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2.0 PROJECT DESCRIPTION 

This chapter provides a description of the proposed project, the environmental effects of which 
are evaluated in Chapters 4.0 through 7.0 of this EIR. The project objectives and project location 
are described in this chapter, followed by a description of project characteristics and a summary 
of the discretionary approvals that would be required. 

2.1 Project Location 

The proposed Ocean View Estates Residential Project is located in the City of Encinitas, which 
is located along the central coast of San Diego County (Figure 2-1). The project site is 
approximately 20 miles north of downtown San Diego, with neighboring cities including 
Carlsbad to the north and Solana Beach to the south. 

The project site is located on an approximately 3.17-acre site at 455 Ocean View Avenue in the 
in the Old Encinitas community of the City (Figures 1-2 and 2-1). The site is located within the 
City’s R-3 zone in the community of Old Encinitas and was previously used for greenhouse 
agricultural uses. Surrounding uses consist of single family residential uses to the north, west, 
and south. The principal land use east of the property is the Interstate 5 (I-5) travel corridor. The 
site is currently graded and vacant. 

2.2 Site Description and Background 

The subject property is one parcel identified as assessor parcel number 256-13-34. The property 
is situated on the U.S. Geological Survey 7.5-minute Encinitas quadrangle, SE 1/4 Section 9, SW 
1/4 Section 10, Township 13 South, Range 4 West. The site slopes from approximately 118 feet 
above mean sea level (AMSL) in the northeast to 174 feet AMSL at the south central part of the 
site. Approximately 0.89 of the site’s 3.17 acres (or 28% of the site) contains slopes of greater 
than 25% grade, and 0.13 acres (or 4%) of the site contain slopes with greater than 40% slopes. 
Surface drainage from the property generally flows west to east into an existing wetlands area 
parallel to I-5.  

The proposed project site is located on a previously disturbed lot with sparse ruderal and non-
native vegetation. There are three small mature trees standing approximately 10 feet tall and 
located relatively close together on the south side of the property. In addition, a juniper bush is 
located against the fence line on the north side of the property. There are no rock outcroppings or 
other above ground features on the site. The topography is characterized by a uniform, 
moderately steep, east facing slope that adjoins a seasonal drainage at the base of the slope. The 
boundaries of the site abut residential fences to the north, west, and south and the drainage on the 
east.  
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The site was previously used for agricultural uses and is currently vacant. The City General Plan 
designates the site’s zoning as R-3 (Residential with 2.01-3.0 dwelling units per acre). The 
project site is located within the coastal zone planning area as defined by the City of Encinitas 
General Plan and Local Coastal Program (1989), and as shown on the City’s Coastal Zone 
Planning Area map (2001). The site is also located in the coastal appeal zone due to its adjacency 
to wetlands. 

2.3 Project Objectives 

The proposed Ocean View Estates residential development project has been designed to achieve 
the following objectives:  

1. Provide a four-unit residential neighborhood with for sale housing on the existing site. 

2. Ensure that all public facilities and services are available to serve the project and meet or 
exceed applicable City standards and requirements prior to, or concurrent with 
development. 

2.4 Project Characteristics 

The project proposes a subdivision to create four lots and proposes to construct four single-
family detached units (refer to the site plan in Figure 2-2). Related project characteristics 
including proposed retaining and sound walls, landscaping, a recreational trail, and grading are 
also described in this section. 

2.4.1 Site Plan and Tentative Parcel Map  

The project site plan and tentative parcel map (TPM) display the project’s density and lot sizes. 
Four (4) single-family attached units are proposed, each with a total maximum height of 26 feet 
and two stories. The four lots would have an average pad size of 7,800 sf. With an overall site 
size of 3.17 acres, and with four units proposed, the project’s density is 1.26 du/ac.  

The size of the proposed homes would vary from 2,587 to 3,790 sf. Each lot includes a detached 
garage, ranging in size from 440 to 585 sf, and a detached pool cabana structure ranging from 
218 to 453 sf. 
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The architectural theme of the proposed homes is an island style beach theme with influences 
from the Caribbean and Hawaii. Typical materials include smooth stucco walls on the first level, 
wood lap siding on the second level, and metal roofs. Architectural detailing includes “bahama” 
style exterior shutters, exposed and detailed wood features, and exterior casing around doors and 
windows. Architectural form and shape is simple. The homes include architectural details with 
open porches, verandas, and lanais. 

The project is proposed to be accessed via existing Ocean View Avenue via a proposed private 
cul-de-sac of approximately 210 feet in length and 37 feet in width (Figure 2-2). 

The residential units would be served by a Homeowner’s Association (HOA) upon project 
construction. The HOA would have maintenance responsibilities for private road and private 
access easements, best management practice facilities (e.g., erosion control), retaining and sound 
walls, and frontage improvements. 

A Minor Use Permit is required of the project due to the fact that Lots 1 and 2 in the 
northwestern corner of the property have a net lot size below the City Municipal Code net lot 
allocation of 14,500 sf for the R-3 zone. Lot 1 has a net lot size of 11,530 sf, and Lot 2 has a net 
lot size of 13,148 sf.  

2.4.2 Retaining Walls and Sound Walls  

As shown in Figure 2-2, the four lots are proposed to be surrounded by retaining walls along the 
northern and eastern perimeters. The proposed length of the retaining walls is approximately 
300 feet with maximum height of 26 feet. A detail of the proposed retaining wall system is 
displayed in Figure 2-3. As shown the proposed retaining wall system would be constructed in a 
keystone array and would allow the incorporation of landscaping. 

The proposed retaining wall would consist of three individual keystone walls installed along the 
backslope between the proposed subdivision and the open space easement located below and on 
the east side of the property. Each retaining wall would be 6 feet in height and installed in a 
concentric pattern from the top of the slope to approximately 26 feet downslope (Figure 2-3). 
The walls would be installed in terraces, which would provide approximately 4 feet, 8 inches of 
level ground 2:1 slope and a brow ditch between each wall. The elevation at the top of the 
uppermost wall would be 158 feet AMSL at the highest point and 134 feet AMSL at the bottom 
of the lowermost wall. Each wall would be constructed of keystone planter units that would 
provide slope stability and include vegetation along the wall.  

The proposed retaining walls would also include a 2-foot-wide brow ditch system that would 
convey sewer and stormwater to the west, to the public access and then to existing Ocean View 
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Avenue, thereby eliminating stormwater runoff into the easterly onsite wetlands. The brow ditch 
system would be constructed in locations, between each of three terraces. 

The project would also include a sound wall and berm located approximately 7 feet to the west 
and upslope from the retaining walls. The elevation at the top of the sound wall would be 
166 feet AMSL and 158 feet AMSL at the bottom of the 2-foot-high berm. The wall would be a 
total of 6 feet in height and be located adjacent to the garages of the single-family homes. The 
single-family homes will have a total maximum height of 26 feet. Therefore with the height of 
the sound wall being 8 feet above ground, 18 feet of the single-family homes will be visible 
above the sound wall. The single-family homes will be set back from the sound wall as follows: 
Lots 2 and 3, approximately 40 feet, and Lot 4 approximately 60 feet. For additional information 
regarding sound walls, refer to Section 4.3.6. 

2.4.3 Landscaping and Open Space 

The project would involve a substantial amount of landscaping along the proposed retaining and 
sound walls, and would include an open space easement. 

A landscape plan has been developed for the proposed project (Figures 2-4 and 2-4A) and 
includes the types of vegetation to be placed along the eastern face of the retaining walls and 
sound wall. The vegetation that would be used along the retaining walls would include trees, 
shrubs, vines and an assortment of ground covers. The proposed keystone retaining walls would 
include Compact Xylosma (Xylosma congestum) and Glossy Abelia (Abelia grandiflora) shrubs 
planted in 5-gallon planters along the retaining walls. There would also be 15-gallon African 
Sumac (Rhus lancea) and 15-gallon Photinia trees (Photinia fraseri) planted along the retaining 
walls. These trees will provide screening of the sound and retaining walls from passing 
motorists.  

The landscape plan also includes trees and shrubs to be planted along the southeastern portion of 
the project site that would further screen views of the home located on Lot 4. The shrubs would 
include an assortment of Toyon (Heteromeles Arbutifolia) and Compact Xylosma. The trees that 
would be planted include 15-gallon California Sycamore (Plantus Racemosa), 15-gallon Coast 
Live Oaks (Quercus agrifolia) and 15-gallon African Sumac (Rhus Lancea). Over time and upon 
maturity, the vegetation proposed for the retaining/sound walls would allow minimal view of the 
bare walls and the mature trees and vegetation would provide a visual buffer to the homes. 
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The proposed open space easement in the east of the project site would total 1.83 acres, or 58% 
of the project site. The proposed open space easement intends to preserve the steeper slopes and 
mature vegetation in the eastern portion of the site.  

2.4.4 Recreational Trail and Wetland Buffer Area  

The project site includes a 12-foot wide easement to extend Trail #15 of the City’s Recreational 
Trails Master Plan (RTMP) through the project site (Figure 2-5). Also included in the project 
design is a proposed 50-foot wetland buffer area, to be located to the east of the proposed 
retaining walls. 

2.4.5 Grading 

Project site grading would involve 8,900 cubic yards (cy) of cut and 8,900 cy of fill for a 
balanced earthwork operation. Approximately 1.24 out of a total of 3.17 acres are to be graded, 
or 39% of the site. The proposed slope ratio is 2:1. The maximum height of cut and fill slopes is 
14 and 12 feet, respectively, and the highest proposed slope would be 18 feet high. 

2.4.6 Utilities and Lighting 

For sewer services, the project would connect to an existing Encinitas Sanitary District 8-inch 
sewer line within Ocean View Avenue. Water would be provided by the San Dieguito Water 
District via a proposed 8-inch PVC water line that would connect to an existing 12-inch line in 
Ocean View Avenue. Electrical service would be provided by San Diego Gas & Electric, and 
Cable TV by Cox Communications. All proposed utilities are to be underground. 

The project would include access street lighting. Garage and building exterior lights would 
provide substantial lighting around the homes, and additional low-voltage lighting would be 
provided along the project perimeter. 

2.4.7 Construction  

The development of the project would consist of site preparation and construction. The proposed 
site preparation period would approximately begin in late 2006, when grading would begin, and 
would extend approximately two months. Construction of the proposed residences is then 
anticipated to extend for approximately ten months.  

All construction staging areas would be located onsite. The construction entrance to the site 
would be from Ocean View Avenue. The construction haul routes to be used during construction 
would be approved by the City; however, they are anticipated to be along Ocean View Avenue, 
Orpheus Avenue, and Leucadia Boulevard.  
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Drainage would flow to existing storm drains on Ocean View Avenue and to the wetlands area to 
the east. Gravel bags, fiber rolls, and silt fencing is proposed to control soil erosion during 
construction and project grading. The project would include 1-foot-wide drainage swales along 
the proposed access road, along the northwest project boundary, and along the easterly retaining 
walls (between each tier of the retaining walls). In addition, a grass-lined swale is proposed to 
run parallel and immediately north of the proposed access road. 

Construction would be performed by qualified contractors and contract documents, plans, and 
specifications would incorporate stipulations regarding standard City requirements and 
acceptable construction practices including, but not limited to, grading, safety measures, vehicle 
operation and maintenance, excavation stability, erosion control, drainage alteration, 
groundwater disposal, traffic circulation, public safety, dust control, and noise generation. 

2.5 Discretionary Actions 

The EIR serves as an informational document for use by public agencies, the general public, and 
decision makers. This EIR discusses the impacts of development pursuant to the proposed 
project and related components and analyzes project alternatives. This EIR will be used by the 
City of Encinitas in assessing impacts of the proposed project. 

The following is a list of discretionary actions required for project approval. Those including 
environmental review requirements and design conditions are required to be obtained prior to 
construction of the proposed project. All of these approvals are within the purview of the 
Encinitas Planning Commission and are appealable to the Encinitas City Council. 

Permit/Approval Agency 

Final EIR Certification Encinitas Planning Commission 

Tentative Parcel Map Approval Encinitas Planning Commission 

Minor Use Permit Approval Encinitas Planning Commission 

Coastal Development Permit Approval Encinitas Planning Commission 
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