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3.3 Land Use and Planning 

This section of the EIR discusses local and regional surrounding land uses, and the proposed Project’s 

consistency with applicable goals and policies. The analysis in this section is largely based upon the City 

General Plan (including the recently-adopted Housing Element Update) and incorporated Local Coastal 

Program (LCP), and the Downtown Encinitas/North 101 Corridor Specific Plan (N101SP) and associated 

Final Supplemental EIR (SEIR). 

3.3.1 Existing Conditions 

3.3.1.1 Existing and Surrounding Land Uses 

Please refer to Section 2.5 of this EIR for a detailed description of existing local land uses within the 

Project corridor. Below is a description of surrounding regional land uses. 

North: The City of Carlsbad and Batiquitos Lagoon border the Project corridor to the north. Interstate 5 

(I-5) provides regional north-south access to the corridor. Legoland, a regional entertainment attraction 

which likely draws traffic through the corridor, lies approximately 2.5 miles to the north in Carlsbad. 

East: The City of San Marcos borders the City of Encinitas to the northeast/east, and the community of 

Rancho Santa Fe (within unincorporated San Diego County) lies to the east/southeast. The Bridges at 

Rancho Santa Fe Golf Course and Elfin Forest Recreational Reserve, an approximately 784-acre 

recreational area offering a variety of public trails and natural resources, are both located to the east and 

likely draw traffic through the Project corridor. 

South: The San Elijo Lagoon (State Marine Conservancy) forms the southern boundary of the City of 

Encinitas, with the cities of Solana Beach and Del Mar lying further to the south. San Dieguito County 

Park, an approximately 125-acre regional recreational park, is located approximately 0.6 mile to the 

southeast and likely draw traffic through the Project corridor. 

West: The Pacific Ocean to the west provides over six miles of coastline paralleling the length of the City, 

and is a significant draw of visitors and traffic through the Project corridor. 

3.3.1.2 Regulatory Framework  

State 

California Coastal Act 

Title 16 U.S.C. 1451-1464 established a federal coastal zone management policy and created a federal 

Coastal Zone. Subsequent adoption of the California Coastal Act by the State Legislature protects coastal 

resources; assists local governments in implementing coastal planning and regulatory powers; and 

controls construction along the State’s 1,100 miles of shoreline through the issuance of Coastal 

Development Permits (CDPs). The Act includes specific policies that address issues such as public access 

and recreation, lower cost visitor accommodations, terrestrial and marine habitat protection, visual 

resources, land form alteration, agricultural lands, transportation, public works, and land use development 

design. These policies provide a framework for planning and regulatory decisions made by the California 

Coastal Commission (CCC) and local governments, as specified in the Act. Through these statutory 
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standards, California’s coastal management program and other key responsibilities to protect and enhance 

the coast and ocean are carried out through a partnership between State and local governments. This 

partnership and intergovernmental coordination has provided for the transfer of permitting authority, with 

certain limitations, to local governments. 

Under the Act, local governments are encouraged to adopt and certify LCPs within their jurisdictions. A 

LCP is defined as “a local government’s land use plans, zoning ordinances, zoning district maps, and, 

within sensitive coastal resources areas, other implementing actions, which, when taken together, meet 

the requirements of, and implement the provisions and policies of [the Act] at the local level” (PRC 

Section 30108.6). The LCP is a basic planning tool used by local governments to guide development in 

the Coastal Zone and determines the short- and long-term conservation and use of coastal resources. 

While each LCP reflects unique characteristics of individual local coastal communities, both regional and 

State interests and concerns must also be addressed in conformity with Coastal Act goals and policies. 

The LCP consists of a Land Use Plan (LUP) and Implementing Ordinances. Even with a certified LCP, 

the California Coastal Commission (CCC) occasionally retains jurisdiction over some lands and continues 

to issue permits in those “retained jurisdictional” areas. The CCC assists local governments in 

implementing local coastal planning and regulatory powers. Any amendments to a certified LCP will 

require review and approval by the CCC prior to becoming effective. 

Approximately two-thirds of the City is located in the Coastal Zone and falls under CCC jurisdiction. The 

City has adopted and implements an LCP which is incorporated into its General Plan, as well as into other 

provisions of the Municipal Code and various specific plans. The LCP contains the City’s land use plans, 

coastal zone maps, zoning ordinances, and other implementing actions such as special zone overlays for 

sensitive resource areas. The City’s LUP is combined with the General Plan and Land Use Policy Map. 

Those policies of the General Plan relevant to the LCP are identified with shaded text throughout 

document. The LCP goals and policies are aimed at protecting, maintaining, and enhancing the Coastal 

Zone environment; ensuring balanced utilization and conservation; maximizing public access to and along 

the coast; prioritizing coastal-dependent and related development; and encouraging coordinated State and 

local initiatives to implement beneficial programs and other educational uses. 

The Implementing Ordinances portion of the City’s LCP are comprised of the various Municipal Code 

sections (Titles 24 and 30, Chapters 23.08 and 23.24), the various Specific Plans (e.g., Downtown 

Encinitas/ N101SP, Encinitas Ranch, Cardiff-by-the Sea), and the zoning map. In authorizing CDPs for a 

project within the Coastal Zone, the City must make the finding that a project conforms to its certified 

LCP. Certain types of CDPs and those within certain geographic areas approved by the City pursuant to 

the LCP are appealable to the CCC (PRC Section 30603). The grounds for a CDP appeal and/or CCC 

denial of a CDP are limited to allegations that the development does not conform to the standards set forth 

in the certified LCP or the public access policies of the Coastal Act. 

California Global Warming Solutions Act (Assembly Bill 32) 

The primary act driving greenhouse gas (GHG) regulation and analysis in California is the California 

Global Warming Solutions Act of 2006 (Assembly Bill 32, or AB 32) which instructs the California Air 

Resources Board (CARB) to set a GHG emissions limit to be achieved by 2020 based on 1990 levels; 

publish a list of discrete GHG emission reduction measures; establish a timeline for adopting a scoping 
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plan to achieve GHG reductions in a technologically and economically feasible manner; and to develop 

and enforce regulations for reporting and verifying Statewide GHG emissions. 

Climate Change Scoping Plan   

The Intergovernmental Panel on Climate Change (IPCC) modeled several emission trajectories of GHGs 

needed to stabilize global temperatures and climate change impacts. The IPCC concluded that a 

stabilization of GHGs of 450 ppm carbon dioxide equivalent (CO2eq)1, or lower concentration, is required 

to keep global mean warming below two degrees Celsius (ºC), which in turn is assumed to be necessary 

to avoid dangerous climate change (IPCC 2016). The State Attorney General’s Office does not itself offer 

specific mitigation measures for reduction of GHG emissions, but rather points to available resources 

(California Department of Justice 2015) including the California Governor’s Office of Planning and 

Research (OPR) Technical Advisory (OPR 2008), the California Air Pollution Control Officers 

Association (CAPCOA) White Paper (CAPCOA 2008), and State CEQA Guidelines. 

The CAPCOA White Paper does not provide specific goals and policies for achieving GHG emissions 

reductions, but rather provides general guidance on evaluating and addressing GHG emissions from 

projects subject to CEQA. The White Paper is intended to “provide a common platform of information 

and tools to support local governments” and is “intended as a resource, not a guidance document.” 

Further, the document “is not intended, and should not be interpreted, to dictate the manner in which an 

air district or lead agency chooses to address GHG emissions in the context of its review of projects under 

CEQA.”2 CAPCOA has also issued its Model Policies for Greenhouse Gases in General Plans to assist 

local governments incorporate policies into their general plans to reduce GHG emissions (CAPCOA 

2009). 

The 2008 OPR Technical Advisory provides informal guidance for public agencies as they address the 

issue of climate change in CEQA documents. The Advisory does not identify project-specific goals or 

policies relative to achieving GHG emissions reductions, but rather provides a list of general factors that 

public agencies should consider when analyzing whether a proposed project has the potential to cause a 

significant climate change impact. Such an assessment is made by determining whether a project is 

consistent with or obstructs CARB’s Climate Change Scoping Plan (set forth in Executive Order S-3-05 

issued June 1, 2005, and Executive Order B-30-15 issued April 29, 2015) which establishes the 

groundwork to achieve long-term goals; provides guidance for achieving AB 32 requirements through a 

series of technologically feasible and cost-effective measures to reduce Statewide GHG emissions; and 

defines the CARB’s climate change priorities for the next five years. The Plan highlights California’s 

progress toward meeting the “near-term” 2020 GHG emission reduction goals and how to align the State's 

"longer-term" GHG reduction strategies with other State priorities for water, waste, natural resources, 

clean energy, transportation, and land use. 

The stated purpose in the First Update to the Climate Change Scoping Plan (CARB 2014) is to “highlight 

California’s success to date in reducing its GHG emissions and lay the foundation for establishing a broad 

framework for continued emission reductions beyond 2020.” The First Update concluded that the State is 

on track to meet its interim GHG emissions reduction goal of 40% below 1990 levels by 2030, and noted 

emissions could be further reduced to 80% below 1990 levels by 2050 if the State realizes the expected 

                                                      
1   A metric used to compare the emissions from various GHGs based on their global warming potential. 

2  Ibid. 

http://ceres.ca.gov/ceqa/docs/Adopted_and_Transmitted_Text_of_SB97_CEQA_Guidelines_Amendments.pdf
http://www.arb.ca.gov/cc/cc.htm
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benefits of existing policy goals. CARB has indicated that a mix of technologies are needed to reduce 

emissions through the year 2050. Such technologies are anticipated to include: energy demand reduction 

through efficiency and activity changes; large-scale electrification of on-road vehicles, buildings and 

industrial machinery; decarbonizing electricity and fuel supplies; and the rapid market penetration of 

efficient and clean energy technologies. 

Regional    

Shoreline Preservation Strategy  

The San Diego Association of Governments (SANDAG) adopted a Shoreline Preservation Strategy aimed 

at protecting the region’s shoreline as an environmental amenity and to avoid hazards to public safety. 

The Strategy includes general objectives and policies, and suggests more detailed strategies for shoreline 

preservation for identified subregional “littoral cells.” The City is within the Oceanside Littoral Cell 

system. Detailed actions and programs pursued in the City and immediately offshore to implement the 

Strategy must be monitored and checked for consistency with the goals and policies of the City’s General 

Plan and LCP. 

Natural Community Conservation Plans (NCCPs); Habitat Conservation Plans (HCPs) 

In accordance with the State’s NCCP program, there are four HCPs in the San Diego region: County of 

San Diego Multiple Species Conservation Program (MSCP) and the Multiple Habitat Conservation 

Program (MHCP) for North County cities. The MSCP consists of the adopted South County Subregional 

Plan and draft North County Subregional Plan. An East County MSCP Subregional Plan has not been 

initiated. These subregional HCPs are designed to provide an umbrella of protection for multiple species 

by conserving their habitats and wildlife corridors/linkages that allow them to travel between habitats. 

The City’s jurisdiction is covered by the MHCP. 

The City’s Draft MHCP Subarea Plan accomplishes biological preservation and protection goals through 

development constraints in “Hardline” Preserve areas (100% conserved lands) and “Softline” Preserve 

areas (partially conserved lands). No such preserves occur within or near the Project corridor. The City 

and other North County cities are negotiating with the wildlife agencies to identify options for preserving 

and managing their open spaces and to determine the most appropriate ways to implement their MHCP 

subarea plans. 

San Diego Air Quality Management Plan (AQMP) 

The CARB and local air districts are responsible for developing clean air plans to demonstrate how and 

when California will attain air quality standards under both the federal and California Clean Air Acts. The 

San Diego AQMP is a regional blueprint for achieving air quality standards and healthful air. The most 

effective way for the San Diego region to reduce air pollution impacts is to reduce mobile-source 

emissions. For that reason, the San Diego Air Pollution Control District has been and will continue to be 

closely engaged with the CARB and USEPA to implement the 8-Hour National Ozone Maintenance Plan. 
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2050 Regional Transportation Plan and Sustainable Communities Strategy (RTP/SCS) 

The SANDAG RTP/SCS is aimed at providing a balanced vision for the evolution of the region’s 

transportation system through 2050 (SANDAG 2011). The Plan provides a blueprint for development of a 

regional transportation system that would further enhance the quality of life, promote sustainability, and 

offer a greater number of mobility options for people and goods. By the year 2050, an additional 1.25 

million residents will live within the San Diego region. The RTP/SCS seeks to guide the San Diego 

region toward a more sustainable future by integrating land use, housing, and transportation planning to 

create communities that are more sustainable, walkable, transit-oriented, and compact. The focus of the 

Plan is to concentrate housing and job growth in urbanized areas where there is existing and planned 

transportation infrastructure, protect sensitive habitat and open space, invest in a transportation network 

that provides residents and workers with transportation options that reduce greenhouse gas emissions, and 

implement the Plan through incentives and collaboration. 

Within urbanized areas, residential development accounts for the largest share of land area, constituting a 

major influence on regional development footprints and travel patterns. As such, integrating 

transportation and residential land use is an effective strategy for reducing GHG emissions and other 

forms of air pollution relative to transportation. Governmental actions that restructure the land use and 

transportation context by supporting access and connectivity are key in supporting GHG emissions 

reduction policies. 

The 2050 RTP/SCS is developed around five primary components: a Sustainable Communities Strategy, 

Social Equity and Environmental Justice, Systems Development, Systems Management, and Demand 

Management. Each component plays a role in creating a sustainable transportation system that improves 

mobility, reduces greenhouse gases, and increases travel choices for everyone in the San Diego region 

through 2050. The Plan identifies specific projects, programs, and strategies to address each component. 

Local  

City General Plan  

The City’s General Plan serves as a blueprint for the long-range physical planning of the City. It contains 

an integrated and internally consistent set of goals, policies, and standards designed to shape the long-

term development of the City, as well as protect its environmental, social, cultural and economic 

resources.  These resources are discussed in seven Elements which correspond with State requirements: 

Land Use, Housing, Circulation, Public Safety, Resource Management (Open Space and Conservation), 

Recreation, and Noise. The General Plan goals and policies from these Elements that are applicable to the 

Project are listed below.   

Land Use Element  

Policy 1.14: The City will maintain and enhance the Highway 101 commercial corridor by providing 

appropriate community-serving tourist-related and pedestrian-oriented uses. (Coastal Act/30250) 

Goal 6: Every effort shall be made to ensure that the existing desirable character of the communities is 

maintained. 
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Policy 6.7: Require commercial development to provide sufficient landscaping to soften the visual impact 

of commercial buildings and parking areas. 

Goal 7: Development in the community should provide an identity for the City while maintaining the 

unique identity of the individual communities. 

Goal 9:   Preserve the existence of present natural open spaces, slopes, bluffs, lagoon areas, and maintain 

the sense of spaciousness and semirural living within the I-5 View Corridor and within other view 

corridors, scenic highways and vista/viewsheds as identified in the Resource Management Element.  

Housing Element 

Policy 3.8: Encourage street planting, landscaping, and undergrounding of utilities.  

Policy 3.9: Encourage high standards of design, materials, and workmanship in all construction and 

developments. 

Please note these applicable policies have not been changed as part of the City’s recently-approved 

General Plan Housing Element Update. 

Circulation Element  

Policy 1.2: Endeavor to maintain Level of Service C as a basic design guideline for the local system of 

roadways understanding that the guideline may not be attainable in all cases. 

Policy 1.3: Prohibit development which results in Level of Service E or F at any intersection unless no 

alternatives exist and an overriding public need can be demonstrated.  

Policy 1.4: Require, where feasible, interconnecting off-street pedestrian and vehicular circulation 

between adjacent commercial and office land uses. This policy should be required along major 

transportation corridors to minimize traffic conflicts associated with pedestrian and vehicular movement 

to and from these properties.  (Coastal Act/30252) 

Policy 1.10: Encourage the design of roads and traffic controls to optimize safe traffic flow by 

minimizing turning, curb parking, uncontrolled access, and frequent stops. 

Policy 1.15: The City actively support an integrated transportation program that encourages and provides 

for mass-transit, bicycle transportation, pedestrians, equestrians, and car-pooling.  (Coastal Act/30252) 

Policy 1.18:  Standards shall be established and implemented to provide for a comprehensive system of 

traffic control devices and signing, based on sound traffic engineering principals, to assure traffic safety 

and preservation of community character.   

Policy 1.19: The City will provide for adequate levels of maintenance of all improved components of the 

circulation system, such as roadways, sidewalks, bicycle facilities, roadway drainage systems, pedestrian, 

recreational trails, bicycle trails and facilities. 

Policy 2.18: Where possible, functioning of the street system should be improved by the installation of 

intersection improvements.  

Policy 3.2: Continue to assist in expanding public transportation and emphasize public transportation in 

future development with preference given to cost-effective alternatives. (Coastal Act/30252) 
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Policy 3.3: Create a safe and convenient circulation system for pedestrians. (Coastal Act/30252) 

Policy 3.11: The City will strive to implement a safe, direct, and convenient circulation system for 

commuting and recreational bicycle traffic. The City will support the development of additional bicycle 

facilities in the Coastal Zone, including the following: 

 All Circulation Element roads will include provisions for bicycle lanes unless precluded by 

design and safety considerations in which cases, alternative routes shall be provided to form a 

continuous network. 

Policy 4.1: Design roads to enhance scenic areas. (Coastal Act/30251) 

Policy 4.2: Promote and encourage roadside and median landscaping. (Coastal Act/30251) 

Policy 4.3: Separate pedestrian, bicycle, and vehicular traffic by encouraging adequate space for walking 

and biking by striping roadways, excepting freeways. Coastal Act/30252) 

Policy 4.4: Where possible, establish a separate system of hiking trails, bicycle paths and equestrian trails 

from which motorized vehicles shall be banned. 

Policy 4.9: Prohibit whenever legally possible, or strictly regulate billboards on city streets, roads, 

freeways, railroad rights-of-way and lagoons. (Coastal Act 30251/30253) 

Policy 4.14: Where feasible, minimize the dependence on private motor vehicles. (Coastal Act/30252) 

Public Safety Element  

Goal 1: Public health and safety will be considered in future. Land Use Planning (Coastal Act/ 30253) 

Policy 1.9: Adequate safety service levels shall be maintained and provided for by new development. 

Policy 1.10: The public safety program shall provide for a response plan that strives to reduce life and 

property losses through technology, education, training, facilities, and equipment. 

Policy 1.11: The public safety system shall provide standards and levels of service guidelines that assure 

a quality of life and protection of life and property from preventable losses.  

Policy 1.14: Where development creates the need for new public safety services and/or equipment, that 

development shall be responsible for the cost of such services/ equipment.   

Policy 1.16: The City and its service districts and agencies shall maintain adequate levels of staffing, 

materials and equipment to assure timely response to demands for public safety services. 

Emergency Preparedness 

Policy 2.1: The City will cooperate with and support in every way possible current federal, State, and 

County agencies responsible for the enforcement of health, safety, and environmental laws. 

Policy 2. 2: Implement an emergency preparedness program (referenced by the State as a Multi-hazard 

Function Plan) to ensure that emergency shelters and emergency evacuation and response routes are 

provided and clearly identified.  

Policy 2.5: Emergency equipment response routes and evacuation procedures shall be defined and 

provided for. 
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Resource Management Element  

Policy 1.10: Promote the use of water efficient sprinkling and gardening systems to include ordinances 

and technology to encourage drought tolerant plants. 

Policy 3.1: Mature trees of community significance cannot be removed without City authorization. 

Policy 3.2: Mature trees shall not be removed or disturbed to provide public rights-of-way improvements 

if such improvements can be deferred, redesigned, or eliminated. This policy is not meant to conflict with 

the establishment of riding/hiking trails and other natural resource paths for the public good, or with the 

preservation of views. 

Policy 3.3: The City will examine ways to aesthetically trim street trees and vegetation within the public 

rights-of-way including the possibility of using contract services or City personnel. (Coastal 

Act/30240/30251) 

Policy 4.6: The City will maintain and enhance the scenic highway/visual corridor viewsheds. (Coastal 

Act/30251) 

Policy 4.7: The City will designate the following view corridors as scenic highway/visual corridor 

viewsheds: 

 Highway 101, from Encinitas Blvd. to La Costa Ave. 

 Leucadia Blvd. between Highway 101 and El Camino Real 

Policy 4.9: It is intended that development would be subject to the design review provisions of the 

Scenic/ Visual Corridor Overlay Zone for those locations within Scenic View Corridors, along scenic 

highways and adjacent to significant viewsheds and vista points with the addition of the following design 

criteria: 

 Road Design 

o Type and physical characteristics of roadway should be compatible with natural character 

of corridor, and with the scenic highway function 

Policy 9.1: The City will initiate and pursue the landscaping of appropriate median and parking areas 

with trees on all new and existing arterial streets. (Coastal Act/30251) 

Policy 9.4: Encourage and adopt standards for the use of drought tolerant and/or natural landscaping and 

efficient irrigation systems throughout the City. (Coastal Act/30231/30240) 

Policy 9.5: Encourage and adopt standards for clean-up, landscaping, beautification, utility 

undergrounding, and additional landscaping in parking facilities where needed in existing commercial 

areas. (Coastal Act/30251/30252) 

Recreation Element  

Policy 1.5: Provide a minimum of 15 acres of local recreational area for each 1,000 population for the 

entire community. This area should be devoted to neighborhood and other close- at- hand recreation 

facilities, community parks, and passive open space in undeveloped preserves and wilderness areas. This 
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policy shall not be construed to reduce the minimum standards established under this Element for 

provision of mini, neighborhood, community, or other park land based on population or service distance. 

Policy 1.6: Establish mini-parks and play lots in high density areas where larger parks are inaccessible or 

impractical to provide, and only when the provision of neighborhood parks to serve local neighborhood 

park needs is not possible. 

Policy 1.7: Provide a neighborhood park within convenient, and where possible, walking distance for all 

urban area residents. 

Policy 1.8: Establish a system of community parks so that each community (Leucadia, Old and New 

Encinitas, Cardiff-by-the-Sea and Olivenhain) is within a community park service area. 

Policy 1.11: Develop an open space program that will link the various communities together with parks, 

recreation/pedestrian access, and natural visual corridors. 

Policy 2.2: Provide and maintain an inter-linking network of trails for horseback riding, hiking, and 

bicycling; and minimize the cost of the trail system by encouraging the use of drainage channels, flood 

plains, existing trails, public lands, excess street rights-of-way and major utility rights-of-way.  

(Coastal/30212.5/30252) 

Policy 2.3: Encourage the preservation and protection of areas for the recreational activities characteristic 

of Encinitas such as horseback riding, surfing, skin-diving, bicycling, walking, and jogging. (Coastal 

Act/302121.5/30252) 

Policy 2.4: Leave appropriate areas of neighborhood and community parks in a natural state, retaining 

natural topography and vegetation where preservation is feasible. (Coastal Act/ 30240) 

Policy 2.5: Provide for early acquisition of park sites to insure proper location, adequate size, and lower 

costs through development of a program that identifies future park needs and possible future sites. 

(Coastal Act/ 30212.5) 

Policy 2.7: Encourage the use of appropriate public lands and facilities for park and recreation purposes 

to the maximum extent feasible consistent with the maintenance of natural resources. Coastal Act/ 

30212.5) 

Goal 3: The Coastal Areas will continue to play a dominant role in providing residents with open spaces 

for recreation. (Coastal Act/ 30220) 

Goal 4: A City-wide system of parks which combine established standards and community desires shall 

be established and maintained. 

Policy 4.1: Service areas for parks shall be identified and standards for neighborhood, community, and 

regional parks shall be developed. 

Policy 4.3: Neighborhood parks should be accessible by pedestrians living in the immediate area.  

Goal 5: The City will continue to provide or coordinate with the State to provide for coastal/ shoreline 

recreation areas, with effective access, including signing; and will designate various beach areas for high, 

medium and low intensity levels of use based upon the characteristics of the beach resource and support 

facilities, and character of adjacent neighborhood. (Coastal Act/30211/ 30212/30212. 5/30214) 
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Noise Element 

Policy 1.4: The City will limit truck traffic in residential and commercial areas to designated truck routes. 

Limit construction, delivery, and through truck traffic to designated routes. Distribute maps of approved 

truck routes to City traffic officers. 

City LCP 

The LCP and LUP goals and policies applicable to the Project are included within the General Plan 

policies listed above and are identified by the relevant Coastal Act section citation. 

N101SP  

The City’s General Plan identifies the N101SP due to the unique character, problems, and opportunities 

that the corridor exhibits. The N101SP addresses such issues, with the goal of maintaining the identity, 

community character, and scale of the corridor, while enhancing future opportunities for redevelopment 

and revitalization along North Highway 101. The N101SP provides goals, policies and provisions for the 

beach-side commercial corridor within the Leucadia community. The primary purpose of the N101SP is 

to address the unique aspects, problems, and opportunities of the North Coast Highway 101 corridor, and 

to maintain its identity, community character and scale, while fostering revitalization of this commercial 

corridor. Primary goals of the N101SP are to maintain the unique and desirable aspects of the Specific 

Plan area, while providing continued private land use and investment, public improvements, and the 

economic success of the Specific Plan area. The N101SP provides custom-tailored use and development 

regulations, and sets forth the following land use goals relevant to the Project: 

A. Establish design guidelines and development regulations that encourage diverse, small-scale uses 

and family owned or operated businesses along the North Coast Highway 101 corridor. 

F. Encourage architectural diversity and a unique character along North Coast Highway 101. 

G. Encourage outdoor spaces for sidewalk cafes, street vendors, and other pedestrian oriented 

activities along North Coast Highway 101. 

H. Enhance the overall image and streetscape in order to attract more visitors and shoppers to the 

corridor. 

I. Encourage land use buffers between incompatible uses such as commercial frontage adjacent to 

residential development. 

J. Promote and enhance artisan resources in the community. 

The community vision of the N101SP seeks to establish a streetscape enhancement program along the 

Project corridor. The N101SP establishes the overall design theme for the Project corridor which is to 

create “a strong sense of community identity through the use of consistent design elements and details, 

while reinforcing the character of old town Leucadia.” The N101SP serves the best interests of the City 

by establishing detailed controls on the nature and future development in the Specific Plan area. 

Development standards in the N101SP include permitted uses, setback distances from adjacent lots and 

streets, building heights, lot coverage and parking requirements, with the latter being relevant to the 

Project. 
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City Zoning Ordinance 

While the Land Use Element of the General Plan establishes basic criteria and guidelines for future 

development, the City’s Zoning Ordinance contains specific development standards that expand the 

definition of development standards contained in the base land use designations. The Zoning Ordinance is 

the primary implementation mechanism for the General Plan Land Use Element which contains land use 

designations and boundaries that correspond to one or more zoning districts identified on the City-wide 

Zoning Map. 

The NCTD ROW along the east side of the Project corridor is zoned N-TC Transportation Corridor which 

zone is intended to ensure adequate land is available for future transportation modes and compatible 

accessory uses including public parking, recreational trails, and parks. The following are permitted uses in 

the N-TC Zone: bus stop, linear park facilities, utility lines, public parking, pedestrian/ bicycle/ recreation 

paths and rail transportation service. 

City’s Climate Action Plan (CAP) 

The City's CAP serves as a guiding document and outlines a course of action for community and 

municipal operations to reduce GHG emissions and to lessen the potential impacts of climate change 

within the jurisdiction. Specifically, the CAP: 

 Established the City’s baseline GHG emissions. 

 Set GHG emissions reduction targets. 

 Outlined a roadmap for achieving GHG emissions reduction targets through various municipal 

and community-based strategies. 

 Provided guidance for the City to respond and adapt to the impacts of climate change. 

3.3.2 Analysis of Project Effects and Determination as to Significance 

Guidelines for the Determination of Significance 

A project would be considered to have a significant impact if it would: 

1. Physically divide an established community. 

2. Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction 

over the project (including, but not limited to the general plan, specific plan, local coastal 

program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an 

environmental effect. 

3. Result in land use impacts that are individually limited, but cumulatively considerable.  
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Analysis 

Issue 1: Physically divide an established community. 

The NCTD ROW presents a “physical divide” of the Leucadia community for pedestrians in that crossing 

the railroad tracks is prohibited at locations not specifically designated for that purpose. The proposed 

Project would not exacerbate this public safety concern. Rather, the Project would enhance connectivity 

between neighborhoods on the east and west side of the NCTD ROW by installing new signalized 

pedestrian crossings at North Court and Diana Street and new roundabouts to allow for additional safe 

crossings, decrease in the number/width of vehicle lanes, reduction of traffic speeds to 30 mph, and 

elimination of cut-through traffic. Additionally, bus stops would be relocated to El Portal Street and Basil 

Street to increase ridership by making them more accessible to pedestrians and bicyclists. Therefore, the 

proposed Project would not significantly disrupt or divide an established community. 

Issue 2: Conflict with any applicable land use plan, policy, or regulation of an agency 

with jurisdiction over the project (including, but not limited to the general plan, specific 

plan, local coastal program, or zoning ordinance) adopted for the purpose of avoiding or 

mitigating an environmental effect. 

City General Plan/LCP Land Use Plan 

The proposed Project would not alter the corridor use or function in a manner inconsistent with applicable 

goals and policies of the General Plan and LCP as described in Table 3.3-1. Therefore, the proposed 

improvements associated with the Project would be consistent with the applicable General Plan and LCP 

goals and policies, and potential land use policy conflicts with these plans would be less than significant. 

TABLE 3.3-1 GENERAL PLAN AND LCP CONSISTENCY DETERMINATION*
Land Use Element  

Policy 1.14: Maintain and enhance the 
Highway 101 corridor by providing 
appropriate pedestrian-oriented uses. 
(Coastal Act/30250) 

The Project would include design features to increase walkability 
and pedestrian safety along the corridor through expanded 
sidewalks, enhanced crosswalks at uncontrolled intersections 
near bus stops, and two signalized pedestrian crossings of the 
highway. 

Policy 2.3: Provide a desirable level of 
facilities and services. (Coastal Act/30250) 

The Project would improve circulation and public safety within 
the corridor; and would not require new water or sewer services. 
Existing potable water pipelines that currently serve the corridor 
would be adequate to supply irrigation for the proposed 
landscaping. Adequate electrical facilities are already provided to 
the corridor, and the proposed street lighting improvements 
would not result in a substantial increase in the demand for such 
services. 

GOAL 6: Ensure that the existing desirable 
character of the community is maintained. 

The proposed streetscape improvements would maintain and 
reinforce the existing character of the Leucadia community; 
enhance the built environment while respecting existing historic 
and “funky artisan” conditions; and provide a safer, more 
pedestrian- and bicycle-friendly environment to encourage 
patrons to visit the area. Such design features include 
ornamental pavings, benches, enhanced pedestrian crossings, 
community gathering and passive recreational opportunities, and 
increased planting of street trees to preserve/ enhance the 
existing canopy. 
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GOAL 7: Maintain the unique identity of 
individual communities. (Coastal Act/30253) 

Refer to discussion for Land Use Element Goal 6. 

GOAL 9: Preserve the existence of natural 
slopes and maintain the sense of 
spaciousness within view corridors, scenic 
highways and vista/viewsheds as identified in 
the Resource Management Element. (Coastal 
Act/30240/30251) 

At the north end of the Project corridor, an existing manufactured 
slope face on the west side of North Highway 101/La Costa 
Avenue would be cut back to accommodate the construction of a 
proposed roundabout at this intersection. Proposed grading for 
this slope would not exceed an average of a 2:1 ratio for the 
slope as a whole (approximately 30 feet in height); contour 
grading techniques would mimic natural landforms, including 
blending of contours with existing topography and/or varying 
slope gradients; and landscaping would ensure slope stability 
and visual screening to blend it into the existing visual setting 
over time. Proposed landscaping in the center of the roundabout 
would be selected with vegetation types that would not block 
ocean views for NB travelers at this intersection. Refer to Section 
3.1 for additional discussion. 

Housing Element   

Policy 3.8: Encourage street planting, 
landscaping, and undergrounding of utilities. 

The Project would increase the amount of landscaping along the 
corridor through planting of 823 mostly native, drought-tolerant 
trees to preserve/enhance the tree canopy and reduce irrigation 
water demand. 

Policy 3.9: Encourage street planting, 
landscaping, and undergrounding of utilities. 

Refer to discussion for Housing Element Policy 3.8. 

Circulation Element  

GOAL 1: Encinitas should have a 
transportation system that is safe, convenient 
and efficient, and sensitive to and compatible 
with surrounding community character. 
(Coastal Act/30252) 

Refer to Project conformance discussions for all applicable 
policies in this table. 

Policy 1.2: Endeavor to maintain Level of 
Service (LOS) C as a basic design guideline 
understanding that the guideline may not be 
attainable in all cases. 

The Project would result in unavoidable direct and cumulative 
significant impacts at the SB North Highway 101 segment 
between Leucadia Boulevard and El Portal Street; the NB I-5 on-
ramps from Leucadia Boulevard and Encinitas Boulevard; and 
the SB I-5 on-ramp from Leucadia Boulevard. 

Policy 1.3: Prohibit LOS E or F at any 
intersection unless no alternatives exist and an 
overriding public need can be demonstrated. 

Refer to discussion for Circulation Element Policy 1.2. 

Policy 1.4: Require, where feasible, 
interconnecting off-street pedestrian and 
vehicular circulation between adjacent 
commercial and office land uses. This should 
be required along major transportation 
corridors to minimize traffic conflicts 
associated with pedestrian and vehicular 
movement to and from these properties.  
(Coastal Act/30252) 

Refer to discussion for Land Use Element Policy 1.14. 

Policy 1.10: Encourage the design of roads and 
traffic controls to optimize safe traffic flow by 
minimizing turning, curb parking, uncontrolled 
access, and frequent stops. 

Key elements for the Project include limiting traffic speeds to 30 
mph; proposed roundabouts; elimination of cut-through traffic; 
red curbs to reduce sight-distance problems for side-street traffic; 
reverse-angle on-street parking to reduce vehicular conflicts with 
bicyclists; increased turning radii at intersections; additional NB 
left-turn pockets to minimize long queues/delays for turning 
movements; and elimination of the all-way stop-controlled 
intersection at Marcheta Street. The outer SB lane would be 
converted to a 7’-wide “Park Assist” lane along some segments 
to reduce potential public safety conflicts with the through travel 
lane, bike lane, and reverse angle parking movements. 
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Policy 1.15: The City actively supports 
integrated transportation that encourages 
and provides for mass-transit, bicycle 
transportation, and pedestrians.  (Coastal 
Act/30252) 

Refer to discussion for Land Use Policy 1.14 for pedestrian-
oriented uses and mass transit support via new signalized ped 
crossings and enhanced crosswalks at uncontrolled intersections 
near bus stops. To promote alternative bicycle transportation, the 
Project would include added/enhanced bicycle lanes/ facilities, 
shared vehicle/ bicycle lanes, an increased SB bike lane to 8’ 
wide, and relocation of bus stops to increase ridership. 

Policy 1.18: Provide for a comprehensive 
system of traffic control devices and signing, 
based on sound traffic engineering principals, to 
assure traffic safety and preservation of 
community character. 

Refer to Project conformance discussions for analysis of the 
applicability of this policy.  

Policy 1.19: Provide for adequate levels of 
maintenance of roadways, sidewalks, drainage 
systems, and pedestrian, recreational, and 
bicycle trails and facilities. 

Refer to Project conformance discussions for analysis of the 
applicability of this policy. 

GOAL 2: Develop a varied transportation 
system that is capable of serving both the 
existing population and future residents while 
preserving community values and character. 
(Coastal Act/30252/30253) 

Refer to Project conformance discussions for analysis of the 
applicability of this policy. 

Policy 2.1: Implement roadways within the City 
consistent with community character. 

Refer to discussion for Land Use Element Goal 6. 

Policy 2.18: Where possible, functioning of the 
street system should be improved by the 
installation of intersection improvements. 

Refer to discussion for Circulation Element Policy 1.10. 

Policy 2. 4: When considering circulation 
patterns, primary consideration will be given to 
the preservation of character and safety of 
existing residential neighborhoods. Where 
conflicts arise between convenience of motorists 
and neighborhood safety/community character 
preservation, the latter will have first priority. 

Refer to Project conformance discussions for analysis of the 
applicability of this policy. 

Policy 3.2: Expand public transportation and 
emphasize public transportation with 
preference given to cost-effective 
alternatives. (Coastal Act/30252) 

Six designated bus stops were removed from the Project corridor 
based on poor ridership, the El Portal Street and Basil Street bus 
stops will be relocated to more accessible locations for 
pedestrians and bicyclists to increase ridership, and two new 
signalized pedestrian crossings will be added to enable safer 
travel to bus stops. 

Policy 3.3: Create a safe and convenient 
circulation system for pedestrians. (Coastal 
Act/30252) 

Refer to discussion for Land Use Element Policy 1.14. 

Policy 3.11: The City will strive to implement a 
safe, direct, and convenient circulation 
system for commuting and recreational 
bicycle traffic. The City will support the 
development of additional bicycle facilities in 
the Coastal Zone, including the following: 

 All Circulation Element roads will include 
provisions for bicycle lanes unless 
precluded by design and safety 
considerations in which cases, 
alternative routes shall be provided to 
form a continuous network. (Coastal 
Act/30251) 

Refer to discussions for Circulation Element Policies 1.10 and 
1.15. 
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Policy 4.1: Design roads to enhance scenic 
areas. (Coastal Act/30251) 

Refer to discussion for Housing Element Policy 3.9 which 
pertains to an increase in overall landscaped areas along the 
Project corridor to enhance the scenic highway/visual corridor 
viewsheds. The Project would include street beautification, 
community-gathering and passive recreational opportunities 
through enhancement of public open spaces (e.g., mini-parks, 
greenbelts) and multi-modal trails. 

Policy 4.2: Promote and encourage roadside 
and median landscaping. (Coastal Act/30251) 

Refer to discussion for Housing Element Policy 3.9. 

Policy 4.3: Separate pedestrian, bicycle, and 
vehicular traffic by encouraging adequate 
space for walking and biking by striping 
roadways. (Coastal Act/30252) 

Refer to discussions for Circulation Element Policies 1.10 and 
1.15. 

Policy 4.4: Where possible, establish a 
separate system of bicycle paths from which 
motorized vehicles shall be banned. 

Refer to discussions for Circulation Element Policies 1.10 and 
1.15. 

Policy 4.14: Where feasible, minimize the 
dependence on private motor vehicles. 
(Coastal Act/30252) 

Refer to discussions for Circulation Element Policies 1.10, 1.14, 
1.15 and 3.2. 

Public Safety Element  

Policy 1.16: Maintain adequate levels of staffing, 
materials and equipment to assure timely 
response to demands for public safety services. 

Refer to discussion for Land Use Element Policy 2.3. 

GOAL 2: Minimize potential hazards to public 
health, safety, and welfare and prevent the loss 
of life and damage to health and property 
resulting from both natural and man-made 
phenomena. 

Refer to discussions for Circulation Element Policies 1.10 and 
1.15. 

Policy 2.4: Setbacks, easements, and accesses, 
necessary to assure that emergency services 
can function with available equipment, shall be 
required and maintained. 

Project design features to improve emergency access and 
response through the corridor would include a minimum 20-foot 
paved road width in each direction and mountable interior curbs 
inside roundabouts, both of which are intended to facilitate 
passing of pulled-over vehicles by emergency vehicles. 

Resource Management Element  

GOAL 1: Conserve, protect and enhance 
water resources. (Coastal Act/30231) 

Minimal use of water would be required during construction for 
purposes of dust control. Such water use would cease once 
construction is completed. All new landscaping would be irrigated 
over the long term using potable water. However, similar use of 
potable water for irrigation of landscaping occurs under current 
conditions. Refer to discussion for Housing Element Policy 3.9 
with regard to water conservation and drought-tolerant 
landscaping. 

Policy 1.1. Utilize measures designed to 
conserve water. 

Refer to discussion for Resource Management Element Goal 1. 

Policy 1.10: Promote the use of water efficient 
sprinkling and gardening systems to encourage 
drought tolerant plants. 

Refer to discussion for Resource Management Element Goal 1. 
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GOAL 2: Improve ocean water quality. 
(Coastal Act/30231) 

A Storm Water Management Plan (SWMP) has been prepared 
for the Project (Appendix F of this EIR) which identifies Best 
Management Practices (BMPs) to reduce potential construction 
and post-construction water quality impacts and ensure that 
ocean resources are not adversely affected, including silt fences, 
fiber rolls, vehicle and equipment maintenance, avoidance of 
pesticides in landscaping, landscaping maintenance, sweeping 
of sidewalks, filtration devices in new storm drain inlets, and 
permanent bioretention areas. 

Policy 2.1.  In that ocean water quality 
conditions are of utmost importance, 
eliminate all forms of potential unacceptable 
pollution that threatens marine or human 
health. (Coastal Act/30230/30231) 

Refer to discussion for Resource Management Element Goal 2. 

Policy 2.3. To minimize harmful pollutants 
from entering the ocean environment from 
storm drains containing potential 
contaminants, mandate the reduction or 
elimination of contaminants entering all such 
facilities and monitor the quality of such 
contamination. (Coastal 
Act/30230/30231/30233) 

Refer to discussion for Resource Management Element Goal 2. 

GOAL 3: Preserve significant mature trees, 
vegetation and wildlife habitat. (Coastal 
Act/30240) 

The Project would preserve 290 existing large mature trees, and 
31 trees would be removed that are a safety hazard due to their 
old age which makes them prone to dropping limbs, possibly 
onto vehicles, bicyclists, and/or pedestrians. Approximately 823 
new trees would be planted resulting in a net increase of street 
trees focusing on native, drought-tolerant species to 
preserve/enhance the tree canopy along the corridor and reduce 
overall irrigation water demand. As described in Section 4.2.3 of 
this EIR, no wildlife habitat occurs within and adjacent to the 
corridor. 

Policy 3.1: Mature trees of community 
significance cannot be removed without City 
authorization. 

Refer to discussion for Resource Management Element Goal 3. 

Policy 3.2: Mature trees shall not be removed or 
disturbed to provide public rights-of-way 
improvements if such improvements can be 
deferred, redesigned, or eliminated. 

Refer to discussion for Resource Management Element Goal 3. 

Policy 3.3: Examine ways to aesthetically trim 
street trees and vegetation within the public 
rights-of-way. (Coastal Act/30240/30251) 

Refer to Project conformance discussions for all applicable 
policies in this table. 

Policy 3.5: A street tree planting program shall 
be implemented. 

Refer to discussion for Housing Element Policy 3.9. 

Policy 3.6: Maintain significant mature trees to 
the extent possible and incorporate them into 
project design. 

Refer to discussion for Resource Management Element Goal 3. 

Policy 3.7: Where trees are now encroaching 
into the right-of-way, plant replacement trees in 
anticipation of removal of existing trees. 

Refer to discussion for Housing Element Policy 3.9. 

Policy 4.6: Maintain and enhance the scenic 
highway/visual corridor viewsheds. (Coastal 
Act/30251) 

Refer to discussion for Circulation Element Policy 4.1. 
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Policy 4.7: The City will designate the following 
view corridors as scenic highway/visual corridor 
viewsheds: 

 Highway 101, from Encinitas Blvd. to La 
Costa Ave. 

 Leucadia Blvd. between Highway 101 and El 
Camino Real. (Coastal Act/30251) 

Refer to discussion for Circulation Element Policy 4.1. 

Policy 4.9: Development would be subject to the 
design review provisions of the Scenic/Visual 
Corridor Overlay Zone for those locations within 
Scenic View Corridors, along scenic highways 
and adjacent to significant viewsheds and vista 
points with the addition of the following design 
criteria: 

 Type and physical characteristics of the 
roadway should be compatible with the 
natural character of the corridor, and with the 
scenic highway function. 

Refer to discussion for Circulation Element Policy 4.1. 

Policy 4.11: Trees and vegetation which are 
themselves part of the view quality along the 
public right-of- way will be retained. (Coastal 
Act/30251) 

Refer to discussion for Resource Management Element Goal 3. 

Policy 9.1: Initiate and pursue the 
landscaping of appropriate median and 
parking areas with trees on all new and 
existing arterial streets. (Coastal Act/30251) 

Refer to discussion for Housing Element Policy 3.9. 

Policy 9.4: Encourage the use of drought 
tolerant and/or natural landscaping and 
efficient irrigation systems. (Coastal 
Act/30231/30240) 

Refer to discussion for Housing Element Policy 3.9. 

Policy 9.5: Encourage clean-up, landscaping, 
beautification, utility undergrounding, and 
additional landscaping in parking facilities 
where needed in existing commercial areas. 
(Coastal Act/30251/30252) 

Refer to discussions for Resource Management Element Policies 
3.1 and 3.2, and Housing Element Policy 3.9. 

Recreation Element  

Policy 1.6: Establish mini-parks and play lots in 
high density areas where larger parks are 
inaccessible or impractical to provide, and only 
when the provision of neighborhood parks to 
serve local neighborhood park needs is not 
possible. 

The Project would not involve the construction of new parks. 
Leucadia Roadside Park would continue to provide opportunities 
for passive recreation and public gatherings. 

Policy 1.8: Establish community parks in each 
community (Leucadia, Old and New Encinitas, 
Cardiff-by-the-Sea and Olivenhain).  

Refer to discussion for Recreation Element Policy 1.6. 

Policy 1.11: Link the various communities 
together with parks, recreation/pedestrian access 
and natural visual corridors. 

Refer to discussions for Land Use Element Policy 1.14, 
Circulation Element Policy 4.1, and Recreation Element Policy 
1.6. 

Policy 2.2: Provide and maintain an inter-
linking network of trails for bicycling; and 
minimize the cost of the trail system by 
encouraging the use of drainage channels, 
existing trails, public lands, excess street 
rights-of-way and major utility rights-of-way. 
(Coastal/30212.5/30252) 

Refer to discussions for Circulation Element Policies 1.10 and 
1.15. 
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Policy 2.3: Encourage the preservation and 
protection of areas for recreational activities 
such as bicycling, walking, and jogging. 
(Coastal Act/302121.5/30252) 

Refer to discussions for Circulation Element Policies 1.10 and 
1.15. 

Policy 2.5: Provide for early acquisition of 
park sites to insure proper location, adequate 
size, and lower costs. (Coastal Act/ 30212. 5) 

Refer to discussion for Recreation Element Policy 1.6. 

Policy 2.7: Encourage the use of appropriate 
public lands and facilities for park and 
recreation purposes to the maximum extent 
feasible. (Coastal Act/30212.5) 

Refer to discussions for Land Use Element Policy 1.14, 
Circulation Element Policy 4.1, and Recreation Element Policy 
1.6. 

GOAL 3: Coastal Areas will continue to play a 
dominant role in providing residents with 
open spaces for recreation. (Coastal 
Act/30220) 

Refer to discussions for Land Use Element Policy 1.14, 
Circulation Element Policy 4.1, and Recreation Element Policy 
1.6. 

GOAL 4: Parks which combine established 
standards and community desires shall be 
established and maintained. 

Refer to discussions for Land Use Element Policy 1.14, 
Circulation Element Policy 4.1, and Recreation Element Policy 
1.6. 

Policy 4.1: Neighborhood and community parks 
shall be developed. 

Refer to discussions for Land Use Element Policy 1.14, 
Circulation Element Policy 4.1, and Recreation Element Policy 
1.6. 

GOAL 5: Provide for coastal recreation areas 
with effective access, including signing, 
based upon the character of adjacent 
neighborhoods. (Coastal 
Act/30211/30212/30212.5/30214). 

Refer to discussions for Land Use Element Policy 1.14, 
Circulation Element Policy 4.1, and Recreation Element Policy 
1.6. 

Noise Element  

Policy 1.4: Limit truck traffic in residential and 
commercial areas to designated truck routes. 
Limit construction, delivery, and through truck 
traffic to designated routes. Distribute maps of 
approved truck routes to City traffic officers. 

Project construction activities would be required to comply with 
the City’s Noise Ordinance limits to ensure that any noise or 
vibration would not exceed the established thresholds or cause 
disturbance to neighboring sensitive receptors outside of the 
allowable hours.  Construction truck traffic shall be required to 
follow designated truck routes. 

* Goals and policies shown in bold and italicized text are those from the LCP. 

N101SP

The proposed Project would not alter the corridor use or function in a manner inconsistent with applicable 

goals and policies of the N101SP as described in Table 3.3-2. Therefore, the proposed improvements 

would be consistent with the applicable N101SP goals and policies, and potential land use policy conflicts 

with this plan would be less than significant. 
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TABLE 3.3-2 N101SP CONSISTENCY DETERMINATION 

A. Encourage diverse, small-
scale uses and family-owned or 
operated businesses along the 
North 101 corridor. 

The Project does not propose new development, and would not physically alter 
any existing land uses along the corridor. The existing historic and visual 
character of such uses and those of the Leucadia community in general would be 
maintained. Although the Project would not change existing General Plan land 
use or zoning designations along/adjacent to the corridor, it would support new 
and expanding businesses as a direct result of the proposed multi-modal, 
streetscape and beautification improvements which are anticipated to attract 
more people (visitors, shoppers) and commerce to the area. 

F. Encourage architectural 
diversity and a unique character 
along North Highway 101. 

In conformance with applicable General Plan, LCP and N101SP goals, objectives 
and policies, as well as relevant zoning ordinance development standards, any 
new development, redevelopment or building renovations along the Project 
corridor are expected to include design elements encompassing the current and 
community-desired architectural diversity and unique character in Leucadia. The 
Project would encourage such development through proposed multi-modal, 
streetscape and beautification improvements which are anticipated to attract 
more people (visitors, shoppers) and commerce to the area. 

G. Encourage outdoor spaces for 
sidewalk cafes, street vendors, 
and other pedestrian oriented 
activities along North Highway 
101. 

The Project would involve streetscape improvements to enhance the experience 
of occupants along the corridor. These improvements would provide 
beautification, community-gathering and passive recreational opportunities 
through enhancement of public open spaces, landscaping, and multi-modal trails.  

H. Enhance the overall image 
and streetscape in order to 
attract more visitors and 
shoppers to the corridor. 

Refer to the discussions in this table. 

I. Encourage land use buffers 
between incompatible uses such 
as commercial frontage adjacent 
to residential development. 

Project improvements would increase the number and variety of parking spaces 
along the corridor via a combination of reverse-angle, standard-angle, and/or 
parallel striping. Provision of expanded sidewalks on the west side of the corridor 
would provide increased/enhanced buffers between pedestrians and adjacent 
roadway vehicular activity, thereby further increasing public safety. The outer SB 
lane would be converted to a 7’-wide “Park Assist” lane along some segments to 
reduce potential public safety conflicts with the through travel lane, bike lane, and 
reverse angle parking movements. Provision of additional off-street parking 
spaces via proposed parking pockets in the NCTD ROW would avoid sight-
distance problems and vehicular conflicts with bicyclists and pedestrians along 
the east side of the corridor. 

J. Promote and enhance artisan 
resources in the community. 

Proposed streetscape improvements along the Project corridor would maintain 
and reinforce the existing character of the Leucadia community; enhance the 
built environment while respecting existing historic and “funky artisan” conditions; 
and provide a safer, more pedestrian- and bicycle-friendly environment to 
encourage patrons to visit the area. Such design features include ornamental 
pavings, benches, enhanced pedestrian crossings, community gathering and 
passive recreational opportunities, and increased planting of street trees to 
preserve/enhance the existing canopy. No new development is proposed that 
would conflict with existing land uses or adversely affect the history or 
appearance of the corridor. 

 

A reinforcing design theme expressed by the community during the public outreach program for the 

Project was to improve the aesthetics of the corridor by using “green” design principles to ensure 

environmental sustainability while retaining the unique, “funky” character of Leucadia. Specific Project 

design features to ensure consistency with this overall theme include: 

 Identify potential locations for historical markers, public plazas, specimen tree plantings, and 

park areas to honor the past. 
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 Preserve the mature tree canopy within the corridor and increase use of native/naturalized plant 

materials. 

 Create a “community” emphasis by providing ample civic areas, public gathering spaces, public 

markets, and displays of public art. 

 Provide variations in design features, materials, and plant palettes to maintain the complimentary 

and cohesive overall design. 

Implementation of these design features would help to maintain Leucadia’s identity, community character 

and scale, while fostering commercial revitalization of the Project corridor, which fulfills the primary 

purpose, overall design theme, and community vision of the N101SP. 

In addition, implementation of design features such as wider sidewalks with landscaped bulb-outs, 

enhanced crosswalks, improved street lighting, and additional street trees would create a more pedestrian-

friendly and aesthetically pleasing environment while enhancing public safety. Implementation of these 

design features would ensure Project consistency with relevant development standards (i.e., parking 

requirements) of the N101SP. Therefore, the proposed Project would be consistent with the N101SP, and 

potential land use policy conflicts with this plan would be less than significant. 

City Zoning Ordinance 

The Project would include multi-modal functions including pavement striping to reduce the number/width 

of vehicle lanes; enhanced bicycle lanes/facilities and shared vehicle/bicycle lanes; traffic calming 

measures (e.g., roundabouts, signalized pedestrian crossings); relocation of six bus stops and removal of 

six designated bus stops based on poor ridership; and street beautification measures. The Project would 

also increase walkability along the Project corridor through expanded sidewalks and enhanced pedestrian 

crosswalks at uncontrolled intersections near bus stops consisting of pedestrian activated signals and 

pavement treatments.  

As a public ROW, the proposed Project would not require a rezone, and all existing zoning along the 

corridor, as well as the N-TC zoning for the NCTD ROW, would remain as it currently exists following 

Project implementation, and there would be no zoning conflicts. 

Shoreline Preservation Strategy  

Because the Project corridor is not adjacent to the Pacific Ocean shoreline, the Project would not result in 

physical changes to the existing shoreline and would not conflict with applicable objectives and policies 

of the Shoreline Preservation Strategy. 

MHCP  

Because the Project corridor is not located within the boundaries of a hardline or softline biological 

preserve area, as identified in the City’s Draft MHCP Subarea Plan, the proposed Project would not 

conflict with this document. 
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2050 RTP/SCS 

There is a strong link between land use, housing location decisions, and strategies to reduce emissions 

from the transportation sector. Within urbanized areas, residential development accounts for the largest 

share of land area, constituting a major influence on regional development footprints and travel patterns. 

As such, integrating transportation and residential land use is one of the most impactful strategies for 

reducing GHG emissions, as well as other forms of air pollution, for the transportation system. 

Governmental actions that restructure the land use and transportation context by supporting access and 

connectivity are critical to implementing GHG emissions reduction policies. The proposed Project 

emphasizes connectivity to public transit, walkable areas, and amenities that can increase the 

effectiveness of these relationships. In doing so, the Project would contribute to achieving established 

goals of the RTP/SCS by reducing dependency on vehicle use (thereby contributing to a reduction in 

GHG emissions), encouraging the use of alternative means of transportation through improved access, 

and offering a safe, inviting environment that engages current users and attracts new visitors to the Project 

area, as well as the surrounding community. Therefore, the proposed Project would not conflict with this 

document. 

3.3.3 Cumulative Impact Analysis 

3.3.3.1 Cumulative Setting 

The geographic scope for cumulative land use impacts includes the projects identified in Figure 2-2 and 

listed in Table 2-9. This geographic scope of analysis is appropriate because it reflects the distance that 

other land uses may potentially be affected or influenced by Project implementation. Some of these 

cumulative projects could physically divide established neighborhoods or be inconsistent with applicable 

General Plan, LCP and/or specific plan goals and policies. These projects would have the potential to 

contribute to cumulative land use impacts. Therefore, the baseline cumulative land use impacts in the 

cumulative impact area shown on Figure 2-2 would be potentially significant. 

Issue 3: Result in land use impacts that are individually limited, but cumulatively 

considerable. 

The proposed Project would not result in the physical division of established communities or 

inconsistencies with applicable land use plans, goals, objectives, policies and guidelines including the 

General Plan, LCP, N101SP, Shoreline Preservation Strategy, MHCP and relevant Zoning Ordinance 

development standards. Therefore, in combination with the cumulative projects identified in Figure 2-2, 

the proposed Project would not result in cumulatively considerable land use impacts. 

3.3.4 Mitigation Measures 

The proposed Project would not result in significant direct and cumulative land use impacts; therefore, no 

mitigation measures were/are required. 

3.3.5 Conclusions 

The proposed Project would not result in the physical division of established communities or 

inconsistencies with applicable land use plans, goals, objectives, policies and guidelines including the 
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General Plan, LCP, N101SP, Shoreline Preservation Strategy, MHCP and relevant Zoning Ordinance 

development standards. Therefore, no mitigation measures are required. 
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