results in better traffic
flow than if Paseo del Norte were proposed as a two-way driveway (egress and ingress) in order
to comply with the intersection spacing standard. The new ingress driveway operating with a
“half-signal” reduces traffic impacts as compared to requiring access to the project site only at
the existing intersections of Paseo del Norte or Car Country Drive with Cannon Road. The
proposed driveway site does not fully comply with the city’s current design standard, but is
acceptable and should be allowed a variance from the city’s General Design Standards because
it minimizes the traffic impacts of the AH-SP Initiative along Cannon Road.
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Conclusion:
The TIA conducted on the proposed AH-SP Initiative is complete and accurately evaluates
traffic conditions against the current GMP, city General Design Standards and General Plan
policies.

4.7

Fire Facilities

The Growth Management Performance standard for Fire Facilities is “The number of dwelling
units outside a five-minute response from the nearest fire station shall not exceed 1,500 units.”
The AH-SP Initiative does not propose the construction of any residential units. Given that this
proposal would not change the build out population of Zone 13, and the fact that the Growth
Management Program does not identify a Fire Performance Standard for non-residential uses,
this standard would not apply to the AH-SP Initiative.
The Agua Hedionda South Shore 85/15 Specific Plan site was originally intended to be served
by Fire Station #4, and is located within a five minute response time of this fire station, but can
also be served within the five minute response time by Fire Station #3, which is currently under
construction.

4.8

Open Space Facilities

The Growth Management Performance standard for Open Space is “Fifteen percent of the total
land area in the Local Facility Management Zone (LFMZ) exclusive of environmentally
constrained non-developable land must be set aside for permanent open space and must be
available concurrent with development.” Per the City of Carlsbad Fiscal Year 2013-2014
Growth Management Monitoring Report, Zone 13 currently meets the open space performance
standard. Given that this performance standard is based on the overall amount of land in the
LFMP, and the fact that the AH-SP Initiative is not proposing to remove any open space, the
zone will remain compliant with the Open Space performance standard with the development of
the Specific Plan.
Without the inclusion of the land designated as Agricultural Support Open Space in the AH-SP
Initiative, 222.8 acres of Zone 13 is identified as non-environmentally constrained open space.
This is 143.1 acres more than required for Zone 13 under the 1995 Local Facilities Management
Plan. With the inclusion of this land, 238.7 acres of Zone 13 is identified as qualifying open
space inventory. This is 159.0 acres more than required for Zone 13 under the 1995 Local
Facilities Management Plan (see Table 4).
Table 4. Qualifying Open Space Inventory

Exclusion of Agricultural Support Land Use
Inclusion of Agricultural Support Land Use

Qualifying Open
Space Acreage

Excess Open Space
Inventory

222.8 acres
238.7 acres

143.1 acres
159.0 acres

Conclusion:
Staff concludes that with 222.8-238.7 acres of land in the qualifying open space inventory for
Zone 13, the Open Space performance standard will be exceeded by 143.1-159.0 acres.

9212 Report

Page 31

August 7, 2015

4.9

Schools

The Growth Management Performance standard for Schools is “School capacity to meet
projected enrollment within the Local Facility Management Zone (LFMZ) as determined by the
appropriate school district must be provided prior to projected occupancy.”
The AH-SP Initiative does not propose the construction of any residential units. Given that this
proposal would not change the build out population of Zone 13, and the fact that the Growth
Management Program does not identify a Schools Performance Standard for non-residential
uses, this standard would not apply to the AH-SP Initiative.

4.10

Sewer Collection System

The Growth Management Performance standard for Sewer Collection System is “Trunk-line
capacity to meet demand, as determined by the appropriate sewer districts, must be provided
concurrent with development.”
The 1995 Zone 13 LFMP evaluated sewer collection services that would be required for zone at
build out by assigning land uses to each parcel. The land uses estimated for the area in 1995
differ from what is being proposed in the Agua Hedionda South Shore 85/15 Specific Plan.
Given that the land uses proposed under the Agua Hedionda South Shore 85/15 Specific Plan
differ from what was originally evaluated in the1995 Zone 13 LFMP, the calculation of sewer
flows and collection requirements will also differ.
A Sewer System Analysis was prepared for and submitted as part of the initiative
documentation. Comparing the sewer flow rate generated from the Agua Hedionda South Shore
85/15 Specific Plan to the sewer flow rate generated in the 1995 Zone 15 LFMP results in an
increase of 9,900 gpd of sewer flow. The Sewer System Analysis prepared for the Specific Plan,
has determined that this increase on downstream facilities will be able to be handled by the
South Agua Hedionda (SAH) Interceptor located in Cannon Road, as this increase represents
less than 0.5% of the average flow capacity of the SAH Interceptor at the point of connection.
However, an increase in future allocation in one location may require another location’s future
allocation to decrease, and a hydraulic analysis of the surrounding infrastructure is
recommended during the plan check process.

4.11

Water Systems

The Growth Management Performance standard for Water Systems is “Line capacity to meet
demand as determined by the appropriate water district must be provided concurrent with
development. A minimum of 10-day average storage capacity must be provided prior to any
development.”
The Agua Hedionda South Shore 85/15 Specific Plan is located in the Carlsbad Municipal Water
District service area. The City of Carlsbad Fiscal Year 2013-2014 Growth Management
Program Monitoring Report states that the Carlsbad Municipal Water District service area has
adequate line capacity to meet the growth management performance standard at build out.
The existing water demand for the agricultural fields located on the site is 178,549 gpd, resulting
in an increase of 9,802 gpd, or 11 acre-feet per year with the proposed AH-SP Initiative. A water
systems analysis prepared for the AH-SP Initiative, states that adequate water facilities exist in
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Cannon Road to accommodate this additional demand, and therefore, Zone 13 will continue to
be in compliance with the water distribution performance standard with development of the
Agua Hedionda South Shore 85/15 Specific Plan.
Additionally, the Growth Management Performance standard for storage capacity will not be
impacted by the development of the Agua Hedionda South Shore85/15 Specific Plan, and this
performance standard will continue to be met if the project is developed.
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Chapter 5 Economic and Fiscal Analysis
City staff and its consultant RSG (Staff) analyzed the socioeconomic impacts of the AH-SP
Initiative. Staff reviewed the Specific Plan as well as the economic information contained in the
accompanying Environmental Analysis (EA) prepared by Kosmont Companies on behalf of the
AH-SP Initiative proponents. Economic data was evaluated based on methodology, comparable
marketplace data, and similar development type for accuracy, consistency, and overall fiscal
impact.

5.1

Net Fiscal Impacts

The AH-SP Initiative will have a net fiscal benefit to the city. The EA estimates a net annual
fiscal impact to the city of $2,690,300, taking into account both the projected General Fund
revenue increases (sales tax, property tax, and business licenses) and the General Fund
expenditure increases (police, fire, community services, public works, community development,
and administrative services). This is 4% higher than the net annual fiscal impact projected by
Staff of $2,575,100. Although projections in specific areas of analysis differ, the net annual fiscal
impacts estimated in the EA are reasonable, based upon conservative assumptions and result
in a benefit to the city.

5.2

Open Space Public Benefit Analysis

The AH-SP Initiative will provide an open space public benefit. Staff evaluated the value of the
public benefits provided by the Open Space Improvements in the AH-SP Initiative. The EA
estimates the total value of the open space benefits to the city, provided by private funding, to
be between $10 to $16.5 million, based upon one-time hard costs (direct amenities and
improvements), indirect soft costs, ongoing operations and maintenance and capital
replacement expenditures.
The expenditure ranges for the cost of direct, indirect, operations and maintenance and capital
replacement are reasonable and are neither under or overestimated based on comparable
improvement values and expenditures.

5.3

Retail Demand Analysis

Staff evaluated the Retail Demand Analysis provided in the EA including its assessment of the
demand for additional retail within the AH-SP area and the AH-SP’s impact on existing retail.
Staff thoroughly analyzed the retail market trade area, both primary and secondary, existing and
proposed retail properties as well as existing retail vacancy. Staff also reviewed retail sales
leakage data, comparable retail properties price per square foot lease rates and household
spending trends within the region.
There is approximately 5.5 million square feet of existing retail space in Carlsbad. There is
sufficient demand for additional retail space in the Specific Plan area. The Specific Plan
provides approximately 10% more retail to the market (585,000 square feet). While Staff’s
calculation for demand varies slightly from that presented in the EA, current vacancy rates
support the proposed retail space as provided in Attachment C of this 9212 Report.
Based on the retail demand analysis and the available industry data, the city can expect a
temporary (12-18 months) reduction in revenue generated by existing establishments. After this
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initial period, revenues typically stabilize and there would be no ongoing or long term adverse
economic impact.

5.4

Tourism Impacts

The EA forecasts that the city will see an increase in visitors from outside the city for shopping
and entertainment purposes from the development of this project. The EA asserts there will be
an increase in visitors that stay overnight at hotels throughout the city, generating increased
transient occupancy tax (TOT) revenue for the city. Much of the methodology and data used in
Appendix R of the Specific Plan by Kosmont Companies was neither explained nor provided.
Although Staff believes that there is potential for additional visitors staying overnight at a
Carlsbad hotel, the projected increase in TOT of $1.8 to $3.4 million annually, as identified in
the Specific Plan, appears to be overstated. The increases in TOT projected by Kosmont would
represent a 9% to 17% increase in the city’s current annual TOT revenues. As Staff does not
agree with the magnitude of the TOT revenues projected by Kosmont, these revenues were not
included in the Summary of Fiscal Impacts from the Specific Plan in Appendix R, but were
identified as an additional benefit to the city from the project.

5.5

Sales Tax

Staff reviewed the EA’s projected Sales Tax revenue looking at the city’s historic retail sales tax
data, comparable property retail sales per square foot data, (locally and regionally) and sales
data available from the existing properties owned and developed by Caruso Affiliated (The
Grove, and Americana at Brand) to determine if the sales tax projections were proven and
reasonable. The EA projects at least $2,624,000 in annual sales tax, with an estimated annual
growth rate of 3%. Staff projects $2,131,500 in annual sales tax, based upon conservative
assumptions; approximately 19% lower than the estimate in the EA; however, Staff’s projections
are still significantly large and positive for the city.

5.6

Property Tax

In 1978, Proposition 13 established the ad valorem property tax rate in California at 1%.
Property tax revenue remains in the county in which it is collected and is distributed to local
governments using an allocation formula. The City of Carlsbad receives an average of between
17% and 18% of each ad valorem tax dollar.
In 2011, the State of California dissolved the city’s Redevelopment Agency, but the outstanding
financial obligations of the Redevelopment Agency must be repaid. Commencing in Fiscal Year
2021-2022, the city will receive a smaller portion of each property tax dollar in former
redevelopment project areas until all outstanding obligations have been satisfied. The Specific
Plan property is located in the former South Coastal Carlsbad Redevelopment Area (SCCRA).
Therefore, starting in Fiscal Year 2021-2022, property taxes collected within the former SCCRA
project area will be distributed using a cascading taxing formula that deducts a portion of each
tax dollar for repayment of Redevelopment Agency obligations as well as mandatory pass
through payments to other taxing entities such as school and special districts.
The projections in the Specific Plan EA failed to account for the mandatory repayment of
Redevelopment Agency obligations. Therefore, staff projects approximately $145,700 less
annual property tax revenue than is projected by the EA.
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5.7

Business License Tax

The City of Carlsbad collects a business license tax on all businesses operating in the city. The
proposed retail components of the Specific Plan - general retail, market/grocery store,
restaurants and movie theaters must obtain a business license from the city. The business
license tax rates for these types of business range from $0.30 to $0.35 per $1,000 in gross
sales. Based on Staff’s analysis, the AH-SP Initiative will bring in annual business license
revenues of $78,100, which is lower than the $91,500 projected in the Specific Plan.

5.8

Building Permit/Plan Check/Impact Fees

The various one-time impact fees are calculated based on the city’s Master Fee Schedule. The
EA estimates the city will collect impact fees in the range of $9.73 to $11.27 million. Staff
calculated the total impact fees at approximately $11.76 million, 4% higher than the highest
estimate in the EA.

5.9

Other Fiscal Revenues

The EA identifies other fiscal revenues sources that provide a positive cash flow such as
property transfer tax, franchise tax, intergovernmental revenues, licenses and permits, charges
for services, fines and forfeitures, interdepartmental charges and miscellaneous/other revenues.
The amount the city receives from other fiscal resources is negligible.

5.10

Primary Fiscal Expenditures

Staff determined the EA overestimated city expenditures. The primary fiscal expenditures
identified in the EA include police, fire, community services, public works, community
development, miscellaneous/non-departmental, transfers, policy and leadership group and
administrative services. Three of these areas have no direct correlation between the city and
the AH-SP Initiative: miscellaneous/non-departmental, transfers, and policy and leadership
group. The remaining projected fiscal expenditures(police, fire, community services, public
works, community development and administrative services) will impact the city significantly less
than projected in the EA (staff estimates $653,100 cost to the city versus EA estimate of
$1,439,300 cost to the city).

5.11

Summary of Specific Plan Revenue Projections

Table 5 summarizes Staff’s evaluation of the revenue projections contained in the EA. Where
Staff’s estimates came within 10% of the EA estimates, the estimate was deemed acceptable.
The areas where the EA underestimated or overestimated revenue projections by 10% or more
are shown accordingly.
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Table 5. Evaluation of EA’s Revenue Projections by Fiscal Analysis Area
Fiscal Analysis Area
Open Space Impacts
Retail Demand and Impacts
Tourism Impacts
Fiscal and Economic Benefit Analysis
Property Tax
Sales Tax
Business License Revenues
Development Fees
Other Fiscal Revenues
Primary Fiscal Expenditures
Net Fiscal Impact

EA – Acceptable
Estimate
X

EA
Underestimated

EA
Overestimated
X
X

X
X
X
X
X
X
X
X

Conclusion:
Staff concludes there is significant annual net positive financial impact to the city, the AH-SP
area and the greater region. Although the city differs with the EA as to appropriate methodology,
there is sufficient information in the EA to verify a significant positive net increase to the City of
Carlsbad of at least $2,575,100 per year.
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Chapter 6 Environmental Considerations
This section summarizes the environmental impacts of the AH-SP Initiative. The city’s
independent experts reviewed all of the technical studies and the Environmental Analysis
(EA) provided with the AH-SP Initiative. The results of the peer reviews are provided in
Attachment C of this 9212 Report.

6.1

Aesthetics

HDR, Inc. (HDR), on behalf of the city, conducted an independent peer review of Section 4.1
(Aesthetics) of the EA.
Summary
The AH-SP Initiative allows for new sources of exterior lighting for pedestrian access to open
space areas, and in the Visitor-Serving Commercial (VSC) area for safety and security. The AHSP would create new sources of glare from building materials and potentially from rooftop
photovoltaic panels. While commercial uses would change the visual character of the site, the
visual impacts would not be significant.
The HMP-OS and P-OS Development Standards identified in the AH-SP Section 3.5.1 (HMPOS Development Standards) state that lighting in the HMP-OS designated areas is not allowed
except where essential for adjacent or proximate facility use, safety, and security purposes, with
all lighting along the perimeter of HMP-OS designated areas being downcast with light patterns
directed away from natural areas.
As stated in the EA, visual character for the majority of the AH-SP area would remain similar to
the existing conditions (e.g. open space and agricultural uses). For the Visitor Serving
Commercial (VSC portion) of the AH-SP, construction of commercial uses on existing
agricultural lands would change the visual character of the site and introduce new man-made
features to distant views from certain vista points identified around the site. However, building
height would be limited to a maximum of 35 feet, would be set back from the Agua Hedionda
Lagoon south shore bluff edge a minimum of 50 feet, and there is other infrastructure such as
the Encina Power Plant and transmission lines already present. Therefore, views of these areas
from surrounding vista points would not be substantially altered or adversely affected.
Conclusion:
Based on the technical peer review results, city staff concurs with the findings and conclusions
in the EA that the aesthetic impact would be less than significant.

6.2

Agriculture Resources

HDR, on behalf of the city, performed an independent peer review of the agricultural viability
analysis prepared by the AH-SP Initiative proponent’s environmental consultant, Dudek (EA
Section 4.2).
Summary
The AH-SP Initiative designates 61.5 acres as agricultural lands and permanently protects the
agricultural area through an easement for open space and agricultural conservation granted to
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the city (or a qualified non-profit organization or agency). 3 Revenue sources from the AH-SP
Initiative’s visitor-serving commercial uses, and/or from private funding would maintain these
lands in agricultural use in perpetuity. These requirements and funding mechanisms must be in
place prior to the opening of the Visitor-Serving commercial uses. The AH-SP Initiative
converts 26.7 acres from existing agricultural uses to Visitor-Serving Commercial uses. This
conversion would not be significant given the AH-SP Initiative provisions for preservation of
agricultural areas and the conservation easement. The developer would also pay the city’s
Habitat Management Program agricultural land habitat in-lieu mitigation fees.
The EA concludes that the long-term viability for agricultural uses on the site depends upon the
individual growers, prevailing market trends, and development pressures for other land uses
and that the AH-SP Initiative would likely increase the economic viability of agriculture on site
through agri-tourism and direct agricultural sales opportunities. Based on the information
provided in the agricultural viability analysis and EA, providing more diverse land uses within the
AH-SP Initiative area would eliminate the pressure to convert remaining agricultural lands. The
latter conclusion is consistent with the findings of the California Coastal Commission on the
Agua Hedionda Land Use Plan (LUP).
The EA concludes that with the incorporation of EPF AG-1 (recordation of an open space
easement over the EAG-OS and AGS-OS within the AH-SP) and related EPF BIO-18, impacts
associated with the conversion of farmland would be less than significant.
HDR and the city agree with this finding. The impact associated with the loss of agricultural
lands will be addressed by payment of the city’s Habitat Management Program agricultural land
habitat in-lieu mitigation fee, as well as the perpetuity commitment (financial, easement, and
management, etc.) to the 61.5 acres of designated agricultural lands.
The EA states that the provision of 45.6 acres of Exclusive Agricultural Open Space (EAG-OS)
and 15.9 acres of Agricultural Support Open Space (AGS-OS) areas within the AH-SP would
permanently conserve, restore, and enhance 61.5 acres of agricultural operations and provide
for the continuation of coastal agriculture, consistent with the Agua Hedionda LUP. The areas
zoned EAG-OS and AGS-OS will be preserved in perpetuity through recordation of an open
space easement over those areas. Specifically, 1) Agricultural areas will be permanently
protected for the continuation of strawberry farming and coastal agriculture; 2) an easement for
open space and agricultural conservation will be granted to the city or a qualified non-profit
organization or agency; 3) revenue sources from the AH-SP Initiative’s visitor-serving
commercial uses, and/or from private funding would maintain in perpetuity these lands, and 4)
these requirements and funding mechanisms must be in place prior to the opening of the visitorserving commercial uses.
Conclusion:
HDR concludes that the methodology and analysis complies with professional standards of
practice and applicable regional, state, and federal guidelines. Based on the technical peer
review results, city staff concurs with the findings and conclusions in the EA.

3

45.6 acres would be designated as EAG-OS and 15.9 acres would be designated as AGS-OS under the AH-SP
Initiative.
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6.3

Air Quality

HDR, on behalf of the city, performed an independent peer review of the air quality technical
report prepared by the AH-SP Initiative proponent’s air quality consultant, ENVIRON
International Corporation (ENVIRON), for the AH-SP Initiative. HDR also conducted an
independent peer review of Section 4.3 (Air Quality) of the EA.
Summary
The EA concludes the AH-SP Initiative is consistent with all air quality plans except the
Regional Air Quality Strategy (RAQS) and that the AH-SP construction and operation would
exceed significance thresholds for certain criteria pollutants, a significant and unavoidable
impact.
The EA states that the AH-SP, which proposes 585,000 square feet of commercial land uses,
exceeds the 2009 San Diego Regional Air Quality Strategy (RAQS) 4 development projection of
463,600 square feet of recreational commercial land uses on the AH-SP site. Although the AHSP Initiative is consistent with the city’s existing and proposed Land use Plans and SANDAG’s
2050 Regional Transportation Plan and Sustainable Communities Strategy, the AH-SP
Initiative is not consistent with the 2009 RAQS for San Diego. Therefore, the AH-SP Initiative
currently conflicts with and obstructs implementation of the 2009 RAQS.
Construction and ongoing operations of development under the AH-SP Initiative will also emit
criteria pollutants and toxic air contaminants. 5 During construction activities, estimated air
quality construction emissions would exceed the VOC 6 emission significance criterion but would
not exceed the other criteria air pollutant emission significance criteria set by the city and the
San Diego Air Pollution Control District (SDAPCD). 7 The implementation of the AH-SP Initiative
would not create carbon dioxide (CO) hotspots 8 or new objectionable odors. The EA does state
that although toxic air contaminants (TACs) would be generated during construction and
operational activities, the amount that is generated from TACs (primarily from fuel combustion
associated with mobile sources, boilers, and heaters) would not be a source of pollutants for
nearby sensitive receptors.

4

5

6

7

8

The San Diego Regional Air Quality Strategy is a document developed and implemented by the San Diego Air
Pollution Control District and the San Diego Association of Governments to demonstrate attainment and
maintenance of Federal and State air quality standards.
Construction related emissions would be generated by demolition, site preparation (clearing vegetation and
tree/stump removal) prior to grading, grading, building construction, building painting, and paving activities.
Operational related emissions would be generated by natural gas combustion for cooking and landscaping
equipment, use of VOCs, and passenger vehicles traveling to and from the site.
VOC stands for Volatile Organic Compound. VOCs are a large group of carbon-based chemicals that easily
evaporate at room temperature. Sources of VOCs can come from a variety of activities and products including
building materials (e.g. carpets and adhesives, paints, sealing caulks, varnishes, solvents), home and personal
care products (e.g. air fresheners, cleaning and disinfecting chemical, cosmetics, gasoline), and behaviors (e.g.
cooking, dry cleaning, smoking, stored paints and chemical, wood burning stoves).
The other criteria air pollutants with emission thresholds are nitric oxide and nitrogen dioxide (NOx), carbon
monoxide (CO), sulfur dioxide (SOx), particulate matter 10 micrometers (PM10) and particulate matter 2.5
micrometers (PM2.5).
A hotspot is a location where emissions from specific sources may expose individuals and population groups to
elevated risks of adverse health effects and contribute to the cumulative health risks of emissions from other
sources in the area.
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Conclusion:
While HDR found no fault with the methodology or conclusions of the air quality analysis, HDR
Identified several air quality topics where more discussion would be helpful such as further
analysis of cumulative air quality impacts and documentation of construction emission and CO
hot spots assumptions. However, HDR concludes that the air quality technical report complies
with professional standards of practice, applicable regional, state, and federal guidelines.
Based on the technical peer review results, city staff concurs with these findings and
conclusions made in the air quality report and corresponding EA section. The EA conclusion
regarding air quality impacts is largely attributed to the low thresholds utilized in assessing these
types of impacts, and the fact that the city is located in a non-attainment air basin for several
precursor emissions. The EA conclusion regarding air quality is consistent with most other large
projects that have been approved by the city over the years.

6.4

Biological Resources

HDR, on behalf of the city, performed an independent peer review of the biological technical
report (BTR) prepared by the AH-SP Initiative proponent’s environmental consultant, Dudek, as
well as a review of EA Section 4.4 (Biological Resources) for the AH-SP Initiative.
Summary
The EA concludes that, with EPFs, impacts on HMP covered special status species, sensitive
natural communities, and migration corridors would be less than significant, and that the AH-SP
Initiative would not conflict with local plans, policies, or ordinances protecting biological
resources direct impacts to riparian habitat or other sensitive natural communities would be less
than significant with implementation of EPFs.
The EA states that the AH-SP area contains three types of sensitive habitat identified by the
Carlsbad Habitat Management Plan (HMP) and five types of habitat that resource agencies may
assert jurisdiction over. The remaining habitats located within the AH-SP are not sensitive under
Federal, State, and local regulations. Based on the information provided, the AH-SP would not
directly impact coastal wetlands or waters and the impact assessment would not be affected if
California Department of Fish and Wildlife (CDFW) and U.S. Army Corps of Engineers (USACE)
asserted jurisdiction over the tidal areas of the AH-SP. The BTR identifies several erosional
features and manufactured berms that may qualify as a California Coastal Commission
(Commission) wetland. The Commission has preliminarily determined that these features are
not subject to its jurisdiction.
The Commission has also preliminarily determined that the disturbed coastal sage scrubbaccharis dominated habitat within the AH-SP does not qualify as Environmentally Sensitive
Habitat Area (ESHA). The EA states that the removal of small portions of coastal sage scrubbaccharis dominated vegetation communities is required to reestablish active agricultural lands
that have been fallow for approximately five years. However, the removal of that coastal sage
scrub would be mitigated consistent with the Carlsbad HMP guidelines and the Agua Hedionda
Local Coastal Program LUP policies as outlined in EPF BIO 21-23.
A conservation easement would be recorded over open space areas to preserve their function
as habitat per EPF BIO-18, EPF BIO-19, and EPF BIO-21. Although these EPFs overlap and
are not precisely worded, they collectively call for two types of easement: 1) granting of an open
space easement for all open space areas designated in the AH-SP, and 2) granting a
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conservation easement for areas to be conserved as habitat within open space-designated
areas.
The EA concludes that impacts to special status species would be less than significant with
implementation of EPFs. The EA states that three special-status plant species have been
observed within the extreme northern and eastern regions (within the HMP-OS portion) of the
AH-SP: San Diego County viguiera, Leopold’s rush, and ashy spike-moss. The HMP-OS area is
not proposed for development or disturbance so no direct or indirect impacts to these species or
their habitat are likely to occur with implementation of the AH-SP. There are several specialstatus plant species with moderate potential and one plant species (Western dichondra) with
high potential to occur within the AH-SP and a focused rare plant survey of the AH-SP was
scheduled for May 2015.
The EA states that five special-status wildlife species have been observed throughout the AHSP: Coastal California Gnatcatcher, Least Bell’s Vireo, Northern Harrier, White-tailed Kite, and
Loggerhead Shrike. As previously stated, the eastern portion of the AH-SP (HMP-OS) would not
be developed and any potential habitat for coastal California gnatcatcher would not be directly
or indirectly impacted in this portion of the AH-SP. The EA states that the bluffs in the
northwestern region of the AH-SP where individual gnatcatchers were observed are generally
unsuitable for breeding gnatcatchers due to existing disturbances. For the least Bell’s Vireo and
southwestern willow flycatcher, the EA states that focused surveys for these species will be
conducted during 2015 and incorporated into the Coastal Development Permit (CDP)
application.
Two other special status species, the Burrowing Owl and the San Diego Fairy Shrimp, were not
observed during field survey assessments of the AH-SP. However, there is suitable habitat near
the eastern region of the upper terrace in disturbed habitat for the burrowing owl. The EA states
that focused surveys for burrowing owl are underway and the results of the surveys will be
submitted prior to the CDP application. Through the provision of EPF BIO-2, which would
require focused pre-construction surveys and avoidance or relocation if necessary, potential
impacts to Burrowing Owl are likely to be less than significant, although EPF-2 does not include
the complete list of measures for reducing burrowing owl impacts recommended in CDFW
guidance. For the San Diego Fairy Shrimp, a vernal pool habitat assessment was conducted to
assess the presence of suitable vernal pools in the AH-SP. During these surveys, biologists did
not directly observe inundation in any of the depressions on site for a long enough duration to
support listed vernal pool brachiopods. Additional vernal pool assessments and informal
consultation with USFWS prior to construction activities may be necessary to confirm the
findings.
The EA states that there are 27 special-status wildlife species with moderate potential and ten
special status wildlife species with high potential to occur within the AH-SP. These specialstatus species may be directly impacted by loss of suitable habitat for foraging or nesting.
Temporary indirect impacts to special-status wildlife species would primarily result from
construction activities. Incorporation of EPF BIO-21 through 23 would reduce direct impacts and
EPF BIO-1 through EPF BIO-6 and EPF BIO-15 through EPF BIO-16 9 would reduce indirect

9

EPF BIO-1, EPF BIO-15 and EPF BIO-16 provide for construction restrictions during migratory bird nesting season
and outside of prime nesting season, EPF BIO-2 provides for focused surveys for burrowing owls prior to
construction activities, EPF BIO-3 requires a contractor education program for biological resources, EFP BIO-4
requires a monitoring biologist during construction, EPF BIO-5 provides for construction noise level restrictions at
the riparian canopy edge, and EPF BIO-6 institutes night lighting restrictions for sensitive biological areas within the
AH-SP.
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impacts to special-status wildlife species. However, the BTR and EA fail to take into account
special status species not covered by the Carlsbad HMP and Agua Hedionda LUP. 10
The BTR does not address post-construction fuel modification or slope stabilization and
drainage impacts or measures as identified in the HMP Adjacency Standards. In addition, the
BTR and AH-SP Initiative do not include some of the HMP’s significant species-specific
measures and conservation standards that would apply to the project. While the EA does
provide information to support the AH-SP’s consistency with the Carlsbad HMP, the EA does
not discuss AH-SP consistency with the City of Carlsbad 2002 Community Forest Management
Plan. Based on the information provided in the BTR and EA, the AH-SP will not significantly
impact covered special status species and sensitive natural communities after implementation
of City of Carlsbad HMP measures and compliance with regulatory framework and EPFs
identified in the BTR and the EA.
Conclusion:
Based on the peer review, HDR has confirmed that the methodology utilized in the biological
analysis generally conforms to accepted practices for identification of special status species and
sensitive natural communities under Federal, State, and local regulations. Based on the
technical peer review results, city staff concurs with the findings and conclusions made in the
biological technical report and corresponding EA section.

6.5

Cultural Resources

HDR, on behalf of the city, performed an independent peer review of the cultural resources
constraints report and paleontological resource survey report prepared by the AH-SP Initiative
proponent’s environmental consultant, Dudek, as well as a review of EA Section 4.5 (Cultural
Resources) for the AH-SP Initiative.
Summary
Three cultural resource sites are located within the VSC portion of the AH-SP. Of these three
sites within the VSC portion, a proposed access road appears to run through one resource
considered eligible for the California Register of Historic Resources (CRHR) and all of these
sites are in or on the edge of the VSC area and could be impacted by development. An
additional three cultural resource sites appear to be within a proposed trail alignment within the
P-OS portion of the AH-SP. There is also the potential to uncover paleontological resources. A
paleontological monitoring program is required for construction activities within the relevant
selected of the AH-SP area.
Based on the survey and the limited shovel probes conducted, and recommendations provided
in cultural resources constraints report these sites are “disturbed past point of testing” and the
recommendation is “monitoring specific plan disturbance.” It is not possible to determine how
the conclusion that the sites were disturbed past the point of testing was reached and the three
sites were not included in the probing program. The AH-SP also includes an access road that
appears to run through one historical site – a resource considered eligible for the California

10

These special status species that are not covered the City of Carlsbad HMP include the Western spadefoot toad,
Least bittern, California black rail, Yellow warbler, Dulzura pocket mouse, Northwestern San Diego Pocket mouse,
San Diego desert woodrat, Pacific pocket mouse, American badger, and Blainville’s horned lizard.
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Register of Historic Resources (CRHR). All of these sites are in or on the edge of the VSC area
and could be impacted by development of the VSC portion of the AH-SP.
The potential impacts of trails, picnic areas and other proposed recreational features within the
EAG-OS and P-OS areas were not discussed in the cultural resources report or EA. Based on
the current trail route presented in the AH-SP, the trail may intersect three (3) historical resource
sites.
The EA identifies that the majority of the AH-SP is located within an area of high paleontological
sensitivity (refer to EA Figure 4.5-2). No paleontological resources were observed during the
2014 field survey of the AH-SP. However, there is a potential to uncover paleontological
resources in this area. A paleontological monitoring program is required for construction
activities within selected portions of the AH-SP (See EPF CUL-3).
Conclusion:
HDR has confirmed that the methodology utilized in the cultural resources analysis generally
conforms to accepted practices for identification of cultural and paleontological resources under
Federal, State, and local regulations with a few exceptions as described below. However, while
the analyses identify that cultural resources within the AH-SP may be impacted by development,
the conclusions presented in the report are based on a limited cultural study that does not
collect enough data to determine the significance of the sites that may be impacted. It is
anticipated that because cultural resources are protected under the Coastal Act, this issue will
be evaluated further and addressed as part of the California Coastal Commission’s review of the
AH-SP Initiative.

6.6

Geology & Soils

Hetherington Engineering, Inc. (Hetherington), on behalf of the city, performed an independent
peer review of the geotechnical due diligence study prepared by the AH-SP Initiative
proponent’s geotechnical consultant, Kleinfelder, Inc. (Kleinfelder) that accompanied the AH-SP
Initiative.
Summary
There are no significant geologic hazards within the VSC area of the AH-SP Initiative that
would significantly impact commercial development. The AH-SP Initiative includes EPFs and
compliance with identified city regulations to ensure safety standards are met. Portions of the
AH-SP are located in an area of ancient landsliding. The AH-SP provides for a 50-foot bluff
setback for the relevant VSC portion to minimize the potential for large scale slope instability.
The AH-SP Initiative cites compliance with Title 11 (Public Property), Title 15 (Grading and
Drainage) and Title 18 (Building Codes and Regulations) of the Carlsbad Municipal Code
(Section 6.4.1) as well as the City of Carlsbad General Design Standards (Section 3.5.5). These
city regulations and standards in turn apply regional, state and federal requirements. Current
city codes and standards require a design-level geotechnical investigation to be submitted for
review and approval as part of a building and/or grading permit application (see EPF GEO-2).
In addition, EPF GEO-5 would require setbacks from bluffs, in accordance with industry safety
standards, based on slope stability analysis and erosion rate analysis conducted by an
appropriately licensed professional. Therefore, development within the VSC area would be
subject to the same geotechnical regulatory requirements as any other development in the City
of Carlsbad.
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HDR also conducted an independent peer review of Section 4.6 (Geology and Soils) of the EA.
The EA states that the AH-SP is not underlain by a known active or potentially active
earthquake fault so surface rupture due to faulting is low probability throughout the AH-SP. The
AH-SP could be subject to strong seismic groundshaking (similar to the rest of Southern
California), but all structures in the AH-SP would be designed in accordance with the seismic
standards and requirements of the California Building Code. The potential for liquefaction 11 and
seismic settlement in the AH-SP is low due to the absence of shallow groundwater.
Portions of the AH-SP are located in an area of ancient landsliding (approximately 1,800 feet
east of the VSC area on the slope descending to the lagoon). However, based on previous
slope stability analyses, a 40 to 50 foot building setback from the slopes would have a low
potential for large scale slope instability. The AH-SP provides for a 50 foot bluff setback for the
relevant VSC portion. Other areas containing these slopes within the AH-SP include the HMPOS area that does not allow development.
Conclusion:
The information included as part of the corresponding EA section provided sufficient evidence to
support the conclusions made as part of this analysis. Based on the technical peer review
results, city staff concurs with these findings and conclusions made in the geotechnical due
diligence study and corresponding EA section.

6.7

Greenhouse Gases

HDR, on behalf of the city, performed an independent peer review of the greenhouse gas
technical report prepared by the AH-SP Initiative proponent’s greenhouse gas consultant,
ENVIRON, for the AH-SP Initiative. HDR also conducted an independent peer review of
Section 4.7 (Greenhouse Gas Emissions) of the EA.
Summary
The EA states that existing greenhouse gas (GHG) emissions (generated from existing
agricultural uses) is estimated at 227 metric tons of carbon dioxide equivalent (CO2E) 12 per
year. Total GHG construction emissions resulting from the AH-SP Initiative are estimated to be
3,575 metric tons of CO2E over the proposed 2-year construction period. During operation of
the AH-SP, GHG emissions (generated from planned commercial on site) are estimated to be
33,000 metric tons of CO2E per year with implementation of various environmental protection
features. Combined, the planned commercial uses on site and the existing agricultural
operations would generate approximately 33,116 metric tons of CO2E per year.
Based on the information contained within the greenhouse technical report and EA section, the
AH-SP Initiative is consistent with the City of Carlsbad Draft Climate Action Plan, and applicable
Draft General Plan Update (2014) GHG policies. When compared to the emission reduction
scenarios identified under Assembly Bill 32 (AB-32), the AH-SP Initiative’s GHG emissions
11

12

Liquefaction occurs when soils are “liquefied” during earthquake shaking. This is most often observed in saturated,
loose sandy soils. Liquefaction can cause structural damage to buildings and other infrastructure features.

“Carbon dioxide equivalent” or “CO2e” is a term for describing different greenhouse gases in a common
unit. For any quantity and type of greenhouse gas, CO2e signifies the amount of CO2 which would have
the equivalent global warming impact.
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would be considerably less than “business as usual” (BAU) conditions and therefore consistent
with AB 32’s GHG reduction goals. The commercial land uses proposed in the AH-SP Initiative
are less intensive (590,000 square feet) than those identified in the San Diego Association of
Government’s (SANDAG) Sustainable Communities Strategy (SCS) for the area (653,000
square feet). As such, the AH-SP Initiative would be consistent with SANDAG’s forecasted
development pattern in the SCS. Also, AH-SP Initiative’s post-2020 emissions trajectory would
follow a declining trend that would be consistent with the 2030 and 2050 GHG reduction goals in
Executive Order B-30-15 and Executive Order S-3-05, respectively.
Conclusion:
The information included as part of the greenhouse gas technical study and corresponding EA
section provided sufficient evidence to support the conclusions made as part of this analysis.
Based on the technical peer review results, city staff concurs with these findings and the
conclusions in the greenhouse gas technical report and corresponding EA section.

6.8

Hazards

HDR, on behalf of the city, performed an independent peer review of the Phase I and Phase II
Environmental Site Assessment (ESA) Report prepared by the AH-SP Initiative proponent’s
consultant, Tetra Tech BAS (Tetra Tech) and associated EA Section 4.10 (Hazards and
Hazardous Materials), for the AH-SP Initiative. With implementation of EPFs, the ESA and EA
conclude that no significant impacts related to hazards would occur. However, there are
outstanding issues associated with the ESA and EA discussions of hazards as discussed below.
Summary
The P-OS [spell out first time used] portion of the AH-SP is within areas of previous agricultural
activity and based upon soil sampling results from 2004, portions of the P-OS area contain
elevated levels of organochloride pesticides (OCPs) in the soil. The P-OS zone permits hiking
and biking trails, picnic areas, and other passive recreational activities. The AH-SP Initiative
does not call for detailed soil testing and analysis for this area and the EA does not address this
issue. Construction and operations of the AH-SP would require using and storing a variety of
hazardous substances and waste. Adherence to the construction specifications and applicable
federal, state and local regulations ensure that there is not a significant hazard to the public or
the environment. Agricultural practices require the use of fuels, fertilizers, and pesticides. These
potential hazardous substances would be managed according to agricultural best practices.
The EA states that soils within the VSC portion of the AH-SP are suitable for
commercial/industrial uses and hazardous materials would not be released. The EA similarly
concludes that the EAG-OS portion of the AH-SP would not be developed with commercial or
industrial uses and hazardous materials would not be released. Soil sampling assessments and
soil management procedures (EPF HAZ-1), are required.
The EA does not discuss the potential release of hazardous materials in the P-OS and HMP-OS
areas. Based on a review of the information provided, that the HMP-OS portion of the AH-SP
has likely remained untouched by agricultural activities and is not likely to contain soil
contaminates that would result in the release of hazardous materials. However, the P-OS
portion of the AH-SP is within areas of previous agricultural activity. Based on the soil sampling
results from 2004, portions of the P-OS area contain elevated levels of OCPs in the soil. The
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P-OS area calls for the development of hiking and biking trails, picnic areas, and other passive
recreational activities.
The AH-SP states that it is consistent with the Carlsbad General Plan Open Space and
Conservation Element because hazardous soils tests have been conducted and
soil/geotechnical evaluations are required by the EPFs.( Policy C.16 13) However, no EPFs
require soil testing for contamination.
No discussion about potential soil remediation efforts has been included in the EA. The Phase I
Environmental Site Assessment (ESA) conducted in 2004 recommended that an assessment of
the vertical extent of toxaphene 14 (a common agricultural pesticide) across the area be
conducted to more accurately assess the volume of OCP impacted soil prior to site
redevelopment. While this has been done for the VSC portion of the AH-SP, no information is
available on the extent of toxaphene in other areas of the AH-SP. The EA states that it is
estimated that less than 6,000 cubic yards of soil contain toxaphene at levels exceeding state
standards for commercial/industrial use. However, it is unclear if this amount of soil is just for
the VSC portion of the AH-SP.
Based on the 2004 ESA, the total estimated volume of OCP impacted soil within the site is
191,000 cubic yards. If OCP impacted soil needs to be removed from the site, the estimated
cost to load, transport and dispose of this soil at an approved landfill in San Diego County is
approximately $16.4M. This estimated cost includes preparing a Property Mitigation Plan for
submittal and approval with the County of San Diego Department of Environmental Health
(SDDEH), collection and testing of profile samples, collection and testing of confirmation
samples, monitoring of removal of OCP impacted soil, loading, transporting and disposal of
OCP impacted soil at an approved landfill in San Diego County and preparation of mitigation
closure report for submittal to SD-DEH. 15 The EA does not discuss the potential impacts on
hazards if contaminated soil would be removed from the AH-SP.
Implementation of the AH-SP would result in a variety of hazardous substances and wastes
being used, generated, and stored on the site during construction and operational activities. 16
Transportation, use, and disposal of these substances and waste materials must comply with all
federal, state, and local laws regulating the management and use of hazardous materials during
13

Policy C.16 states, “Prior to the approval of new development within an existing or former agricultural area in
Carlsbad, require a detailed soils testing and analysis report be prepared by a registered soils engineer and
submitted to the city and the county health department for review and approval. This report shall evaluate the
potential for soil contamination due to historic use, handling, or storage of agricultural chemicals restricted by the
San Diego County Department of Health Services. If hazardous chemicals are detected at concentrations in the
soil that would have a significantly adverse effect on human health, the report shall identify a range of possible
mitigation measures to remediate the significant public health impacts.”
14
Toxaphene, also known as camphechlor, chlorocamphene, polychlorocamphene, and chlorinated camphene, is a
highly toxic and bioaccumulative organic insecticide. It is one of the so-called Dirty Dozen, a group of 12 chemicals
that are considered highly toxic and associated with numerous diseases and birth defects in livestock and humans.
The EPA has canceled all uses of toxaphene and outlawed general use as of March 1, 1990. Toxaphene is
bioaccumulative and is readily stored in fats. There have yet to be human studies to examine the effects of longterm, low-level toxaphene exposure, but animal studies have been conducted. In rats, it is seen to be a
developmental toxicant, a nervous system toxicant, and a possible carcinogen.
15
This cost estimate was prepared without the benefit of discussing the site issues and remedial alternatives with the
local oversight regulatory agency, the SD-DEH. Therefore, other more cost effective remediation approaches,
besides excavation and removal may be considered, if approved by the SD-DEH. Also note that this cost is pulled
from the 2004 ESA.
16
These include fuels for machinery and vehicles, new and used motor oils, cleaning solvents, paints, and storage
containers.
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the construction and operational phases of the AH-SP. Adherence to the construction
specifications and applicable regulations regarding hazardous materials and hazardous waste,
including disposal, would ensure that construction and operation of the AH-SP would not create
a significant hazard to the public or the environment.
Agricultural practices would continue with or without the implementation of the AH-SP. The
continuation of agriculture requires the use of fuels, fertilizers, and pesticides. These potential
hazardous substances would be managed according to agricultural best practices as identified
in EPF HAZ-1. 17
Hazardous emissions or the use of hazardous materials, substances, or waste as part of the
AH-SP would not adversely affect an existing or proposed school as the closest schools are
located over 0.5 mile from the AH-SP. Implementation of the AH-SP is not likely to result in
airport safety hazards since the AH-SP is not located within the vicinity of a private airstrip.
Although the eastern edge of the AH-SP is located within the McClellan-Palomar Airport Safety
Zone 6, this portion of the AH-SP is within the HMP-OS area, which is proposed to be
permanent open space. Based on information contained within the EA, the AH-SP would not
impair implementation of, or physically interfere with, an adopted emergency response plan or
emergency evacuation plan.
Conclusion:
HDR has confirmed that the methodology utilized in the hazardous materials analysis generally
conforms to accepted practices under Federal, State, and local regulations with a few
exceptions as described above. The conclusions presented in the report are generally
reasonable and it is anticipated that this issue will be evaluated further and addressed as part of
the California Coastal Commission’s review of the AH-SP Initiative and grading plan review.

6.9

Hydrology & Water Quality

Rick Engineering, Inc. (Rick Engineering), on behalf of the city, performed an independent peer
review of the water quality technical report and stormwater analysis, prepared by the AH-SP
Initiative proponent’s consultants, Geosyntec Consultants (Geosyntec) and Hunsaker &
Associates (Hunsaker), for the AH-SP Initiative. A review of the EA sections 4.8 (Hydrology) and
4.9 (Water Quality) was also conducted.
Summary
The water quality technical report and stormwater analysis identify potential impacts to
hydrology and water quality from impervious areas, pollutant generating activities, agricultural
operations and construction activities. Based on the information contained within these
technical analyses and with the incorporation of EPFs and applicable city regulations, hydrology
and water quality impacts are less than significant.
EPFs in the AH-SP Initiative include adherence to applicable storm water and drainage policies
and ordinances for pre and post construction design of project features. A stormwater
17

EPF HAZ-1 refers to EPF WQ-29, EPF WQ-30, and EPF WQ-31. EPF WQ-29 requires the preparation of a
nutrient management plan for agricultural operations, EPF WQ-30 requires the preparation of an Integrated Pest
Management Plan for crops exceeding 20 acres (which includes the development of pesticide application
guidelines/checklist), and EPF-WQ-31 provides for the implementation of select erosion and sediment control
measures within the agricultural areas of the AH-SP.
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management plan must be processed and approved per city’s Standard Urban Storm Water
Management Plan (SUSMP), subject to approval by the City Engineer (EPF WQ-5).
Development must adhere to statewide Construction General Permit requirements during
construction (EPF WQ-2). To ensure that the final design does comply with applicable drainage
and storm water quality regulations, development must also comply with relevant sections of the
Municipal Code, state and federal requirements.
The Local Facility Management Plan 13 (Zone 13) Compliance Analysis prepared for the AHSP Initiative indicates that required drainage infrastructure has been constructed in the largely
built-out Zone 13. These facilities are not anticipated to be used by the project. The Storm
Water Analysis prepared for the project states that future development associated with the AHSP Initiative will drain towards Agua Hedionda Lagoon, and on-site drainage facilities such as
downstream detention basins will be constructed to comply with current regulations. Therefore,
there will be no impacts to the drainage infrastructure in Zone 13.
Conclusion:
While city staff concurs with these findings and the conclusions regarding hydrology and water
quality in the technical report and corresponding EA section, the water quality technical report
peer review did note a number of technical and regulatory concerns regarding the AH-SP
Initiative’s description of on-site stormwater drainage facilities that will need to be addressed
during the design process and the city’s grading plan review and approval process.

6.10

Land Use & Planning

Please refer to Chapter 3 Land Use Planning and Development Policies Consistency Analysis
and Attachment A of this 9212 Report.

6.11

Mineral Resources

HDR, on behalf of the city, performed an independent peer review of Section 4.12 (Mineral
Resources) of the EA. The EA states that there are currently no mineral resources of economic
value to the region or the residents of the state identified within the City of Carlsbad or within the
AH-SP Initiative site. This is supported by statements contained in the existing city General Plan
as well as the Draft City General Plan. The information included as part of the EA provided
sufficient evidence to support the conclusions made as part of this analysis.
Conclusion:
Based on the technical review peer review results, city staff concurs with these findings and
conclusions made in the corresponding EA section.

6.12

Noise

HDR, on behalf of the city, performed an independent peer review of the environmental noise
assessment prepared by the AH-SP Initiative proponent’s environmental consultant, Dudek, for
the AH-SP Initiative.
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Summary
The EA states that the existing noise in the AH-SP area is generated by traffic along Cannon
Road and I-5. Construction of the VSC uses would generate additional noise.
Sensitive wildlife may be indirectly impacted from this noise if construction occurs during the
breeding season. The EPFs call for noise control measures to reduce all of the noise impacts to
a less than significant level.
The VSC uses would generate on-site noise from parking lots and/or parking structures and
mechanical noise from the HVAC equipment. The passive recreation uses such as hiking and
wildlife viewing in the open space zones would generate minimal noise. Based on the analysis
contained in the noise assessment report and EA section, long-term operational noise
generated from the implementation of the AH-SP would not result in a substantial increase in
ambient noise levels.
Conclusion:
HDR has affirmed the methodology utilized in the noise assessment report and concludes that
the study complies with professional standards of practice, applicable regional, state, and
federal guidelines. HDR noted in their review that the impact analyses in the study were
technically sound and based on conservative assumptions.
HDR also conducted an independent peer review of EA Section 4.13 (Noise). The EA concludes
that, with EPFs implemented, construction and operational noise impacts would be less than
significant. Based on the technical review peer review results, city staff concurs with these
findings and conclusions made in the corresponding EA section.

6.13

Population & Housing

City staff has reviewed Section 4.14 (Population and Housing) of the EA. The population and
housing data used in the EA comes from the City of Carlsbad Draft Housing Element and
California Department of Finance and is adequate to describe the population and housing
conditions in the City.
Summary
Based on the review of the EA, there is no existing housing within the AH-SP area such that the
AH-SP would displace residents.
The EA also concludes that although the AH-SP Initiative would generate new jobs, it would not
induce substantial population growth.
Conclusion:
Based on the information contained in the EA, city staff concurs that the AH-SP Initiative would
not induce population growth or displace city residents.
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6.14

Public Services

Schools
City staff has reviewed Section 4.17 (Schools) of the EA. The EA concludes there is no need
for new or altered school facilities as the AH-SP Initiative does not include residential land uses
and the population of the AH-SP Initiative area would not increase with implementation of the
AH-SP Initiative. The city’s Growth Management Standards for schools apply to residential
projects only and is not applicable.
In addition, any applicant must pay school facility fess (EPF SCH-1). City staff concurs that the
AH-SP Initiative does not increase the demand for school facilities.
Fire Services
The City of Carlsbad Fire Department currently maintains six fire stations throughout the city.
The locations of the fire stations are established by the Growth Management Program, which
calls for additional fire stations whenever there are more than 1,500 dwelling units outside a
five-minute road response time from an existing station. Zone 13 is located within the 5-minute
response time for relocated Fire Station #3, which is currently under construction and will be
operational before the AH-SP Initiative is developed. Zone 13 is also located within the 5minute response time for existing Fire Station #4.
The City of Carlsbad Fire Department reviewed the AH-SP Initiative and the EA and concur with
the conclusion in the EA that the AH-SP Initiative: 1) would not cause a substantial increase in
demand for fire protection facilities.
Police Services
Carlsbad has adopted a standard of a maximum six-minute response time for police service on
priority-one emergency calls. This standard is consistent with ICMA benchmarks for response
time nationwide. Police service is based upon actual workload measures including response
times, travel times, type of service, number of calls for service, and the time of day that calls are
received.
The City of Carlsbad Police Department reviewed the AH-SP Initiative and the EA with regard to
public safety and concurs with the conclusion in the EA that the AH-SP Initiative: 1) would not
cause a substantial increase in demand for police protection facilities.

6.15

Recreation

City staff reviewed the AH-SP Initiative Environmental Analysis, Section 4. 19 (Impacts
Analysis) and Sections 5.3.16 (Cumulative Effects) and Appendix A, LFMP Consistency
Analysis and Appendix P, General Plan Consistency Analysis and provides the following
analysis in the review of the documents pertaining to the development of park and recreational
facilities.
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Specific Plan Environmental Analysis- Section 4.19 and 5.3.16
The development of the Specific Plan area would not impact existing and proposed parks and
recreational facilities in Park District 1, (the Northwest Quadrant) and provides for more
recreational opportunities with additional outdoor gathering areas, picnic facilities and multi-use
recreational trails. Park District 1 has adequate park facilities and with the development of
future parks outlined in the General Plan, would not incur a shortage of park acreage. The
public recreational amenities and preservation of open space area identified in the AH-SP,
ensures that residents will have an excess of the recreational opportunities in the future.
The AH-SP provides that a public trail network will be constructed and maintained (EPF REC-1).
EPF REC-1 is analogous with the city’s policy that as a condition of development, private
development construct trails identified in the city’s Open Space and Conservation Resource
Management Plan (“OSCRMP” and the Citywide Trails Plan). The OSCRMP plan identifies
trails at the bluff top of the Agua Hedionda Lagoon south shore as Carlsbad Trails Segment No.
21 and No. 22. (See attached pages B-26 and B-27 and Figure 7 from the OSCRMP.)
The AH-SP Initiative states that it will” provide for and establish revenue sources from the
Visitor-Serving Commercial uses and/or from private funding, to dedicate, improve, restore,
operate and maintain in perpetuity the dedicated open space areas including the construction
and maintenance of the proposed trail network.” (page 4.19-17, May 2015 Agua Hedionda
85/15 Specific Plan Environmental Analysis).
This measure is consistent with the city’s current development standards whereby trail
segments identified within the city’s trails master plan are developed as public multi-use
recreational trails as a condition of approval for the development and then maintained by private
or public entities.

6.16

Traffic and Circulation

Please refer to Chapter 4 Growth Management Program Consistency Analysis.

6.17

Utilities

Sanitary Sewer
Kennedy/Jenks Consultants, Inc. (Kennedy/Jenks), on behalf of the city, performed an
independent peer review of the AH-SP for all aspects regarding sanitary sewer. EA Sections
4.22 (Sewer Service), 5.3.18 (Utilities and Service Systems), Appendix A (LFMP Consistency
Analysis) and Appendix M (Sewer Systems Analysis) were reviewed and compared to the city
guidelines, applicable regional, state and federal guidelines, as well as professional standards
of practice.
Summary
The sewer contribution of the AH-SP is relatively low compared to the city’s existing and
predicted sewer capacity. However, an increase in future allocation in one location may require
another location’s future allocation to decrease. A hydraulic analysis of the surrounding
infrastructure is recommended during the plan check process. There are three noteworthy
points regarding the evaluation of the sewer improvements proposed in the Specific Plan:
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1. Predicted contribution of the proposed public restroom may be underestimated.
However, even if the number of visitors and the estimated flow were both doubled, the
existing and predicted future infrastructure would not require additional capacity.
2. Increased flow predictions since the last Sewer Master Plan are not great enough to
impact existing capacity or planned future infrastructure improvements.
3. Predicted future sewer flows greater than capacity of the existing system is unchanged
with or without the development. The predicted future flows are significantly greater than
the capacity of existing infrastructure and require improvement regardless of the
contribution of the proposed Specific Plan.
In summary, the Specific Plan will not negatively affect the existing sanitary sewer system nor
will it require special improvements to existing infrastructure.
Water
IEC on behalf of the city, conducted a third party review of the EA, including Appendix L, relating
to water and utility service, and the proponent’s Water Supply Analysis (WSA.) IEC reviewed
these materials for consistency with the following documents and plans, as well as current
prevailing standards for water and recycled water system planning and environmental review:
Carlsbad Municipal Water District (CMWD) 2012 Water Master Plan, CMWD 2012 Recycled
Water Master Plan, CMWD 2010 Urban Water Management Plan, City of Carlsbad Local
Facilities Management Plan – Zone 13, and the state’s Guidebook for Implementation of Senate
Bill 610 and Senate Bill 221 of 2001.
Summary
•

Specific Plan potable water demand would be less than existing and “no project”
agricultural water demands.

•

Fire flow appears to be available to support the Specific Plan; however, additional
hydraulic analysis would need to be provided with final design as the detailed fire flow for
the Specific Plan is still unknown at this time.

•

Projections for potable water demand are generally consistent with current CMWD
standards; however, the proposed potable water demand is slightly higher than
projections in the CMWD 2012 Water Master Plan, so supply availability would need
confirmation at plan check based on hydraulic analysis. This can be done in conjunction
with EPF WS-1, which provides that building permits shall not be issued unless
adequate water facilities are available at the time of permit issuance and will continue to
be available until time of occupancy.

•

Projections for potable water demand for agricultural uses in the Specific Plan of 67,991
gpd are within estimates outlined in the LFMP Zone 13 (1995) and provide a somewhat
more precise estimate as compared to the water demand factor used in the LFMP.

•

Recycled water demand projections of 2,230 gpd are higher than those in the 2012
CMWD Recycled Water Master Plan category for Industrial Properties but recycled
water appears to be available to support the Specific Plan.

•

Infrastructure is available to support the Specific Plan. Existing connections meet city
engineering standards but potential additional upgrades would need to be defined and
confirmed at plan check based on a hydraulic analysis
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Also, a non-statutory water supply analysis (WSA) is included with the supporting documents.
The WSA serves many of the same functions as an SB 610 Water Supply Assessment required
for projects subject to CEQA, and generally includes the contents specified in Water Code
Section 10910. In particular, the WSA concludes that the CMWD will have adequate supply
during normal, single dry, and multiple dry water years to support the Specific Plan in addition to
existing and planned uses over a 20-year planning horizon. Peer review of the WSA did,
however, identify the following uncertainties:
•

Necessary infrastructure and conveyance associated with delivering water supply to the
Specific Plan are discussed in the WSA, and the WSA cites hydraulic analysis but does
not detail the criteria or methods used in the analysis; additional documentation, and
possibly additional analysis, would be needed to fully assess impacts on infrastructure

•

The WSA does not provide written contracts or proof of entitlement (“will serve”
commitment)

Conclusion:
Based on the information contained in the EA, city staff concurs that the sewer and water
analysis conforms to city guidelines, applicable regional, state and federal guidelines, as well as
professional standards of practice and that the findings are reasonable.

6.18

Energy

HDR, on behalf of the city, conducted an independent peer review of Section 4.24 (Energy) of
the EA. AH-SP Initiative construction and operation would increase energy demands, but EPFs
and other design measures would reduce energy use and reliance on fossil fuels.
Summary
Total electricity use resulting from implementation of the AH-SP Initiative is estimated to be
14,042,700 kilowatt hours per year (kWH/yr). Total natural gas use resulting from
implementation of the AH-SP Initiative is estimated to be 3,015,890 thousand British thermal
units per year (kBTU/yr). However, installing photovoltaic panels over at least 60 percent of the
commercial area Parking Structure roof and other energy-reducing measures, will considerably
reduce electricity and natural gas use to 12,710,182 kWH/yr and 2,511,748 kBTU/yr,
respectively.
The EA states that San Diego Gas & Electric (SDG&E) has adequate supply and transmission
capability to serve the AH-SP Initiative area. Future construction plans for the AH-SP Initiative
area would be reviewed by the Energy Planning Department of SDG&E for needs assessment
as part of the construction review proves. Facility sizing and service extension through the AHSP Initiative area would be finalized through SDG&E.
The AH-SP Initiative would result in transportation energy use (e.g. fuels) from project
construction and operation. However, the AH-SP Initiative includes transportation features such
as the an integrated system of pedestrian, bicycle, and trail routes throughout the Specific Plan
area as well as designated bike lanes (e.g. bike route overlay to accommodate a future bike
lane parallel to Cannon Road and parallel to I-5) and bicycle parking areas.
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The AH-SP Initiative is consistent with the city’s current energy security efforts and existing
energy standards and complies with the goals of SANDAG’s Regional Energy Strategy (RES).
In conjunction with the city, the AH-SP Initiative would implement the SANDAG-SDG&E Local
Government Partnership to implement the RES at the local level.
Conclusion:
The information included as part of the corresponding EA section provided sufficient evidence to
support the conclusions made as part of this analysis. Based on the technical peer review
results, city staff concurs with these findings and conclusions made in the corresponding EA
section.

6.19

Cumulative Effects

HDR, on behalf of the city, conducted an independent peer review of Chapter 5 (Cumulative
Effects) of the EA. A cumulative effect refers to two or more individual effects that, when
considered together, are considerable or that compound or increase other environmental
effects. Chapter 5 of the EA identifies a total of 24 nearby projects that could add to the AH-SP
Initiative’s impacts and therefore were considered as part of the Cumulative Effects analysis.
The scope of the cumulative project impact analysis is reasonable and sufficient for making
conclusions regarding cumulative effects of the AH-SP Initiative. Cumulative effects identified
mirror the direct effects identified associated with implementation of the AH-SP Initiative alone.
EPFs that are a component of the AH-SP Initiative would also reduce the project’s contributions
to broader cumulative effects. Based on the technical peer review results, city staff concurs with
these findings and conclusions made in the corresponding EA section.
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Chapter 7 Other Issues of Consideration
7.1

Specific Plan Administration

The Specific Plan modifies the project level application review procedures and processes. All
subsequent project applications become ministerial actions, meaning they will be approved by
city staff, if they comply with the Specific Plan. Conversely, city staff is not required to approve
submittals that are not consistent with or authorized by the AH-SP Specific Plan. There would
be no consideration or right of appeal to the Planning Commission or City Council as currently
exists.
The implementation of the Specific Plan will still require the submittal of plans that will be
reviewed by staff for a determination of adequacy and compliance with the Specific Plan and
applicable city requirements per the Plan. This would be similar to any development project,
minus review and approval by Planning Commission or City Council. While the process
proposed in the AH-SP is different than the city’s typical application review procedures and
process, city staff is currently responsible for reviewing and approving a number of different
types of development applications administratively at the staff level only. For example, in the
Planned Industrial zone (PM), Planned Industrial Permits are reviewed and approved
administratively by the City Planner without public notice or public hearings. Through this
existing administrative review and approval process millions of square feet of office and
industrial projects have been approved and built, and very few, if any of these project approvals
have ever been appealed to the Planning Commission or City Council.
Further, because all future approvals would be ministerial in nature, there would be no further
CEQA review associated with implementation of the Specific Plan.
Section 8 of the AH-SP Initiative directs the city to submit the AH-SP Initiative’s amendments to
the AH Land Use Plan and the Specific Plan to the California Coastal Commission
(Commission) for certification. These amendments, as well as any modifications required by the
Commission, become effective immediately upon certification by the Commission. Modifications
by the Commission would not need approval by the city. This is a departure from current
procedures by which the Commission asks for subsequent city concurrence with modifications.
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ATTACHMENT A
AH-SP Initiative
City of Carlsbad Policies and Standards
Consistency Analysis Summary Table

AH-SP Initiative
City of Carlsbad Policies and Standards
Consistency Analysis Summary Table
Existing Standards
Initiative Section 3. City
of Carlsbad General
Plan Amendments
Initiative Section 3.A.
Land Use Element
Amendments –
Redesignate 203.4
acres from TR and OS
to Agua Hedionda
Specific Plan (AH-SP)
Initiative Section 3.B. Open Space &
Conservation Element
Amendments
Initiative Section 3.B. Open Space &
Conservation Element
Amendments – Section
III, subsection 3,
Promoting Agriculture,
Policy C.16

Initiative Section 3.C. Parks & Recreation
Element Amendments

9212 Report

Proposed Standard

Short

Meets

Exceeds Other

Comments

Creates a new land use
classification of Agua Hedionda
South Shore Specific Plan for
85% Open Space and 15%
Retail (AH-SP) (also referenced
herein as Specific Plan or Plan).

X

Alternative method of General Plan Amendment
classifying the property. Refers to the AH-SP
for information as opposed to including a
description of the land use in the General Plan
Land Use Element.

Initiative adds a new category of
open space (Category 6) to the
General Plan Open Space and
Conservation Element.
Makes the existing policy
requiring a detailed soils testing
and analysis report approved by
the County Health Department to
evaluate the potential for soil
contamination for former
agricultural areas inapplicable to
the property.

X

Revises Section I, Subsection G,
Part 3 of the General Plan Parks
and Recreation Element to
define the Plan area, that the
Plan regulates the open space
uses and provides for financing
provisions.

X

Defers the description of the new category of
open space to the AH-SP. Descriptions are
typically provided in the General Plan Open
Space and Conservation Element.
The soils report is required to identify a range of
possible mitigation measures to remediate any
significant public health impacts if hazardous
chemicals are detected at concentrations in the
soil which would have a significantly adverse
effect on human health. The AH-SP removes
the requirement for this report and removes the
City and the San Diego County Department of
Health Services from the approval process,
except as would be required through the city
grading plan check review process.
No additional comment.

X
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Existing Standards
Initiative Section 3.C. Parks & Recreation
Element Amendments Subsection C
(“Implementing Policies
& Action Programs”)
C.1

Initiative Section 4.
Amendments to Agua
Hedionda Land Use
Plan
AH LCP Policy 1.1 –
Land uses consistent
with Land Use Plan (TS
and OS)
AH-LCP policy 1.7 –
Modified to remove
reference to
“Community Park” and
reference AH-SP
AH LCP Policy 1.9 –
Building height limited
to maximum 35 feet.
Setbacks regulated by
applicable Zone.
AH LCP Policy 1.10
and 6.3 – 45 acre
parcel shall be
designated Travel
Services (TS) and
subject to a Specific
Plan for development
AH-LCP Policy 2.1 –
Conversion of Ag
property.

9212 Report

Proposed Standard
The policy requires that offers to
dedicate or requests to enhance
and/or develop open space
areas for recreation purposes to
be reviewed by both the Parks
and Recreation Commission and
the Planning Commission and a
recommendation provided to the
City Council.

Short

Meets

Project to follow Visitor-Serving
Commercial (VSC) and Open
Space Land Use designations.

Exceeds Other
Comments
X
The initiative would exempt the AH-SP from the
requirement for Park and Recreation
Commission and Planning Commission review
and recommendation and City Council review
and approval. The review and approval would
now be a ministerial city staff review for
consistency with the AH-SP and city standards.
The draft General Plan update is also
recommending removal of this policy.

X

Project will increase the amount of open space
(Ag Support open Space) by 18.3 (45 – 27.6)
acres

Community Park site was
identified as the city’s Hub Park
lease area, yet lease was never
executed and land has never
been improved.
Proposed building height to be
35 feet and regulated by the AHSP.

X

Policy amended to reflect
development of 26.7 acres of the
45 acre parcel as Visitor Serving
Commercial (VSC) per AH-SP.

X

The specific plan proposes 26.7 acres of VSC
and converting 15.9 acres to Agricultural
Support Open Space per AH-SP.

Policy amended to add reference
to the AH-SP.

X

Similar goals and policies for the conversion of
Agricultural lands.

X

Page A-2

Implements LCP Policy by protecting
agricultural lands, wildlife habitats, and
environmental sensitive areas while being
improved with park like amenities such as
recreation trails and view areas.
Project will adhere to the 35 foot height limit and
be regulated by the AH-SP.
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Existing Standards
AH LCP Policy 2.2 –
South Shore
designated as Open
Space and zoned
Exclusively Agriculture

AH LCP Policy 2.3 –
Conversion of 45 acre
property (a-d).
a. Record permanent
open space easement
b. Report that property
is not necessary for
power plant expansion
c. Public Recreational
Use over portion of the
property

d. Allow for inclusion
into future Agricultural
program

AH-LUP - 3-13-1.1
Habitat Management
Plan
AH-LUP - 3-13-1.3
Preserve 67% of the
Coastal Sage Scrub
and 75% of the
gnatcatchers onsite.
AH-LUP Policy 3-131.12 Buffers and Fuel
Modification Zones
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Proposed Standard
Policy modified to reflect AH-SP
and all property other than the
27.6 acre Visitor Serving
Commercial area will be
designated Open Space, with
45.6 acres zoned as Exclusive
Agricultural Open Space.
Policy modified to reflect 26.7
acres of VSC and subject to the
provisions of the AH-SP (deleted
items a – d).
Open space easement to be
recorded upon development.
PUC determination that property
is not needed for future plant
expansion.
Proposed to protect and
conserve 176.7 acres for open
space, and open space with
trails, vista points, and picnic
areas.
Proposed project will preserve
and financially support in
perpetuity 45.6 acres of
Exclusive Agricultural Open
Space.
AH-SP includes compliance with
HMP standards.
Proposed project requires at
least 67% of the coastal sage
scrub to be preserved and no
direct impacts to gnatcatchers.

Short

Meets
X

Exceeds Other

Comments
45.6 acres of the 176.7 acres of Open Space
will be designated and preserved as Exclusive
Agricultural Open Space within the AH-SP.

X

AH-SP is consistent with AH-LUP policy.

X

No additional comment.

X

PUC determination has already been reached
based on non-use of the property and no effect
on service to customers.
85 acres of land designated as Passive Open
Space and Exclusive Agricultural Open Space
are available for recreational use

X

X

Project will preserve and financially support in
perpetuity 45.6 acres of Exclusive Agricultural
Open Space.

X

Policies reference compliance with HMP
document

X

Environmental Protection Features (EPF) in
biological section of Environmental Analysis.

Policy amended to except the
AH-SP from this policy. AH-SP
restates and expands on the
requirements of this policy.

X

Page A-3

AH-SP adds Environmentally Sensitive Habitat
Areas (ESHA) and expands riparian buffer from
50 feet to 100 feet.
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Existing Standards
AH-LUP 3-15 New
Policy added

AH-LUP Section III.4 –
Geologic Hazards –
Polices regarding
development within
areas of geologic
instability and erosion
AH-LUP Section III.5 –
Public Works – Policies
regarding public works
improvements

Proposed Standard
Added new Policy 3-15 to AHLUP that adds reference to the
design guidelines for the
development of the AH-SP area.
Section amended to subject
projects within the AH-SP to the
site design principles and
grading regulations of the AHSP.
Section amended to refer to AHSP for detailed regulations for
parking lots and storm water
management within the AH-SP
area.

Short

Meets
X

Exceeds Other

X

Follows and is consistent with the development
standards for grading and erosion control
currently in place for developments within the
Coastal Zone.

X

Project incorporates and includes EPFs that
address and require compliance with city storm
water regulations.

AH-LUP Policy 5.2 –
Parking Standards
AH-LUP Policy 5.11 –
New Policy added
AH-LUP Policy 6.3 –
Identifies the 45 acre
site adjacent to I-5
freeway as Travel
Service (TS) use.

AH LCP Policy 7.1 –
Bike routes and
accessory facilities

AH-LUP Policy 7.2 –
Pedestrian access
ways

9212 Report

X

Proposed new Policy to
incorporate regulations for public
works in the AH-SP.
Modifies the land use
designation to Visitor-Serving
Commercial on 26.7 acres. The
AH-SP would allow for up to
585,000 square feet of VSC
uses.

Comments
No additional comment.

X

X

Proposed bike routes along
project frontage and to northern
portion of VSC area with vista
point. Modified to be determined
and controlled by the AH-SP.
Modifies LUP Policy to control
the pedestrian access ways
through the AH-SP.

X

X

Page A-4

See discussion in Visitor-Serving Commercial
development standards below.
The AH-SP addresses and regulates all public
works projects necessary for development
anticipated under the AH-SP.
Proposed Visitor-Serving Commercial use on
26.7 acres expands on the type of commercial
uses allowed on the site, when compared to the
TS land use designation. The AH-SP provision
for up to 585,000 square feet of VSC uses
represents an increase in square footage over
what anticipated on the 45 acre TS site (Zone
13 LFMP).
AH-SP will connect with future bike path as part
of I-5 freeway project. Requirements in AH-SP
similar to or better than the AH-LUP.

Locations and requirements for pedestrian ways
in AH-SP are similar to or better than AH-LUP.
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Existing Standards
Proposed Standard
AH-LUP Policy 7.9 –
Signs controlled by the
Public access signage. provisions of the AH-SP. No
Sign Program required sign Program required.

AH LCP Policy 7.13 –
Informal vertical beach
access through SDG&E
property
AH-LUP Policy 7.14 –
New policy to have the
shoreline access
policies contained and
regulated by the AHSP.
AH-LUP Section III.8 –
Visual Resources –
Added note that the
203.4 acres on the
south shore of the
Agua Hacienda Lagoon
are regulated by the
AH-SP.
AH LCP Policy 8.2 –
Special Vista points per
Exhibit K available to
public
AH LCP Policy 8.5
Archeological sites
preserved or
excavated.
AH LCP Policy 8.6 –
Signs per the city sign
ordinance, no free
standing signs
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Short

Meets

Proposed access to bluff top
view point.

Notes the bike route plan and
pedestrian access plan are
modified and contained within
the AH-SP.

Exceeds Other
Comments
X
AH-SP provides standards for signage for public
access. Eliminates the requirement of a sign
program – the review and approval of signage
would now be a ministerial city staff review for
consistency with the standards outlined in the
AH-SP.
X
No vertical access provided with AH-SP. Deed
restricted open space previously recorded over
bluff areas as a requirement of the California
Coastal Commission precludes access.
X
Plans for bike and pedestrian access in the AHSP are equal or better than AH-LUP.

Regulations regarding visual
resources and archeological
sites are contained within the
AH-SP.

X

No additional comment.

Proposed vista point located at
northern end of VSC
development.

X

Location of scenic point complies with Exhibit K.

Proposed project has
Environmental Protection
Features to address
archaeological and
paleontological resources.
AH-SP proposes free standing
signs with an approval process
different than existing city sign
ordinance.

X

See AH-SP EPFs for archaeological and
paleontological resources.

X

Page A-5

Please see signage section below under Land
Use.
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Existing Standards
Proposed Standard
Short
Initiative Section 5.
Amendment to the
Zoning Code of the City
of Carlsbad
Initiative Section 5 –
Creates new Specific Plan
Amendment to Zoning zoning designations for the
Ordinance
commercial and open space
areas of the AH-SP and rezones
the property on the city zoning
map as AH-SP.
Initiative Section 5 –
Adds a new Chapter to CMC
Amendment to Zoning Title 21, Zoning Ordinance. New
Ordinance
ordinance intended to ensure
development in AH-SP area is
subject to express, objective
standards that cannot be
changed by subsequent
discretionary actions or
interpretations.
Initiative Section 6.
Adoption of the Agua
Hedionda South Shore
Specific Plan for 85%
Open Space And 15%
Retail
Initiative Section 6 –
Specific Plan is exempt from
Adoption of the PLAN – Titles 15, 17, 18, 19, 20 and 21,
Adoption of the Specific of the Municipal Code, except as
Plan regulating the land provided within the Initiative or
covered by Plan
AH-SP.

9212 Report

Meets

Exceeds Other

X

No additional comment.

X

X

Page A-6

Comments

Differs in that development in the AH-SP area
will be regulated by the new Zoning Ordinance
Chapter and the provisions of the AH-SP, rather
than the city-wide zoning ordinance.

Specific Plans have routinely been used to
regulate the development of property in the city.
The AH-SP contains provisions that clarify
which provisions of CMC Titles 15, 17, 18, 19,
20, and 21 apply to the AH-SP area.
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Existing Standards
Proposed Standard
Short
Initiative Section 8.
Implementation of Agua
Hedionda Initiative,
Including Coastal
Commission Approval
Initiative Section 8. D.
Requires that any modifications
Coastal Commission
required by the California
Approval
Coastal Commission for
certification shall automatically
take effect.
Initiative Section 11.
Amendment
Initiative Section 11.
The specific plan can only be
Amendment
amended or repealed by a
majority of the voters of the City
voting in an election held in
accordance with state law. On
th
and after the 15 Anniversary of
the adoption of the Initiative a
vote of the people shall not be
required to amend or repeal any
portion of the Initiative.
General Plan Land Use Designates the entire specific
Map
plan area as AH-SP and utilizes
a shade of green to indicate the
AH-SP boundaries for both the
commercial and the open space
areas.
Open Space and
Designates the entire plan area
Conservation Map and as AH-SP.
the Conceptual OS
Map
Specific Plan Section
Open Space requirements,
1.1, Page Q-9
funding mechanisms, other
public infrastructure are triggered
by the issuance of a building
permit for the VS-C component
of the plan.
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Meets

Exceeds Other

X

Different from standard process where
modifications approved by the California Coastal
Commission require subsequent review and
approval by the City Council.

X

Amendments to Specific Plans not approved by
Initiative can be typically be proposed by the
City or a project applicant. Proposed
amendments are then considered by the
Planning Commission and a recommendation is
provided to the City Council. The City Council
would then approve or deny the amendment.

X

Does not utilize the city standard practice of
depicting commercial land uses in a shade of
red or use the same shade of green for open
space. The new AH-SP land use designation
refers users to the AH-SP documents for land
use specifics.
The new AH-SP designation refers users to the
AH-SP documents for open space specifics.

X

X
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Comments

Standard city practice is that the requirements
be satisfied prior to the issuance of a grading
permit. Specific Plan still requires compliance,
just prior to building permit issuance.

August 7, 2015

Existing Standards
Land Use
Existing: Travel
Recreation
Commercial/Open
Space
Zoning
Existing Zoning: Public
Utility and Open Space

Proposed Standard

Meets

Exceeds Other

Comments

X

Customized list of permitted land uses.
Different from the existing land use designations
but consistent with specific plan practice.

Proposed: Agua Hedionda South
Shore Specific Plan for 85%
Open Space and 15% Retail
(AH-SP).
Specific Plan Permitted List of permitted uses is unique
Land Use Tables
to the AH-SP area.
Landscaping
Per City Landscape Manual.
Open Space
development standards
(AH-SP Section 3.5.3)
Building Height:
Proposed: 20 feet.
Existing 25 feet
Parking: Existing
Proposed: 9 ft. x 18 ft. (162 sq.
minimum width is 8 ½
ft.) minimum.
ft. and 170 sq. ft. in
total area

X

Implements proposed VSC and Open Space
land use designations.

X

Customized list of permitted and prohibited land
uses is consistent with specific plan practice.
No additional comment.

Drive Aisle width:
Existing 24 feet

X

9212 Report

Proposed: Visitor-Serving
Commercial and four Open
Space designations.

Short

Proposed 24 feet.

X

X

More restrictive by 5 feet.
X

Page A-8

Functionally equivalent to city-wide zoning
minimum standard parking stall size. A Specific
Plan is an appropriate planning document tool in
which to propose development standard
modifications. On numerous development
applications in past years, the City has
approved Specific Plans or Master Plans that
proposed development standards for a specific
geographic project area that were different than
the citywide Zoning Ordinance development
standards.
No additional comment.
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Existing Standards
Visitor-Serving
Commercial
Development
Standards (Section
3.5.5, Page Q-73)
Building setbacks
Front Setback: No
Existing Requirement
Rear Setback: No
Existing Requirement
Side Setback: No
Existing Requirement
Building height:
Existing 35 feet/three
levels, protrusions to 45
feet, architectural
features to 55 feet
Building Coverage: No
Existing Requirement
Building Square
footage:
No Existing
Requirement
Required Parking:
Existing Requirement:
5 spaces/1,000 sq. ft.
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Proposed Standard

Short

Meets

Exceeds Other

Comments

Proposed: 10 feet.

X

No additional comment.

Proposed: 10 feet.

X

No additional comment.

Proposed: 0 feet.

X

No additional comment.

Proposed: 35 feet/ three levels,
protrusions to 45 feet,
architectural features to 55 feet.

X

AH-SP building height limits are the same as
present city-wide ordinance.

Proposed: No standard.

X

No additional comment.

Proposed: 585,000 sq. ft.
maximum of visitor-serving retail,
shopping, dining, entertainment,
and recreational uses.
Proposed: 4 spaces/1,000 sq. ft.

X

X
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See Growth Management analysis related to
proposed increase in project square footage
over existing amount analyzed in Zone 13
LFMP.
A Specific Plan is an appropriate planning
document tool in which to propose development
standard modifications. On numerous
development applications in past years, the City
has approved Specific Plans or Master Plans
that proposed development standards for a
specific geographic project area that were
different than the citywide Zoning Ordinance
development standards. The Westfield
Carlsbad Specific Plan was recently approved
by the City Council with development standard
modifications for parking ratio standards that
were similar in nature to the modifications
proposed in the AH-SP. Proposed parking

August 7, 2015

Existing Standards

Proposed Standard

Surface parking space
size: Existing 8 ½ ft.
wide and 170 sq. ft.
total.

Proposed: 9 ft. x 18 ft. (162 sq.
ft.) minimum.

Surface parking aisle
width: Existing
Requirement: 24 feet
Structured parking
space size: Existing 8
½ ft. wide and 170 sq.
ft. total for a standard
stall and 8 ft. x 15 ft. for
compact stall with a
maximum of 25% of a
commercial project
being compact

Proposed: 24 feet minimum.

Structured parking aisle
width: Existing 24 ft.
perpendicular/14 ft.
angled
Signage (Page Q-79)
Sign program: existing
city-wide Ordinance
requires approval of a
comprehensive sign
program

Proposed: 24 ft. perpendicular/16
ft. angled.

9212 Report

Short

Meets

Exceeds Other

X

X

Proposed: 8 ft.4 in. x 16 ft.
minimum for structured parking
spaces.

X

Functionally equivalent to city-wide zoning
minimum compact parking stall size. A Specific
Plan is an appropriate planning document tool in
which to propose development standard
modifications. On numerous development
applications in past years, the City has
approved Specific Plans or Master Plans that
proposed development standards for a specific
geographic project area that were different than
the citywide Zoning Ordinance development
standards.
No additional comment.

X

A Specific Plan is an appropriate planning
document tool in which to propose development
standard modifications. On numerous
development applications in past years, the City
has approved Specific Plans or Master Plans
that proposed development standards for a
specific geographic project area that were
different than the citywide Zoning Ordinance
development standards. The Westfield
Carlsbad Specific Plan was recently approved
by the City Council with development standard

X

Proposed: No sign Program
required (Section 3.5.6.6, page
Q-89).

Page A-10

Comments
ratio is also supported by the Urban Land
Institute (ULI) and the International Council of
Shopping Center's (ICSC
Functionally equivalent to city-wide zoning
minimum standard parking stall size. A Specific
Plan is an appropriate planning document tool in
which to propose development standard
modifications.
No additional comment.
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Existing Standards

Proposed Standard

Short

Meets

Signage Screen Signs:
Existing: not permitted
Site Entry Signs:
Existing: not permitted

Proposed: Signage Screen
signs.
Proposed: Site entry signs; 60
sq. ft. per side maximum, 14 ft.
tall, 2 signs maximum, with only
1 sign at Cannon Road entrance.
Entry Identification:
Proposed: 60 sq. ft. per side
Existing 60 sq. ft. and 6 maximum and 8 ft. tall.
ft. tall
Vehicular Directional
Proposed: At major
Signs: Existing 3 per
intersections/decision points/ 6
driveway entrance/6 sq. sq. ft. per sign/ 6 ft. tall.
ft. per sign/ 4 ft. tall
Pedestrian Directional Proposed 6 sq. ft. per sign and 6
Signs: Existing no
ft. tall.
provision
Marquee Sign: Existing Proposed: .5 sq. ft. per lineal
100 sq. ft. plus 10 sq.
front of building with 160 sq. ft.
ft. per screen/stage,
maximum, 35 feet tall, 600 sq. ft.
maximum 160 sq. ft.
maximum aggregate of all
and 35 feet tall
marquee signage.
Tenant signs: See wall
mounted and projecting
signs below
Wall Mounted Signs:
Proposed: A maximum of three
Existing 1 sq. ft. per
wall signs. 1 sq. ft. of sign area
lineal foot building
per ground floor frontage under
frontage. Sign letter
10,000 sq. ft. floor area. A
height varies with size maximum of 250 sq. ft. of sign
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Exceeds Other

X

Comments
modifications for signage that were similar in
nature to the modifications proposed in the AHSP. The implementation of the AH-SP will still
require the submittal of signage plans to be
reviewed by staff for a determination of
adequacy and compliance with the AH-SP and
any applicable City requirements per the AHSP.
See comment above.

X

See comment above.

X

See comment above.

X

See comment above.

X

See comment above.

X

See comment above.

X

No additional comment.

X

See comment above.
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Existing Standards
of building with 150 sq.
ft. maximum
Projecting signs:
Existing sign Ordinance
does not address
projecting signs
Banners and flags in
the public right-of-way:
Existing: Temporary
signs are prohibited in
the public right-of-way
Animated signs:
Existing: Animated
signs are not permitted

Proposed Standard
Short
area for occupancies greater
than 10,000 sq. ft.
Proposed: Allowed as part of wall
sign allowance.

Meets

X

Proposed: Banners and flags in
the public right-of-way.

Proposed: Animated signs only
allowed if located within the
interior of the commercial/retail
center facing inward and not
facing a dedicated street.
Sign ordinance restricts Proposed: No reference to sign
number and orientation restrictions facing the freeway.
of signs which front
along Interstate-5
“City Planner” means
Section 3.5.6.5, Page Q-88,
the city planner of the
footnote number 2. The Specific
city or his or her
Plan’s use of the term “City
designee. In addition, Planner” (as assigned by the City
the term “director” as
Manager or designee) shall
used throughout CMC mean the Senior City Planner of
Title 21 shall also mean the City of Carlsbad. For further
the city planner unless information, refer to Chapter 6.0,
the context clearly
Implementation, of the Specific
requires otherwise
Plan (Section 6.4.2, Page Q(CMC Section
144).
21.04.292).
Appeal of the approval There shall be no appeal of the
of a sign permit (CMC City Planner sign-off of a sign
21.41.125)
permit, nor any hearing or
deliberation (Section 3.5.6.6,
Page Q-89).
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Exceeds Other
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Comments

No additional comments.

X

See comment above.

X

See comment above.

X

See comment above.

X

Different from the requirement of the Carlsbad
Municipal Code (CMC) which defines “City
Planner” for purposes of establishing
responsibility for various determinations
identified in the CMC.

X

The CMC allows an appeal of a City Planner
decision on a sign permit to be heard by the
Planning Commission.
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Existing Standards
Initiative Procedures –
Chapter 6.0
Implementation
Discretionary review
and approval of all
future applications

CEQA Review of
discretionary actions

Construction Plan
Review Process does
not have mandatory
plan-check times.

Growth Management
Consistency

Hub Park Lease and
the Beach Access
Lease
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Proposed Standard

Short

Meets

Exceeds Other

Proposed: All future plan review
and approvals are to be
ministerial in nature.

X

Proposed: Exempt from CEQA
and Guidelines as all future
review and approvals are
ministerial in nature.
Includes a Plan Review Process
Section 6.4.3, Page Q-146,
which specifies plan-checks must
be completed by the city within
45 days after submittal and
cannot exceed a total of 120
days or the plans will be deemed
approved.
Specific Plan section 6.15 (page
Q-160) indicates that any future
amendments required to the
Zone 13 LFMP are ministerial.
Specific Plan sections 6.17.2 &
6.17.3 (Pages Q-162 & Q-163)
requires the City Council to
rescind both leases within 60
days of the sign off that certain
conditions have been satisfied.

X

Page A-13

Comments

The implementation of the Specific Plan will still
require a submittal of plans to be reviewed by
staff for a determination of adequacy and
compliance with the Specific Plan and
applicable City requirements per the Plan. This
would be similar to any development project,
minus review by Planning Commission or City
Council. While the process proposed in the AHSP is different than the city’s typical application
review procedures and process, city staff is
currently responsible for reviewing and
approving a number of different types of
development applications administratively at the
staff level only.
See comment above.

X

City staff has target deadlines for completing
plan-checks. There is no deemed approved
provision in the city’s current process.

X

Proposed amendments will be ministerial as
opposed to discretionary.

X

Removes the City Council discretion regarding
the disposition of both leases.
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ATTACHMENT B
AH-SP Initiative Consistency with the City’s Draft
Climate Action Plan (2014)
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AH-SP Initiative Consistency with City’s Draft Climate Action Plan (2014) Table
CAP Checklist
Item
Renewable energy
production

Cogeneration
Energy
Conservation
Ordinances
CALGreen

Solar Water
Heaters/Heat
Pumps
Transportation
Demand
Management (TDM)

Zero Emissions
Vehicles

Other GHG
Reduction
Measures and/or
Features

Project Feature or EPF
Applicability
The proposed Specific Plan will
incorporate photovoltaic panels to
cover more than 60% of the parking
garage roof.
Not applicable. No on-site electricity
production
Not applicable. No energy
conservation ordinances in place yet.

Relevant EPF
No.
EPF AQ/GHG-6

Consistency
Consistent with
CAP Measure B-1

N/A

N/A

N/A

N/A

The proposed Specific Plan, at a
minimum, will exceed the 2013 Title
24 standards by 5%. In the event that
an update to those standards
becomes effective before building
permits are secured, the proposed
Specific Plan will comply with the
then-effective and applicable building
standards.
Not applicable

EPF AQ/GHG-4

Consistent CAP
Measure H-1

N/A

N/A

The proposed Specific Plan will
achieve, at a minimum, an
approximately 6% reduction in the
number of trips associated with the
retail, theater, and supermarket land
uses based on the transportation
demand management plan.
The proposed Specific Plan will
include preferential parking for
electric vehicles, and charging
stations for electric vehicle use.
The Specific Plan applicant shall
design the visitor-serving commercial
structures to adhere to the
Leadership in Energy and
Environmental Design (LEED) Gold
Core and Shell Design Standards.
Use of Energy Star appliances,
where available, by the commercial
tenants.

See Footnote 1

See Footnote 1

EPF AQ/GHG-8

Consistent with
CAP Measure L-4

EPF AQ/GHG-3

See Footnote 2

EPF AQ/GHG-7

See Footnote 2

Installation of high-efficiency interior
and exterior lighting.
Implementation of water
conservation measures, such as
using recycled water for outdoor
irrigation, and installing dual-flush
toilets, waterless urinals, and selfclosing faucets.
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CAP Checklist
Item

Project Feature or EPF
Applicability
The Specific Plan shall require the
installation of electronic parking
availability signage to facilitate the
smooth and efficient movement of
vehicles.
The Specific Plan will require the
commercial retail structures to utilize
a computer-based energy
management system capable of
reducing and optimizing operational
energy consumption. The energy
management system will be
designed to provide automated
control and monitoring of the Specific
Plan’s energy consumption from
heating, air conditioning, ventilation
and lighting. The data obtained from
the energy management system then
will be used by the Specific Plan
Proponents and individual
commercial tenants to perform selfdiagnostic and optimization routines
at regularly-scheduled intervals, and
prepare trend analysis and
consumption forecasts, thereby
facilitating enhancements to the
efficiency of energy consumption.

Relevant EPF
No.
EPF AQ/GHG-9

Consistency
See Footnote 2

EPF AQ/GHG-5

See Footnote 2

1. The EA Transportation Analysis estimates a six percent single-occupant trip reduction resulting from potential
TDM measures (see Appendix N, p. 123), from which corresponding GHG reduction of 1,863 MTCO2E is
estimated in the GHG analysis (see EA Tables 4.7-4 and 4.7-5). While there are several references in the EA to
development of a TDM plan (Appendix N, p. 123, for example), no corresponding EPF could be found that would
require such a plan. TDM-related features identified in the Specific Plan include: requiring applicant to provide bus
stops to service the Specific Plan area (Specific Plan p. 5.0-3)”; advocating extending bus service to one or both
of the City’s Coaster stations (Specific Plan p. 5.0-3, constructing a shared-use bike path along entire length of
north side of Cannon Road from Car Country Drive to the northeast corner of the I-5 northbound on-ramps
(Specific Plan p. 5.0-3); installing a network of pedestrian paths and/or sidewalks (Specific Plan p. 5.0-4);
incorporating bicycle rack racks and/or bicycle lockers in the design of the visitor-commercial area and to
encourage employees to ride-share and/or bike to and from the Specific Plan site to reduce parking and traffic
demand (Specific Plan p. 5.0-4).
2. Since the release of the draft CAP in March 2014, a number of revisions have been made, including the addition
of a non-exclusive list of mitigation measures that can be applied at the project level to reduce greenhouse gas
measures (see revised draft CAP, Appendix E). A number of the additional EPFs identified above are specifically
identified in the appendix, including building to LEED standards, using Energy Star appliances, installing high
efficiency lighting, and implementing water conservation features. Although not specifically identified in the revised
draft CAP Appendix E, EPF AQ/GHG-5 and EPF AQ/GHG-9, such measures could also be considered to assist in
reducing GHG emissions.
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Third-Party Consultant
Peer Review Letters
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INTRODUCTION
On May 12, 2015, the Agua Hedionda South Shore 85/15 Specific Plan initiative was filed with
the City of Carlsbad. The initiative proposes a comprehensive plan for future land uses on 203.4
acres located north of Cannon Road and east of Interstate 5. A citizen-led initiative is not
subject to state environmental review regulations set forth by the California Environmental
Quality Act, however, initiative proponents submitted technical reports and an environmental
analysis, in addition to the initiative paperwork.
Howes Weiler & Associates (HWA) was tasked with reviewing the Zone 13 Consistency Analysis
submitted as part of the Initiative Package for the Agua Hedionda South Shore 85/15 Specific
Plan. Pursuant to Section 21.90.040 of the Carlsbad Municipal Code, a development permit
shall not be approved unless the proposed development is consistent with the applicable Local
Facilities Management Plan. The property contained in the Agua Hedionda South Shore 85/15
Specific Plan is located in Local Facilities Management Zone 13.
A Local Facilities Management Plan (LFMP) was adopted for Zone 13 in October 1995. Unlike
many of the other LFMPs, the Zone 13 LFMP has not been amended since the original approval.
Much of the land contained in Zone 13 has been developed per land use and zoning standards,
and development has been found to be compliant with the growth management standards.
Development proposed as part of the Agua Hedionda South Shore 85/15 Specific Plan differs
from what was originally envisioned for the site, and therefore many of the facility impacts
differ from the thresholds that were set as part of the development of the Zone 13 LFMP. Like
the Specific Plan, the LFMP envisioned that all development would occur on the western
portion of the site that has a land use designation of Travel/Recreational Commercial (TR).
However, the Specific Plan now proposes the development of a 585,000 square foot regional
shopping center on this portion of the site, where the originally prepared LFMP envisioned the
construction of 463,600 square feet of commercial uses.
The facility impacts from development of the Agua Hedionda South Shore 85/15 Specific Plan
are summarized in the table below.
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Table 1
Growth Management Compliance
Standards
City
Administration
Library
Wastewater
Treatment
Parks
Drainage

Circulation

Fire
Open Space
Schools
Sewer
Water

Impacts
N/A

Change from Zone 13 LFMP
N/A

Compliance with Standards
No impacts

N/A
47,300 gpd

N/A
+ 9,900 gpd

No impacts
Yes

N/A
Agua
Hedionda
Watershed #5
and #7
LOS C or
better during
off-peak
hours, LOS D
or better
during peak
hours

N/A
On-site drainage facilities to
be constructed

No impacts
Yes

LOS E or F during am peak,
pm peak, or both peaks, for
five intersections in the
study area

Station #4
222.8 – 238.7
acres
N/A
47,300 gpd
168,729 gpd

No Change
+ 143.1 – 159.0 acres

No. Five (5) intersections
expected to fall short of
GMP standard in 2019; Ten
(10) intersections expected
to fall short of GMP
standard in 2035. In both
scenarios, regional traffic
growth is the primary cause
for non-compliance and
Zone 13 may impact these
intersections.
Yes
Yes

N/A
+ 9,900 gpd
- 9,802 gpd

No impacts
Yes
Yes

Based on our review of the Zone 13 Compliance Analysis and technical reports submitted by the
initiative proponents, the project is currently in compliance with, or will not impact, 10 of the
11 facility performance standards. The Circulation performance standard is not met as ten (10)
intersections identified in the Traffic Impact Analysis do not meet Level of Service D during the
am peak, pm peak, or during both peak times by the Year 2035 due to regional traffic growth.
A more detailed analysis of the Zone 13 performance standards and the facility impacts of the
Agua Hedionda South Shore 85/15 Specific Plan are contained in the remainder of this report.
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CITY ADMINISTRATIVE FACILITIES
A. Performance Standard
1,500 square feet per 1,000 population must be scheduled for construction within a fiveyear period or prior to construction of 6,250 dwelling units, beginning at the time the need
is first identified.
B. Compliance Analysis
The Agua Hedionda South Shore 85/15 Specific Plan does not propose the construction of
any residential units. Given that this proposal would not change the build out population of
Zone 13, and the fact that the Growth Management Program does not identify a City
Administrative Facility Performance Standard for non-residential uses, this standard would
not apply to the Agua Hedionda South Shore 85/15 Specific Plan.
Citywide, the City Administrative Facilities Growth Management performance standard is
currently being met. With a June 30, 2014 population estimate of 108,062, the current
demand for City Administrative Facilities is 162,093 square feet. A total of 214,469 square
feet of administrative facilities are currently provided. This total is enough to meet the
performance standard in 2050 at projected build out, when the estimated demand will
increase to 181,119 square feet. Therefore, no additional City Administrative Facilities are
likely to be required.
C. Special Conditions
No improvements are proposed for City Administrative Facilities, and none are warranted at
this time.
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LIBRARY FACILITIES

A. Performance Standard
800 sq. ft. (of library space) per 1,000 population must be schedule for construction within a
five-year period or prior to construction of 6,250 dwelling units, beginning at the time the
need is first identified.
B. Compliance Analysis
The Agua Hedionda South Shore 85/15 Specific Plan does not propose the construction of
any residential units. Given that this proposal would not change the build out population of
Zone 13, and the fact that the Growth Management Program does not identify a Library
Facility Performance Standard for non-residential uses, this standard would not apply to the
Agua Hedionda South Shore 85/15 Specific Plan.
Citywide, the Library Facilities Growth Management performance standard is currently
being met. With a June 30, 2014 population estimate of 108,062, the current demand for
library facilities is 86,450 square feet. A total of 99,745 square feet of library facilities are
currently provided. This total is enough to meet the performance standard in 2050 at
projected build out, when the estimated demand will increase to 99,745 square feet.
Therefore, no additional Library Facilities are likely to be required.
C. Special Conditions
No improvements are proposed for Library Facilities, and none are warranted at this time.
NOTE: Page 15 of the Zone 13 Compliance Analysis incorrectly identifies the current demand
for library facilities at 162,093 square feet. Based on current population estimates, the
current demand is 86,450 square feet.
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WASTEWATER TREATMENT CAPACITY

A. Performance Standard
Sewer plant capacity is adequate for at least a five-year period.
B. Compliance Analysis
The Encina Water Pollution Control Facility Phase V expansion increased capacity rights to
10.26 million gallons per day (MGD), and was intended to accommodate the build out
demand for the Carlsbad Sewer Service Area. The 2012 City of Carlsbad Sewer Master Plan
estimates build out sewer flow to be approximately 10.00 MGD.
When the Zone 13 Local Facilities Management Plan was originally prepared, in 1995, total
treatment capacity was estimated to be 9.24 MGD, and 2010 flow for the Carlsbad Sewer
Service Area was anticipated to be 7.37 MGD. Actual flow for fiscal year 2010-2011 was
7.57 MGD, but capacity rights had increased and the increased flow was still able to be
accommodated. Since that time, sewer flow has decreased to 5.90 MGD (FY 2013-2014),
which represents 58% of the City of Carlsbad’s 10.26 MGD capacity rights, according to the
City of Carlsbad Fiscal Year 2013-2014 Growth Management Monitoring Report.
The Zone 13 Compliance Analysis estimates that sewer flows from the Agua Hedionda South
Shore 85/15 Specific Plan will average 47,300 gallons per day, with peak flow projected to
be 118,250 gallons per day1. The average flow is 9,900 gallons per day more than was
anticipated for the site, likely because the commercial square footage proposed as part of
the Agua Hedionda South Shore 85/15 Specific Plan is almost 100,000 square feet more
than anticipated under the Zone 13 Local Facilities Management Plan.
With an excess of 0.26 MGD at build out, the 9,900 gallon per day average sewer flow
increase proposed for the Agua Hedionda South Shore 85/15 Specific Plan site can be
accommodated under the existing capacity rights held by the City of Carlsbad. No
wastewater capacity improvement are recommended for the project at this time, and the
wastewater treatment compliance standard is met.
C. Special Conditions
The Zone 13 Compliance Analysis proposes that the Agua Hedionda South Shore 85/15
Specific Plan pay sewer connection fees and sewer benefit area fees at current rates at the
time of issuance of building permits for any development, as an Environmental Protection
1

Planning Systems, Zone 13 Consistency Analysis, Page 19
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Feature (EPF) for impacts to wastewater facilities2. This feature is appropriate for the
proposed development and is consistent for projects that are found to be in compliance
with the wastewater treatment performance standard.

2

Planning Systems, Zone 13 Consistency Analysis, page 19
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PARKS

A. Performance Standard
3.0 acres of Community Park or Special Use Area per 1,000 population within the Park
District (quadrant) must be scheduled for construction within a five year period, or prior to
construction of 1,562 dwelling units within the Park District at the time the need is first
identified.
B. Compliance Analysis
The Agua Hedionda South Shore 85/15 Specific Plan does not propose the construction of
any residential units. Given that this proposal would not change the build out population of
Zone 13, and the fact that the Growth Management Program does not identify a Park
Performance Standard for non-residential uses, the Park Performance Standard would not
apply.
Zone 13 is located in Park District #1 (Northwest Quadrant). This quadrant is currently in
compliance with the Park Performance Standard. With an existing park inventory totaling
105.2 acres, and a current requirement for 90.4 acres of parkland based on current
population estimates, Park District #1 is in compliance with Park Performance Standard.
Furthermore, future park acreage proposed at the Veteran’s Memorial Park will add 22.9
acres to the existing park inventory in Park District #1. It is anticipated that the future total
of 128.1 acres of parkland will be enough to satisfy this performance standard at build out,
and no additional park facilities are required at this time.
C. Special Conditions
The Zone 13 Compliance Analysis proposes that the Agua Hedionda South Shore 85/15
Specific Plan pay the park fee of $0.40 per square foot of non-residential development as an
EPF for impacts to park facilities3. This EPF is appropriate for the proposed development
and is consistent for projects that are found to be in compliance with the parks
performance standard.

3
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DRAINAGE

A. Performance Standard
Drainage facilities must be provided as required by the City concurrent with development.
B. Compliance Analysis
The 1995 Zone 13 LFMP detailed storm drain improvements required for all future
development in the Agua Hedionda Creek Watershed. Storm drain facilities required to
serve Zone 13 have been constructed, as this zone is largely built out. The maps
accompanying the City of Carlsbad Master Plan of Drainage Facilities confirm that the
facilities discussed in the original Zone 13 LFMP, have been constructed.
Although these stormwater facilities are in place, the Zone 13 Compliance Analysis prepared
for the Agua Hedionda South Shore 85/15 Specific Plan indicates that existing storm drain
facilities will not be used by the project. A Stormwater Analysis prepared for the proposed
project states that future development associated with the Specific Plan will drain towards
Agua Hedionda Lagoon, and on-site drainage facilities such as downstream detention basins
will be constructed to comply with current regulations. The technical report goes on to
detail the impacts associated with the proposed development by stating that stormwater
runoff will be diverted, increased, or altered in only two of the delineated sub-watershed
areas (Watersheds 5 and 7). Attenuation measures will be constructed in Watersheds 5 and
7 to account for the impacts.
Although it appears that development associated with Agua Hedionda South Shore 85/15
Specific Plan will comply with the drainage performance standard, it is difficult to fully
assess compliance, as specific development plans and a Storm Water Management Plan
have not been presented. The current Zone 13 Local Facilities Management Plan states,
“drainage is distinguished from all other public facilities and improvements because by its
very nature it is more accurately assessed as specific development plans are finalized”4.
Post-construction drainage patterns cannot be evaluated at this time, and we cannot tell if
the on-site drainage facilities proposed as part of the project will be adequate for the size
and type of development.
However, Section 1.5.3 of the Agua Hedionda 85/15 South Shore Specific Plan states that
the Specific Plan will comply and be consistent with the Carlsbad Growth Management
program public facility performance standards to ensure that public infrastructure is

4

City of Carlsbad, Zone 13 Local Facilities Management Plan, 77
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provided prior to or concurrent with development5 6. In addition, Section 1.5.7 of the
Specific Plan states that the Specific Plan will comply with all applicable best management
practices and low impact development requirements of the Carlsbad Municipal Code
Standard Urban Stormwater Management Plan (SUSMP) and City standards related to
stormwater management and discharge controls7 8.
Given the statements contained with the Specific Plan, we feel that future development of
the Agua Hedionda South Shore 85/15 Specific Plan will be required to incorporate on-site
storm drain facilities that will serve the project, while meeting all federal, state and City
standards, and we can conclude that the performance standard for drainage facilities will be
met.
C. Special Conditions
The Zone 13 Compliance Analysis proposes that the Agua Hedionda South Shore 85/15
Specific Plan applicant financially guarantee the construction of the drainage facilities
required for the project, as well as the payment of Planned Local Drainage Area (PLDA) fees.
Although this EPF is appropriate for the project, additional analysis of a site specific
development plan and technical reports is warranted in order to determine if additional
EPFs will be required.

5

Agua Hedionda 85/15 Initiative, Q-19
Agua Hedionda 85/15 Specific Plan, 1.0-12
7
Agua Hedionda 85/15 Initiative, Q-21
8
Agua Hedionda 85/15 Specific Plan, 1.0-14
6
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CIRCULATION

A. Performance Standard
No road segment or intersection in the Local Facility Management Zone (LFMZ) nor any
road segment or intersection out of the zone which is impacted by development in the zone
shall be projected to exceed a service level C during off-peak hours, nor service level D
during peak hours. Impacted means where 20% or more of the traffic generated by the
local facility management zone will use the road segment or intersection.
B. Compliance Analysis
The 1995 Zone 13 LFMP evaluated circulation patterns throughout the zone, and whether
or not the existing circulation system was designed to accommodate future traffic that
would occur as a result of the development of land contained in Zone 13. The analysis
found that based on the land uses proposed at that time, a number of additional road
segments would need to be constructed in order for all road segments to operate a Level of
Service (LOS) C or better during off-peak hours, and LOS D or better during peak hours. All
of the improvements proposed in the LFMP have been constructed, or alternative
improvements identified as mitigation measures for other development projects, have been
constructed. The one exception is the improvements that were originally identified for the
Paseo del Norte/Cannon Road intersection, and required prior to build out. These
improvements included the construction of an additional eastbound left-turn lane for a
total of two exclusive left-turn lanes, one through lane, and one through/right-turn lane. It
is assumed that these improvements were not constructed since the Specific Plan site has
not been developed. The roadway network in Zone 13 is currently meeting the Circulation
performance standard.
A Traffic Impact Analysis (TIA) has been prepared for the Agua Hedionda South Shore 85/15
Specific Plan. The analysis examined traffic volumes generated by the proposed project,
and closely examined roadway segments and intersections within and outside of the
Specific Plan area. The TIA guidelines were used to develop a conservative approach to
identifying intersections outside of Zone 13 that are impacted by development within the
zone. The city initiated a third-party review of the TIA, which was prepared by Michael
Baker International. This third-party review is broader in scope than this Zone 13 constancy
analysis; it analyzes additional road segments/intersections and compliance with additional
city standards outside of the GMP. Specifically, all intersections in the Specific Plan TIA
study area were evaluated for GMP compliance. The Specific Plan TIA study area was
defined by all roadway segments and intersections expected to serve 50 or more peak hour
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trips associated with the Specific Plan. A total of thirty-one (31) roadway segments and
thirty-four (34) intersections were included in the Specific Plan study area.
All roadway segments are anticipated to operate at a Level of Service (LOS) D or better
during peak hours in all scenarios through the Year 2035.
There are ten (10) intersections located in or near Zone 13 that may carry more than 20% of
the traffic in the zone at build out where operational performance falls below LOS D in the
am peak, pm peak, or during both peaks by the Year 2035. All intersections in the Specific
Plan TIA study area are expected to meet the GMP standard except for the following ten
(10) intersections located in or near Zone 13:
•
•
•
•
•
•
•
•
•
•

El Camino Real/Tamarack Avenue
Cannon Road/El Camino Real
El Camino Real/College Blvd.
El Camino Real/Faraday Avenue
Palomar Airport Road/Paseo del Norte
Palomar Airport Road/Armada Drive
Palomar Airport Road/College Boulevard
Palomar Airport Road/El Camino Real
El Camino Real/Alga Road
El Camino Real/Poinsettia Lane

These ten (10) intersections are expected to fall short of the GMP standard and therefore
the Specific Plan does not comply with GMP standards in Zone 13. It is important to note
that if no development occurs on the Specific Plan site, each of these intersections will
nonetheless operate at LOS E or F in the year 2035 due to regional traffic growth. The EPFs
proposed as part of the Specific Plan will bring the operational levels of each of these
intersections to the LOS level that is projected if no development were to occur. The
intersections identified as operating at unacceptable levels during peak times would require
improvements in order to increase the operational performance to LOS D. The Traffic
Impact Analysis does identify EPFs, or traffic improvements, for each intersection that was
significantly impacted by the Specific Plan. Each intersection that has a significant traffic
impact from the Specific Plan has an EPF that reduces traffic congestion to a point where
traffic is better than the “No Project” alternative. However, implementation of the EPFs
does not improve operational performance to LOS D at the ten (10) intersections listed
above, and therefore the Agua Hedionda South Shore 85/15 Specific Plan does not meet the
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Circulation performance standard of LOS D during peak hours at buildout (year 2035)
condition.
For the Year 2019 scenario, the following five (5) intersections will not meet the GMP
standard, but none of these intersections was significantly impacted by the Specific Plan:
•
•
•
•
•

El Camino Real/College Blvd.
El Camino Real/Faraday Avenue
Palomar Airport Road/I-5 Northbound
Palomar Airport Road/College Boulevard
Palomar Airport Road/El Camino Real

The Traffic Impact Analysis does not include an off-peak analysis because the SANDAG
model used to forecast traffic conditions cannot forecast off-peak traffic. However, we can
come to the conclusion that the Specific Plan traffic impacts are adequately evaluated
because peak hour traffic flows are typically seen as the worst case scenario. Roadways in
the City of Carlsbad and other local cities are designed for peak hour conditions, as these
times are widely considered by industry professionals to be the time when traffic flow rates
are at their highest, and traffic congestion is most likely to occur. Because of this
assumption, City of Carlsbad Traffic Impact Analysis guidelines do not require the inclusion
of off-peak traffic counts in Traffic Impact Analysis reports, and trip generation rates issued
by SANDAG are only based on peak hour conditions.
C. Special Conditions
The Zone 13 Compliance Analysis proposes the following EPFs with development of the
Agua Hedionda South Shore 85/15 Specific Plan:
a. Cannon Road/Paseo del Norte (site driveway) – Provide southbound right-turn out
lane at inbound driveway (at new midblock intersection on Cannon Road between
Paseo del Norte and Car Country Drive) to provide optimal access to the Paseo del
Norte intersection and increased egress capacity from the site9.
b. Palomar Airport Road/Armada Drive – Re-stripe southbound through lane as
through/right-turn lane and re-stripe northbound through/right-turn lane as through
lane and install northbound right-turn overlap phasing 9.

9

Agua Hedionda 85/15 Initiative, Q-293
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c. Payment of the Specific Plan’s fair share payment to the Bridge and Thoroughfare
District No. 3 (Cannon Road West) fee in effect at the time of building permit
issuance. Credit for payment of Traffic Impact Fees would be allowed pursuant to
City policy10.
The above list only includes EPFs proposed in the Specific Plan that will bring the Cannon
Road/Paseo del Norte and Palomar Airport Road/Armada Drive intersections into
compliance with the Circulation performance standard. There are additional EPFs proposed
for the Cannon Road/El Camino Real, Palomar Airport Road/Paseo del Norte and Palomar
Airport Road/College Boulevard intersections, but these EPFs do not bring these three
intersections into compliance with the Circulation performance standard.
The above EPFs are appropriate for the proposed development as they reduce traffic
congestion to a level at or below the “no project” alternative so that the community will not
experience degraded driving conditions as a result of the Specific Plan. The City has not
identified improvements to these intersections that are needed to meet the GMP
standards, and this is consistent with the approach that it is not sustainable to continue
adding roadway capacity to serve regional traffic. The EPFs reduce traffic congestion but do
not bring these intersections into GMP compliance, and this is consistent with the Draft
General Plan policy that states “…the city will not implement motor vehicle capacity
improvements to maintain the LOS standard outlined in Policy 3-P.4 if such improvements
are beyond what is identified as appropriate at build out of the General Plan...” The EPFs
include $140,000 in funding to install adaptive signals at seven locations along El Camino
Real, Palomar Airport Road, Paseo del Norte and Cannon Road which are intended to
reduce traffic congestion without increasing roadway capacity.

10
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FIRE

A. Performance Standard
The number of dwelling units outside a five-minute response from the nearest fire station
shall not exceed 1,500 units.
B. Compliance Analysis
The Agua Hedionda South Shore 85/15 Specific Plan does not propose the construction of
any residential units. Given that this proposal would not change the build out population of
Zone 13, and the fact that the Growth Management Program does not identify a Fire
Performance Standard for non-residential uses, this standard would not apply to the Agua
Hedionda South Shore 85/15 Specific Plan.
The Agua Hedionda South Shore 85/15 Specific Plan site was originally intended to be
served by Fire Station #4, and is located within a five minute response time of this fire
station.
C. Special Conditions
No improvements are proposed for Fire Facilities, and none is warranted at this time.
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OPEN SPACE

A. Performance Standard
Fifteen percent of the total land area in the Local Facility Management Zone (LFMZ)
exclusive of environmentally constrained non-developable land must be set aside for
permanent open space and must be available concurrent with development.
B. Compliance Analysis
Per the City of Carlsbad Fiscal Year 2013-2014 Growth Management Monitoring Report,
Zone 13 currently meets the open space performance standard. The 1995 Zone 13 LFMZ
states that 79.70 acres of open space is required in Zone 13 in order to meet the
performance standard. Information is presented in the original LFMP showing that 119.03
acres (16.9% of the land within the zone) had been set aside as open space. Given that this
performance standard is based on the overall amount of land in the LFMP, and the fact that
the Agua Hedionda South Shore 85/15 Specific Plan is not proposing to remove any open
space, the zone will remain compliant with the Open Space performance standard with the
development of the Specific Plan.
With that said, Table 24 of the Zone 13 Compliance Analysis inaccurately presents the
amount of open space that is required for Zone 13. The 1995 Zone 13 LFMP bases the
required amount of open space (79.70 acres) off of the net developable acreage calculation
for Zone 13, which is 531.33 acres. Table 24 of the Zone 13 Consistency Analysis indicates
that 105.1 acres of open space is required for Zone 13, however this number is incorrectly
based off of the gross amount of acreage contained in the Zone.
Figure 13 of the Zone 13 Consistency Analysis prepared for the Agua Hedionda South Shore
85/15 Specific Plan identifies all land that is proposed for use towards meeting the Open
Space performance standard. Some of the land identified in this figure as nonenvironmentally constrained open space was also identified in the 1995 Zone 13 Local
Facilities Management Plan. However, additional land has been added to the qualifying
open space inventory as a result of the passage of Proposition D, which was approved by
Carlsbad voters in 2006, but was never implemented as it was withdrawn in 2012 from
consideration by the Coastal Commission. Proposition D affected the land uses on four sites
located north and south of Cannon Road by placing permanent open space designations on
these sites. The area encompassed by the Agua Hedionda South Shore 85/15 Specific Plan,
except for the portion identified as Visitor-Serving Commercial, was one of the four sites
that would have been impacted by the implementation of the proposition. Land uses would
have been mainly limited to agricultural uses, however, a number of secondary uses, such
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as distribution facilities and retail sales of agricultural products, would also have been
allowed. The property owned by CB Ranch Enterprises and developed as Carlsbad Flower
Fields and Armstrong Garden Center was not a site identified in Proposition D, but is located
in Zone 13 and operates in this fashion. Agricultural crop production and farming is the
primary land use, but the retail sale of agricultural related products is also allowed.
Only two parcels identified in Figure 13 as non-environmentally constrained open space
have been proposed/approved for development. In 2013 a Coastal Development Permit,
Conditional Use Permit and Tentative Map were approved on a 45.6 acre parcel located
south of Cannon Road. The North 40 project consists of a 44,180 square foot floral trade
distribution center and marketplace, 9,900 square foot brewery and winery building, 1,984
square foot culinary center, 896 square foot farm shed, and related agricultural uses, and
was approved by Planning Commission Resolution No. 7023. The land uses approved for
the site are consistent with agricultural and support uses approved under Proposition D,
and the land should remain in the qualifying open space inventory.
The southern half of the parcel identified as Visitor-Serving Commercial in the Agua
Hedionda South Shore 85/15 Specific Plan is identified as Agricultural Support Open Space
throughout the Specific Plan. The Specific Plan indicates that this area is 15.9 acres in size.
Table 3.0-5 of the Specific Plan indicates that a number of non-open space uses, such as a
restaurant, grocery store, fish market, farmers market, delicatessen, and coffee shop, will
be permitted on land that is identified as Agricultural Support Open Space. Although many
of these uses are consistent with the agricultural support uses approved under Proposition
D, some allowed uses would not be consistent. Without a detailed development plan, it is
difficult to determine if the land should remain in the qualifying open space inventory.
Without the inclusion of the land designated as Agricultural Support Open Space in the
Agua Hedionda South Shore 85/15 Specific Plan, 222.8 acres of Zone 13 is identified as nonenvironmentally constrained open space. This is 143.1 acres more than required for Zone
13 under the 1995 Local Facilities Management Plan.
With the inclusion of this land, 238.7 acres of Zone 13 is identified as qualifying open space
inventory. This is what has been presented in Table 24 and Figure 13 of the Zone 13
Consistency Analysis. This is 159.0 acres more than required for Zone 13 under the 1995
Local Facilities Management Plan.
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Table 2
Qualifying Open Space Inventory

Exclusion of Agricultural Support Land Use
Inclusion of Agricultural Support Land Use

Qualifying Open
Space Acreage
222.8 acres
238.7 acres

Excess Open Space
Inventory
143.1 acres
159.0 acres

With 222.8 to 238.7 acres of land in the qualifying open space inventory for Zone 13, the
Open Space performance standard will be exceed by 143.1 to 159.0 acres.
C. Special Conditions
No special conditions are proposed for Open Space Facilities, and none is warranted at this
time.
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SCHOOLS

A. Performance Standard
School capacity to meet projected enrollment within the Local Facility Management Zone
(LFMZ) as determined by the appropriate school district must be provided prior to projected
occupancy.
B. Compliance Analysis
The Agua Hedionda South Shore 85/15 Specific Plan does not propose the construction of
any residential units. Given that this proposal would not change the build out population of
Zone 13, and the fact that the Growth Management Program does not identify a Schools
Performance Standard for non-residential uses, this standard would not apply to the Agua
Hedionda South Shore 85/15 Specific Plan.
C. Special Conditions
No improvements are proposed for School Facilities, and none is warranted at this time.
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SEWER COLLECTION SERVICES

A. Performance Standard
Trunk-line capacity to meet demand, as determined by the appropriate sewer districts,
must be provided concurrent with development.
B. Compliance Analysis
The 1995 Zone 13 LFMP evaluated sewer collection services that would be required for zone
at build out by assigning land uses to each parcel. Travel and Recreational and Open Space
land uses are called out for the area included in the Agua Hedionda South Shore 85/15
Specific Plan. Exhibit 45 shows that TR-1 and OS-1 land use subarea designations were
given to these areas.
The land uses estimated for the area in 1995 differ from what is being proposed in the Agua
Hedionda South Shore 85/15 Specific Plan. Area originally designated as TR-1 was
evaluated as a resort development, while area designated as OS-1 was evaluated as a golf
course. Under the Agua Hedionda South Shore 85/15 Specific Plan, area designated as TR-1
would be developed as a retail shopping, dining and entertainment promenade, while area
designated as OS-1 would be developed as open space with passive recreation areas, nature
trails, agriculture uses and a farm stand. Given that the land uses proposed under the Agua
Hedionda South Shore 85/15 Specific Plan differ from what was originally evaluated in the
1995 Zone 13 LFMP, the calculation of sewer flows and collection requirements will also
differ.
A Sewer System Analysis was prepared for and submitted as part of the initiative
documentation. This analysis was based on an 800 gallon per day (gpd) generation factor
that was taken from the City of Carlsbad 2012 Sewer Master Plan, and resulted in a
projected average daily sewer flow rate of 47,300 gpd for the Specific Plan. The original
sewer system analysis provided in the 1995 Zone 13 LFMP projected an average daily sewer
flow rate of 37,400 gpd. It is important to note that the original sewer flows were based on
Equivalent Dwelling Unit (EDU) calculations rather than square footage calculations. It is
assumed that the estimated square footage was converted to an EDU number because the
site was initially evaluated as a resort development, while only commercial uses are now
being proposed.
Comparing the sewer flow rate generated from the Agua Hedionda South Shore 85/15
Specific Plan to the sewer flow rate generated in the 1995 Zone 15 LFMP results in an
increase of 9,900 gpd of sewer flow. The engineering analysis completed as part of the
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Sewer System Analysis prepared for the Specific Plan, has determined that this increase on
downstream facilities will be able to be handled by the South Agua Hedionda (SAH)
Interceptor located in Cannon Road, as this increase represents less than 0.5% of the
average flow capacity of the SAH Interceptor at the point of connection. However, an
increase in future allocation in one location may require another location’s future allocation
to decrease, and a hydraulic analysis of the surrounding infrastructure is recommended
during the plan check process.
It should also be noted that the Vista/Carlsbad Interceptor is predicted to be over allocated
in the future if no improvements are made before increased flow is realized. The predicted
future flows are greater than the capacity of the infrastructure and require improvement
with or without the Specific Plan.
Zone 13 will continue to be in compliance with the sewer collection performance standard
with development of the Agua Hedionda South Shore 85/15 Specific Plan.
C. Special Conditions
The Zone 13 Compliance Analysis proposes that the Agua Hedionda South Shore 85/15
Specific Plan pay Sewer Connection Fees in effect prior to issuance of building permits. This
EPF is appropriate for the proposed development and is consistent for projects that are
found to be in compliance with the Sewer Collection performance standard.
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WATER DISTRIBUTION SERVICES

A. Performance Standard
Line capacity to meet demand as determined by the appropriate water district must be
provided concurrent with development. A minimum of 10-day average storage capacity
must be provided prior to any development.
B. Compliance Analysis
Water distribution in the City of Carlsbad is provided by one of three agencies: Carlsbad
Municipal Water District (CMWD), Olivenhain Municipal Water District (OMWD) and
Vallecitos Water District (VWD). The Agua Hedionda South Shore 85/15 Specific Plan is
located in the Carlsbad Municipal Water District service area.
The City of Carlsbad Fiscal Year 2013-2014 Growth Management Plan Monitoring Report
states that the three districts indicated that they have adequate line capacity to meet the
growth management performance standard at build out. A Water System Analysis was
prepared for and submitted as part of the initiative documentation. The analysis concludes
that development of the Specific Plan will create an average water demand of 209,795 gpd.
The existing water demand for the agricultural fields located on the site is 178,549 gpd,
resulting in an increase of 9,802 gpd, or 11 acre-feet per year. The analysis states that
adequate water facilities exist in Cannon Road to accommodate this additional demand,
and therefore, Zone 13 will continue to be in compliance with the water distribution
performance standard with development of the Agua Hedionda South Shore 85/15 Specific
Plan.
In regards to storage capacity, this standard is measured against the historical peak water
demand in Carlsbad, which occurred in Fiscal year 2007-2008. At that time, the average
daily potable water demand was 18.2 million of gallons per day (MGD). In order to meet
the performance standard of a 10-day average storage capacity, a storage capacity of 182
million gallons of water would need to be present. Per the Fiscal Year 2013-2014 Growth
Management Monitoring Report, Carlsbad Municipal Water District presently maintains a
storage capacity of 244 million gallons of water, which consists of 195 million gallons of
storage at Maerkle Dam, and 49 million gallons of storage at various storage tanks located
throughout the distribution system. This storage capacity will not be impacted by the
development of the Agua Hedionda South Shore 85/15 Specific Plan, and this performance
standard will continue to be met if the project is developed.

Review of Zone 13 Consistency Analysis
Final – August 4, 2015
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C. Special Conditions
The Zone 13 Compliance Analysis proposes that the Agua Hedionda South Shore 85/15
Specific Plan pay a water meter size-based major facilities fee to CMWD, and capacity
charges levied by the San Diego County Water Authority. This EPF is appropriate for the
proposed development and is consistent for projects that are found to be in compliance
with the Water Distribution performance standard.

Review of Zone 13 Consistency Analysis
Final – August 4, 2015
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SUMMARY
After completing our review, HWA has found that the Agua Hedionda South Shore 85/15
Specific Plan is currently in compliance with, will be compliant with the implementation of
facility improvements, or will not impact, 10 of the 11 facility performance standards. The only
growth management performance standard that will not be met under the current proposal is
Circulation.

Review of Zone 13 Consistency Analysis
Final – August 4, 2015
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6.16

TRAFFIC AND CIRCULATION (SPECIFIC PLAN INITIATIVE: CITY CONDITIONS
AND ENVIRONMENTAL PROTECTION FEATURES)

This third-party review of the Agua Hedionda South Shore 85/15 Specific Plan Initiative has been
conducted by Michael Baker International for consistency with City standards and policies
applicable to Traffic and Circulation (Section 6.16 of Specific Plan Initiative).
6.16.1

Purpose

The Traffic Impact Analysis Report dated May 7, 2015 for the Agua Hedionda South Shore
Specific Plan for 85% Open Space and 15% Retail, was reviewed and evaluated for consistency
with applicable City standards. In addition, this section includes an evaluation of the proposed
Specific Plan for consistency with the applicable policies listed in the current (1994) General Plan
Circulation Element and the Draft General Plan Update Mobility Element (2014).
6.16.2 Traffic Impact Analysis (TIA) Consistency Evaluation
The Traffic Impact Analysis was evaluated for consistency with applicable City standards
identified in the City of Carlsbad Growth Management Plan (1986), the City’s TIS Guidelines
(SANTEC/ITE), the current (1994) General Plan Circulation Element, the draft (2014) General
Plan Update Mobility Element, and the City’s Engineering Standards (Table A: City of Carlsbad
Street Design Criteria). The findings of the Traffic Impact Analysis consistency evaluation are
provided below:
Traffic Impact Analysis Methodology: Does the traffic impact analysis methodology comply
with the following traffic impact analysis requirements for the City of Carlsbad?
1. Growth Management Plan Level of Service Analysis Methodology: The traffic analysis
methodology complies with methodology used in the Growth Management Plan. In
accordance to the City’s Growth Management Plan (GMP), the intersection level of
service analysis was conducted using the Intersection Capacity Utilization (ICU)
method for existing conditions, and the 2000 Highway Capacity Manual (HCM) method
for future conditions. Also in accordance with the City’s Growth Management Plan,
the roadway segment levels of service were calculated based on the volume-tocapacity ratio for the segment in each direction of travel during the peak hours. This
methodology is consistent with City practices.
2. SANTEC/ITE Traffic Impact Studies Guidelines Analysis Methodology: The traffic
impact analysis was conducted in compliance with the SANTEC/ITE Traffic Impact
Studies Guidelines that is accepted by the City of Carlsbad. As required by the
SANTEC/ITE Traffic Impact Studies Guidelines, all intersections and roadway
segments where the Specific Plan would add at least 50 trips during the peak hours
were evaluated in the TIA report. The 34 intersections and 31 roadway segments that
were evaluated for the Specific Plan TIA report are listed below:
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Study Intersections Evaluated in TIA Report

Study Roadway Segments Evaluated in TIA Report

1 Carlsbad Blvd / Tamarack Ave

1 Tamarack Ave from Carlsbad Blvd to I-5 SB Ramps

2 I-5 SB Ramps / Tamarack Ave

2 Tamarack Ave from I-5 SB Ramps to I-5 NB Ramps

3 I-5 NB Ramps / Tamarack Ave

3 Tamarack Ave from I-5 NB Ramps to El Camino Real

4 Tamarack Ave / El Camino Real

4 Cannon Rd from I-5 SB Ramps to I-5 NB Ramps

5 Cannon Rd / Carlsbad Blvd

5 Cannon Rd from I-5 NB Ramps to Paseo Del Norte

6 Cannon Rd / Avenida Encinas

6 Cannon Rd from Paseo Del Norte to Car Country Dr

7 I-5 SB Ramps / Cannon Rd

7 Cannon Rd from Car Country Dr to LEGOLAND Dr

8 I-5 NB Ramps / Cannon Rd

8 Cannon Rd from LEGOLAND Dr to Grand Pacific Dr

9 Cannon Rd / Paseo Del Norte
10 Cannon Rd / Car Country Dr

9 Cannon Rd from Grand Pacific Dr to Faraday Ave
10 Cannon Rd from Faraday Ave to El Camino Real

11 Cannon Rd / LEGOLAND Dr

11 Carlsbad Blvd north of Tamarack Ave

12 Cannon Rd / Grand Pacific Dr

12 Carlsbad Blvd from Tamarack Ave to Cannon Rd

13 Cannon Rd / Faraday Ave

13 Carlsbad Blvd south of Cannon Rd

14 Cannon Rd / El Camino Real

14 El Camino Real north of Tamarack Ave

15 Paseo Del Norte / Car Country Dr

15 El Camino Real from Tamarack Ave to Cannon Rd

16 Paseo Del Norte / Outlets Dwy

16 El Camino Real from Cannon Rd to College Blvd

17 College Blvd / Faraday Ave

17 El Camino Real from College Blvd to Faraday Ave

18 College Blvd / El Camino Real

18 El Camino Real from Faraday Ave to Palomar Airport Rd

19 El Camino Real / Faraday Ave

19 El Camino Real from Palomar Airport Rd to Poinsettia Ln

20 Palomar Airport Rd / Avenida Encinas

20 El Camino Real from Poinsettia Ln to Aviara Pkwy-Alga Rd

21 I-5 SB Ramps / Palomar Airport Rd

21 El Camino Real south of Aviara Pkwy-Alga Rd

22 I-5 NB Ramps / Palomar Airport Rd

22 Paseo Del Norte from Cannon Road to Car Country Dr

23 Palomar Airport Rd / Paseo Del Norte

23 Paseo Del Norte from Outlets North Entrance to Palomar Airport Rd

24 Palomar Airport Rd / Armada Dr

24 Palomar Airport Rd from Paseo Del Norte to Armada Dr

25 Palomar Airport Rd / Hidden Valley Rd

25 Palomar Airport Rd from Armada Dr to Hidden Valley Rd

26 Palomar Airport Rd / College Blvd

26 Palomar Airport Rd from Hidden Valley Rd to College Blvd

27 Palomar Airport Rd / El Camino Real

27 Palomar Airport Rd from College Blvd to El Camino Real

28 I-5 SB Ramps / Poinsettia Ln

28 College Blvd from Palomar Airport Rd to Faraday Ave

29 I-5 NB Ramps / Poinsettia Ln

29 Faraday Ave from Cannon Rd to College Blvd

30 Poinsettia Ln / Paseo Del Norte

30 Poinsettia Ln from Paseo Del Norte to Aviara Pkwy

31 Poinsettia Ln / Aviara Pkwy

31 Aviara Pkwy from Palomar Airport Rd to Poinsettia Ln

32 Alga Rd-Aviara Pkwy / El Camino Real
33 Poinsettia Ln / El Camino Real
34 Cannon Rd / Specific Plan Dwy
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Growth Management Plan (GMP) Level of Service (LOS) Standard: Do level of service
operations with the Specific Plan comply with the level of service standard established in the City
of Carlsbad 1986 Growth Management Plan, to achieve LOS D or better operations during the
a.m. and p.m. peak periods (6:30-9:30 a.m. and 3:30-6:30 p.m.) and LOS C or better during the
off-peak periods?
1. Existing Plus Specific Plan Intersection and Roadway Segment LOS: All study
intersections and roadway segments (as listed on page 2 under Traffic Impact Analysis
Methodology sub-section) will operate within the LOS D standard during the a.m. and
p.m. peak periods when the traffic generated under the Specific Plan is considered
along with existing traffic levels (“Existing Plus Specific Plan” conditions).
2. Opening Year 2019 Plus Specific Plan Intersection and Roadway Segment LOS: Two
(2) significantly impacted intersections(1) will operate within the LOS D standard with
the incorporation of the Specific Plan’s proposed Environmental Protective Feature
(EPF) improvements during the a.m. and p.m. peak periods under Opening Year 2019
Plus Specific Plan conditions. By the year 2019, five (5) study intersections will operate
below the LOS D standard either with or without the addition of Specific Plan traffic.
The Traffic Impact Analysis Report prepared by Fehr & Peers (May 7, 2015) showed
that the increases in delay from Specific Plan traffic at these five intersections are less
than the City’s significant impact threshold according to the City-adopted SANTEC/ITE
Traffic Impact Study Guidelines. Because Specific Plan traffic would not cause
significant impacts at these five intersections, no improvements are required to
improve operations to the LOS D standard or better.
All study roadway segments will also operate within the LOS D standard during the
peak periods under Opening Year 2019 Plus Specific Plan conditions.
3. Horizon Year 2035 (Long Term) Plus Specific Plan Intersection LOS: Even with the
Specific Plan’s EPF improvements, there are eight (8) significantly impacted
intersections that will operate below the LOS D standard during the p.m. peak period
under Horizon Year 2035 Plus Specific Plan conditions(2). It should be noted that these
intersections would fail without the Project, but the EPFs provided by the Project would
improve the performance of these intersections that fully addresses the traffic impacts
of the Specific Plan and therefore complies with the SANTEC/ITE TIS Guidelines.
These eight (8) intersections will also operate at the same level (below LOS D) in the
year 2035 even if the Specific Plan is not adopted. This will occur because the forecast
regional growth in population and employment will increase traffic volumes at these
intersections over the next 20 years, resulting in diminishing levels of service to below
the LOS D standard during the a.m. and p.m. peak periods.
4. Horizon Year 2035 (Long Term) Plus Specific Plan Roadway Segment LOS: All study
roadway segments are shown to operate within the LOS D standard during the peak
periods under Horizon Year 2035 Plus Specific Plan conditions.

3
Notes:
(1) Intersections of Cannon Rd / El Camino Real (#14) and Aviara Pkwy-Alga Rd / El Camino Real (#32).
(2) The 8 intersections operating below the LOS D standard in the year 2035 with the Specific Plan EPFs are:
Tamarack Ave / El Camino Real (#4), Cannon Rd / El Camino Real (#14), El Camino Real / Faraday Ave (#19),
Palomar Airport Rd / Paseo Del Norte (#23), Palomar Airport Rd / Armada Dr (#24), Palomar Airport Rd / College
Blvd (#26), Palomar Airport Rd / El Camino Real (#27), and Aviara Pkwy-Alga Rd / El Camino Real (#32).
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Table 6.16.2-1 below summarizes a.m. and p.m. peak hour levels of service at all study intersections
operating below the LOS D standard under Opening Year 2019 conditions without and with the Specific
Plan.
Table 6.16.2-1
Proposed Intersections: Specific Plan Compliance With City of Carlsbad GMP LOS Standard
Opening Year 2019 Plus Specific Plan LOS With EPFs

Intersection

LOS
Without
Specific
Plan

LOS With
Specific
Plan,
Including
EPFs

Meets City
of Carlsbad
GMP LOS
Standard?

Does EPF
Improve Traffic
Conditions?

AM Peak Hour
18

College Blvd / El Camino Real

E

E

No

NA (1)

19

El Camino Real / Faraday Ave

E

E

No

NA (1)

22

I-5 NB Ramps / Palomar Airport Rd

E

E

No

NA (1)

32

Alga Rd-Aviara Pkwy / El Camino Real

F

D

Yes

Yes

PM Peak Hour
14

Cannon Rd / El Camino Real

E

D

Yes

Yes

19

El Camino Real / Faraday Ave

E

E

No

NA (1)

26

Palomar Airport Rd / College Blvd

E

E

No

NA (1)

27

Palomar Airport Rd / El Camino Real

E

E

No

NA (1)

32

Alga Rd-Aviara Pkwy / El Camino Real

E

D

Yes

Yes

Note: Intersections identified as significantly impacted in the Traffic Impact Analysis Report for the Specific Plan are shaded and
highlighted in bold
EPF = Environmental Protective Feature
(1)

NA = Not applicable. The Traffic Impact Analysis showed that Specific Plan traffic would not result in a significant impact at this
location and no EPF is required, which is consistent with the City-adopted SANTEC/ITE Traffic Impact Study Guidelines

Table 6.16.2-1 shows that under Opening Year 2019 Plus Specific Plan conditions the
recommended EPFs for the intersections of Cannon Rd / El Camino Real (#14) and Aviara PkwyAlga Rd / El Camino Real (#32) would meet both the City’s traffic impact requirements for
significant impacts and the City’s Growth Management Plan LOS D standard.
The other five intersections identified as operating below the LOS D standard under Opening Year
2019 Plus Specific Plan conditions would not be significantly impacted by the Specific Plan
according to the City-adopted SANTEC/ITE Traffic Impact Study Guidelines. According to the
Specific Plan Traffic Impact Analysis Report, EPFs at these other five intersections are not
required under Opening Year 2019 Plus Specific Plan conditions, which is consistent with the
City’s traffic impact requirements.
Table 6.16.2-2 below summarizes a.m. and p.m. peak hour levels of service at all study intersections
operating below the LOS D standard under Horizon Year 2035 conditions without and with the Specific
Plan.
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Table 6.16.2-2
Proposed Intersections: Specific Plan Compliance With City of Carlsbad GMP LOS Standard
Horizon Year 2035 Plus Specific Plan LOS With EPFs

Intersection

LOS
Without
Specific
Plan

LOS With
Specific
Plan,
Including
EPFs

Meets City
of Carlsbad
GMP LOS
Standard?

Does EPF
Improve Traffic
Conditions?

AM Peak Hour
4

Tamarack Ave / El Camino Real

E

D

Yes

Yes

14

Cannon Rd / El Camino Real

E

E

No

Yes (1)

18

College Blvd / El Camino Real

F

F

No

NA (2)

19

El Camino Real / Faraday Ave

F

F (3)

No

Yes (3)

26

Palomar Airport Rd / College Blvd

E

D

Yes

Yes

(3)

No

Yes (3)

27

Palomar Airport Rd / El Camino Real

F

F

32

Alga Rd-Aviara Pkwy / El Camino Real

E

E (3)

No

Yes (3)

4

Tamarack Ave / El Camino Real

F

F

No

Yes (1)

14

Cannon Rd / El Camino Real

F

F

No

Yes (1)

18

College Blvd / El Camino Real

F

F

No

NA (2)

19

El Camino Real / Faraday Ave

F

F

No

Yes (1)

23

Palomar Airport Rd / Paseo Del Norte

E

E

No

Yes (1)

24

Palomar Airport Rd / Armada Dr

F

F

No

Yes (1)

26

Palomar Airport Rd / College Blvd

F

E

No

Yes (1)

27

Palomar Airport Rd / El Camino Real

F

F

No

Yes (1)

32

Alga Rd-Aviara Pkwy / El Camino Real

F

F

No

Yes (1)

33

Poinsettia Ln / El Camino Real

E

E

No

NA (2)

PM Peak Hour

Note: Intersections identified as significantly impacted in the Traffic Impact Analysis Report for the Specific Plan are shaded and
highlighted in bold
EPF = Environmental Protective Feature of the AH-SP Initiative
(1)
Although the Specific Plan EPF at this intersection does not meet the City’s GMP LOS D Standard, the EPF would improve delay
at the intersection to a level that is considered less than significant according to the City-adopted SANTEC/ITE Traffic Impact
Study Guidelines. The significant impact threshold (increase of 2.0 seconds or more) is an industry standard and is the threshold
used in the Traffic Impact Analysis Report for the Specific Plan to identify significant traffic impacts.
(2)

NA = Not applicable. The Traffic Impact Analysis showed that Specific Plan traffic would not result in a significant impact at this
location and no EPF was recommended, which is consistent with the City-adopted SANTEC/ITE Traffic Impact Study Guidelines

(3)

Although a significant impact was not identified at this intersection during the a.m. peak hour, a significant impact was identified
during the p.m. peak hour. The Horizon Year 2035 With Specific Plan a.m. peak hour analysis results include the proposed EPF
improvements at the intersection.

Table 6.16.2-2 shows that under Horizon Year 2035 Plus Specific Plan conditions, the Specific
Plan EPFs at eight intersections identified in the TIA Report as significantly impacted by the
Specific Plan would meet the City’s traffic impact requirements but not the City’s Growth
Management Plan LOS D standard. The Specific Plan EPFs improve traffic conditions at the study
intersections that fully addresses the traffic impacts of the Specific Plan and therefore complies
with the SANTEC/ITE TIS Guidelines.
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The other two intersections(1) identified as operating below the LOS D standard under Horizon
Year 2035 Plus Specific Plan conditions would not be significantly impacted by the Specific Plan
according to the City-adopted SANTEC/ITE Traffic Impact Study Guidelines. According to the
Specific Plan Traffic Impact Analysis Report, EPFs at these two intersections are not required
under Horizon Year 2035 Plus Specific Plan conditions, which is consistent with the City’s traffic
impact requirements.
3. Intersection and Roadway Segment LOS During Off-Peak Periods: The SANTEC/ITE
Traffic Impact Study Guidelines, which are regionally accepted by most agencies including
the City of Carlsbad, require analysis of traffic conditions during the morning peak hour and
afternoon peak hour when traffic volumes are typically highest and when most congestion
occurs. Roadway improvements are typically designed for peak hour conditions; therefore,
traffic impact studies typically focus on analysis of the peak hours, which is considered the
industry standard for traffic impact analysis.
The City only requires traffic impact analysis during the peak hours. By focusing on
operations during the peak hours, the City can identify level of service deficiencies during
the worst traffic periods and plan for roadway improvements that will be needed to achieve
the LOS D standard during the peak hours. It is difficult to model forecast off-peak traffic
volumes, since all land use trip generation rates (such as SANDAG and ITE) only include
daily, a.m. peak hour and p.m. peak hour rates. Although the City’s Growth Management
Plan identifies an LOS C standard for traffic operations during off-peak periods, the Traffic
Impact Analysis prepared for the Specific Plan did not evaluate level of service operations
during off-peak periods Therefore, it is not known if off-peak operations with the Specific
Plan would meet the LOS C standard at the study intersections and roadway segments.
However, because traffic volumes by definition are lower during the “off-peak” periods, in
our professional opinion, the off-peak LOS C standard is met at locations where the LOS
D standard is met during the peak periods.

6
Notes:
(1) Intersections of El Camino Real / College Blvd (#18) and El Camino Real / Poinsettia Lane (#33).
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Proposed Project Access Roadway Improvements: Do the proposed project access roadway
and intersection improvements on Cannon Road from I-5 to Car Country Drive comply with the
following City standards and policies?
1. Growth Management Plan LOS Standard (LOS D): The proposed improvements
comply with the Growth management Plan LOS Standard. With the proposed EPF to
add an outbound right-turn lane at the Cannon Road / Specific Plan Driveway, the
intersection of Cannon Road / Paseo Del Norte is projected to operate within the LOS
D standard under Year 2035 With Specific Plan conditions.
2. Current General Plan Circulation Element Street Design Standards: The proposed
improvements on Cannon Road from I-5 to Car Country Drive will exceed the minimum
standard for a Major Arterial, which requires a minimum of four travel lanes and a
minimum pavement width of 82 feet. The proposed Specific Plan improvements will
provide 5 to 6 travel lanes along Cannon Road from I-5 to Car Country Drive, and the
minimum pavement width of 82 feet will be exceeded.
3. Draft General Plan Update Mobility Element LOS Standard for Prioritized Mode: With the
proposed improvements on Cannon Road, intersections and roadway segments along
Cannon Road from I-5 to Car Country Drive will operate within the LOS D standard for the
prioritized transportation mode (vehicles and buses for an Arterial Street).
4. Draft General Plan Update Mobility Element Livable Streets Typology: With the proposed

improvements, Cannon Road from I-5 to Car Country Drive will comply with the Carlsbad
Livable Streets Guide (Table 3-1) in the City’s Draft General Plan Update Mobility Element.
Although vehicular traffic will be prioritized, additional facilities for pedestrians and bicyclists
will be provided that exceed what is required for a typical Arterial Street.
5. Minimum Intersection Spacing Requirement (Table A: Street Design Criteria in City’s
General Design Standards): The proposed improvements on Cannon Road do not
meet the minimum intersection spacing requirement of 1,200 feet for a Major Arterial.
The proposed Cannon Road / Specific Plan Driveway intersection would be located
approximately 600 feet to the east of Cannon Road / Paseo Del Norte and
approximately 600 feet to the west of Cannon Road / Car Country Drive.
The City’s General Design Standards are general design guidelines and are not
mandatory standards. Although the proposed location of the Cannon Road / Specific
Plan Driveway intersection would not meet the City’s minimum intersection spacing
requirement per the City’s General Design Standards, the City does allow
variances/exceptions from the General Design Standards in certain situations, to the
satisfaction of the City Engineer.
Variances from this intersection spacing standard have been allowed by the City in
numerous locations throughout the City of Carlsbad and would be appropriate for this
intersection. The TIA prepared for the Specific Plan showed that traffic conditions at
existing intersections on Cannon Road near the project site will operate at a better
7
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level of service with the proposed new intersection, as opposed to the Specific Plan
site taking its primary ingress at Paseo del Norte or Car Country Drive.
The new driveway location allows for the design of: a) a “half-signal” that allows
eastbound Cannon Road traffic to flow continuously and is never stopped by a red
light at the new intersection, and b) a one-way exit-only egress at Paseo del Norte that
results in better traffic flow than if Paseo del Norte were proposed as a two-way
driveway (egress and ingress) in order to comply with the intersection spacing
standard. The new Specific Plan ingress driveway operating with a “half-signal”
reduces traffic impacts as compared to requiring access to the project site only at the
existing intersections of Paseo del Norte or Car Country Drive with Cannon Road. The
proposed driveway to the Specific Plan site does not fully comply with the City’s current
design standard, but in our professional opinion should be allowed a variance from the
City’s General Design Standards because it minimizes the traffic impacts of the
Specific Plan along Cannon Road.
Table 6.16.2-3 below summarizes the Specific Plan’s consistency with the applicable City
standards and requirements as they relate to the proposed project access roadway and
intersection improvements on Cannon Road.
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Table 6.16.2-3
Proposed Cannon Road Project Access and Roadway Enhancement Improvements
Consistency With Applicable City Standards and Requirements
Meets
City's
Current
LOS D
Standard?

Meets Applicable
Draft GP Update
Mobility Element
Requirements?
(3)

Meets
Minimum
Intersection
Spacing
Requirement?

(1)

Meets Current GP
Circulation
Element Street
Design
Standards? (2)

Proposed additional eastbound through lane from I-5 Northbound Ramps to
proposed Specific Plan inbound driveway.

Yes

Yes

Yes

-

Proposed Specific Plan outbound driveway opposite Paseo Del Norte at
Cannon Road.

Yes

-

Yes

-

Proposed Specific Plan inbound driveway intersection at Cannon Road.

Yes

-

Yes

No (5)

Proposed widening of westbound Cannon Road to provide two exclusive
through lanes, a Class II bike lane, and two right-turn lanes at the westbound
approach of Cannon Road / I-5 Northbound Ramps.

Yes

Yes

Yes

-

Proposed bicycle/pedestrian shared-use path along north side of Cannon Road
to I-5 Northbound Ramps.

-

Yes

Yes

-

Proposed Project Access and
Roadway Enhancement Improvement
Along Cannon Road

(4)

(1)

LOS D is the City of Carlsbad standard per the City's Growth Management Plan.

(2)

Typical cross-section per street classification as shown in the current General Plan Circulation Element.

(3)

The Specific Plan is consistent with the following Draft GP Update Mobility Element requirements: 1) LOS standard for the prioritized mode of transportation, which is based on
street typology as described in the draft General Plan Update Mobility Element. Vehicles and buses are the prioritized transportation mode for Arterial Streets such as El Camino
Real, Palomar Airport Road, and Cannon Road. And 2) City of Carlsbad Livable Streets Guide (Table 3-1) in the draft General Plan Update Mobility Element. The Livable Streets
Guide describes the preferred attributes of each street typology including prioritized and non-prioritized transportation modes, the types of pedestrian and bicycle facilities that
should be provided, ideal vehicle speeds, allowing or prohibiting on-street parking, etc.

(4)

Minimum intersection spacing required per the City of Carlsbad Street Design Criteria (Table A in City of Carlsbad General Design Standards, 2004).

(5)

Although the proposed Cannon Road / Specific Plan driveway intersection does not meet the City’s minimum intersection spacing requirement, the City’s General Design
Standards do allow variances/exceptions from the general design standards in certain situations, to the satisfaction of the City Engineer. Variances from this intersection spacing
standard have been allowed by the City in numerous locations throughout the City of Carlsbad and would be appropriate for this intersection. The TIA prepared for the Specific
Plan showed that overall LOS operations on Cannon Road with the Specific Plan would be improved with the new driveway intersection versus full Specific Plan access at
Cannon Road/Paseo Del Norte and/or Cannon Road/Car Country Drive.
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Other Traffic Impact Analysis Considerations
Out of the 33 existing study intersections evaluated in the Traffic Impact Analysis Report, traffic
counts for 22 intersections were obtained directly from count data collected in July 2014 for the
City’s annual Traffic Monitoring Program (TMP). The remaining 11 study intersections were
collected in mid-November 2014 while local schools were in session.
Traffic counts at the intersection of Cannon Road / LEGOLAND Drive were collected on a
Wednesday in mid-November 2014 when LEGOLAND was closed (LEGOLAND California closes
on Tuesdays and Wednesdays on select weeks during off-season months). Therefore, the
November counts at this intersection do not reflect the additional traffic that would occur on days
when LEGOLAND is open.
In order to provide a more accurate depiction of peak traffic conditions on days when LEGOLAND
is open, a 5% increase was applied to the traffic counts collected in November 2014 at Cannon
Road / LEGOLAND Drive and two other intersections (Cannon Road / Car Country Drive and
Cannon Road / Grand Pacific Drive). The 5% increase was applied by adjusting the November
2014 counts at the three intersections to match the July 2014 count volumes on Cannon Road
that are entering and exiting the intersections of Cannon Road / Paseo Del Norte and Cannon
Road / Faraday Avenue. Since the July 2014 TMP counts include peak season traffic from
LEGOLAND, in our professional opinion, the adjustments applied to the November 2014 counts
provide a more accurate assessment of peak traffic conditions on days when LEGOLAND is open.
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6.16.3 General Plan Policies Consistency Evaluation
The Specific Plan was evaluated for consistency with the applicable policies listed in both the
current General Plan Circulation Element (1994) and the Draft General Plan Update Mobility
Element (2014).
Table 6.16.3-1 provides a summary matrix of the current General Plan Circulation Element
policies that are relevant to the Specific Plan, and identifies whether the Specific Plan is consistent
with each applicable policy. As shown in Table 6.16.3-1, the Specific Plan is not consistent with
the following two policies in the current General Plan Circulation Element:



Policy C.1: Compliance with Growth Management performance standards for circulation
facilities; and
Policy C.4: Minimizing the number of access points to major and prime arterials.

The Specific Plan is not compliant with Policy C.1 of the current General Plan Circulation Element
because the Growth Management Plan LOS D standard is not met at all study locations. However,
the Specific Plan EPFs improve traffic conditions at the study intersections that fully addresses
the traffic impacts of the Specific Plan and therefore complies with the SANTEC/ITE TIS
Guidelines.
The Specific Plan is not compliant with Policy C.4 of the current General Plan Circulation Element
because the Specific Plan will provide a new signalized driveway intersection that does not meet
the current minimum intersection spacing requirement. However, providing the new driveway
intersection would achieve better overall level of service operations for all intersections fronting
the Specific Plan site, as shown in the Specific Plan Traffic Impact Analysis Report. In addition,
the City’s Engineering Standards have allowed variances/exceptions from the minimum
intersection spacing requirement in certain situations to the satisfaction of the City Engineer.
The Draft General Plan Update Mobility Element policies that are relevant to the Specific Plan are
provided in Table 6.16.3-2, which identifies whether the Specific Plan is consistent with each
applicable policy. As shown in Table 6.16.3-2, the Specific Plan is consistent with all applicable
policies in the Draft General Plan Update Mobility Element.
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Table 6.16.3-1
Current General Plan Circulation Element Policies Consistency Evaluation
Current General Plan Circulation
Element Policy

Specific Plan Consistency
With Policy
Consistent
Inconsistent

Comments

Streets and Traffic Control

C.1

Require new development to comply with the
adopted
(September
23,
1986)
Growth
Management performance standards for circulation
facilities.

X
(2019+SP)

C.3

Use the street design standards contained in this
element (Figure 1: Street Design Standards) as
guidelines for what is reasonable and desirable.
Allow variations to occur in accordance with
established City policy regarding engineering
standard variances.

X

C.4

Minimize the number of access points to major and
prime arterials to enhance the functioning of these
streets as throughways.

X
(2035+SP)

X

The TIA prepared for the Specific Plan show that the proposed EPF roadway
improvements will improve LOS operations to the same LOS that will be
experienced in the year 2035 without the specific plan project.

Although the proposed new Specific Plan driveway intersection on Cannon Road
would not meet the City’s minimum intersection spacing requirement for a major
arterial, overall LOS operations on Cannon Road with the Specific Plan would be
improved with the new driveway intersection versus full Specific Plan access at
Cannon Road/Paseo Del Norte and/or Cannon Road/Car Country Drive.
According to the City of Carlsbad Engineering Standards, the City will allow
variances from the minimum intersection spacing requirement in certain
situations to the satisfaction of the City Engineer.

C.5

Use good road design practice to minimize the
number of intersections and other conflicting
movements.

X

C.16

Require new development to construct all roadways
needed to serve the proposed development prior to
or concurrent with the circulation needs created by
the development.

X

C.18

Require new development to dedicate and improve
all public rights-of-way for circulation facilities
needed to serve development.

X

The Specific Plan will minimize the number of conflicting movements at Cannon
Road / Paseo Del Norte by not providing left-turn access from Cannon Road into
the site, which will instead be provided from the proposed new driveway 600 feet
of Paseo Del Norte.
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Table 6.16.3-1 (continued)
Current General Plan Circulation Element Policies Consistency Evaluation
Specific Plan Consistency
With Policy
Consistent
Inconsistent

Current General Plan Circulation Element Policy

Comments

Alternative Modes of Transportation

C.1

Encourage the construction of sidewalks along all public roadways
with special emphasis given to collectors, arterials, and areas with
high pedestrian traffic generators such as schools, commercial
centers, transportation facilities, public buildings, beaches and parks.

X

C.2

Encourage pedestrian circulation in commercial areas through the
provision of convenient parking facilities, increased sidewalk widths,
pedestrian-oriented designs, landscaping, street lighting, and street
furniture.

X

C.3

Design pedestrian spaces and circulation in relationship to land uses
and available parking for all new construction and redevelopment
projects.

X

C.4

Link public sidewalks to the network of public and private trail
systems.

X

C.5

Provide for handicapped access to and along public sidewalks and
along as much of the trail system as feasible.

X

C.12

Extend bicycle routes to cultural, educational and recreational
facilities whenever practical.

X

C.13

Develop and implement employer incentive programs to encourage
the placement of strategic bicycle storage lockers, and the
construction of safe and convenient bicycle facilities.

X

C.14

Design bicycle routes in accordance with the "Bike Route Standards"
Chapter 1000 of the State of California Highway Design Manual.

X

C.21

Encourage commuter usage of buses, carpools and vanpools
through a combination of employer incentives, public education
programs and construction of safe, convenient and aesthetically
pleasing transfer facilities.

X

The Specific Plan will expand the City’s trail network by providing
new trails through the open space portion of the site, and will
provide for a shared bicycle/pedestrian path along the Cannon
Road frontage from east of Car Country Drive to the I-5
Northbound On-Ramp.

The Specific Plan will provide on-site bicycle parking and/or
lockers.
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Table 6.16.3-1 (continued)
Current General Plan Circulation Element Policies Consistency Evaluation
Specific Plan Consistency
With Policy
Consistent
Inconsistent

Current General Plan Circulation Element Policy

Comments

Alternative Modes of Transportation (continued)
C.22

Encourage the expansion of bus service and new routes into
developing or redeveloping areas of the City.

C.23

Design public trails in accordance with the Open Space and
Conservation Element including multi-use and equestrian segments
where applicable.

X

Specific Plan will work with NCTD to provide a new bus stop onsite.

X

The Specific Plan will expand the City’s trail network by providing
for new trails through the open space portion of the site, and a
shared bicycle/pedestrian path along the Cannon Road frontage
from east of Car Country Drive to the I-5 Northbound On-Ramp.

Scenic Roadways
C.1

Implement the policies, standards and guidelines contained within the
Carlsbad Scenic Corridor Guidelines.

X

C.6

Enhance and preserve the natural and developed environments
along each designated scenic route.

X

The Specific Plan will preserve the existing lagoon and open
space views along Cannon Road, which is designated as a scenic
corridor.

Regional Circulation Consideration

C.3

Coordinate with CALTRANS as development proceeds and
CALTRANS funds become available to ensure that the capacity of
on/off ramps is adequate.

X

C.4

Consider noise impacts in the design of road systems and give
special consideration to those road corridors in scenic or noise
sensitive areas.

X

The Specific Plan will coordinate with Caltrans to determine the
appropriate fair share contribution toward freeway-related
improvements in the vicinity of the site, such as the I-5 NCCP
project.
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Table 6.16.3-2
Draft General Plan Update Mobility Element Policies Consistency Evaluation
Specific Plan Consistency
With Policy
Consistent Inconsistent

Draft General Plan Update Mobility Element Policy

Comments

Street Typology and Multimodal Levels of Service
3-P.2

Integrate livable streets in all capital improvement projects, where applicable,
as well as new development projects.

X

3-P.3

Apply and update the city's multi-modal level of service (MMLOS) methodology
and guidelines that reflect the core values of the Carlsbad Community Vision
related to transportation and connectivity. Utilize the MMLOS methodology to
evaluate impacts of individual development projects and amendments to the
General Plan on the city's transportation system.

X

3-P.4

Implement the city's MMLOS methodology by evaluating level of service (LOS)
for prioritized modes. Maintain LOS D or better only for the prioritized modes
of travel by street typology as outlined in Table 3-1 and Figure 3-1.

X

3-P.5

Require developers to construct or pay their fair share toward improvements
for all travel modes consistent with this Mobility Element, the Growth
Management Plan, and specific impacts associated with their development.

X

3-P.6

Utilize transportation demand management strategies, non-automotive
enhancements (bicycle, pedestrian, transit, train, trails, and connectivity), and
traffic signal management techniques as long-term transportation solutions and
traffic mitigation measures to carry out the Carlsbad Community Vision.

X

3-P.7

Develop and maintain a list of LOS exempt intersections and streets approved
by the City Council. For LOS exempt intersections and streets, the city will not
implement motor vehicle capacity improvements to maintain the LOS standard
outlined in Policy 3-P.4 if such improvements are beyond what is identified as
appropriate at build out of the General Plan; however, other non-vehicle
capacity-building improvements may be required to improve mobility, to the
extent feasible, and/or to implement the livable streets goals and policies of this
Mobility Element. to be considered LOS exempt, an intersection or street must
be identified as built-out by the City Council because: a) acquiring the rights of
way is not feasible; or b) the proposed improvements would significantly impact
the environment in an unacceptable way and mitigation would not contribute to
the nine core values of the Carlsbad Community Vision; or c) the proposed
improvements would result in unacceptable impacts to other community values
or General Plan policies; or d) the proposed improvements would require more
than three through travel lanes in each direction.

X

15

The intersections that do not meet the LOS standard are
identified as “exempt facilities” in the Draft General Plan
Update Mobility Element, and are consistent with
Policies 3-P.7, 3-P.8 and 3-P.9.

The Specific Plan will implement TDM strategies to
reduce vehicular trips to and from the site, such as
working with NCTD to provide on-site bus service, ridesharing program for employees, transportation
information kiosk, accommodating tourism buses,
enhancing pedestrian and bicycle network, and providing
on-site bicycle storage facilities.
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Table 6.16.3-2 (continued)
Draft General Plan Update Mobility Element Policies Consistency Evaluation
Specific Plan Consistency
With Policy
Consistent Inconsistent

Draft General Plan Update Mobility Element Policy

Comments

Street Typology and Multimodal Levels of Service (continued)

3-P.8

3-P.9

Allow the following streets to be LOS exempt facilities from the LOS
standard identified in Policy 3-P.4, subject to the requirements
described in Policy 3-P.7: La Costa Avenue between Interstate-5 and
El Camino Real, El Camino Real between Palomar Airport Road and
La Costa Avenue, Palomar Airport Road between Interstate-5 and
College Boulevard, Palomar Airport Road between El Camino Real
and Melrose Drive.

Require new development that adds traffic to LOS-exempt locations
(consistent with 3-P.7) to implement transportation demand
management strategies that reduce the reliance on the automobile
and assist in achieving the city's livable streets vision.

X

The Specific Plan will implement adaptive signals at seven (7)
intersections along segments of El Camino Real and Palomar
Airport Road that are identified as exempt from the LOS D
standard.

X

The Specific Plan will implement TDM strategies to reduce
vehicular trips to and from the site, which is consistent with Policy
3-P.9. The TDM strategies include working with NCTD to provide
on-site bus service, ride-sharing program for employees,
transportation information kiosk, accommodating tourism buses,
enhancing pedestrian and bicycle network, and providing on-site
bicycle storage facilities.

Street Design and Connectivity

3-P.11

Evaluate implementing a road diet to three lanes or fewer for existing
four-lane streets currently carrying or projected to carry 25,000
average daily traffic volumes or less in order to promote biking,
walking, safer street crossings, and attractive landscapes.

3-P.13

Consider innovative design and program solutions to improve the
mobility, efficiency, connectivity, and safety of the transportation
system. Innovative design solutions include, but are not limited to,
traffic calming devices, roundabouts, traffic circles, curb extensions,
separated bicycle infrastructure, pedestrian scramble intersections,
high visibility pedestrian treatments and infrastructure, and traffic
signal coordination. Innovative program solutions include, but are
not limited to, webpages with travel demand and traffic signal
management information, car and bike share programs, active
transportation campaigns, and intergenerational programs around
schools to enhance safe routes to schools. Other innovative
solutions include bicycle friendly business districts, electric and solar
power energy transportation systems, intelligent transportation
systems, semi- or full autonomous vehicles, trams, and shuttles.

X

X

16

The Specific Plan calls for a restriping project on Tamarack
Avenue that will include reducing the number of lanes from two
lanes to one lane in the eastbound direction from Skyline Road to
Carlsbad Village Drive. The restriping project will also provide
wider bike lanes in both directions of travel to improve the safety
conditions of cyclists on Tamarack Avenue.

The Specific Plan will implement adaptive signals at seven (7)
intersections to improve the efficiency of the transportation
system, and will implement transportation demand strategies in an
effort to reduce vehicular trips to and from the site. The TDM
strategies include working with NCTD to provide on-site bus
service, ride-sharing program for employees, transportation
information kiosk, accommodating tourism buses, enhancing
pedestrian and bicycle network, and providing on-site bicycle
storage facilities.

Michael Baker International
Third-Party Review of Agua Hedionda South Shore 85/15 Specific Plan Initiative – Traffic and Circulation

Table 6.16.3-2 (continued)
Draft General Plan Update Mobility Element Policies Consistency Evaluation
Specific Plan Consistency
With Policy
Consistent Inconsistent

Draft General Plan Update Mobility Element Policy

Comments

Street Design and Connectivity (continued)

3-P.18

Support pedestrian and bicycle facilities at all Interstate-5 and
State Route 78 interchanges.

X

The Specific Plan will improve bicycle circulation at the I-5/Cannon
Road interchange by providing for a second westbound right-turn
lane for the northbound on-ramp and striping a new Class II bike lane
between Paseo Del Norte and the Northbound I-5 On-Ramp, where
no bike lane exists today.

3-P.19

Maintain the city's scenic transportation corridors as identified in
the Carlsbad Scenic Corridor Guidelines.

X

The Specific Plan will preserve the existing lagoon and open space
views along Cannon Road, which is designated as a scenic corridor.

Pedestrian and Bicycle Movement

3-P.21

Implement the projects recommended in the pedestrian, trails
and bicycles master plans through the city's capital improvement
program, private development conditions and other appropriate
mechanisms.

X

3-P.24

Improve and enhance parking, connectivity, access, and
utilization for pedestrians and bicycles to COASTER stations,
utility corridors, and open spaces consistent with city planning
documents.

X

3-P.25

Evaluate incorporating pedestrian and bicycle infrastructure
within the city as part of any planning or engineering study,
private development, or capital project where bicyclists or
pedestrians are a prioritized or non-prioritized mode.

X

3-P.28

Require developers to improve pedestrian and bicycle
connectivity consistent with the city's bicycle and pedestrian
master plans and trails master planning efforts. In addition, new
residential developments should demonstrate that a safe route
to school and transit is provided to nearby schools and transit
stations within a half mile walking distance.

The Specific Plan will expand the City’s trail network by providing for
new trails through the open space portion of the site, and a shared
bicycle/pedestrian path along the Cannon Road frontage from east of
Car Country Drive to the I-5 Northbound On-Ramp.

The Specific Plan will expand the City’s trail network by constructing
new trails through the open space portion of the site, and will construct
a shared bicycle/pedestrian path along the Cannon Road frontage
from east of Car Country Drive to the I-5 Northbound On-Ramp.

X
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Table 6.16.3-2 (continued)
Draft General Plan Update Mobility Element Policies Consistency Evaluation
Specific Plan Consistency
With Policy
Consistent Inconsistent

Draft General Plan Update Mobility Element Policy

Comments

Transit

3-P.31

Partner with other agencies and/or developers to improve transit
connectivity within Carlsbad. As part of a comprehensive
transportation demand management (TDM) strategy and/or with
transit oriented development (TOD), a shuttle system could be
established that connects destinations and employment centers
like LEGOLAND, hotels, the Village, McClellan-Palomar Airport,
business parks the COASTER and Breeze transit stations, and
key destinations along the coast. The system could incorporate
shuttle service in adjacent cities to maximize connectivity.

X

The Specific Plan will provide a new NCTD bus stop on-site that will
provide connections to one or both of the COASTER stations within
the City of Carlsbad. The Specific Plan will also implement TDM
strategies in an effort to reduce vehicular trips. The TDM strategies
include working with NCTD to provide on-site bus service, ridesharing program for employees, transportation information kiosk,
accommodating tourism buses, enhancing pedestrian and bicycle
network, and providing on-site bicycle storage facilities.

3-P.33

Coordinate with NCTD to improve the quality of bus stop facilities
in the city.

X

The Specific Plan will coordinate with NCTD to expand bus service
and provide a new bus stop to serve the Specific Plan site.

3-P.35

Require new employment development to provide secure bicycle
parking on-site. Major employers should provide shower and
changing rooms for employees as appropriate.

Parking and Demand Management

3-P.37

Consider supporting new development and existing businesses
with various incentives (such as parking standards modifications)
for implementing TDM programs that minimize the reliance on
single-occupant automotive travel during peak commute hours.

X

The Specific Plan will provide on-site bicycle parking and/or lockers.

X

The Specific Plan will implement TDM strategies to reduce singleoccupant vehicular trips to and from the site and reduce on-site
parking demand. The TDM strategies include working with NCTD to
provide on-site bus service, ride-sharing program for employees,
transportation information kiosk, accommodating tourism buses,
enhancing pedestrian and bicycle network, and providing on-site
bicycle storage facilities.
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6.16.4 Summary of Specific Plan’s EPF Contributions
Table 6.16.4-1 below provides a brief summary of the Specific Plan’s monetary contribution to
improvements as listed in the AH-SP Initiative Measure.
Table 6.16.4-1
Summary of Specific Plan’s Contributions to Roadway Improvements
EPF #

Intersection

Fair
Share (%)

Specific Plan Contribution

TRA-1

NA = General Payment of Citywide Traffic Impact Fees (TIF)

TRA-2

NA = General Payment of District 3 Bridge and Thoroughfare Fees

TRA-3

Cannon Rd / El Camino Real

5%

Payment of TIF

TRA-4

Palomar Airport Rd / College Blvd

4%

Payment of TIF

TRA-5

Alga Rd-Aviara Pkwy / El Camino Real

1%

Payment of TIF

TRA-6

Tamarack Ave / El Camino Real

3%

Payment of TIF; plus $100,000 of which $97,000 will be
reimbursed (fair share amount of $3,000).

TRA-7

Cannon Rd / Paseo Del Norte-Site Dwy

100%

TRA-8

El Camino Real / Faraday Ave

1%

100% of improvement cost of $50,000, of which $49,500
will be reimbursed (fair share amount of $500).

TRA-9

Palomar Airport Rd / Paseo Del Norte

4%

$31,880 for CIP improvement (4% fair share amount);
plus 100% of improvement cost of $75,000, of which
$72,000 will be reimbursed (fair share amount of $3,000).

TRA-10

Palomar Airport Rd / Armada Dr

5%

100% of improvement cost of $50,000, of which $47,500
will be reimbursed (fair share amount of $2,500).

TRA-11

Palomar Airport Rd / El Camino Real

2%

$140,000 for installation of adaptive signals at 7 locations
($20,000 each).

TRA-12

NB & SB I-5 from La Costa Ave to
Carlsbad Village Dr

2-3%

Fair share contribution toward I-5 NCCP project.

TRA-13

I-5 SB On-Ramp at Tamarack Ave

3%

Fair share contribution toward I-5 NCCP project.

TRA-14

I-5 SB On-Ramp at Cannon Rd

3%

Fair share contribution toward I-5 NCCP project.

TRA-15

I-5 NB On-Ramp at Cannon Rd

100%

19

Specific Plan to fund and build improvement.

Specific Plan to fund and build improvement.
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6.16.5 Summary and Conclusions
In summary, the Specific Plan is consistent with applicable City standards and General Plan
policies as it is related to traffic except for the following:


City of Carlsbad Growth Management Plan LOS Standard Under Opening Year 2019 Plus
Specific Plan Conditions: Under Opening Year 2019 Plus Specific Plan conditions, a total
of five (5) study intersections will operate below the LOS D standard during the peak hours.
However, according to the Specific Plan Traffic Impact Analysis Report, these five study
intersections are not significantly impacted by the Specific Plan, and EPFs to improve LOS
to the GMP standard are not required. Table 6.16.5-1 summarizes the intersections that
will not comply with the Growth Management Plan LOS standard under Opening Year
2019 Plus Specific Plan conditions.



City of Carlsbad Growth Management Plan LOS Standard Under Horizon Year 2035 Plus
Specific Plan Conditions: Under Horizon Year 2035 (Long Term) Plus Specific Plan
conditions, a total of ten (10) study intersections will continue to operate below the LOS D
standard during the peak hours. However, according to the Specific Plan Traffic Impact
Analysis Report, two (2) study intersections are not significantly impacted by the Specific
Plan, and EPFs to improve LOS to the GMP standard are not required. Table 6.16.5-2
summarizes the two study intersections not significantly impacted by the Specific Plan that
will continue operating below the GMP LOS standard under Horizon Year 2035 Plus
Specific Plan conditions.
A total of eight (8) study intersections that are significantly impacted by the Specific Plan
in the year 2035 will continue operating below the GMP LOS standard under Horizon Year
2035 Plus Specific Plan conditions with the EPF improvements. However, the Specific
Plan EPFs Horizon Year 2035 Plus Specific Plan conditions will improve traffic conditions
to levels that satisfy the City’s traffic impact requirements per the City-adopted
SANTEC/ITE Traffic Impact Study Guidelines. Table 6.16.5-3 summarizes the eight (8)
significantly impacted intersections that will not comply with the Growth Management Plan
LOS standard under Horizon Year 2035 conditions with the Specific Plan EPFs.



City of Carlsbad Minimum Intersection Spacing Requirement (Table A: Street Design
Criteria in City’s General Design Standards): The new Specific Plan driveway intersection
on Cannon Road does not meet the minimum intersection spacing requirement of 1,200
feet for a Major Arterial. Variances from this intersection spacing standard have been
allowed by the City in numerous locations throughout the City of Carlsbad and would be
appropriate for this intersection. Providing the new driveway intersection would achieve
better overall level of service operations for all intersections fronting the Specific Plan site,
as shown in the Specific Plan Traffic Impact Analysis Report. Therefore, in our
professional opinion, a variance from the intersection spacing standard should be allowed
because it minimizes the traffic impacts of the Specific Plan along Cannon Road.

20

Michael Baker International
Third-Party Review of Agua Hedionda South Shore 85/15 Specific Plan Initiative – Traffic and Circulation

Table 6.16.5-1
Summary of Non-Significantly Impacted Study Intersections
Where City GMP LOS Standard Is Not Met
Opening Year 2019 Plus Specific Plan LOS

Intersection

LOS
Without
Specific
Plan

LOS With
Specific
Plan (1)

Meets City
of Carlsbad
GMP LOS
Standard?

18

College Blvd / El Camino Real

E

E

No

19

El Camino Real / Faraday Ave

E

E

No

22

I-5 NB Ramps / Palomar Airport Rd

E

E

No

26

Palomar Airport Rd / College Blvd

E

E

No

27

Palomar Airport Rd / El Camino Real

E

E

No

(1)

LOS does not include EPFS at these five study intersections because these intersections are not significantly
impacted by the Specific Plan and EPFs are not required.

Table 6.16.5-2
Summary of Non-Significantly Impacted Study Intersections
Where City GMP LOS Standard Is Not Met
Horizon Year 2035 Plus Specific Plan LOS

Intersection

LOS
Without
Specific
Plan

LOS With
Specific
Plan (1)

Meets City
of Carlsbad
GMP LOS
Standard?

18

College Blvd / El Camino Real

F

F

No

33

Poinsettia Ln / El Camino Real

E

E

No

(1)

LOS does not include EPFS at these two study intersections because these intersections are not significantly
impacted by the Specific Plan and EPFs are not required.

Table 6.16.5-3
Summary of Significantly Impacted Study Intersections
Where City GMP LOS Standard Is Not Met
Horizon Year 2035 Plus Specific Plan LOS With EPFs

Intersection

(1)

LOS
Without
Specific
Plan

LOS With
Specific
Plan,
Including
EPFs

Meets City
of Carlsbad
GMP LOS
Standard?

Does EPF
Improve
Traffic
Conditions
? (1)

4

Tamarack Ave / El Camino Real

F

F

No

Yes

14

Cannon Rd / El Camino Real

F

F

No

Yes

19

El Camino Real / Faraday Ave

F

F

No

Yes

23

Palomar Airport Rd / Paseo Del Norte

E

E

No

Yes

24

Palomar Airport Rd / Armada Dr

F

F

No

Yes

26

Palomar Airport Rd / College Blvd

F

E

No

Yes

27

Palomar Airport Rd / El Camino Real

F

F

No

Yes

32

Alga Rd-Aviara Pkwy / El Camino Real

F

F

No

Yes

Although the Specific Plan EPFs at these intersections do not meet the City’s GMP LOS D Standard, the EPFs will improve
delay at the intersections to levels that is considered less than significant according to the City-adopted SANTEC/ITE Traffic
Impact Study Guidelines. The significant impact threshold (increase of 2.0 seconds or more) is an industry standard and is
the threshold used in the Specific Plan Traffic Impact Analysis Report to identify significant traffic impacts.
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The Specific Plan would not be consistent with the following policies in the current General Plan
Circulation Element for the same reasons as described above for the inconsistencies with the two
City standards:



Policy C.1: Compliance with Growth Management performance standards for circulation
facilities; and
Policy C.4: Minimizing the number of access points to major and prime arterials.

The Specific Plan is not compliant with Policy C.1 of the current General Plan Circulation Element
because the Growth Management Plan LOS D standard is not met at all study locations. The
Specific Plan EPFs improve traffic conditions at the study intersections that fully addresses the
traffic impacts of the Specific Plan and therefore complies with the SANTEC/ITE TIS Guidelines.
The Specific Plan is not compliant with Policy C.4 of the current General Plan Circulation Element
because the Specific Plan will provide a new signalized driveway intersection that does not meet
the current minimum intersection spacing requirement in the City’s General Design Standards.
Variances from this intersection spacing standard have been allowed by the City in numerous
locations throughout the City of Carlsbad and would be appropriate for this intersection. As
described above, traffic conditions on Cannon Road with the Specific Plan would be improved
with the new driveway intersection.
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Executive Summary
RSG was retained by the City of Carlsbad (“City”) to provide a peer review of the retail demand,
open space public benefits, tourism related impact, and fiscal impact analysis portions of the
Agua Hedionda South Shore Specific Plan and Environmental Analysis Report for 85% Open
Space and 15% Retail (“Specific Plan”).
Based upon this review and subsequent additional follow up research after the June 12, 2015
draft Report, RSG has developed the following findings:






Projected surplus retail demand in the Specific Plan is overstated, but RSG verified that
surplus retail demand exists in Carlsbad.
The Specific Plan will produce positive fiscal, economic, and public benefit impacts to
the City of Carlsbad.
However, the tourism related fiscal economic impacts appear too aggressive given the
character of the proposed development. The tourism-related fiscal revenues to the City
estimated at $3.0 to $5.2 million annually are not supported due to invalid assumptions.
The positive regional tourism related economic impacts appear more reasonable, but
employment appears overstated.
Open Space Public Benefits appear reasonable.

RSG presents the following summary table of findings related to the various analyses:
Executive Summary Table
Specific Plan vs. RSG Peer Review
Analysis
SURPLUS RETAIL DEMAND (total square feet)
Shopper Goods (Average)
Food (Average)
Eating and Drinking (Average)
OPEN SPACE PUBLIC BENEFITS (Assumptions/Cost Reasonable)
TOURISM RELATED IMPACTS
Regional Economic Output (Regional, not City specific)
Fiscal Revenues to City

Kosmont
688,514
111,160
159,143

%
Difference

RSG
363,447
33,165
66,262
$10 to $16.5 million

-47%
-70%
-58%

$280.6 to $437.7 Overstated but Not as Significantly as the
million
Fiscal Revenues
$3.0 to $5.2
Some Positive Impact Likely but No Data
million/year
to Support Kosmont Estimates

N/A
N/A

FISCAL IMPACT/ECONOMIC BENEFIT
Regional Economic Output (Regional, not City specific)
Fiscal Revenues to City (Low Scenario, 30 Year Present Value)

$391.9 to $624.3
million
$49,343,700

Generally Reasonable

N/A

$44,690,000

-9%
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Introduction
RSG was retained by the City to provide a peer review of the following sections of the Specific
Plan:
1. Section 4.25 Socioeconomic Effects,
2. Section 5.3.19 Socioeconomic Effects (Cumulative Impacts), and
3. Related appendices, figures, and tables.
RSG has reviewed the related documents and the necessary data, which correlates with or,
confirms the submitted Specific Plan reports, appendices, figures, and tables. Our focus is in the
use of the methodology to prepare the report and findings.
This Report provides an independent review and assessment of the retail demand, open space
public benefits, tourism related impact, and fiscal impact analyses contained in Appendix R of
the Specific Plan prepared by Kosmont Companies (“Kosmont”).
RSG independently researched and evaluated the assumptions and methodologies presented in
Appendix R and pursued follow-up inquiries and research with the City and with Kosmont
where appropriate. Although we analyzed and verified the majority of the data and
methodologies, we focused on direct City impacts and on the most significant assumptions and
estimates as detailed in this Report.

Project Description
The Specific Plan proposes a mixed-use, visitor serving commercial development at the
northeast corner of the intersection of the Interstate 5 Freeway and Cannon Road (“Retail
Component”) and 177 acres of open space (“Open Space Component”), including continued
strawberry farming and other coastal agricultural use, east of the Retail Component. The Retail
Component includes:
1. 585,000 square feet of visitor serving commercial space with:
a. 409,000 square feet of general retail, including a farm stand (associated with
general “Shopper Goods”),
b. 46,000 square feet of a market/grocery store (associated with “Food”),
c. 69,000 square feet of restaurants, including a farm-to-table restaurant
(associated with “Eating and Drinking”),
2. 10,000 square feet of office; and
3. A 2,500 seat movie theater.
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Adherence to City Guidelines
RSG reviewed the Specific Plan and related documents and reports (Sections 4.25
Socioeconomic Effects, 5.3.19 Socioeconomic Effects (cumulative Impacts), and the related
appendices, figures, and tables), in relation to adherence to the following:




City of Carlsbad guidelines, policies, and procedures,
Applicable regional, state, and federal guidelines, and
Professional standards of practice.

Other related documents reviewed include the City’s General Plan, Zoning Code, Citywide
Facilities & Improvement Plan, the Local Facilities Management Zone, and performance
standards.
The review indicates a general conformance to the applicable policies, procedures, and guiding
documents for the type and density of the uses identified in the Plan. The Specific Plan appears
generally to follow the necessary rules and regulations in adherence to the policies and
procedures which would be applicable for both the 85% open space element, and the 15%
Retail Component.
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Retail Demand Analysis
Summary of Findings
Specific Plan Findings
The conclusions contained in the Retail Demand Analysis prepared by Kosmont state the
following:
1. There is sufficient retail demand within the Trade Area (i.e., the area within a 25-minute
drive of the location of the Specific Plan) to support the Retail Component and still
maintain opportunities for the City to attract and retain other retail businesses and
employment. More specifically, the surplus demand for Shopper Goods, Food, and
Eating and Drinking averages 697,380, 112,128, and 160,612 square feet respectively.

Specific Plan Surplus Retail Demand (total square feet)

Retail Category
Shopper Goods (Average)
Food (Average)
Eating and Drinking (Average)

Average Demand in sf 2017 2025
697,380
112,128
160,612

2. The Retail Component will not have an adverse economic impact on existing or
proposed retail establishments in the Trade Area, including the City’s ability to attract
and retain businesses and employment per Elections Code 9212.
RSG Review of Findings
Major Finding – Surplus Retail Demand in the Specific Plan is Overstated but Still Positive

In general, the statements above are true, but the amount of surplus retail demand is likely
overstated due to the methodology and assumptions utilized, most notably the absence of an
inflator applied to 2012 retail sales (to adjust to 2015 dollars) and the inclusion of vacant and
ancillary space in demand projections. The average square feet of surplus demand estimated by
RSG is presented below.

RSG Surplus Retail Demand (total square feet)

Retail Category
Shopper Goods (Average)
Food (Average)
Eating and Drinking (Average)

Average Surplus Demand in
sf 2017 - 2025
372,343
34,140
67,740
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More specifically, the main points below represent our findings on the Retail Demand Analysis.
1. Existing retail sales (shown in Table 21 on page 23 of Appendix R and incorporated into
the following calculations) are presented in 2012 dollars without an inflation factor to
bring these numbers to 2015 dollars. However, the remainder of the retail demand
calculations are in 2015 dollars, including income and projected retail demand. Using
2012 retail sales without inflating them to 2015 dollars underestimates the existing
demand, which exaggerates surplus retail demand for future years.
2. The retail demand analysis includes vacant and ancillary space as a factor in supportable
demand. The calculation of net supportable retail should not include multipliers for
vacant and ancillary space. Ancillary space is already incorporated in the sales per
square foot assumptions shown in Table 23. Vacant space, by definition, is not in
demand. The inclusion of vacant space also artificially inflates projected surplus retail
demand.
3. A large retail project, the San Marcos Creek District, was excluded from the “Proposed
Projects” in the analysis.
The items described above represent significant portions of the Specific Plan methodology that
are inconsistent with best practices for estimating retail demand. However, applying the best
practices methodology still results in a measurable surplus retail demand (i.e., net supportable
retail space), but the estimated surplus retail demand is approximately 46% to 89% less than
the stated demand, depending on the year and retail category.
Table A in the Appendix to this Report provides a year-by-year analysis of the differences
between the demand estimated in Appendix R of the Specific Plan and RSG’s corrected demand
projections with an inflator applied to the 2012 actual retail sales to bring this number current
to 2015 dollars (to be consistent with the other 2015 dollars shown in the retail demand
analysis) and the exclusion of vacant or ancillary retail space. Based on the revised retail
demand analysis, RSG agrees that the Specific Plan will not negatively impact the City’s ability
to attract and retain businesses and employment.
Other Findings

The following presents aspects of the methodology and calculations that are inconsistent with
best practices. However, the results of applying best practices would be expected to produce
minor differences in estimating the retail demand:
1. Table 12 (page 19) – The amount of expected taxable sales (Table 12 on page 19) by
jurisdiction (city or county unincorporated area) is calculated by applying the
percentage of total land area within the Primary Market Area (“PMA”) and Secondary
Market Area (“SMA”) to the total actual sales by jurisdiction from the California State
Board of Equalization to determine that jurisdiction’s pro-rata contribution of sales.
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RSG’s practice is to utilize retail category spending estimates from the Environmental
Systems Research Institute (“ESRI”). ESRI gathers and summarizes data from reputable
and proven sources such as Dun & Bradstreet, the American Community Surveys, and
the Bureau of Labor Statistics to analyze current demographic and socioeconomic
conditions. However, applying ESRI estimates yielded a similar result as stated in the
Retail Demand Analysis.
2. Tables 8 and 9 (pages 15 and 16) - RSG staff reviewed the ESRI population and income
estimates cited in the Retail Demand Analysis. Current ESRI data indicates lower
population numbers and smaller growth rates. However, this may be due to changes in
ESRI’s database from annual updates that typically occur in May.
3. Movie theater demand is not included in the analysis. According to ESRI and an Internet
search, there are currently 3 existing multiplex movie theaters in the PMA and an
additional 20 existing movie theaters in the SMA. Further, two (2) of the eight (8)
“Proposed Projects within Trade Area” (page 9) include a movie theater.
In looking at the existing number of movie theaters within this area (i.e., excluding the
two proposed movie theaters), the SMA has approximately one movie theater for every
31,000 residents. In western San Diego County, this number is approximately 48,000.
The SMA’s higher saturation of movie theaters may still be supportable due to its
residents’ consumer preferences.
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Open Space Public Benefits Analysis
The Specific Plan includes 177 acres of open space within the project site to be improved with
low-impact, public-access, passive recreation amenities including nature trails and walkways,
picnic and rest areas, lagoon vistas, an outdoor classroom, parking, and a resource and
educational signage program.

Summary of Findings
Specific Plan Findings
According to the Open Space Public Benefits Analysis, the value of installation, maintenance,
and operation of open space improvements associated with the Open Space Component is
estimated at $10.0 to $16.5 million. Appendix R implies that the Caruso Companies will fund all
of these costs, including maintenance, for 50 years at no cost to the City.
RSG Review of Findings
Major Finding –Estimates of Open Space Public Benefit Appear Reasonable

Further detail and data prevents an in-depth review of this analysis. However, from the
perspective of a high-level review, the assumptions and costs in the analysis are generally
reasonable.
The calculations indicate that Caruso Companies is offering to fund the construction and
maintenance of the public space with no public expense for 50 years. RSG recommends that
the City enter into a formal agreement with Caruso Companies to memorialize this proposed
obligation.
A detailed summary of RSG’s findings is presented below. Exact figures for the proposed park
and open space improvements were not confirmed in this analysis, as they were not available
for review.
1. There is insufficient detail regarding the exact proposed park and open space
improvements to confirm the cost estimates exactly.
2. The costs appear to fall within the range of expected costs based upon RSG staff
research of open space with trails and walkways, picnic and rest areas, parking, and
signage.
3. The relationship between direct/hard construction costs, indirect/soft costs, and the
cost of operations and maintenance are generally justifiable.
4. The 6% discount rate is reasonable as we are considering the City’s time value of money.
5. Given the low maintenance requirements of open space (compared to structures and
active parks) and the annual capital/replacement investment, a 50-year time frame for
the present value calculation is reasonable.
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Tourism Related Economic Impact Analysis
Summary of Findings
Specific Plan Findings
According to the Tourism Related Economic Impacts Memo prepared by Kosmont, dated May 6,
2015 (“Tourism Memo”), the Specific Plan will attract visitors from outside of the City for retail
and entertainment excursions, short trips that Kosmont claims could result in the following
annual City revenue impacts and statewide economic activity:




Total annual tourism-related tax revenue to the City estimated at $3.0 to $5.2 million, as
follows:
o 81,900 to 124,800 additional hotel room nights (stays) generating an estimated
$1.8 to $3.4 million in recurring Transient Occupancy Tax (“TOT”) revenue; and
o $201.6 to $307.2 million in annual retail spending leading to sales tax revenue of
$1.1 to $1.7 million (numbers do not sum exactly due to rounding).
Projected tourism related economic impacts include:
o 2,977 to 4,654 full time equivalent jobs
o $128.5 to $199.9 in labor income
o $280.6 to $437.7 million in total economic impact

RSG Findings
Major Finding – Tourism Related Fiscal Revenues Not Based on Valid Data Sources, Appear
Significantly Overstated, and Should Not be Used for Budgeting Purposes

Much of the methodology and data utilized to estimate tourism-related impacts is not provided
or explained in the Specific Plan. RSG contacted Kosmont staff in July 2015 and participated in
three (3) phone calls to obtain a clear explanation of the methodology and data sources used to
estimate the tourism-related impacts of $3.0 to $5.2 million in annual tourism related tax
revenue to the City.
Transient Occupancy Tax

The chart on the following page visually depicts the methodology and data sources utilized in
the Specific Plan to estimate annual tourism related TOT revenues based on the information in
the tourism related economic impact analysis and the aforementioned conversations with
Kosmont staff.
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A
B
C
D
E

•Annual number of shoppers (based on other retail centers by developer): 8.4 to 12.8
million
•Shoppers visiting from outside the City (30% of A): 2.5 to 3.8 million
•Visitors with one night hotel stay in the region (10% of B): 252,000 to 384,000
•Annual hotel rooms booked in the region (50% of C): 126,000 to 192,000
•Annual hotel rooms booked in the City (65% of D): 81,900 to 124,000

F

•Room revenue generated ($225 to $275 average daily rate times E): $18.4 million to
$34.3 million

G

•Transient Occupancy Tax rate applied to room revenue (10% of F): $1.8 million to $3.4
million

Step C, highlighted in red, estimates that 10% of out-of-town visitors would stay at a hotel in
the region. When RSG staff inquired about the data source for this 10% figure, Kosmont staff
referred to a recent study completed by Kosmont for a 122-acre recreational facility located in
the City of Norco (Riverside County). While this assumption may be valid for a recreational
facility, which is designed to attract tourists from distant places who are likely to seek local
lodging, it is not an appropriate assumption for an analysis focusing on a retail center and open
space, such as the Specific Plan. Especially considering that the Specific Plan visitors include
residents of neighboring cities, it is unlikely that 10% of visitors would stay at a hotel in the
region. While some Specific Plan visitors may stay overnight at a Carlsbad hotel and shop
elsewhere within Carlsbad, RSG believes this impact would be significantly less than Kosmont
estimated and would not provide a sufficiently reliable annual revenue source.
While the remaining portions of the methodology above (steps D through G) are generally
reasonable on their own, their reliance on the validity of step C renders the resulting TOT
revenue estimates of $1.8 million to $3.4 million unsubstantiated and invalid.
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Sales Tax

The Specific Plan does not specify that the sales taxes projected in the Tourism Related
Economic Impacts Analysis overlaps with the sales tax estimated in the Fiscal Impact Analysis,
also contained in Appendix R. This lack of clarity could result in the reader to incorrectly assume
that the tourism related sales tax revenues are in addition to the sales tax revenues shown in
the Fiscal Impact Analysis.
More specifically, the retail expenditures and resulting sales tax revenue estimated in the
Tourism Related Economic Impacts Analysis include spending within the Specific Plan area and
elsewhere within the City. The spending within the Specific Plan area overlaps with the retail
expenditures and resulting sales tax revenue estimated in the Fiscal Impact Analysis.
Additionally, it is nearly impossible to verify that spending outside of the Specific Plan area will
result from the Specific Plan’s development. Since Caruso Affiliated retail centers provide a
complete shopper experience in their variety of retailers and their “park once and walk”
orientation, there is no support for the claim that visitors to the Specific Plan would shop
elsewhere in the City.
As a result, RSG advises that the City not consider TOT and sales tax revenues cited in the
Tourism Related Economic Impacts analysis as certain or even projected with regard to
budgeting purposes. Further research would be needed to identify what percentage of visitors
to the Retail Component would stay at a local hotel and shop elsewhere within the City to
provide a valid estimate of indirectly resulting TOT and sales tax revenues.
Economic Impacts are Overstated
Due to the fact that economic impacts are directly tied to lodging and retail expenditures, the
economic impact estimates are also overstated, albeit not as significantly as the fiscal revenues.
Additionally, even if assumptions in the memo are assumed valid, the employment numbers
appear overstated. Dividing labor income by employment suggests average incomes below
$29,000 for direct accommodation expenditure impacts. In other words, the accommodations
impacts suggest 269 to 501 full-time jobs will be created from the occupancy of an additional
224 to 342 rooms each night. RSG research suggests an average income of $43,718 for direct
accommodation expenditure impacts, which would result in fewer jobs created for the amount
of labor income generated.
A detailed description of the basis for RSG’s findings and additional findings are presented
below.
1. Page 2 of the Tourism Related Economic Impacts memo states that because the Specific
Plan area is in close proximity to tourist attractions (LEGOLAND California, the Carlsbad
Premium Outlets, the Museum of Making Music, the Gemological Institute, and several
hotels and resorts), the proposed Retail Component “could have the potential to create
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a synergistic relationship with these nearby attractions, prompting visitors to spend an
extra night in the City.” To purport that millions of dollars of fiscal revenues will be
generated for the City because the Retail Component “could” generate additional hotel
stays, based only upon assumptions related to a very different type of development
(recreation center in Norco), seems unreasonable.
2. The analysis defines “visitors” as all visitors from outside City limits. This includes
Oceanside, Del Mar, San Marcos, and other surrounding cities within a relatively short
driving distance, which underscores the overestimation that 10% of visitors will stay
overnight at a hotel. The Strategic Advisory Group (“SAG”) Study is cited as a supporting
document in this analysis. Page 5 of the memo states “The current and proposed retail
development will greatly improve the Carlsbad shopping experience.” However, the SAG
Study focuses on marketing the City’s existing assets and does not state that increasing
retail in the City will result in additional hotel stays. In fact, the only significant mention
of retail regards the increased marketing of the Village area.
3. On page 6 of 8, there appears to be a typo referring to incremental visitor nights as
incremental room nights.
4. A cursory search of hotel room rates in Carlsbad suggests the upper range average daily
rate (“ADR”) is reasonable, but the lower range ADR may be a little too high.
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Fiscal Impact and Economic Benefit Analysis
Summary of Findings
Specific Plan Findings
According to the Fiscal Impact and Economic Benefit Analysis prepared by Kosmont, dated May
2015 (“Fiscal/Economic Analysis”), the Specific Plan will generate the following
revenues/benefits:
Annual Fiscal Impacts



$2.7 to $4.3 million in net additional revenues to the City. The majority of these
revenues will be sales tax generated by the proposed Retail Component.

Construction-Related Economic Benefits





4,485 to 4,974 full time equivalent (“FTE”) jobs
$284 to $315 million in labor income (wages)
$629 to $698 million in economic output (spending) in the State

Economic Benefits from Ongoing Operation





2,298 to 2,440 FTE jobs
$102 to $108 million in labor income (wages)
$392 to $624 million in economic output (spending) in the State

RSG Review of Findings
Major Finding – Positive Impacts are Overstated
Annual Fiscal Impacts
Lower Property Taxes to City Resulting from Redevelopment Project Area

The Retail Component is located within the South Carlsbad Coastal Redevelopment Project Area
(“SCCRA”). The Specific Plan fails to recognize this and the application of California
redevelopment and redevelopment dissolution laws.
Redevelopment and its dissolution, as part of the California Health and Safety Code, decrease
the amount of property tax revenues that flow to cities within their redevelopment project
areas. Prior to Assembly Bill x1 26 (“ABx1 26”), adopted in 2011, most of the diverted funds
would flow to the redevelopment agency associated with the respective city. ABx1 26
eliminated redevelopment agencies and established a process for the wind-down of
redevelopment affairs and debt repayment for redevelopment obligations. Tax increment that
would have been directly apportioned to the former Carlsbad Redevelopment Agency by the
San Diego County Auditor-Controller’s Office (“Auditor”) prior to 2012 is now held by the
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Auditor for payment of administration and successor agency enforceable obligations before the
remaining amount is released to all affected taxing entities (including the City).
Because the Retail Component is entirely within the SCCRA, any increases in property taxes paid
on assessed valuation above the base year amount (approximately $254.5 million according to
the fiscal year 2014-15 Auditor report) are held as Redevelopment Property Tax Trust Funds
(“RPTTF”) by the Auditor.
The base year value in the SCCRA has exceeded the annual assessed valuation since fiscal year
2006-07, resulting in $0 tax increment and RPTTF within SCCRA, (the historical Auditor RPTTF
reports reflect this). According to information provided by City staff, the assessed valuation of
the Poseidon Water Desalination Plant (“Desalination Plant”), also located in the SCCRA, will be
reflected on the fiscal year 2016-17 assessment roll. The estimated assessed valuation of the
Desalination Plant is $400 million. This significant increase in assessed value will result in a fiscal
year 2016-17 assessed value exceeding the base year value, which would generate positive
RPTTF revenues (or “tax increment”) in the SCCRA project area. Further, the increase in
assessed valuation resulting from the Retail Component will also increase the annual assessed
valuation and generate additional RPTTF. Therefore, all of the property tax revenues generated
by the Project will be treated as RPTTF.
Pursuant to ABx1 26, RPTTF held by the Auditor is applied to the following payments (listed in
order of priority):
1. Any State Controller’s Office and Auditor administrative fees (as a percentage of total
revenues). The Auditor collects approximately 1.5% of the RPTTF in administrative fees.
2. Affected taxing entity payments. The SCCRA is required to pay “statutory pass through
payments” on any RPTTF generated in the Project Area. These, like the administrative
fees above, are a percentage of RPTTF. These payments have 3 tiers. Tier one starts the
first year tax increment was collected (fiscal year 2001-02) and tier 2 payments begin in
the eleventh year of tax increment collection (estimated as fiscal year 2021-22 based on
communication with the Auditor and the expected placement of the Desalination Plant
on the 2016-17 assessment roll). Tier 3 payments, which begin in the thirty first year of
tax increment collection, would not be triggered because all indebtedness of the
Carlsbad Successor Agency is projected to be paid by fiscal year 2024-25. ABx1 26 calls
for each successor agency to be dissolved when this occurs, which would return
property tax revenues from their RPTTF status to ad valorem property tax revenue
status. The statutory pass throughs for tier 1 are approximately 20% of gross (total with
no deductions) RPTTF, while tier 2 statutory pass throughs represent approximately an
additional 1% of gross RPTTF.
3. Enforceable Obligations. It is assumed for the purposes of this analysis that no
additional obligations will be incurred (i.e., there will be no claims of prior year pass
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through payments owed to taxing entities for the SCCRA) and that the Specific Plan’s
development will not affect current enforceable obligations. Since the obligations listed
on the Recognized Obligation Payment Schedule for the 15-16A period relate to bond
issues, a city loan, and successor agency administrative costs, this assumption is very
reasonable.
4. Residual Revenue. The net amount of RPTTF that remains after items #1 through #3
above are paid is distributed to all affected taxing entities (including the City).
RSG has estimated property tax revenues to the City pursuant to the legal requirements listed
above and compared these estimates to those contained in the Fiscal/Economic Analysis. Table
1 below provides a summary of this property tax analysis and indicates that these revenues are
projected to be 15% less than those cited in the Specific Plan.

Table 1
Property Tax Analysis - Specific Plan vs. RSG Peer Review (Low, 2015 $)
% Difference
Specific Plan Peer Review (RDA
from Specific
1
Dissolution)
(Ad Valorem)
Plan
Estimated Project Secured Assessed Valuation
Estimate Gross Property Taxes (for all taxing entities)
Estimated Gross RPTTF (formerly Tax Increment)
Total Property Taxes (including RPTTF)
Less:
Estimated County Administrative Fees 2
3
Estimated City Share of Tier 1 Statutory Pass Throughs
Estimated Pass Through Payments to Taxing Entities (other than City)
Estimated Net Property Taxes
Net Property Taxes to City ***

4

$425,275,000
$4,465,388
$0
$4,465,388

$425,275,000
$0
$4,465,388
$4,465,388

0%

$0
$0
$0
$4,465,388
$989,100

$63,402
$200,739
$644,616
$3,556,631
$843,400

N/A
N/A
N/A
-20%
-15%

0%

1 - Estimate from Kosmont report based on property tax, property transfer tax.
2 - Kosmont Report did not cite administrative fees.
3 - City elected to receive its share of Tier 1 pass through pursuant to Health and Safety Code Section 33607.5(b). San Diego Auditor-Controller staff confirmed future
City receipt.
4 - No pass throughs are shown on Auditor's RPTTF report because Village Project Area has no pass throughs obligations and the SCCRA has statutory pass through
obligations, but has had negative increment for several years. The Poseidon Water Desalination Plant is estimated to increase assessed values enough to generate
RPTTF in the SCCRA Project Area, triggering pass through payments for this Project Area. Therefore, 100% of the property taxes paid for the proposed Project are
estimated to be treated as RPTTF revenues until 2025.

Projected Revenues and Costs are Overstated

The Fiscal/Economic Analysis calculates the following tax revenues based on estimates of
assessed value and retail expenditures:







property tax,
property tax in-lieu of vehicle license fees,
real property transfer tax,
possessory interest tax,
sales tax (on-site/direct), and
sales tax (off-site/indirect.

Calculations for the remaining revenues and all of the costs divide the City’s fiscal year 2014-15
revenues and expenditures for those categories (e.g., Franchise tax revenue, police department
July 17, 2015

15

Peer Review – Retail Demand, Open Space Public Benefits,
Tourism Related Impact, and Fiscal Impact Analyses
Agua Hedionda 85/15 Specific Plan Initiative

expenditures) by the City’s full-time equivalent (“FTE”) population (i.e., counting a resident as
one FTE and every employee as a half FTE) to calculate a “per FTE capita” revenue and cost
amount for each category. These per FTE capita estimates are then applied to the employee
increase in the Retail Component to project costs and revenues going forward.
RSG staff used a similar methodology with the fiscal year 2015-16 Preliminary City Budget (the
most up-to-date budget information available) and population and employee estimates from
ESRI as of May 2015. The resulting revenue and cost projections were significantly different. In
addition, a number of revenues and costs were included in the Kosmont Report that are not
appropriate to estimate for the Specific Plan either because they are one-time occurrences or
the characteristics of the development do not warrant their inclusion. For example, it is not
anticipated that the “Policy and Leadership Group” costs would increase because of the Specific
Plan.
To clearly illustrate the differences between Kosmont’s Fiscal/Economic Analysis and RSG’s
Peer Review, Table 2 below presents a side-by-side comparison of the fiscal revenues and
expenditures estimated in the Specific Plan and by RSG for the low end of the range only.
Table 2
Summary of Fiscal Impacts from Specific Plan
Estimated Annual Total (Low)
Kosmont
RSG
%∆
Primary Fiscal Revenues
Property Tax (Secured & Unsecured)
Property Tax In-Lieu of VLF
Property Transfer Tax
Posessory Interest Tax (Agriculture)
Sales & Use Tax (On-site/direct)
Sales & Use Tax (Off-site/indirect)
Franchise Tax
Business License Tax
Intergovernmental
Licenses and Permits
Charges for Services
Fines and Forfeitures
Interdepartmental Charges
Miscellaneous/ Other Revenues
Estimated Total Fiscal Revenues
Primary Fiscal Expenditures
Police
Fire
Community Services
Public Works
Community Development
Miscellaneous / Non-departmental
Transfers
Policy and Leadership Group
Administrative Services
Estimated Total Fiscal Expenditures
Estimated Net Fiscal Impacts

$ 989,100
130,900
11,100
11,400
2,624,000
36,600
58,300
91,500
11,400
20,400
83,400
7,900
43,500
10,100
4,129,600

339,900
221,300
304,500
183,000
103,800
21,600
118,400
65,800
81,000
1,439,300
$ 2,690,300

$ 843,400
127,200
11,400
2,131,500
36,600
78,100
3,228,200

-15% $ 40,125,900.0
-3%
5,310,400
-100%
450,300
0%
462,500
-19%
124,837,900
0%
1,741,300
-100%
2,773,600
-15%
4,353,200
-100%
542,400
-100%
970,500
-100%
3,967,800
-100%
375,800
-100%
2,069,500
-100%
480,500
-22%
188,461,600

186,600 -45%
118,000 -47%
156,800 -49%
94,000 -49%
53,500 -48%
-100%
-100%
-100%
44,200 -45%
653,100 -55%
$ 2,575,100

30 Year Nominal Total (Low)
Kosmont
RSG
%∆

16,170,900
10,528,400
14,486,700
8,706,300
4,938,300
1,027,600
5,632,900
3,130,500
3,853,600
68,475,200

-4% $ 119,986,400

$ 36,309,400
5,476,100
490,800
110,810,200
1,902,700
4,060,200
159,049,400

-10% $ 16,929,000
3%
2,240,400
-100%
190,000
6%
195,100
-11%
50,502,300
9%
704,400
-100%
1,122,100
-7%
1,761,000
-100%
219,400
-100%
392,600
-100%
1,605,100
-100%
152,000
-100%
837,200
-100%
194,400
-16%
77,045,000

9,700,800 -40%
6,134,500 -42%
8,151,600 -44%
4,886,800 -44%
2,781,300 -44%
-100%
-100%
-100%
2,297,800 -40%
33,952,800 -50%
$ 125,096,600

30 Year Present Value (Low)
Kosmont
RSG
%∆

6,541,800
4,259,200
5,860,500
3,522,100
1,997,800
415,700
2,278,800
1,266,400
1,559,000
27,701,300

4% $ 49,343,700

$ 14,445,400
1,939,800
173,900
37,638,000
646,300
1,379,100
56,222,500

-15%
-13%
-100%
-11%
-25%
-8%
-100%
-22%
-100%
-100%
-100%
-100%
-100%
-100%
-27%

3,295,000 -50%
2,083,600 -51%
2,768,800 -53%
1,659,900 -53%
944,700 -53%
-100%
-100%
-100%
780,500 -50%
11,532,500 -58%
$ 44,690,000

-9%

* In RSG's projections, the 2% growth is applied to the assessed values rather than the City's property tax revenue. Due to factors related to Redevelopment pass throughs and the timing of
the expected dissolution of the Successor Agency to the Carlsbad Redevelopment Agency after all enforceable obligations are paid, this distinction leads to different results.
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Additional findings



















Based on information in the analysis, the value of the secured and unsecured property is
estimated between $415 and $466 million. This appears reasonable. The side-by-side
comparison above assumes the low value of $415 million.
Several errors and inconsistencies (most notably, employees in the City are treated as 0.5
FTE residents when calculating the per FTE capita revenues and costs, but then as 1.0 FTE
residents when calculating the Specific Plan’s fiscal impacts, evident in RSG’s expenditure
estimates equaling approximately 50% of Kosmont’s ).
Although Table 3.1 on page 14, “Summary of Fiscal Impacts” states the opening year is
2018-19 and the numbers are in 2015 dollars, the present value is given as if the opening
year were 2015-16 or as if the numbers were in 2018 dollars. This overstates the fiscal
impacts’ 30-year present value.
The 6% discount rate is reasonable as we are considering the City’s time value of money.
A fiscal impacts analysis should consider vacancy. The Fiscal/Economic Analysis does not
appear to do so based on RSG’s recreation of the calculations.
Business license taxes are associated with business activity and should therefore not be
estimated based on a per FTE capita basis. These make up between 1.7% and 2.2% of the
total revenues estimated in the Fiscal/Economic Analysis. The City’s business license tax is
applied to businesses’ gross receipts. RSG used this methodology for its business license tax
estimates.
Franchise tax, intergovernmental, licenses and permits, charges for services, fines and
forfeitures, interdepartmental charges, and “miscellaneous/other revenue” are not tied to
retail activity or new development and should therefore not be estimated for the Specific
Plan at all. These make up 4.3% to 5.7% of total revenues estimated in the Fiscal/Economic
Analysis.
Property Transfer Tax requires property transfer and should not be estimated except based
on the expectation of property sales. Retail properties in general are sold with inconsistent
regularity, and Caruso Affiliated specifically maintains ownership of its retail projects.
Therefore, Property Transfer Tax should not be estimated for the Specific Plan.
“Miscellaneous/ Non-departmental,” Transfers, and Policy Leadership Group should not be
estimated as expenditures resulting from the Specific Plan. These make up 14.3% of the
total expenditures estimated in the Fiscal/Economic Analysis.
The economic impacts are more difficult to verify than, and do not affect the City as directly
as, the fiscal impacts. However, the economic impacts are generally reasonable given the
Specific Plan’s value and expected retail activity.
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Table A
Net Supportable Retail - Comparison of Kosmont's and RSG's Calculations
Shopper Goods
Net Supportable SF
Other Projects
Specific Plan
Surplus Supportable SF

Kosmont
1,094,358
(215,508)
878,850

2015
RSG
%∆
794,304 -27%
(215,508) 578,796 -34%

Kosmont
1,156,546
(270,408)
886,138

2017
RSG
%∆
848,380 -27%
(270,408) 577,972 -35%

Kosmont
1,220,013
(270,408)
(409,000)
540,605

2019
RSG
%∆
903,570 -26%
(270,408) (409,000) 224,162 -59%

Kosmont
1,284,788
(270,408)
(409,000)
605,380

2021
RSG
%∆
959,895 -25%
(270,408) (409,000) 280,487 -54%

Kosmont
1,350,896
(270,408)
(409,000)
671,488

2023
RSG
%∆
1,017,381 -25%
(270,408) (409,000) 337,973 -50%

Kosmont
1,418,366
(270,408)
(409,000)
738,958

2025
RSG
%∆
1,076,050 -24%
(270,408) (409,000) 396,642 -46%

Food
Net Supportable SF
Other Projects
Specific Plan
Surplus Supportable SF

161,593
(57,717)
103,876

89,870 -44%
(57,717) 32,153 -69%

177,200
(61,717)
115,483

103,441 -42%
(61,717) 41,724 -64%

193,118
(61,717)
(46,000)
85,401

117,283 -39%
(61,717) (46,000) 9,566 -89%

209,353
(61,717)
(46,000)
101,636

131,401 -37%
(61,717) (46,000) 23,684 -77%

225,912
(61,717)
(46,000)
118,195

145,799 -35%
(61,717) (46,000) 38,082 -68%

242,801
(61,717)
(46,000)
135,084

160,485 -34%
(61,717) (46,000) 52,768 -61%

Eating & Drinking
Net Supportable SF
Other Projects
Specific Plan
Surplus Supportable SF

301,251
(120,692)
180,559

215,594 -28%
(120,692) 94,902 -47%

319,210
(142,292)
176,918

231,210 -28%
(142,292) 88,918 -50%

337,540
(142,292)
(69,000)
126,248

247,150 -27%
(142,292) (69,000) 35,858 -72%

356,249
(142,292)
(69,000)
144,957

263,418 -26%
(142,292) (69,000) 52,126 -64%

375,344
(142,292)
(69,000)
164,052

280,023 -25%
(142,292) (69,000) 68,731 -58%

394,834
(142,292)
(69,000)
183,542

296,971 -25%
(142,292) (69,000) 85,679 -53%

Notes:
All square footage is cumulative.

Agriculture Viability Analysis
(HDR)

August 7, 2015

August 7, 2015

July 28, 2015

City of Carlsbad
Community & Economic Development
1635 Faraday Avenue
Carlsbad, California 92008-7314
Attention: Mr. Van Lynch
Senior Planner
Subject: Third Party Peer Review of the Agriculture Viability Analysis for the Agua
Hedionda South Shore Specific Plan for 85% Open Space and 15% Retail
Dear Mr. Lynch:
In accordance with executed Task Order No. 1 for the Agua Hedionda 85/15 Specific Plan
Initiative for the City of Carlsbad, HDR, Inc., has performed a third party review of the
Agriculture Viability Analysis of the above cited Specific Plan.
Background
The City of Carlsbad has initiated a review process for the voter-initiated Agua Hedionda
South Shore Specific Plan for 85% Open Space and 15% Retail. The Agua Hedionda
Specific Plan (AH-SP) area is in Carlsbad, California, and includes a 203.4-acre area
south of Aqua Hedionda Lagoon, east of I-5, and north of Cannon Road. The purpose of
this third party review is to provide an impartial assessment of the methodology, identified
environmental impacts, and the recommendations provided for management of agricultural
resources associated with the 203.4-acre AH-SP.
Report Review
Data used in the Agriculture Viability Analysis is from a number of reliable sources such as
the San Diego County Agricultural Commissioner’s Office, the San Diego County Farm
Bureau, the University of California (UC) Cooperative Extension, California Department of
Conservation, U.S. Department of Agriculture (USDA), and the Natural Resources
Conservation Service (NRCS).
Descriptions and estimates provided for the production operating costs and revenue
returns are accurately depicted and adequately supported by current and reliable data
sources.

hdrinc.com
8690 Balboa Avenue, Suite 200, San Diego, CA 92123
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The analysis concludes that the long-term viability for agricultural uses on the site is not
clear but is dependent on the individual growers, prevailing market trends, and
development pressures for other land uses. Specifically, the value and therefore the
viability of agricultural lands is more dependent on real estate value than its agricultural
input value. Prices for land are some of the highest in the country (UC Cooperative
Extension 2006). Hence, coupled with the high cost of water, agricultural viability is very
reliant on high-value and specialty crops as well as direct consumer access, larger market
access, and agricultural innovations such as agritourism. However, the proposed AH-SP
would increase the long-term agricultural viability in the area through creation of agritourism opportunities and direct sales and purposing of produce grown on site. The report
states that the mixed-use approach of commercial and agricultural uses as proposed in
the AH-SP would eliminate the pressures to convert the remaining agricultural lands in the
AH-SP area and would preserve approximately 176.7 acres of agricultural and open space
lands in perpetuity. The report notes this conclusion is supported by statements made by
the California Coastal Commission’s approval of the Agua Hedionda Land Use Plan which
recognizes the potential for long-term agricultural viability on the site through the mixed
use approach to agricultural preservation.

Please call me at (858) 712-8212 if you have any questions about the findings of this peer
review of the Agriculture Viability Analysis.

Sincerely,
HDR, Inc.

Kelly Czechowski
Senior Environmental Planner
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Air Quality and Greenhouse Gas
(HDR)

August 7, 2015

August 7, 2015

July 23, 2015
City of Carlsbad
Community & Economic Development
1635 Faraday Avenue
Carlsbad, California 92008-7314
Attention: Mr. Van Lynch
Senior Planner
Subject: Third Party Peer Review of Air Quality Technical Report and Greenhouse
Gas Technical Report for the Agua Hedionda South Shore Specific Plan for
85% Open Space and 15% Retail Initiative
Dear Mr. Lynch:
In accordance with executed Task Order No. 1 for the Agua Hedionda 85/15 Specific Plan
Initiative for the City of Carlsbad, HDR, Inc., has performed a third party review of the Air
Quality Technical Report, Greenhouse Gas Technical Report, and Environmental
Assessment Sections 4.3 (Air Quality) and 4.7 (Greenhouse Gas Emissions) of the above
cited Specific Plan. The following provides the results of our review organized by task as
described in Task Order No. 1.
Background
The City of Carlsbad has initiated a review process for the voter-initiated Agua Hedionda
South Shore Specific Plan for 85% Open Space and 15% Retail. The Agua Hedionda
Specific Plan (AH-SP) is in Carlsbad, California, and includes a 203.4-acre area south of
Aqua Hedionda Lagoon, east of I-5, and north of Cannon Road. The purpose of this third
party review is to provide an impartial assessment of the methodology, identified
environmental impacts, and the recommendations provided for air quality and greenhouse
gas emissions associated with the AH-SP.
Report Review
The methodology and data sources utilized for calculating criteria air pollutant and
greenhouse gas emissions were based off of AH-SP information such as traffic and
construction details and CalEEMod inputs and modeling. The resulting air quality and
greenhouse gas emissions identified in the air quality and greenhouse gas technical
reports meet industry standards for environmental impacts analysis and documentation.

2365 Iron Point Road, Suite 300, Folsom, CA 95630-8709
(916) 817-4700

Section 4.3 of the EA states that the Specific Plan, which proposes 585,000 square feet of
commercial land uses, exceeds the 2009 San Diego Regional Air Quality Strategy (RAQS)
development projection of 463,600 square feet of recreational commercial land uses on
the Specific Plan site. Although the Specific Plan is consistent with the City’s existing and
proposed General Plans and SANDAG’s 2050 Regional Transportation Plan and
Sustainable Communities Strategy, the Specific Plan is not consistent with the 2009
RAQS for San Diego. Therefore, the Specific Plan currently conflicts with and obstructs
implementation of the 2009 RAQS. If future amendments of the RAQS were made to allow
the Specific plan to be consistent (the process for proposing these amendments is not
specified), offsetting reductions of ozone precursor emissions would be needed from other
sources in the San Diego Air Basin.
Section 4.3 of the EA states that the Specific Plan would result in the emission of criteria
pollutants and toxic air contaminants from construction and operational sources. During
construction activities, estimated air quality construction emissions would exceed the VOC
emission significance criterion but would not exceed the other criteria air pollutant
emission significance criteria set by the City and the San Diego Air Pollution Control
District (SDAPCD). Construction VOC emissions are attributed to the use of architectural
coatings (e.g. sealants and paint applied to buildings). Although the Specific Plan will
comply with SDAPCD rules and regulations that require the use of low-VOC coatings,
impacts would remain significant during construction. During operation, estimated air
quality emissions would exceed the VOC, NOx, CO, PM10, and PM2.5 significance
thresholds set by the SDAPCD. The EA identified that although Environmental Protection
Feature (EPF) AQ-2 through EPF AQ-12 would reduce operational air quality emissions,
there are no additional feasible measures capable of reducing the Specific Plan’s
emissions to levels below the daily significance thresholds were identified. Therefore,
operational air quality emission impacts would remain significant.
Based on the information contained within the air quality technical report and EA section,
the implementation of the AH-SP Initiative would not create carbon dioxide (CO) hotspots
or new objectionable odors. The EA does state that although toxic air contaminants
(TACs) would be generated during construction and operational activities, the amount that
is generated from TACs (primarily from fuel combustion associated with mobile sources,
boilers, and heaters) would not be a source of pollutants for nearby sensitive receptors.
The information included as part of the air quality technical study and corresponding EA
section provided sufficient evidence to support the conclusions made as part of this
analysis.

2

Section 4.7 of the EA states that existing GHG emissions (generated from existing
agricultural uses) is estimated at 227 metric tons of carbon dioxide equivalent (CO2E) per
year. Total GHG construction emissions resulting from the Specific Plan are estimated to
be 3,575 metric tons of CO2E over the proposed 2-year construction period. During
operation of the Specific Plan, GHG emissions (generated from planned commercial on
site) are estimated to be 33,000 metric tons of CO2E per year with implementation of
various environmental protection features. Combined, the planned commercial uses on
site and the existing agricultural operations would generate approximately 33,116 metric
tons of CO2E per year.
Based on the information contained within the greenhouse technical report and EA
section, the AH-SP Initiative is consistent with the City of Carlsbad Draft Climate Action
Plan, and applicable Draft General Plan Update (2014) policies pertaining to greenhouse
gas emissions. When compared to the emission reduction scenarios identified under
Assembly Bill 32 (AB-32), the Specific Plan GHG emissions would be less than “business
as usual” (BAU) conditions and therefore meet GHG reduction goals outlined in AB-32.
The land uses as proposed in the Specific Plan are less intensive (approximately 590,000
square feet of regional commercial use) than that identified in the San Diego Association
of Government’s (SANDAG) Sustainable Communities Strategy (SCS) for the area (which
assumes approximately 653,000 square feet of regional commercial use). As such, the
Specific Plan would be consistent with SANDAG’s Senate Bill 375 (SB-375) forecasted
development pattern in the SCS. Also, Specific Plan’s post-2020 emissions trajectory is
expected to follow a declining trend that would be consistent with the 2030 and 2050 GHG
reduction goals in Executive Order B-30-15 and Executive Order S-3-05, respectively.
Please call me at (916) 817-4969 if you have any questions about the findings of this peer
review of the Air Quality Technical Report and Greenhouse Gas Technical Report.

Sincerely,
HDR, Inc.

Tim Gnibus, Area Business Class Manager – Environmental for
Russell Henning, P.E.
Sr. Mechanical Engineer
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Biology Resources
(HDR)

August 7, 2015

August 7, 2015

July 28, 2015

City of Carlsbad
Community & Economic Development
1635 Faraday Avenue
Carlsbad, California 92008-7314
Attention: Mr. Van Lynch
Senior Planner
Subject: Third Party Peer Review of the Biological Technical Report for the Agua
Hedionda South Shore Specific Plan for 85% Open Space and 15% Retail
Dear Mr. Lynch:
In accordance with executed Task Order No. 1 for the Agua Hedionda 85/15 Specific Plan
Initiative for the City of Carlsbad, HDR, Inc., has performed a third party review of the
Biological Technical Report of the above cited Specific Plan.
Background
The City of Carlsbad has initiated a review process for the voter initiated Agua Hedionda
South Shore Specific Plan for 85% Open Space and 15% Retail. The specific plan is in
Carlsbad, California and includes a 203.4-acre area south of Aqua Hedionda Lagoon, east
of I-5, and north of Cannon Road. The purpose of this third party review is to provide an
impartial assessment of the methodology, identified environmental impacts, and the
recommendations provided for management of biological resources located within the
203.4-acre Agua Hedionda Specific Plan Area (AH-SP) as provided in the 2015 Biological
Technical Report (BTR) and in the AH-SP Initiative.
Report Review
Methods for the biological analysis generally conform with accepted practices for
identification of special status biological resources under federal, state, and local
regulations with a few exceptions as described below.
The BTR states that “CDFW jurisdiction does not extend over marine waters that are
dominated by the ebb and flow of the tide and lack typical bed and bank form of a stream.
Therefore, CDFW jurisdiction is delineated to the mean high tide line, but not below that
elevation where the vegetation is principally shaped by the tidal current.” Sections 16001603 of the California Fish and Game Code do not clearly define the seaward limits of
jurisdiction. In practice, CDFW will assert jurisdiction over estuaries and lagoons and has
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asserted jurisdiction over Agua Hedionda Lagoon in the past1. Based on a phone
conversation with Dudek staff, Dudek clarified that the project does not affect tidal areas in
question and the impact assessment would not be affected if CDFW asserted jurisdiction
over the tidal areas of the specific plan area.
Although not clearly identified in the text of the BTR, it is presumed that the Mean Highest
High Tide (MHHT) elevation was used to delineate the limits of U.S. Army Corps of
Engineers (USACE) jurisdiction pursuant to the Clean Water Act (CWA) as that line is
consistent with the limits of USACE jurisdiction depicted on Figure 4 of the BTR. Neither
the MHHT elevation nor the methodology for determining the MHHT for Agua Hedionda
Lagoon was reported; therefore, it was not possible to determine if the methodology was
adequate based on the contents of the report. Additionally, since the time of the
delineation, 33 CFR 328 has been revised to read ‘mean high water.’ This change would
be addressed during the CWA permitting process. Regardless of the actual elevation used
to delineate the limits of USACE jurisdiction in tidal areas of the lagoon, the project
impacts are described as occurring in upland areas and therefore modifications to these
limits, if necessary, would not likely affect the impact analysis.
The BTR also identifies several man-made channels and detention basins as not likely to
be regulated. USACE may assert jurisdiction over man-made channels and detention
basins, although not likely based on California Coastal Commission (CCC) determination.
This change, should it occur, would be addressed during the CWA permitting process.
The BTR identifies several erosional features and manufactured berms without providing
details regarding their characteristics. If any of these features exhibit periodic flooding or
inundation they may qualify as a CCC wetland. Man-made features are not excluded from
regulation as wetland if they exhibit any of the three wetland parameters. Based on an
information clarification memo dated July 20, 2015 (attached to this letter), preliminary
jurisdictional determinations have been made by the CCC indicating that these features
are not subject to jurisdiction. Therefore the current impact analysis is accurate in regards
to CCC jurisdiction.
Additionally, based on the definition of Environmentally Sensitive Habitat Areas (ESHA)
as: “Any area in which plant or animal life or their habitats are either rare or especially
valuable because of their special nature or role in an ecosystem and which could be easily
disturbed or degraded by human activities and developments” (Section 30107.5), the
disturbed coastal sage scrub-baccharis dominated habitat that supports California
gnatcatcher would likely be considered ESHA by CCC although it is specifically excluded
from ESHA designation in the BTR.
Based on information provided by Dudek staff in an information clarification memo dated
July 20, 2015 (see attachment), preliminary ESHA determinations have been made by

1

California Coastal Commission. August 8, 2008. Amendment Request Staff Report and
Preliminary Recommendations Application No. 6-06-070-A1.
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CCC indicating that these features do not qualify as ESHA. Therefore the current impact
analysis is accurate in regards to CCC ESHA.
Pacific pocket mouse is identified in the BTR’s Appendix F1 as having moderate potential
to occur in coastal sage scrub with sandy soils. However no focused surveys for this
species were conducted and there is no impact assessment for the species. Pacific
pocket mouse is not covered by the City of Carlsbad HMP and would require consultation
with USFWS if present. Based on clarifying information provided by Dudek in a memo
dated July 20, 2015 (see attachment), although not specifically addressed in the impact
analysis, the suitable habitat for Pacific Pocket Mouse in the AH-SP appears to occur
outside of the proposed impact area. It is not likely that the project would impact Pacific
Pocket Mouse even if present and after implementation of the proposed HMP Avoidance
and Minimization Measures. Informal consultation with USFWS may be necessary to
confirm the findings.
During peer review of the BTR, it was determined that a single site visit is not typically
sufficient to determine if a site supports suitable habitat for listed vernal pool species.
There is no indication that a subsequent visit was made to document the duration of
inundation in the observed depressions. Additionally, the BTR states that “these are
classified as temporary puddles and are too disturbed to support vernal pool branchiopods
because they are subject to frequent recontouring and road traffic.” Disturbance by road
traffic does not prohibit fairy shrimp. San Diego Fairy Shrimp are frequently detected in
road ruts. HDR requested clarifying information from Dudek regarding vernal pool
assessment. Dudek provided clarification that two visits were identified as being focused
on the vernal pool assessment but that there were other additional surveys were
conducted during the wet season. Dudek biologists did not directly observe inundation in
any of the depressions on site for a long enough duration to support listed vernal pool
brachiopods. Informal consultation with USFWS prior to construction may be necessary to
confirm the findings.
The AH-SP is likely consistent with the City of Carlsbad Habitat Management Plan (HMP).
However the BTR and AH-SP Initiative do not include some of the significant
Environmental Protection Features (EPF’s), species-specific measures and conservation
standards that would apply to the project. A few examples are provided below.
Additional Conservation Measures required in the Coastal Zone include:


No development, grading, or alterations, including clearing of vegetation, shall
occur in the buffer area, except for:
a) Fuel modification Zone 3 to a maximum of 20 ft. for upland and non-riparian
habitat. No fuel modification shall take place within 50 ft. of riparian areas,
wetlands, or oak woodland.
b) Recreation trails and public pathways within the first 15 feet of the buffer
closest to the development, provided that construction of the trail or pathway
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and its proposed use is consistent with the preservation goals for the adjacent
habitat, and that appropriate measures are taken for physical separation from
sensitive areas.


Buffer areas that do not contain native habitat shall be landscaped using native
plants. Signage and physical barriers such as walls or fences shall be required to
minimize edge effects of development.

Species-specific measures for projects that may impact least Bell’s vireo include:


Brown-headed cowbirds and other exotic species which prey upon LBV shall be
removed from the site. For new developments adjacent to preserve areas that
create conditions attractive to brown-headed cowbirds, jurisdictions shall require
monitoring and control of cowbirds.



Construction noise levels at the riparian canopy edge shall be kept below 60 dBA
Leq (Measured as Equivalent Sound Level) from 5 a.m. to 11 a.m. during the peak
nesting period of March 15 to July 15. For the balance of the day/season, the noise
levels shall not exceed 60 decibels, averaged over a one-hour period on an A
weighted decibel (dBA)(i.e., 1 hour Leq/dBA). Noise levels shall be monitored and
monitoring reports shall be provided to the jurisdictional city, USFWS, and CDFG.
Noise levels in excess of this threshold shall require written concurrence from
USFWS and CDFG and may require additional minimization/mitigation measures.
Narrow Endemic Plants Species Conservation standards are not addressed.
Specifically there is no mention of 80% avoidance of special-status plants should
they occur on the site.

The Narrow Endemic Plant Species conservation measure requiring 80-percent avoidance
is not addressed, should any of the species be detected during ongoing plant surveys.
The BTR does not address post-construction fuel modification or slope stabilization and
drainage impacts or measures as identified in the HMP Adjacency Standards.
There is a statement in the AH-SP Initiative that the buffers from buildings and new
improvements would be consistent with the Carlsbad HMP and Agua Hedionda Land Use
Plan (LUP). Although not expressly described, as long as the land use in the buffers is
consistent with the HMP and LUP, and other relevant measures are implemented then the
impact assessment would be accurate.
The BTR does not specifically address the potential impacts to a variety of species listed
with potential to occur in Appendix F1. For example, western spadefoot toad is identified
as having potential to occur on site. This species can occupy man-made seasonally
inundated basins. This species is not covered by the HMP and not addressed in the BTR.
Based on the vernal pool assessment indicating that the project site provides no suitable
habitat for listed Branchipods, the site likely does not support suitable breeding habitat for
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western spadefoot toad, however a specific statement documenting those findings is not
included in the BTR.
A single rare plant survey is proposed in the BTR. A single rare plant survey is unusual
given that the plants with potential to occur on site have variable blooming periods. For
example, Brodiaea filifolia had an unusually early blooming period this year on Camp
Pendleton. Although not expressly stated in the BTR, the AH-SP has low probability to
support this particular species due to the absence of clay soils within the proposed AH-SP.
The BTR does specify that impacts would be limited to disturbed habitat, ornamental,
eucalyptus and Diegan coastal sage scrub – Baccharis dominated vegetation communities
and would not include wetland communities or ESHA. As noted above, CCC has
preliminarily concurred with the delineation of ESHA for the project and as noted in the
BTR, the project is subject to the coastal development permit process. As a result, HDR
concurs that the project is not likely to significantly impact special-status biological
resources after implementation of City of Carlsbad HMP measures and compliance with
regulatory framework identified in the BTR.
Please call me at (714) 730-2389 if you have any questions about the findings of this peer
review of the BTR.

Sincerely,
HDR, Inc.

Ingrid Eich
Environmental Sciences Section Manager

Attachment:
Dudek Clarification Memo dated July 20, 2015

hdrinc.com
8690 Balboa Avenue, Suite 200, San Diego, CA 92123
T 858.712.8400 F 858.712.8333

MEMORANDUM

Kelly Czechowski, HDR
Anita Hayworth, Dudek
BTR Peer Review Response Memo
July 20, 2015
Carey Fernandes, Alexandra Martini, Dudek

To:
From:
Subject:
Date:
cc:

Ms. Czechowski,
This memorandum has been prepared in order to respond and/or clarify specific comments and
questions raised by HDR during their peer review, on behalf of the City of Carlsbad, of the
Biological Resources Technical Report for the Agua Hedionda 85/15 Specific Plan prepared by
Dudek (May 2015). Comments were received during a conference call between the peer reviewer
at HDR and Dudek on July 6th 2015. Comments and responses are provided below:
1. Potential seasonal depressions for fairy shrimp – was there only one visit to survey the
site for vernal pools or were there multiple visits?
a.

Table 1, Schedule of Surveys, in the BTR page 10 identifies the number of times
the site was surveyed:
Table 1
Schedule of Surveys

Date
12/1/14

Time
0800–1630

Personnel
EJB, MP

Focus
Vegetation mapping

12/2/14
12/14/14

0800–1700
1030–1400

EJB, MP
DAM

Vegetation mapping
Vernal pool assessment

12/18/14

1300–1530

DAM

Vernal pool assessment

12/23/14

0650–1500

MP, EJB

12/26/14

1045–1710

MP

Burrowing owl habitat
assessment
Burrowing owl habitat
assessment

Conditions
60%–35% cloud cover (cc), rain; 58–60 degrees
Fahrenheit (°F); 3–5 miles per hour (mph) wind
50%–100% cc, rain; 52°F–53°F; 2–7 mph wind
10%–50% cc, hazy; 63°F, following rain event
with 1.54 inches of precipitation
90% cc; 66°F; 1–2 mph wind, following rain
event with 0.61 inch of precipitation
0% cc, clear; 58°–75°F; 0-3 mph wind
0% cc, clear; 66°–57°F; 0-1 mph wind

Agua Hedionda 85/15 Specific Plan BTR Peer Review Response Memo

Table 1
Schedule of Surveys
Date
1/7/15

Time
1250–1530

Personnel
EAW, TSL

Focus
General wildlife reconnaissance
survey
California gnatcatcher
California gnatcatcher
Jurisdictional delineation
California gnatcatcher
Jurisdictional delineation
Jurisdictional delineation
Jurisdictional delineation
Burrowing owl
Rare plant survey

Conditions
30–90% cc; 72°F; 0–4 mph wind

1/14/15
1/21/15
1/27/15
1/28/15
3/18/15
3/19/15
3/20/15
4/14/15
April/May
2015
May 2015

0600–1200
0630–1150
0930–1420
0645–1206
1230–1630
0700–1600
0700–1400
0645–0840
—

EJB, SCG
EAW, EJB
EAW, PCS
EJB, EAW
JT
JT
JT
EAW
—

—

—

California gnatcatcher

—

—

Burrowing owl

—

—

Least Bell’s vireo

—

—

Southwestern willow flycatcher

One additional survey pass scheduled to confirm
extent of breeding territories
Not complete; will conduct an additional 3 survey
passes according to survey protocol
Not complete; will conduct 8 survey passes
according to survey protocol
Not complete; will conduct 5 passes according to
survey protocol

4/15/15–
7/15/15
4/10/15–
7/31/15
5/15/15–
7/17/15

0% cc; 62°–70° F; 0–3 mph wind
100%–0% cc, hazy; 60°–68°F; 0–3 mph wind
60%–10% cc; 63°–68°F; 0–3 mph wind
100% cc; 55°–66° F; 0–3 mph wind
0% cc; 65°–70° F
0% cc; 65°–70° F
0% cc; 65°–70° F
80% - 30% cc; 61°–63°F; 0–5 mph wind
Not complete; will conduct at least 1 survey pass

Personnel: DAM = Danielle A. Mullen; EAW = Emily A. Wier; EJB = Erin J. Bergman; JT = Jayme Timberlake; MP = Marshall Paymard; PCS
= Patricia C. Schuyler; SCG = Scott C. Gressard; TSL = Thomas S. Liddicoat.

b.

While only two visits were identified as being focused on the vernal pool
assessment, there were multiple additional surveys during the entire time and
while there was low rainfall this year, Carlsbad actually had some substantial rain
events that filled vernal pools within other properties. In addition, the wetland
delineation included multiple visits that included search for and mapping of
jurisdictional areas within the entire specific plan area.

c. Two of the puddled areas were mapped in disturbed habitat outside of the
agricultural fields. However, these puddled areas do not function as vernal pools
because the sandy soils found throughout the proposed Specific Plan area do not
contain the necessary hardpan that allow for ponding and the creation of vernal
pools.
2. Comment regarding the California Coastal Commission (CCC) potentially taking
jurisdiction over upland area.
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a. CCC staff and biologist, John Dixon, walked the Specific Plan area along with
the Dudek team and identified the areas that CCC would and would not take
jurisdiction over. During the site visit, Dr. Dixon identified areas of upland
habitat that the CCC would not take jurisdiction over.
3. Comment regarding the CCC potentially identifying Diegan coastal sage scrub –
Baccharis dominated with an observed coastal California gnatcatcher as ESHA, or taking
jurisdiction over.
a. During site visit, CCC said CSS- Baccharis dominated would not be considered
ESHA and they would not take jurisdiction over it. Dr. Dixon indicated that
while he understood that California gnatcatcher might use or occur within the
Baccharis dominated habitat, the habitat would not be considered for nesting by
the species.
4. Pacific pocket mouse (PPM) was identified as having a moderate potential to occur in
Table F1, Special-Status Wildlife Species Observed or with Moderate to High Potential
to Occur on the Proposed Specific Plan Area; however, there was no discussion of the
PPM in the BTR.
a. The PPM is considered to have moderate potential however there is no potential
for it to occur within the agriculture area due to the level of activity and soil
disturbance. The only areas where it has moderate potential are in the HMP
preserve areas which will not have any project activities. Even these areas are of
very steep slope and densely vegetated with non-native grasses with fewer areas
of the sparse open coastal sage scrub that the species prefers.
5. Comment regarding HMP consistency.
a. A discussion of consistency with the Carlsbad HMP is provided in Section 4.6.1,
Carlsbad HMP, in the BTR.
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Cultural Resources Constraints
(HDR)

August 7, 2015

August 7, 2015

August 6, 2015

City of Carlsbad
Community & Economic Development
1635 Faraday Avenue
Carlsbad, California 92008-7314
Attention: Mr. Van Lynch
Senior Planner
Subject: Third Party Peer Review of the Cultural Resources Constraints Report for
the Agua Hedionda South Shore Specific Plan for 85% Open Space and
15% Retail
Dear Mr. Lynch:
In accordance with executed Task Order No. 1 for the Agua Hedionda 85/15 Specific Plan
Initiative for the City of Carlsbad, HDR, Inc., has performed a third party review of the
Cultural Resources Constraints Report of the above cited Specific Plan.
Background
The City of Carlsbad has initiated a review process for the voter initiated Agua Hedionda
South Shore Specific Plan for 85% Open Space and 15% Retail. The Agua Hedionda
Specific Plan (AH-SP) is in Carlsbad, California and includes a 203.4-acre area south of
Aqua Hedionda Lagoon, east of I-5, and north of Cannon Road. The purpose of this third
party review is to provide an impartial assessment of the methodology, identified
environmental impacts, and the recommendations provided for management of cultural
resources located within the 203.4-acre AH-SP as provided in the 2015 Cultural
Resources Constraints Report.
Report Review
Methods for the Wolfe and Hale (2015) cultural resources constraints analysis generally
conform with accepted practices for identification of cultural resources under federal, state,
and local regulations. While the Wolfe and Hale (2015) report identified resources within
the AH-SP that may be impacted by development, the conclusions presented in the report
are based on a limited cultural study that does not collect enough data to determine the
significance of sites that may be impacted. Additionally, the environmental protection
features (EPF) do not include measures for site avoidance in not only development of the
Visitor-Serving Commercial area, but also in development of public access trails and
features with in the Passive Open Space, the Exclusive Agricultural Open Space, and the
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Agricultural Support Open Space areas. Avoidance of sites or Identification of site
significance is consistent with Carlsbad Municipal Code, Chapter 22.06.
Background information was gathered from the South Coastal Information Center. Results
of the record search show that 30 previous studies have covered a portion of the AH-SP.
After records review, a pedestrian survey was performed using linear transects spaced no
more than 15 m apart. Wolfe and Hale (2015) state that this survey covered previously
recorded site areas. In a follow up conversation with Alexandra Martini of Dudek on 14
July 2015, Dudek clarified intensive pedestrian surveys of the AH-SP were conducted on
three different occasions. Standard practice dictates that a survey should be conducted on
any portion of the area of potential effect that has not been previously surveyed. This will
allow for identification of unrecorded cultural resources. The report, as written, does not
provide clarification that the entire AH-SP was intensively surveyed.
Not completed during the background research was a Sacred Lands File (SLF) search
with the Native American Heritage Commission (NAHC). Although the California
Environmental Quality Act (CEQA) does not apply to this citizen-led initiative, due
diligence in identifying possible Native American sacred lands is a best practice for
conducting cultural resources background research and is consistent with policy 7-P.10 of
the Arts, History, Culture and Education Element (ACHE) of the City of Carlsbad Draft
General Plan (2014). In a follow up conversation with Alexandra Martini of Dudek on 14
July 2015, Dudek indicated that they are not conducting any Native American outreach,
but that Native American outreach is on-going and will be completed in accordance with
the Coastal Act.
The report provides a description of 15 previously recorded sites identified through the
record search process that are located within the AH-SP. These descriptions provide
context for previous work conducted at the sites including any previous testing for
significance or mitigation that has been conducted at each of the sites. Also provided in
the description is the general location of the sites within the AH-SP. This is important for
analysis of possible project impacts to sites. Of particular importance are those sites
located in the VSC portion of the AH-SP. Project plans for this portion include
development of structures that house outdoor shopping, dining, and an entertainment
promenade.
The report identifies three sites (SDI-6831, -17078, and -17959) that are located within the
VSC portion of the AH-SP, and one historical resource (SDI-6134) located within an area
proposed for road construction. Assuming that these sites will be impacted by
development, Wolfe and Hale (2015:15) conduced shovel probing “at and near resources
located in the western portion of the Specific Plan area and [in] road improvement areas.”
Unfortunately, there is no further information provided on this limited probing beyond the
statement that “all 4 of these sites are considered heavily disturbed, if not redeposited”
and that “shovel probing for buried archaeological deposits indicates that it is unlikely that
significant archaeological deposits remain that warrant archaeological test excavation”
(Wolfe and Hale 2015:15). A map of the locations of the shovel probes was not provided in
the report; however, a map of the locations was made available to HDR to view on 21 July
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2015. This map showed that seven shovel probes were conducted. Two of these probes
were in the VSC area: one near to SDI-17959 and one near to SDI-02764. One probe was
located near to site SDI-027648 in the AGS-OS area and four probes were located within
historical resource SDI-6134. These last four probes were located in areas planned for
access roads development.
Based on the survey and the limited shovel probes, recommendations provided in the
Wolfe and Hale (2015) report indicate that sites SDI-6831, -17078, -17959, and -17960 are
“disturbed past point of testing” and the recommendation is “monitoring specific plan
disturbance.” From the information provided in the report, it is impossible to determine how
Wolfe and Hale (2015) reached the conclusion that the sites were disturbed past the point
of testing. Sites SDI-6831, SDI-17078, and SDI-17960 were not included in the probing
program. All of these sites are in or on the edge of the VSC area and will likely be
impacted by development of the VSC. No provision is made for avoiding or minimizing
impacts at these sites.
The Wolfe and Hale (2015) report recommendations for SDI-6134, a property considered
eligible for the California Register of Historic Resources (CRHR), are monitoring during
specific plan disturbance with the justification that the EAG-OS area in which the site is
located is continued agricultural use. Currently, plans for the AH-SP indicate development
of an access road that will run through this historical resource. Development of this road,
as well as development of any new public access in the EAG-OS area, may constitute an
impact to the site. The Open Space and Conservation Element of the Carlsbad General
Plan (1994) prohibits the alteration of properties of state or national significance unless
potential impacts are reviewed. While the surface of historical resource SDI-6134 may
have been disturbed by agricultural activity, previous testing by Schroth et al. (1990) found
intact deposits north of Cannon Road within SDI-6134 and recommended a data recovery
program. Consideration of impacts to this historical resource was not given. No provision
is made for avoiding or minimizing impacts at this site.
Possible direct and indirect impacts to sites located within the EAG-OS and the P-OS were
not presented in the report. Wolfe and Hale (2015) indicate that open space and
agricultural elements of these areas constitute a continued use so there will be no
additional impacts to sites located in these areas. However, project plans for both the
EAG-OS and the P-OS include development of trails, buffers, vista points, picnic areas,
limited surface parking for public access, passive recreation use (P-OS), and
classroom/education and interpretive programming (EAG-OS). These public access
additions to the open space and agricultural areas need to be considered for impacts to
sites both from development of trails, picnic areas, and educational buildings and from
increased access to the area. In a follow up conversation with Alexandra Martini of Dudek
on 14 July 2015, Dudek clarified that their understanding is that the trails planned for these
areas have been designed along access roads and already established trails and that
fencing and signage will be placed alongside the trails to encourage public to remain on
the trail. The current trail route presented in the voter initiative shows that the trail may
intersect historical resource SDI-13008, SDI-6830, and SDI-17078. No provision is made
for avoiding or minimizing impacts at these sites
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The EPF measures developed for the AH-SP include monitoring ground disturbance
activity with the AH-SP area, process for responding to identification of anticipated
discoveries, process for identification of human bone, and paleontological monitoring for
appropriate-age deposits. Monitoring of ground disturbance activities is consistent with
policy 7-P.8 in the ACHE. No EPF measure is provided for previously recorded site
avoidance. Site avoidance measures are consistent with policy 7-P.7 of the ACHE. Three
of the sites within open space and agricultural areas have been evaluated and two of
these were considered significant (SDI-6134/10672 and -13008). While the other six
previously recorded unevaluated sites located in these areas are likely disturbed from the
agricultural activity, this type of disturbance extends typically no more than 40 cm deep.
Archaeological deposits below this depth may be intact and could have the potential to
yield information of scientific value (City of Carlsbad Municipal Code, Chapter 22.06).
All EPFs provided in the Wolfe and Hale (2015) report are included in the Environmental
Analysis Agua Hedionda South Shore Specific Plan for 85% Open Space and 15% Retail
Carlsbad, California. These EPFs are also referenced in Table 2 of Appendix A within the
Specific Plan. Conclusions for the review of the Cultural Resources Constraints Report for
the Agua Hedionda South Shore Specific Plan for 85% Open Space and 15% Retail
Carlsbad, California are that the scope of work presented in the report is not sufficient to
identify impacts to historical resources as required in the Open Space and Conservation
Element of the Carlsbad General Plan (1994). This appears to be a limitation of the work
requested rather than an oversight on the part of Dudek. Additionally, the EPF measures
do not provide protection for the one historical resource identified in the AH-SP nor does it
include avoidance or testing measures for sites that have not been evaluated. The data
presented in Wolfe and Hale (2015) does not seem sufficient enough to make a
determination for extent of site disturbance. Additionally, impacts from development of
open space infrastructure (trails, picnic areas, etc.) as well as effects of increased foot
traffic were not considered for sites located in the OS areas of the AH-SP.

Please call me at (858) 712-8267 if you have any questions about the findings of this peer
review of the Cultural Resources Constraints Report.

Sincerely,
HDR, Inc.

Amy Gusick, PhD, RPA
Archaeology Program Manager
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Noise
(HDR)

August 7, 2015

August 7, 2015

July 22, 2015

City of Carlsbad
Community & Economic Development
1635 Faraday Avenue
Carlsbad, California 92008-7314
Attention: Mr. Van Lynch
Senior Planner
Subject: Third Party Peer Review of the Noise Assessment Report for the Agua
Hedionda South Shore Specific Plan for 85% Open Space and 15% Retail
Dear Mr. Lynch:
In accordance with executed Task Order No. 1 for the Agua Hedionda 85/15 Specific Plan
Initiative for the City of Carlsbad, HDR, Inc., has performed a third party review of the
Noise Assessment Report and applicable sections (Section 4.13 Noise) of the
environmental analysis of the above cited Specific Plan.
Background
The City of Carlsbad has initiated a review process for the voter initiated Agua Hedionda
South Shore Specific Plan for 85% Open Space and 15% Retail. The specific plan is in
Carlsbad, California and includes a 203.4-acre area south of Aqua Hedionda Lagoon, east
of I-5, and north of Cannon Road. The purpose of this third party review is to provide an
impartial assessment of the methodology, identified environmental impacts, and the
recommendations provided for noise sensitive land uses and/or receptors located within or
adjacent to the 203.4-acre Specific Plan Area (SPA) as provided in the Noise Assessment
Report.
Report Review
Methods used to conduct the environmental noise assessment are generally sufficient for
a commercial/retail development. HDR identified a number of comments specific to the
environmental noise assessment as part of the peer review. Dudek provided clarification
to these comments in an information clarification memo dated July 17, 2015 (attached to
this peer review letter), the responses to which are summarized below.
The existing conditions discussion (e.g., Section 5) indicates that traffic noise is dominant
throughout most of the Specific Plan area. This could be questioned by the public given
the relatively large setback distance to major roadways from portions of the Specific Plan
area. HDR requested clarification from Dudek’s noise expert regarding the ambient noise
levels measured in the area. Dudek’s noise expert provided a table of observations made
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during their measurement effort (see attachment). The table of observations provided
confirmed that, although set back distances from nearby roadways to portions of the
specific plan area are rather large, traffic noise remains dominant due to high traffic
volumes on major roadways in the area such as Interstate 5 (I-5) at all measurement
locations expect for one location - Measurement Location M2. Measurement Location M2
was dominated by wildlife and birds with secondary noise from I-5 and distant aircraft.
HDR finds that Dudek’s clarification is sufficient and that the ambient environment has
been characterized appropriately.
It was noted during the peer review that the noise technical report did not describe the
meteorological conditions that were present during the ambient noise measurement
survey. HDR requested clarification from Dudek that the measurements were completed
under appropriate conditions (e.g., low wind speeds of 10 miles per hour [MPH] or less
and no precipitation). Dudek clarified that the ambient noise measurement survey was
conducted under appropriate meteorological conditions of 65 degrees Fahrenheit (F),
sunny skies, and wind speeds of less than 10 mph (see attachment).
HDR also requested that Dudek provide annual calibration sheets for all equipment used
in the survey to ensure that the measurements were conducted in compliance with the
City’s prescribed noise measurement methodology. Dudek submitted the annual
calibration sheets which clarified and confirmed that the equipment used is in compliance
with the City’s noise regulations (see attachment).
For traffic noise predictions, HDR requested that Dudek provide clarification on their
validation effort (i.e., how was the traffic noise prediction model validated based on
existing noise measurements taken within the AH-SP). Dudek provided these validation
runs, which demonstrate that the noise model is a valid predictor of traffic noise because
+/- 3 dB agreement was achieved between measured and modeled data.
Table 7 of Section 6.1 in the Noise Technical Report lists existing and future CNELs.
However, HDR identified that the modeled existing level is less than that provided in Table
5 where these levels were actually measured in the field. Additionally, it seemed unlikely
that measured vs. modeled existing noise levels would have much variability, especially
when considering that Dudek modeled traffic noise levels using peak hour traffic data for
the existing conditions but measured existing noise levels during off peak hours. This
apparent discrepancy was clarified by Dudek. The measurement at this location was
taken, relative to the sensitive receptor, on the outside of a concrete wall. Therefore, the
noise level at this modeled receptor did not receive the noise reduction provided by the
barrier that the receptor actually experiences. The measurement was used to validate the
traffic noise model and then the modeled existing level was used as the existing sound
level. This approach is acceptable and HDR agrees with the Dudek’s conclusions as a
result.
HDR requested that Dudek provide clarification on attenuation rates used in the stationary
on-site noise sources as well as those for construction noise analysis. Dudek confirmed
that simple geometric spreading (e.g., 6-dB reduction per doubling of distance) was used.
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HDR finds that this approach is sufficiently conservative and therefore agrees with
Dudek’s findings.
Under Section 6.2 HDR noticed that there were apparently two references used for
construction noise sources (e.g., EPA 1971 and FTA 2006). Dudek confirmed that the
EPA 1971 source was used for generalized construction phase sound levels and that the
FTA 2006 reference was used for specific equipment sound levels. HDR therefore agrees
with the analysis conducted and the resultant findings.
HDR requested clarification on a sound level listed in Section 4.13 of 9212 IR Table 4.13-4
which indicated a residential dBA CNEL 604. Dudek clarified that this was a typo in the
report and should be listed as 60 dBA CNEL.
With Dudek’s clarifications on the existing noise analysis HDR agrees with the
methodology utilized and conclusions made in the report, which is that noise should not be
an issue for the commercial development. Please call me at (503) 727-3910 if you have
any questions about the findings of this peer review of the Noise Assessment Report.

Sincerely,
HDR, Inc.

Scott Noel, AICP GISP INCE
Senior Noise Analyst

Attachment:
Dudek Clarification Memo dated July 17, 2015
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MEMORANDUM

To:
From:
Subject:
Date:

Carey Fernandes, Dudek
Mike Greene, Dudek
Agua Hedionda 85/15 Specific Plan Environmental Analysis – Supplemental
Noise Information
7/17/15

Attachment(s): Calibration Certificates, TNM Calibration Input/Output Sheets

Hi Carey, I have prepared the following in response to comments on the noise report prepared
for this project from the peer reviewer at HDR.
1. Section 5 – Existing Conditions:
The following table provides more detailed
information regarding primary and secondary noise sources at the noise measurement
locations.
Table 1
Measured Noise Levels and CNEL
Site

M1
M2
M3
M4
M5
M6

Description

On site: adjacent to Agua Hedionda Lagoon in the
northwestern portion of the Specific Plan area – biological
On site: central portion of the Specific Plan area –
potential future picnic area, adjacent biological habitat
On site: southeastern portion of the Specific Plan area –
Off site: Car Country Park – south of site, east of I-5
Off site: Cannon Road and Faraday Avenue, adjacent to
residential area
Off site: North side of Agua Hedionda Lagoon – residential and
park area

Primary Noise Source

Secondary Noise Sources

I-5 traffic

Birds, distant aircraft

Wildlife / Birds

Distant I-5 traffic, distant
aircraft
Birds, distant aircraft
Birds
Distant gardener /
Landscaping noise

Traffic
I-5 traffic
Traffic
Distant I-5 traffic

Birds, distant kids playing,
distant traffic

2. Meteorological Conditions:
During the noise measurements, the following
meteorological conditions were noted: Temperature: 65 degrees F.; Relative Humidity:
61%; Winds SW 6 MPH, gusts to 9 MPH. Sunny skies.

Memorandum
Subject: Agua Hedionda 85/15 Specific Plan Environmental Analysis – Supplemental Noise
Information

3. Calibration certificates: Calibration certificates for the noise equipment used for the
measurements are attached to this memo.
4. Noise model – M4. The TNM noise model verification input and output for site M4 (as
well as site M5) is attached. Please note that as I’d mentioned, the actual noise
measurement location for M5 was on the outside of the development (i.e., not in the
location that was eventually modeled, which has the additional benefit of a wall and is
elevated above the roadway). This is not ideal and would not be acceptable practice for a
project involving actual design of mitigation measures (i.e., additional noise barriers), but
because this project would not involve such measures at offsite locations, I allowed it.
5. Section 6.2 – Attenuation rates for point sources such as on-site operational equipment
and construction activities) were estimated using geometric spreading (i.e., 6 decibels per
doubling of distance). For source-receiver distances over 1,000 feet, the effects of
molecular air absorption and anomalous excess attenuation were also accounted for using
the rates of 0.7 dBA and 1.0 dBA per 1,000 feet, respectively.
6. Environmental Analysis, Section 4.13, Table 4.13-4: This is to confirm that there was a
typo in the table. The allowable noise exposure (exterior) for residential uses is 60 dB(A)
CNEL. The “4” which is appended was intended to be in superscript, denoting the
following footnote: “An exterior noise exposure level of 65 dBA CNEL is allowable for
residential uses in a mixed-use project and for residential uses within the McClellanPalomar Airport Area of Influence, pursuant to the noise compatibility policies contained
in the ALUCP.” The same error occurs in Table 3 of the Project’s noise report.
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<Job Number Here>
Month Year

INPUT: ROADWAYS

8707

Dudek
M Greene

16 July 2015
TNM 2.5

INPUT: ROADWAYS
PROJECT/CONTRACT:
RUN:

8707
Cannon Road Project - Cal Run

Roadway
Name

Width

Points
Name

No.

ft
Cannon Road - I5 to Paseo del Norte

85.0 point1
point2
I-5 NB S of Cannon Rd
65.0 point3
point4
I-5 SB N of Cannon Rd
65.0 point7
point8
I-5 SB S of Cannon Rd
65.0 point9
point10
Cannon Rd-Crslbd Blvd to Ave Encns
80.0 point11
point17
CannonRd-PaseodelNortetoLegoland Dr
85.0 point13
point19
Paseo del Norte - S of Cannon Rd
60.0 point15
point33
point34
point35
point16
Cannon Rd- Ave Encns to I-5
80.0 point18
point12
CannonRd-Legoland DrtoFaraday Av
85.0 point20
point14
CannonRd-Faraday Av to El CmnoReal
85.0 point23
point24
Faraday Ave Cannon Rd to College Blvd
70.0 point25
point26
El Camino Real Tamarack Ave to Cann
110.0 point27
point28
C:\TNM25\Projects\Cannon Road Project Carlsbad\Cal Run

1
2
3
4
7
8
9
10
11
17
13
19
15
33
34
35
16
18
12
20
14
23
24
25
26
27
28

Average pavement type shall be used unless
a State highway agency substantiates the use
of a different type with the approval of FHWA

Coordinates (pavement)
X
Y

Z

ft

ft

ft
3,110.0
3,900.0
3,100.0
3,100.0
3,000.0
3,000.0
3,000.0
3,000.0
1,400.0
2,785.0
3,910.0
6,905.0
3,900.0
3,900.0
3,300.0
3,300.0
3,300.0
2,790.0
2,990.0
6,910.0
9,900.0
9,905.0
14,500.0
9,900.0
9,900.0
14,500.0
14,500.0

3,000.0
3,000.0
2,990.0
1,000.0
7,000.0
3,000.0
2,990.0
1,000.0
3,000.0
3,000.0
3,000.0
3,000.0
2,990.0
2,492.5
1,800.0
1,400.0
950.0
3,000.0
3,000.0
3,000.0
3,000.0
3,000.0
3,000.0
2,995.0
1,000.0
6,000.0
3,050.0

Flow Control
Control
Speed
Device
Constraint
mph
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00

Percent
Vehicles
Affected
%

Segment
Pvmt
On
Type
Struct?

Average
Average
Average
Average
Average
Average
Average
Average
Average
Average
Average
Average
Average
Average
Average
1

16 Ju

INPUT: ROADWAYS
I-5 NB N of Cannon Rd
El Camino Real Cannon Rd to College

8707
85.0 point36
point37
110.0 point38
point39

C:\TNM25\Projects\Cannon Road Project Carlsbad\Cal Run

36
37
38
39

3,100.0
3,100.0
14,500.0
14,500.0

7,000.0
3,000.0
1,000.0
2,990.0

100.00
100.00
100.00
100.00

Average
Average

2

16 Ju

INPUT: TRAFFIC FOR LAeq1h Volumes

8707

Dudek
M Greene
INPUT: TRAFFIC FOR LAeq1h Volumes
PROJECT/CONTRACT:
RUN:
Roadway
Name

Cannon Road - I5 to Paseo del Norte
I-5 NB S of Cannon Rd
I-5 SB N of Cannon Rd
I-5 SB S of Cannon Rd
Cannon Rd-Crslbd Blvd to Ave Encns
CannonRd-PaseodelNortetoLegoland Dr
Paseo del Norte - S of Cannon Rd

Cannon Rd- Ave Encns to I-5
CannonRd-Legoland DrtoFaraday Av
CannonRd-Faraday Av to El CmnoReal
Faraday Ave Cannon Rd to College Blvd

16 July 2015
TNM 2.5

8707
Cannon Road Project - Cal Run
Points
Name

No.

point1
point2
point3
point4
point7
point8
point9
point10
point11
point17
point13
point19
point15
point33
point34
point35
point16
point18
point12
point20
point14
point23
point24
point25
point26

C:\TNM25\Projects\Cannon Road Project Carlsbad\Cal Run

Segment
Autos
V
S
veh/hr mph
1
2
3
4
7
8
9
10
11
17
13
19
15
33
34
35
16
18
12
20
14
23
24
25
26

MTrucks
V
S
veh/hr mph

HTrucks
V
S
veh/hr mph

Buses
V
veh/hr

Motorcycles
V
S
veh/hr mph

S
mph

2731

65

52

65

93

65

0

0

19

65

2731

65

93

65

52

65

0

0

19

65

2731

65

93

65

52

65

0

0

19

65

2731

65

93

65

52

65

0

0

19

65

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0

0

0

0

0

0

0

0

0

0

688

35

12

35

0

0

0

0

8

35

688

50

12

50

0

0

0

0

8

50

0

0

0

0

0

0

0

0

0

0

1

INPUT: TRAFFIC FOR LAeq1h Volumes
El Camino Real Tamarack Ave to Cann
I-5 NB N of Cannon Rd
El Camino Real Cannon Rd to College

point27
point28
point36
point37
point38
point39
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27
28
36
37
38
39

0

0

0

8707
0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

2

INPUT: RECEIVERS

8707

Dudek
M Greene

16 July 2015
TNM 2.5

INPUT: RECEIVERS
PROJECT/CONTRACT:
RUN:

8707
Cannon Road Project - Cal Run

Receiver
Name

No.

#DUs Coordinates (ground)
X
Y

ft
M4 - Car Country Park
M5 - Cannon Rd / Faraday Ave

1
3

1
1

ft
3,200.0
10,004.0

C:\TNM25\Projects\Cannon Road Project Carlsbad\Cal Run

1,500.0
2,944.6

Z

Height
above
Ground

Input Sound Levels and Criteria
Existing Impact Criteria
NR
LAeq1h LAeq1h Sub'l
Goal

ft

ft

dBA

100.00
100.00

5.00
5.00

dBA
75.50
68.00

1

dB
66
66

Active
in
Calc.

dB
10.0
10.0

8.0
8.0

Y
Y

RESULTS: SOUND LEVELS

8707

Dudek
M Greene

16 July 2015
TNM 2.5
Calculated with TNM 2.5

RESULTS: SOUND LEVELS
PROJECT/CONTRACT:
RUN:
BARRIER DESIGN:

8707
Cannon Road Project - Cal Run
INPUT HEIGHTS

ATMOSPHERICS:

68 deg F, 50% RH

Receiver
Name

No.

#DUs

Existing
LAeq1h

dBA
M4 - Car Country Park
M5 - Cannon Rd / Faraday Ave
Dwelling Units

All Selected
All Impacted
All that meet NR Goal

1
3

1
1

No Barrier
LAeq1h
Calculated

Crit'n

Increase over existing
Type
Calculated
Crit'n
Impact
Sub'l Inc

dBA

dBA

dB

75.5
68.0

75.4
66.5

# DUs Noise Reduction
Min
Avg
dB
dB
2
2
0

C:\TNM25\Projects\Cannon Road Project Carlsbad\Cal Run

0.0
0.0
0.0

Average pavement type shall be used unless
a State highway agency substantiates the use
of a different type with approval of FHWA.

66
66

dB
-0.1
-1.5

With Barrier
Calculated Noise Reduction
LAeq1h
Calculated Goal

dBA
10
10

Snd Lvl
Snd Lvl

dB
75.4
66.5

Calculated
minus
Goal
dB

dB
0.0
0.0

8
8

-8.0
-8.0

Max
dB
0.0
0.0
0.0

0.0
0.0
0.0

1

16 July 2015

Phase I Site Assessment and Soil Sampling
(HDR)

August 7, 2015

August 7, 2015

August 6, 2015

City of Carlsbad
Community & Economic Development
1635 Faraday Avenue
Carlsbad, California 92008-7314
Attention: Mr. Van Lynch
Senior Planner
Subject: Third Party Peer Review of Phase I Site Assessment and Soil Sampling
Summary Report for the Agua Hedionda South Shore Specific Plan for
85% Open Space and 15% Retail
Dear Mr. Lynch:
In accordance with executed Task Order No. 1 for the Agua Hedionda 85/15 Specific Plan
Initiative for the City of Carlsbad, HDR, Inc., has performed a third party review of the
Phase I Environmental Site Assessment, Parcel 8, Cannon Road & Interstate 5 Freeway,
Carlsbad, California 92008, Project No. 197-2012-0162/100 (Appendix O of the
Environmental Assessment) of the above cited Specific Plan.
Background
The City of Carlsbad has initiated a review process for the voter-initiated Agua Hedionda
South Shore Specific Plan for 85% Open Space and 15% Retail. The Agua Hedionda
Specific Plan Area (AH-SP) is in Carlsbad, California, and includes a 203.4-acre area
south of Aqua Hedionda Lagoon, east of I-5, and north of Cannon Road. The purpose of
this third party review is to provide an impartial assessment of the methodology, identified
environmental impacts, and the recommendations provided for management of potential
hazardous materials sites associated with the AH-SP.
Report Review

The overall structure of the report is in conformance with the American Society of Testing
and Materials (ASTM) Standard Practice E 1527-05 document entitled, Standard Practice
for Environmental Assessments: Phase I Environmental Site Assessment Process,
including “all appropriate inquiry”; however, the report follows an outdated ASTM standard
(2005). Specifically, the ASTM standards were updated in December 2013, between the
timeframe of the report completion and this 3rd party review. The report is not in
compliance with the current ASTM E 1527-13 standards.
hdrinc.com
8690 Balboa Avenue, Suite 200, San Diego, CA 92123
T 858.712.8400 F 858.712.8333

CONFIDENTIAL:ATTORNEY-CLIENT PRIV.

The report is well past the six month “shelf life” for Comprehensive Environmental
Response, Liability, and Compensation Act (CERCLA) liability protections as codified in
ASTM E 1527-13. To maintain the CERCLA liability protections, the report would need to
be redone (as it is also past the 180 to 365-day period that ASTM allows for completion of
a reduced-scope “update”).
The term “potential environmental concern (PEC)” is not one of the recognized ASTM
categories of a recognized environmental concern (REC). This language is left up to the
author’s interpretation and is not consistent with how a REC is defined.
Environmental Protection Agency (EPA) Region 9 has changed terminology from
Preliminary Remediation Goals (PRGs) to Regional Screening Levels (RSLs). In addition,
the EPA updated the screening levels in January 2015. It is possible that an update to the
EPA terminology and screening levels would trigger a re-evaluation of the results and
conclusions.
The report states that the organo-chlorine pesticides, lead, copper concentrations do not
exceed RSLs or California Human Health Screening Levels for commercial/industrial use.
The report states that the area identified as Exclusive Agricultural Open Space (EAG-OS)
would not be developed into commercial/industrial uses; therefore, it would not release
hazardous materials into the environment. The ESA concludes that the soils are suitable
for commercial/industrial uses, however, additional land uses are proposed in the AH-SP
including Agricultural Support Open Space (AGS-OS), Passive Open Space (P-OS) and
Habitat Management Plan Open Space (HMP-OS). Based on the historic aerial
photographs included as part of the report, it appears that agricultural uses extended into
areas currently proposed for P-OS and HMP-OS uses. Measures to reduce exposure to
toxaphene 1 in soils in regard to the differing proposed land uses in the P-OS and HMP-OS
areas of the AH-SP.
The report does not state where these P-OS and HMP-OS areas fall within the EPA land
use classifications, as being more resial (VSC) area and agricultural uses proposed in the
AGS-OS and EAG-OS areas of the AH-SP. It is unknown if P-OS and HMP-OS areas
would require removal of contaminated soil volumes – especially with respect to the
passive open space uses proposed under the P-OS area. In this respect, the reports lack
the detail necessary to support the recommendations and conclusions presented, and do
not provide sufficient detail for development of an actionable Phase II plan for portions of
the AH-SP.

1

Toxaphene, also known as camphechlor, chlorocamphene, polychlorocamphene, and chlorinated camphene,
is a highly toxic and bioaccumulative organic insecticide. It is one of the so-called Dirty Dozen, a group of 12
chemicals that are considered highly toxic and associated with numerous diseases and birth defects in
livestock and humans. The EPA has canceled all uses of toxaphene and outlawed general use as of March 1,
1990. Toxaphene is bioaccumulative and is readily stored in fats. There have yet to be human studies to
examine the effects of long-term, low-level toxaphene exposure, but animal studies have been conducted. In
rats, it is seen to be a developmental toxicant, a nervous system toxicant, and a possible carcinogen.
hdrinc.com
8690 Balboa Avenue, Suite 200, San Diego, CA 92123
T 858.712.8400 F 858.712.8333

CONFIDENTIAL:ATTORNEY-CLIENT PRIV.

Please call me at (858) 712-8258 if you have any questions about the findings of this peer
review of the Phase I Environmental Site Assessment.

Sincerely,
HDR, Inc.

Lori Arena
Environmental Planner

hdrinc.com
8690 Balboa Avenue, Suite 200, San Diego, CA 92123
T 858.712.8400 F 858.712.8333

Geotechnical Impacts
(Hetherington Engineering)

August 7, 2015

August 7, 2015

HETHERINGTON ENGINEERING, INC.
SOIL & FOUNDATION ENGINEERING

ENGINEERING GEOLOGY HYDROGEOLOGY

June 12, 2015
Project No. 7668.1
Log No. 17720
City of Carlsbad
Community & Economic Development
1635 Faraday
Carlsbad, California 92008-7314
Attention:

Ms. Christie Marcella
Management Analyst

Subject:

GEOTECHNICAL IMPACT REPORT
Task Order No. 1
Agua Hedionda 85/15 Specific Plan Initiative for the City of Carlsbad
Carlsbad, California

References:

Attached

Dear Ms. Marcella:
In accordance with executed Task Order No. 1 for the Agua Hedionda 85/15 Specific
Plan Initiative for the City of Carlsbad, Hetherington Engineering, Inc. has provided
third-party geotechnical review of the referenced documents (see References) and
prepared this geotechnical impact report as required by Task 4 of Task Order No. 1. The
purpose of our work was to provide independent geotechnical engineering, engineering
geologic, and hydro-geologic review of the potential geotechnical impacts associated
with the Agua Hedionda South Shore Specific Plan for 85% Open Space and 15% Retail.
The following provides the results of our review organized by task as described in Task
Order No. 1.
Task 1: Review Geotechnical Sampling and Testing Methodology
The document that includes geotechnical sampling and testing methodology is the
Kleinfelder, Inc., November 15, 2012 report included in Reference 2, Appendix K. This
report is a due-diligence level study. No design-level analysis or recommendations are
provided. A design-level geotechnical investigation will be necessary to confirm the
preliminary conclusions and recommendations provided in the report. It is our opinion
that this document complies with professional standards of practice; applicable regional,
state and federal guidelines; and adheres to city standards as a due-diligence level study.

5365 Avenida Encinas, Suite A Carlsbad, CA 92008-4369 (760) 931-1917 Fax (760) 931-0545
327 Third Street Laguna Beach, CA 92651 (949) 715-5440 Fax (949) 715-5442
www.hetheringtonengineering.com

GEOTECHNICAL IMPACT REPORT
Project No. 7668.1
Log No. 17720
June 12, 2015
Page 2
Tasks 2: Review Geotechnical Impacts
The potential geotechnical impacts of the Specific Plan are analyzed in Reference 2,
Section 4.6.4 based on Reference 2, Appendix K and the cumulative effects are analyzed
in Reference 2, Section 5.3.6. Environmental Protection Features that are part of the
Specific Plan are provided in Section 4.6.5. The analyses indicate the following:
Section 4.6.4 Impact Analysis
a) The potential for fault rupture, strong seismic ground shaking, liquefaction, and
landslides are less than significant.
b) Although the potential to increase soil erosion from vegetation removal, grading and
construction activities exists, compliance with the City’s regulations; federal, state
and local laws and regulations concerning building construction; and applicable
environmental protection features would reduce impacts related to soil erosion to less
than significant.
c) Since the Specific Plan would not allow for Visitor-Serving Commercial uses in a
geologic unit or on soil that is or will become unstable as a result of the Specific Plan,
impacts would be less than significant.
d) The majority of the soils above the Santiago Formation are expected to be nonexpansive to low expansive. The clayey colluvium/alluvium in a localized area in the
northeastern portion of the Specific Plan area is likely moderately to highly expansive
and would require complete removal prior to any construction in that location. The
clay soil in the underlying Santiago Formation may have a high potential for
expansion; however, no Visitor-Serving Commercial uses would be permitted in this
area because it is designated HMP-OS, which prohibits the construction of structures.
Impacts would therefore be less than significant.
Based on our review of Reference 2, Appendix K, the conclusions with respect to
potential geotechnical impacts provided in Reference 2, Section 4.6.4 appear to be
reasonable.

HETHERINGTON ENGINEERING, INC.

GEOTECHNICAL IMPACT REPORT
Project No. 7668.1
Log No. 17720
June 12, 2015
Page 3
Section 5.3.6 Cumulative Effects
a) Fault Rupture - no considerable contribution to cumulative effects.
b) Strong Seismic Ground Shaking - no considerable contribution to cumulative effects.
c) Liquefaction - no considerable contribution to cumulative effects.
d) Landslides, Lateral Spreading, Subsidence or Collapse - no considerable contribution
to cumulative effects.
e) Erosion - no considerable contribution to cumulative effects.
f) Expansive Soils – no Visitor Serving Commercial Uses would be permitted in the
area of moderately to highly expansive soils because it is a part of the designated
open space.
The final conclusion is that “no potential cumulative effect related to site specific
geologic hazards… would occur.”
Based on our review of Reference 2, Appendix K, the conclusions with respect to the
cumulative effects of site-specific geologic hazards provided in Reference 2, Section
5.3.6 appear to be reasonable.
Task 3: Review Report Recommendations and Conclusions
Preliminary geotechnical conclusions and recommendations with respect to proposed
development are included in Reference 2, Appendix K. Based on our review of the
report, the preliminary conclusions and recommendations appear reasonable. As
recommended in the report a design-level geotechnical investigation will be necessary to
confirm the preliminary conclusions and recommendations provided in the report.

HETHERINGTON ENGINEERING, INC.
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“Agua Hedionda South Shore Specific Plan for 85% Open Space and 15%
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3.

“Technical Guidelines for Geotechnical Reports,” City of Carlsbad, January,
1993.

Project No. 7668.1
Log No. 17720

.

HETHERINGTON ENGINEERING, INC.

Stormwater/Hydrology/Water Quality
(Rick Engineering Company)

August 7, 2015

August 7, 2015

Sewer
(Kennedy Jenks)

August 7, 2015

August 7, 2015

Kennedy/Jenks Consultants

6 August 2015

Technical Memorandum
To:

Kirsten Plonka, PE

From:

Tucker Southern, PE

Subject:

Agua Hedionda 85/15 Specific Plan Initiative Third Party Review
K/J 1287110.03

Purpose and Approach
The intent of this technical memorandum is for Kennedy/Jenks Consultants, Inc.
(Kennedy/Jenks) to provide the City of Carlsbad (City) third party review comments of the
Environmental Analysis for the Agua Hedionda South Shore Specific Plan for 85% Open Space
and 15% Retail prepared by Dudek in May 2015 (Specific Plan) for all aspects regarding
sanitary sewer. Sections 4.22 (Sewer Service), 5.3.18 (Utilities and Service Systems), Appendix
A (LFMP Consistency Analysis) and Appendix M (Sewer Systems Analysis) were reviewed and
compared to the City guidelines, applicable regional, state and federal guidelines, as well as
professional standards of practice.
Evaluation
The projected flow calculations for the Specific Plan follow City design standards and the City of
Carlsbad 2012 Master Plan provided by Dudek, for the “various commercial” facilities with the
exception of the proposed public restrooms. The City does not have a design standard flow rate
for public restrooms. The Specific Plan calculation utilizes a 4 gallons per day (gpd) per visitor
unit flow for an assumed 125 visitors per day yielding 500 gpd of flow. The source of this input is
provided in the Memorandum from Dexter Wilson dated July 6, 2015 and noted to be a range
from 4 to 8 gpd per visitor. American Water Works Association (AWWA) recommends values of
5 gpd per visitor for a highway rest area and up to 10 gpd per visitor for a picnic area with only
toilets. The variation from the lowest (4 gpd), that was used in the Specific Plan calculations, to
the highest (10 gpd) is less than 2% of the total predicted Specific Plan flow. The number of
visitors was provided by the proponent of the Specific Plan without any reference or justification.
The City’s design standards call for peak dry weather flow (PDWF) estimates along with
hydraulic radius to be used for sizing new or evaluating existing gravity sewer lines. The
peaking factor from average dry weather flow (ADWF) to PDWF is provided in the design
standards as 2.5 and correctly applied to the Specific Plan flow predictions. However, sewer lift
stations are called out to be designed to peak wet weather flow (PWWF), which is not noted or
applied in the Specific Plan analysis. A peaking factor from ADWF to PWWF is not provided in
the City’s design standards or in the 2012 master plan. An industry standard peaking factor for
this is typically 3 to 3.5 but is dependent on the specifics of the system (size of system, age of
system, etc.). PDWF for the Specific Plan is predicted to be 81 gallons per minute (gpm), but
the new lift station is proposed to be designed for 120 gpm to meet the minimum velocity in the
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force main. The additional capacity above PDWF provides for a PWWF peaking factor of almost
four (4), which is more conservative than the industry standard peaking factor range listed
above for PWWF. The actual design of the new infrastructure will require review and
acceptance by the City before construction.
The following existing sewer system components have been identified as providing service to
the Specific Plan:
1. South Agua Hedionda Interceptor (SAH Interceptor)
2. Vista/Carlsbad Interceptor (V/C Interceptor)
3. Encina Water Pollution Control Facility (EWPCF)
The Environmental Analysis has identified that each of these components has adequate
capacity to serve the Specific Plan due to its incorporation into previously executed future
development planning, such as the 2012 Sewer Master Plan provided by Dudek. The estimated
sewer flows proposed in the Specific Plan have increased since the 2012 Sewer Master Plan by
less than 1.5%. However, the comparison of current infrastructure capacity to existing PDWF
and Ultimate PDWF is not clearly presented in either the Environmental Analysis for the Specific
Plan or the 2012 Sewer Master Plan, with the exception of the EWPCF. Additional information
was requested from the consultant and was provided in a subsequent Memorandum provided
from Dexter Wilson Engineering dated July 6, 2015. The information added from this
Memorandum is provided in italics in the table below.

Impacted
Infrastructure
SAH
Interceptor
V/C
Interceptor

Ultimate
PDWF
(2012 MP)

Current Existing
Capacity PDWF
4.5
2.5
MGD1
MGD
3.8 MGD
20.5
16
MGD2
MGD
36 MGD
10.26
7.9
EWPCF
MGD3
MGD3 10.0 MGD3
1
Minimum pipeline capacity for SAH-4.

Original
AH 85/15
ADWF
(from 2012
MP)

37,000
gpd
37,000
gpd
37,000
gpd

Updated
AH 85/15
ADWF

(from Specific
Plan)

47,300
gpd
47,300
gpd
47,300
gpd

Updated
Ultimate
PDWF
3.82 MGD
36.02
MGD
10.0
MGD3

2

Pipeline capacity in VC-14.

3

EWPCF are in ADWF as the allocation is based on averaged yearly values.
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4

Capacity exists in the current condition and future planned upgrades (recommended upgrade
to 40 MGD per 2012 Master Plan) to the V/C Interceptor are unchanged as a result of this
project.
Summary & Conclusions
The sewer contribution of the Specific Plan is relatively low compared to the City’s existing and
predicted sewer capacity. However, an increase in future allocation in one location may require
another location to decrease. Therefore, the predicted flows need to be validated and compared
to the existing and predicted future capacity of the system. A hydraulic analysis of the
surrounding infrastructure is recommended during the plan check process. There are three
noteworthy points regarding the evaluation of the sewer improvements proposed in the Specific
Plan:
1. The estimated sewage flow from the public restrooms; 4 gpd/visitor may be low and the
estimate of 125 visitors per day is unsupported.
2. The predicted sewer flows from the parcel in question have risen since their previous
estimate in the 2012 Master Plan.
3. The Vista/Carlsbad Interceptor is predicted to be over allocated in the future if no
improvements are made before increased flow is realized.
The first item, predicted contribution of the proposed public restroom, may be underestimated.
However, even if the number of visitors and the estimated flow were both doubled, the existing
and predicted future infrastructure would not require additional capacity.
The second item, increased flow since the last prediction, is not great enough to impact existing
capacity or planned future infrastructure improvements.
The third item, predicted future sewer flows greater than capacity of the existing system, is
unchanged with or without the development. The predicted future flows are significantly greater
than the capacity of existing infrastructure and require improvement regardless of the
contribution of the proposed Specific Plan.
In summary, it appears the proposed Specific Plan will not negatively affect the existing sanitary
sewer system nor will it require improvements to existing infrastructure, outside of the
improvements identified in the Sewer Master Plan.

q:\sandiego\2012\1287110.03_city of carlsbad_agua hedionda specific plan\09-reports\9.09-reports\final third party review technical memo 8-6-15.doc

© Kennedy/Jenks Consultants, Inc.

Kennedy/Jenks Consultants

Technical Memorandum
Kirsten Plonka, PE
6 August 2015
1287110.03
Page 4

Existing
Standards
Sewer Flow
Prediction from
City standards
and 2012 Master
Plan
Predicted ADWF
37,000 gpd per
2012 Sewer
Master Plan
Peaking Factor
from ADWF to
PDWF = 2.5
Capacity of
existing system
downstream
infrastructure per
City standards

Proposed Standard

Short Meets Exceeds Comments

Peaking Factor from
ADWF to PDWF =
2.5
Effect of additional
flow from Specific
Plan to existing and
future predicted
flows on
infrastructure

X

Design criteria for
new infrastructure
per City
standards

Proposed design
criteria for Specific
Plan Infrastructure
per City standards

X

Calculated predicted
sewer flow using City
standards when
available

Flow predictions meet City
standards with the
exception of the public rest
rooms for which the City
does not have a standard
Predicted future flow
increased by 10,300 gpd
(~27.8%)

Predicted ADWF
47,300 gpd per
Specific Plan

X
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Future improvements of the
existing system are
required to meet future
flows but capacity in both
current and predicted
future improved
infrastructure are not
affected by Specific Plan
City standards call for lift
stations to be designed to
PWWF but no peaking
factor for ADWF to PDWF
is provided. Lift station is
proposed to be larger than
industry standard peaking
factors.
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PURPOSE AND SCOPE
This technical memorandum presents a third party peer review of the Agua Hedionda South Shore Specific Plan for 85%
Open Space and 15% Retail (Agua Hedionda South Shore Specific Plan, Specific Plan); Sections 4.21 (Water Service),
5.3.18 (Utilities and Service Systems, Cumulative Impacts) and Appendix L of the supporting Environmental Analysis
prepared for the project proponent, plus supporting appendices and tables; and the proponent’s supporting Water
Supply Analysis. This review was prepared to provide City Council and the public with information for use in
consideration of the Agua Hedionda South Shore Specific Plan initiative. As a citizen initiative, the Agua Hedionda South
Shore Specific Plan is not subject to California Environmental Quality Act (CEQA) review, but we understand that the City
would nonetheless like to provide decision makers with information that enables them to assess the project’s potential
environmental outcomes in a manner generally commensurate with the CEQA process. We also understand that the City
needs to evaluate the Specific Plan’s consistency with applicable City guidelines, applicable regional, state, and federal
guidelines, and relevant standards of practice.
This memorandum presents the following information.


Consistency with Applicable Guidelines –
Summary



Review of Water/Recycled Water System Impacts
– Section 4.21 of Environmental Analysis



Review of Approach and Methods





Review of Appendix L Water System Impacts

Review of Utility and Service Systems Cumulative
Impacts – Section 5.3.18



Review of Water Supply Analysis

CONSISTENCY WITH APPLICABLE GUIDELINES – SUMMARY
The Agua Hedionda South Shore Specific Plan’s consistency with applicable guidelines and standards of practice is
summarized in the following table, based on the review detailed in the remainder of this memorandum. Brief discussion
follows the table.

Analysis Area City of Carlsbad

Regional / State / Federal

Professional Standards

Water Utilities,
Project Level
Impacts

Meets, with qualifications
Hydraulic analysis will be needed at
plan check to verify that existing
infrastructure is adequate to support
the proposed new development and/or
if additional infrastructure will be
required

Meets, with qualifications
The CMWD obtains potable water supply from
the Metropolitan Water District (MWD) and
San Diego County Water Authority (SDCWA),
whose sources are regularly tested to meet
federal and state drinking water and public
health standards
As a citizen initiative, the Specific Plan is not
considered a project under CEQA; presumably
separate federal review would be required if
the proposed development triggers federal
permit requirements. Additional triggers for
separate discretionary review by resource
agencies could also pertain if state permits are
triggered

Meets, with qualifications
The documents provided are
generally consistent with
applicable professional
standards, but as identified to
left, hydraulic analysis is
needed at plan check to verify
infrastructure needs

Cumulative
Impacts

N/A
Discretionary permits would typically
be required for future actions related
to implementation of a specific plan. As
a citizen initiative, the Specific Plan
would be implemented through
ministerial approvals; this is technically
inconsistent with the City process, but
the inconsistency is built into the
citizen initiative process

Meets, with qualifications
As a citizen initiative, the Specific Plan is not
considered a project under CEQA;
implementation via ministerial approvals is
thus consistent with state regulations. As
identified above, separate discretionary review
may be triggered if federal and/or state
resource agency permits are required for
projects under the Specific Plan

Does not meet, with
qualifications
Specific Plan does not directly
address cumulative impacts of
future build-out or
contributions of project level
implementation

Water Supply
Assessment

Meets
As a citizen-led initiative the Specific
Plan does not trigger state
requirements for water supply
assessment; however, at the City’s
request the proponent has provided a
Water Supply Analysis (WSA) that
provides much of the same information

N/A
As a citizen-led initiative the Specific Plan does
not trigger state requirements for water supply
assessment, although the proponent’s WSA
provides much of the same information

Meets
The WSA generally satisfies the
requirements of Water Code
Section 10910, which guides
water supply assessment for
large development projects

Review of the Environmental Analysis, Water System Impacts for the 85/15 Specific Plan raised initial questions regarding
water supply, cumulative impacts, and potential infrastructure upgrades. The recently included supplemental Water
Supply Analysis generally meets applicable guidelines and standards of practice. However, additional detailed
information relating to the water and recycled systems would need to be submitted and reviewed prior to definitively
stating that all applicable guidelines are being met. More specifically, it is recommended that a hydraulic analysis be
performed for existing water and recycled water infrastructure to ensure that City design standards are being met, and
that (1) existing infrastructure is adequate to support the proposed new development, and/or (2) new infrastructure will
be appropriately sized. Additionally, if additional infrastructure will be required beyond what has already been identified
in the City’s current water and recycled water master plans, then those impacts should be clearly identified, along with
proposed mitigation measures.

BACKGROUND
In May 2015 the City received notice of intent to circulate a petition for a citizen initiative asking voters to consider
implementing a specific plan regulating future land uses in a 203-acre area between Cannon Road and the south shore of
Agua Hedionda Lagoon. The expressed goal of the proposed new specific plan is to protect, conserve, restore, and/or
enhance habitat resources and wildlife, while providing for the continuation of coastal agriculture and strawberry
farming, consistent with the City’s heritage. Key provisions of the proposed new specific plan would include in-perpetuity
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protection of some 177 acres (more than 85% of the plan area) for open space and agriculture. The remaining
approximately 27 acres (just under 15% of the plan area) would be developed to provide a pedestrian-oriented outdoor
shopping, dining, and entertainment promenade envisioned as contributing to Carlsbad’s traditional “village” identity
and beach community character. Portions of the designated open space and agricultural land would be integrated into
the specific plan area via low-impact public access and amenities such as new nature trails and walkways, picnic and rest
areas, lagoon vistas, an outdoor classroom, and other amenities.
Based on California Environmental Quality Act (CEQA) Guidelines §15378, and the recent ruling Tuolumne Jobs & Small
Business Alliance v. Superior Court, No. S207173 (Cal. Supreme Court, Aug. 7, 2014), citizen voter initiatives are not
considered “projects” under CEQA. Therefore, because the Specific Plan is being brought forward for approval by
petition, it is not considered a “project” and will be exempt from CEQA review.

REVIEW APPROACH AND METHODS
The technical appendices and Environmental Analysis sections were reviewed for compliance/consistency with the
following documents.


Carlsbad Municipal Water District (CMWD) 2012 Water Master Plan



Carlsbad Municipal Water District (CMWD) 2012 Recycled Water Master Plan



Carlsbad Municipal Water District (CMWD) 2010 Urban Water Management Plan



City of Carlsbad Local Facilities Management Plan – Zone 13



Guidebook for Implementation of Senate Bill 610 and Senate Bill 221 of 2001

Additional documents and resources used in this evaluation included:


Water Supply Assessment, UC San Diego Long Range Planning, Appendix J, September 2004



Revised Water Supply Assessment, Napa Pipe Project, Napa County, May 2013



San Diego County Integrated Waste Management Plan



San Francisco’s Non-Potable Water System Projects



Brief Guide of Vehicular Traffic Generation Rates for the San Diego Region (SANDAG)



Sycamore Landfill Solid Waste Facility Permit



Otay Landfill Solid Waste Facility Permit



Land Use/Water Supply Guidebook for the Northern California Water Association, November 2007



Vallecitos Water District 2010 Urban Water Management Plan



Review of Response to Comments from the following Projects:



Tiered Winery Zoning Ordinance Amendment, Coast Law Group (San Diego Citizenry Group), April, 2010



Comments on General Plan, Climate Action Plan and Draft Program Level EIR, Preserve Calavera, June, 2014



Questions Regarding Transportation Impact Analysis Methodology Napa Pipe Project, Fehr & Peers, May, 2012

RESULTS OF REVIEW

Review of Water Systems Analysis (Appendix L)
The Water System Analysis for the Agua Hedionda South Shore Specific Plan, prepared by Dexter Wilson Engineering, Inc.
(Dexter Wilson), includes a water system analysis and a recycled water system analysis. The report describes the design
criteria used to analyze the systems, existing and future potable water demand, existing water system analysis, proposed

onsite potable water facilities, potable water supply, recycled water demand and supply and proposed system
connections, and recommendations for water conservation.
The planning criteria used to analyze the water system and recycled water system follow the applicable City guidelines,
such as the CMWD 2012 Water Master Plan, the City’s 2004 Engineering Standards Volume 2, and the CMWD 2012
Recycled Water Master Plan. Projections of potable water demands of the 85/15 Specific Plan were used for hydraulic
capacity analysis and the sizing of the proposed pipelines. In the report, the water demand factor used for nonresidential space is 2,300 gallons per day (gpd) per 10,000 square feet of building area, and the potable water demand
projection for agricultural area is based on historical usage and water requirements of the agricultural types. In the Local
Facilities Management Plan – Zone 13 (LFMP 13), a water demand factor of 1,440 gpd per acreage (ac) is used for
commercial development and a water demand factor of 2,500 gpd/ac is used for agricultural development. By
comparison, the water demands projected for the retail area in this report are more conservative, resulting in an
increase of 27,910 gpd as compared to the 2012 Water Master Plan, and an increase of 96,102 gpd as compared to the
LFMP 13. The water demand projection for existing agricultural area in this report is based on the recent historical water
usage. It is more precise as compared to the use of water demand factor from the LFMP 13, for existing conditions. The
projections of water demand for the two proposed agricultural areas (EAG-OS and AGS-OS) were calculated a bit
differently, which were based on historical water usage, water requirements of the crop types, and farming-usable area.
The water demand per acreage ratios for EAG-OS and AGS-OS are approximately 1,334 gpd/ac and 449 gpd/ac,
respectively, and are much smaller than the water demand per acreage ratio for the existing agricultural area, which is
approximately 2,105 gpd/ac. However, the demand projections for the EAG-OS and AGS-OS were based on the actual
areas available for farming and excluding open space area, so the water demand projections for the two proposed
agricultural areas would be much smaller than the projections using demand factor for agricultural lands in the LFMP 13,
but will be more precise to reflect the actual conditions.
According to the report, the 85/15 Specific Plan is in compliance with the 2010 Urban Water Management Plan, and the
City has reliable water supply for the development, but a brief description could be added to compare the water demand
projected with the 85/15 Specific Plan and the water demand and water supply projected in the 2010 Urban Water
Management Plans.
The report discussed that the proposed water pipes should be sized based on the required fire flow, but the required fire
flow for the 85/15 Specific Plan area is still unknown at this time, according to the proponent. However, according to the
City’s Water Master Plan, the non-residential fire flow requirement is 4,000 gpm for 4 hours, subject to Fire Department
approval. A section could be added to describe the assumptions made and methodologies used to size the potable water
facilities. This report used a demand factor of 2.5 ac-ft/yr for recycled water demand projections, which is conservative
as compared to the 2012 CMWD Recycled Water Master Plan. In the 2012 CMWD Recycled Water Master Plan, a recycled
water demand factor of 2,000 gpd/ac, or 2.2 ac-ft/yr was used for irrigation of parks, and a recycled water demand factor
of 600 gpd/ac was used for commercial property irrigation. The private recycled water pipe was proposed to connect to a
20-inch recycled water line in the report. It would be helpful to recommend the size of the private recycled water pipe
and add a section to discuss the impact of the incremental increase of recycled water demand on the 20-inch recycled
water line. In regarding to the Executive Order B-29-15 in potable urban water usage restrictions, the water conservation
measures recommended in the report are applicable to approximately 15% of the Specific Plan area, or the retail area;
therefore, on-farm water conservation methods could be considered to maximize the potable water usage reduction and
help to reach the 32% potable water usage requirement to the CMWD.
Following are additional comments regarding specific appendices, tables, and figures in the report.


Comment 1 (Appendix L, Page 5, Table 1): The table is titled “Cannon Road Specific Plan Potable Water Demand
Summary,” and there is no explanation in the preceding content mentioned that the Agua Hedionda South Shore
Specific Plan for 85% Open Space and 15% Retail has an alternate name. To avoid confusion, explanation should
be added or the Table 1 should be renamed to be consistent through the report.



Comment 2 (Appendix L, Page 5, Paragraph 2): In line 2, there is a typo in the abbreviation of Agriculture Support
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Open Space, which should be AGS-OS. The statement describes that the calculation of average water system
demand for the proposed EAG-OS and AGS-OS was based on a blend of agricultural crops and historical water
usage data. According to Table 1, the demands per acre for existing and proposed future agricultural lands vary
greatly, so it would be helpful to briefly describe the assumptions made regarding the anticipated distribution of
various crops in the agricultural areas and the water requirements for each crop type.


Comment 3 (Appendix L, Page 7, Paragraph 2): Line 3, explains that the size of the pipe loop in the western
portion of the Specific Plan area will be dependent on the required fire flow for the site, but there is no
description on the fire flow requirements in the previous content or thereafter. It would be helpful to add the fire
flow requirements in the Planning Criteria section, and list out the required fire flow for the site to clarify the
statement.



Comment 4 (Appendix L, Page 7, Paragraph 4): In Line 3, it is not clear what the Cannon Road Specific Plan is, as
mentioned in Comment 1.



Comment 5 (Appendix L, Page 16, Paragraph 1): Line 2 presents the an assumption for the three water
conservation measures that there would be two toilets, one urinal, and two fixtures with self-closing faucets per
10,000 square feet of building space. It would be useful to have a brief description of what these assumptions
are based on.

Review of Water System and Recycled Water System Impacts (Section 4.21)
Water Service is Section 4.21 of Chapter 4 (Environmental Impact Analysis) of the Environmental Analysis prepared for
the Agua Hedionda South Shore Specific Plan by Dudek Consultants. It covers both potable water and recycled water
system service. The section describes existing conditions for potable and recycled water service, relevant plans and
policies, and ordinances, and thresholds of significance.
Potable Water System. Based on information provided in the Plan, infrastructure is available to provide potable water to
the Specific Plan area along the southern boundary adjacent to Cannon Road. Infrastructure includes connections for
both a 16 inch (Pressure Zone 375) and a 12 inch (Pressure Zone 241) potable water line. One connection is currently
proposed at the intersection of Cannon Road to provide potable water to the Specific Plan area. Figure 5.0-1 of the 85/15
Agua Hedionda Specific Plan also depicts a proposed 12 inch line loop approximately 4,900 feet in length that would
provide service to the Visitor Serving Commercial (VSC) area.
The Specific Plan area is within the Carlsbad Municipal Water District’s (CMWD’s) service territory, which based on the
2012 Urban Water Management Plan, can provide service to the Specific Plan area. The CMWD is supplied potable water
by both the Metropolitan Water District (MWD) and San Diego County Water Authority (SDCWA), whose sources are
regularly tested to meet federal and state drinking water and public health standards.
The Specific Plan assumes water usage based on recent average water use for strawberry production within the Specific
Plan area. Table 4.21-1 of the Environmental Analysis Section assumes an area of approximately 60 acres, with 200 acre
feet (178,549 gpd)/year as a baseline for existing water usage for the Specific Plan. The Specific Plan proposes 189 acre
feet (168,729) per year of water demand usage for approximately 203.4 acres.
Potable water uses for the Specific Plan includes 585,000 square feet of development within Visitor-Serving Commercial
(VSC) as well as agricultural uses within the agricultural and open space designated areas. Per Figure 3.0-1 of the Specific
Plan 45.6 acres would be dedicated to Exclusive Agriculture Open Space (EAG-OS).
Following are comments relative to the potable water system and potable supply needs.


Water System – The report shows the sizes and network configuration of the existing and future potable water
system. However, there is no description on the equations or model applications that were used for analyzing the

water system and sizing of the new pipelines. A section could be added to describe the equations or model
applications used to size the potable water facilities, and a hydraulic analysis should be performed to ensure City
design standards are being met. If additional infrastructure is required beyond what has already been identified
in the City’s current water and recycled water master plans, then those impacts should be clearly identified,
along with proposed mitigation measures (i.e., recommended facilities to meet City design standards).


Potable Water Usage and Delivery – The Specific Plan requires that an easement be placed over 155.1 acres of
the proposed open space and agricultural areas. The 85/15 Specific Plan Conceptual Land Use Figure 3.0-1
appears to propose the highest water usage within Exclusive Agricultural Open Space (EAG-OS) (45.6 acres),
Agricultural Support Open Space (EAG-OS) (15.9 acres), and Visitor-Serving Commercial (VSC) (26.7 acres). This is
higher than the 60 acres assumed in the baseline conditions. More detail should be provided regarding how
much water would be consumed for farming uses as compared with commercial uses, what if any additional
infrastructure would be needed, and if so, where it would go to serve agricultural uses.



Report Recommendations/Conclusions relative to Potable Water – The report concludes that there will be
reduction of potable water use under the 85/15 Specific Plan as compared to existing conditions, so there will be
no adverse impacts to the system. Regarding to Executive Order B-29-15 potable urban water usage restrictions,
the water conservation measures recommended in the report are applicable to approximately 15% of the
Specific Plan area, or the retail area; therefore, on-farm water conservation methods could be considered to
maximize the potable water usage reduction and help to reach the 32% potable water usage requirement to the
CMWD.



Drought Conditions – On May 14, 2015 the San Diego County Water Authority met to discuss Management
Actions in Response to Metropolitan Water District Supply Cutbacks and State Water Resources Control Board
Emergency Regulation for State Wide Urban Water Conservation. One of the approved action items was to direct
staff to investigate the potential for a regional demand offset framework. Per Executive Order B-29-15, which
requires mandatory statewide water reductions as mentioned above, CMWD is listed as Tier 8 by the SWRCB,
which is mandated as one of the highest tiers for potable water use reduction. Based on a recent SDCWA staff
report from Diana Friehauf, CMWD will be required to reduce water usage by 28% during this emergency
drought period. As shown in Table 4.21, which is based on the proponent’s modeling, the 85/15 Specific Plan will
reduce demand by 5.5% of baseline assumptions; however because it is uncertain how long drought conditions
will persist and because RWQCB staff call for a 28% reduction in potable water demand, the Environmental
Analysis Section should make mention of any investigation of regional water demand offsets.
Per Table 4-12-Factors Resulting in Inconsistency of Supply in the 2010 CMWD Urban Water Management Plan,
drought and climate change are both identified as factors that could result in reductions of imported water
supply to the San Diego County Water Authority and the CMWD. Given the current drought conditions, the
report could be further supplemented with additional analysis using the Department of Water Resources Climate
Change Handbook for Regional Water Planning, Appendices B, C, and D.

Recycled Water System. Based on the information provided in the Specific Plan, existing infrastructure is available to
provide recycled water to the Specific Plan area along the southern boundary adjacent to Cannon Road; this includes a
20 inch recycled water line (384 Zone).
The Specific Plan area is within the Carlsbad Municipal Water District’s (CMWD’s) service territory. The CMWD obtains
recycled water from Encina Wastewater Authority, Vallecitos Water District, and Leucadia Wastewater District. Figure
5.0-2 depicts a proposed 20 inch line approximately 2,000 feet long, extending from Cannon Road towards Agua
Hedionda Lagoon.
The following comment applies to the recycled water system.


Review of Recycled Water System – The report shows the sizes and network configuration of the existing and
future recycled water system. However, there is no description of the equations or model applications that were
used for analyzing the recycled water system and sizing of the new pipelines. A section could be added to
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describe the equations or model applications used to size the recycled water facilities, and a hydraulic analysis
should be performed to ensure City design standards are being met. If additional infrastructure is required
beyond what has already been identified in the City’s current water and recycled water master plans, then those
impacts should be clearly identified, along with proposed mitigation measures (i.e., recommended facilities to
meet City design standards).

Review of Cumulative Effects Relative to Utility and Service Systems (Section 5.3.18)
Utilities and Service Systems is Section 5.3.18 of Chapter 5 (Cumulative Effects) in the Environmental Analysis for the
Agua Hedionda South Shore Specific Plan that was prepared by Dudek Consultants. As discussed above, as a proposed
citizen initiative, the 85/15 Specific Plan is not subject to CEQA review, but the CEQA statute and CEQA Guidelines
nonetheless provide a useful template for thorough and systematic assessment of the cumulative, long-term impacts
potentially associated with a large development undertaking of this type.
Per §15355 of the State’s CEQA Guidelines, cumulative impacts is used to refer to two categories of effects:


impacts that reflect the combined outcome of repeated similar activities over a period of time



impacts that reflect the combined outcome of more than one project

Cumulative impacts resulting from the combined effect of several projects are understood as the environmental change
that results from the incremental impact of the project under analysis, added to the impacts of other past, present, and
reasonably foreseeable future projects (CEQA Guidelines §15355). Under CEQA, this type of cumulative impact must be
analyzed and disclosed when (1) the overall impact is significant, and (2) the proposed project would make a contribution
that is “considerable” in the context of the larger impact (CEQA Guidelines 15130). For most resources, this translates
roughly to two questions: Is there a significant existing problem? and Would this project make it significantly worse?
Environmental Analysis Section 5.3.18 takes a generalized approach that does not explicitly differentiate (or perhaps
“splits the difference”) between the 85/15 Specific Plan’s potential to independently create a significant cumulative
impact on utilities and service systems through repeated similar activities/projects, and its potential to make a
considerable contribution to an existing significant cumulative impact. Further consideration may be warranted here,
including assessment of the current status of utilities serving the proposed Specific Plan area.
Following are comments relative to Environmental Analysis Section 5.3.18.


Water Service – The Specific Plan does not seem to account for potential build-out and construction activities to
determine that future Water Service needs could have a cumulative effects when no other water service
connections have been described within the VSC area for potable water, or the Agricultural Open Space Area for
recycled water. Per Environmental Protection Feature EPF WS-1, “...no building permit shall be issued unless
adequate water facilities are available” at the time of building permit issuance and occupancy. Additionally, all
future development in Zone 13 is required to pay a major facilities fee based on water meter size to CMWD and
any capacity charge levied by the San Diego County Water Authority for domestic water meters, but the number
of water meters has not been specified so it is difficult to evaluate cumulative impacts. Future activities could
occur on a project by project basis and it might be better to account for this potential.
Discretionary permits would typically be required for future actions related to implementation of a specific plan
(or other planning document), and for this reason the Specific Plan seems inconsistent with City of Carlsbad
Guidelines although the inconsistency is to some extent built into the citizen initiative process. For instance, per
City of Carlsbad Guidelines, the zoning change from Public Utility (P-U) to Visitor Serving Commercial (VSC)
would typically be a Legislative Permit P-3 and a discretionary action following City of Carlsbad Land Use Review
Application P-1. Furthermore, per Chapter 21.208 of the City of Carlsbad Zoning Code, a Conditional Use Permit
is typically required for development on parcels with the Visitor Serving Commercial Overlay Zone. Additionally,
Tentative Parcel or Tract Map subdivision of parcel APN 2110102400 would typically be issued through a

Development Permit and subsequent discretionary action.


Solid Waste – Solid waste disposal for the Specific Plan would be serviced by the City of Carlsbad which sends
waste to the Otay and Sycamore Landfills. Both landfills are expected to be in operation with capacity through
2028 and 2031. Though the Specific Plan would result in 683 tons more solid waste per year at buildout, existing
facilities with capacity are available for future solid waste disposal needs. We concur that projects to implement
the Specific Plan would not create a significant new cumulative impact on solid waste.



Energy Demand – Over the longer term, business hours in the Specific Plan area are stated as being
approximately between 9 AM and 9 PM, and while a majority of these hours are during the day, a not
insubstantial number of operating hours will occur after sunset, particularly in the winter. Furthermore, the
Specific Plan calls for a movie theater and restaurants, which could foreseeably want to be open later than 9 PM,
which would increase the need for night time lighting for the development, in turn potentially increasing the
energy demand above what is being analyzed in the report. Further evaluation may be needed to fully assess the
Specific Plan’s contribution in context.



Energy Standards – Though no application for development or building plans have been submitted, the Specific
Plan intends to exceed the 2013 Title 24 standards by 5% and comply with new regulations should updates
occur. We concur that if this is feasible the Specific Plan would not create a significant cumulative impact related
to energy standards. However, further evaluation may be needed to fully assess its contribution in context.



Energy Resources – The Specific Plan will increase the City of Carlsbad's effect on energy resources; however the
Specific Plan would be consistent with SANDAG's Regional Energy Strategy (RES) and provide an example for long
term sustainable development, and that with these implementations the project would have a “positive effect
on energy resources in the San Diego region.” While following SANDAG’s RES guidelines would improve the
energy efficiency of the Specific Plan, the plan would still construct a large new commercial development with
the associated heating, cooling, lighting, and other such demands on the electrical grid. Following the Guidelines
will undoubtedly improve efficiency and reduce energy use; however a new energy consuming complex will exist
where there used to be farmland. Further evaluation may be needed to fully assess this in context.



Transportation Energy Use – The primary access to the Specific Plan area would be designed for vehicles and
provided by Interstate 5 (I-5) and Cannon Road. Traffic trips generated by visitors to the Plan Area is not analyzed
in the Transportation Energy Use Section of 5.3.18, and, as the project is designated as a Visitor Serving
Commercial area, it would be expected that the project would increase vehicular traffic trips from within and
outside of Carlsbad to patronize the development. However, in Environmental Analysis Section 4.20 (Traffic and
Circulation), the traffic analysis for the project predicted the specific plan would generate 24,102 net new daily
trips. When calculating this number, trips were subtracted out due to internalization at the project, meaning
people who visit the development to watch a movie would also likely go shopping or go to a restaurant, and
counting these trips separately would be invalid. The analysis used a conservative estimate of 10% reduction,
when between 10% and 20% is often used for projects of this size. Even when using a reduction of 20% instead,
the Specific Plan would generate 20,345 new net daily vehicle trips. An increase of more than 20,000 vehicle
trips is sufficient to increase transportation energy use, but the cumulative impacts section does not refer to
Section 4.20 (Traffic and Circulation) or Appendix N (Transportation Impact Analysis). Analyzing the impact of the
24,102 net daily increase in vehicle trips, and the energy increase this would entail, would make the
Transportation Energy Use cumulative impacts section more defensible.

Review of Specific Plan Water Supply Assessment
As identified above, the Agua Hedionda South Shore Specific Plan is a citizen-led initiative and thus is not considered a
project under CEQA. According to the Guidebook for Implementation of Senate Bill 610 (SB 610) and Senate Bill 221(SB
221) of 2001, it therefore does not trigger the requirement for water supply assessment. However subsequent to the
initial peer review of 85/15 Specific Plan Initiative, the proponent did prepare a water supply analysis (WSA) as part of the
supporting documents intended for use to evaluate the 85/15 Specific Plan Initiative under the California Elections Code
process.
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The WSA serves many of the same purposes and functions as a SB 610 Water Supply Assessment and generally meets the
requirements per Water Code Section 10910. The matrix below summarizes the required components of an SB 610
Water Supply Assessment and compares the content of the proponent’s WSA for the 85/15 Specific Plan.
State Water
Code Section

Requirement

85/15 Specific Plan WSA Content

Page/Section

10910 (a)

Determination that a Project is subject to
review under CEQA

Not applicable; citizen initiative not
subject to CEQA

10910 (b)

Determination that an environmental
impact report, negative declaration, or
mitigated negative declaration is
prepared; and that a public water system
has been identified that may supply water
for the project.

No environmental impact report, negative
declaration, or mitigated negative
declaration is required for the Specific
Plan; however, the CMWD and SDCWA
have been identified as potential water
providers for the project

Page 3 Section
2.1.2, Page 4
Section 2.1.4,
Page 5
Sections 2.1.5
and 2.1.6

10912 (c)

Requirement that a public water system is
available to supply water

Existing CMWD infrastructure is available
to support the project

Page 3 Section
2.1.2

10910 (c)(1)

Requirement that projected water
demand has been included as part of the
most recently adopted Urban Water
Management Plan
Requirement that governing body of each
public water system shall submit the WSA
to the city or county not later than 90
days from the date on which the request
was received
Requirement that no additional water
supply assessment is required

The Specific Plans water demands are
included in the most recently adopted
UMWP, which was the City’s 2010 UWMP

Page 15
Paragraph 4

10910 (c)(2)

Requirement to incorporate data from
UWMP

The projected water demand associated
with the Specific Plan was accounted for
in the most recently adopted (2010)
UWMP; relevant data from the 2010
UWMP was also incorporated.

Page 3 Section
2.1.2, Page 5
Section 2.1.5,
Page 12
Section 4.1.2

10910 (c)(4)

Requirement that total projected
available water supplies for normal, single
dry, and multiple dry water years during a
20-year projection must meet the
projected water demand associated with
the proposed project in addition to
existing and planned future uses

Information regarding available CMWD
water supplies for normal, single dry, and
multiple dry water years during a 20-year
projection is provided, and based on the
WSA analysis, supply will be adequate for
the Specific Plan

Page 5 Section
2.1.5 and
2.1.6, Page 16
Section 5.1.4

10910 (d)

Identification of existing water supply
entitlements, water rights, or water
service contracts relevant to the identified
water supply for the proposed project and
a description of the quantities of water
received in prior years by the public water
system

Existing water supply sources and water
rights are discussed, such as imported
water, recycled water, desalinated water,
groundwater and surface water.
Quantities of water received from each
source are also provided or listed in
tables.

Page 17
Section 6.1.1,
Page 18
Section 6.1.2
and Section
6.1.3

10910 (d)(2)

Requirement to provide information
related to (A) Written Contracts or other

No evidence for (A) specially related to
the Agua Hedionda 85/15 Specific Plan

Page 3 Section
2.1.2

10910 (g)

10910 (h)

Not applicable since SB 610 WSA not
required for Specific Plan

Not applicable; SB 610 WSA not required
for Specific Plan

State Water
Code Section

Requirement

85/15 Specific Plan WSA Content

proof of entitlement to an identified
water supply, (B) Copies of a capital outlay
program for financing the delivery of a
water supply that has been adopted by
the public water system, (C) Federal,
state, and local permits for construction
of necessary infrastructure associated
with delivering the water supply, (D) any
necessary regulatory approvals that are
required in order to be able to convey or
deliver the water supply

(B) and (C) are not applicable because City
infrastructure exists to provide supply to
the subject project
(D) is generally addressed in Section 2.1.1
of the WSA; however, additional
approvals may be required during the
“plan check” process

10910 (e)

Requirement to identify other public
water systems or water service contract
holders that receive a water supply or
have existing water supply entitlement,
water rights, or water service contracts to
the same source of water as public water
system if no water has been received in
prior years by the public water system

Not applicable; there is no proposal to
change sources of supply as a result of
implementing the Specific Plan

10910 (f)

Requirement to include review of data
from the UWMP, description of
groundwater basins available for supply
for the proposed project, detailed
description and analysis of existing and
future groundwater supply by the public
water system if a water supply for a
proposed project includes groundwater.

Not applicable because groundwater is
not currently used by CMWD and is not
proposed as a source of supply for the
Specific Plan

Page/Section

This 85/15 Specific Plan WSA incorporates data from the CMWD’s 2010 UWMP, the 2012 Water Master Plan, and the San
Diego County Water Authority (SDCWA) and Metropolitan Water District (MWD) 2010 UWMPs, and reviews relevant
information contained in the UWMPs to the identified water supply for the 85/15 Specific Plan. The WSA concludes that
the total water available to the CMWD during normal, single dry, and multiple dry water years within a 20-year
projection will meet the projected water demand under the 85/15 Specific Plan in addition to the CMWD’s existing and
planned future uses.
The WSA also discusses CMWD’s existing water sources and water rights and identifies that the primary source of water
supply is imported water from the Colorado River and State Water Project through SDWCA, but it does not provide any
written contracts or other proof of entitlement to CMWD. Additional supplies include: Imperial Irrigation District (IID)
water transfers; supplies from the conservation project to line the All-American Canal and the Coachella Canal; and
development of the Poseidon Resources desalination facility located at the Encina Power Plant. The WSA reviews the
CMWD’s 2012 Recycled Water Master Plan and identifies the quantity of recycled water received in 2010, and the
quantity of recycled water that will be received by 2020 and 2035. CMWD currently does not use any local groundwater
and surface water supplies, and is currently reevaluating the use of groundwater as part of its water supply mix. Senate
Bill 7 of the 7th Special Legislative Session (SBx 7-7), Executive Order B-29-15, and other water conservation regulations
or demand management plans are discussed in the WSA as part of the water supply planning strategies in addition to the
primary water supply; the WSA concludes that the 85/15 Specific Plan will fully comply with all required state and local
water conservation regulations.
The WSA reiterates that all future approvals and determinations relative to the Specific Plan will be regulated by the
Agua Hedionda 85/15 Specific Plan Initiative – Third-Party Peer Review

Page 10

August 6, 2015
Page 11 of 11

Carlsbad Municipal Code, and will be ministerial in nature, subject to the decision making authority of the City Planner or
designee. Although this correctly reflects the non-discretionary process under a citizen initiative, it leaves the role of plan
check and other approvals, if any, unclear.
Necessary infrastructure and conveyance associated with delivering water supply to the 85/15 Specific Plan are also
discussed in this WSA; however, hydraulic analysis results were provided with no documentation on the criteria used to
perform the analysis. Additional hydraulic analysis and documentation are recommended for both the water system and
recycled water system to ensure that no additional impacts to these systems are necessitated by the 85/15 Specific Plan.
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