






























































































From: Alan Deremo
To: Nick Koutoufidis
Cc: encinitascommunitycollective@gmail.com
Subject: Piraeus Point
Date: Tuesday, June 28, 2022 12:08:30 PM

[NOTICE:  Caution: External Email]

Mr. Koutoufidis,
I am a resident of the neighborhood adjacent to the proposed Piraeus Point development, specifically on Caudor St.
just south of Plato Pl.

I attended the recent community meeting presented by the reps from Lennar, and it raised some concerns for me
about the viability of this project as proposed, mainly in the following areas:

Parking:
I don’t see how the proposed number of parking spaces within the development is anywhere close to being adequate.
As there is almost no legal street parking nearby I do not see where any overflow would go. A solution might be to
widen Piraeus and create street parking, but it seems like that would be costly - and potentially dangerous given the
typical speed of vehicles that street.

Traffic flow:
I thought the traffic study presented at the meeting was laughable - there was clearly no consideration of the
increased traffic that occurs twice daily when school is in session at Capri Elementary, even though the reps insisted
there was. With increased population in the area I can’t imagine the intersections at Piraeus/La Costa Ave.,
Saxony/Leucadia Blvd. and Urania/Leucadia Blvd. not being exponentially more burdened, especially at 8am. The
Lennar reps suggested that drivers would use La Costa to exit the area - that would seem logical, but you can’t
exactly force people to use that route, particularly if they are headed toward inland Encinitas or other destinations
where Leucadia Blvd. is a much more direct route.

One solution might be to reopen an I-5 south on ramp at Piraeus just N of Leucadia Blvd. I understand that wouldn’t
be an action the city could take, but it would definitely help.

My greater concern is egress in case of a fire or other emergency. With the above mentioned intersections being the
only exits from the neighborhood, the increased population from the proposed development would create an
additional burden on those exits, making a mass exodus all but impossible.

Pedestrian safety:
At present Plato Pl. is not very safe for pedestrians, being narrow with a somewhat blind turn and lacking sidewalks.
If any kids from the proposed development walked to Capri. Elementary via Plato they would be greatly at risk.

Overall concept:
I understand the parcel in question is already rezoned for high density housing, but it is obvious that a development
of this type is utterly out of place amid the semi-rural character of the neighborhood, not to mention the practical
considerations that have to be addressed. Several attendees at the meeting made comments along those lines, and the
Lennar reps responded with something like “Well, if you don’t accept our plan someone else will come along and
build a development that is more dense and not nearly as nice or compatible with the neighborhood as ours.” That
seemed to me an insensitive and cynical response when the purpose of the meeting was community outreach.

Thank you for your time,
Alan Deremo
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From: Bill Wickett
To: Nick Koutoufidis
Cc: Encinitascommunitycollective@gmail.com
Subject: Piraeus Point
Date: Saturday, June 25, 2022 9:44:44 AM

[NOTICE:  Caution: External Email]

Bill and Maryann Wickett
1584 Caudor Street
Encinitas, CA 92024
 
To:
Mr. Nick Koutoufidis
Senior Planner
City of Encinitas
 
  Increasing the housing density to maximize profits for the Piraeus Point project is a
terrible idea, and inconsistent with previous planning by the City of Encinitas.
   In the 1970, the decision was made to develop this part of Leucadia for  a maximum
of two houses per acre.  That course of action set the criteria for the local
infrastructure.  Electrical load and other utilities were designed around this population
density.  Narrow streets were all that were needed to carry the traffic of a low density
area.  Early on, sidewalks were unnecessary as car trips were low, and school
busses carried children to Capri Elementary School.  For about fifty years, the
planning department made their calculations and plans based on this lower density. 
Almost all lots have now been developed into houses, and these previous plans have
worked out well.  We have enough water delivery, the electric delivery system is
adequate, and despite the traffic congestion around Capri, the streets can handle the
needs of the neighborhood.
   However, we are close to the maximum sustainable housing level.  A good
indication of that is the traffic congestion that plagues Caudor and Capri streets
during the morning drop-off and afternoon pick-up for the elementary school.  Further
problems were created when the south end of Piraeus was blocked by the Leucadia
Boulevard freeway onramp.
   But now, the city is choosing to disregard years of planning and development, to
allow high density housing.  You can’t just approve this project without upgrading
existing infrastructure.  Water, electrical and sewer must all be expanded.  That’s a
costly undertaking, guaranteed to cause an unpopular disruption to those of us who
live in the neighborhood.
   But the biggest problem you face will clearly be traffic congestion, and if this high
density windfall is approved, no good options exist.  Long term, streets will need to be
widened from Piraeus to Leucadia.  That includes the area around Capri Elementary
School, where these families will attend classes.  Can the city afford a project of this
size?  How about the inconvenience to all who live along those streets?  That’s a lot
of people who will be disappointed at the lack of foresight by the city and the Planning
Department. Plan B might be to just do nothing, but the gridlock will be VERY
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unpopular. 
   What’s the point?  Is this high density housing worth the expenses it will produce? 
The city gets nothing from the switch to high density.  Instead, the costs will be huge. 
I urge you to return to two units per acre and save us all a lot of grief.
 
Sincerely,
Bill Wickett
 



From: Brian
To: Nick Koutoufidis
Cc: Encinitas community collective
Subject: Piraeus Point Proposed Project
Date: Friday, June 24, 2022 3:07:25 PM

[NOTICE:  Caution: External Email]

Hello Nick.  As a resident of Leucadia, I have several concerns regarding the proposed project at
Piraeus Point.  I am thankful for the oversight of you and or your committee and hopeful that when
time permits these concerns could be acknowledged and addressed.  

Thank you in advance for reading my message and for your thoughtful consideration. 
 
Fire

Has the city studied or requested a study of the traffic pattern likely to occur in the event of a
fire?
Has this study taken into consideration traffic needing to go from Piraeus Point to Capri to
pick up school children?
With the increase of residents, is the city confident that existing residents will be afforded
safe evacuation in the event of a fire?

School
Capri is near capacity.  Where is the city proposing residents of Piraeus Point send their kids to
middle school?
Has the city considered or proposed a new school to be built?
If a proposed school is to be built what is the expected timing for new students and where
would residents of Piraeus Point go in the meantime?
Has the city proposed a solution that would provide schooling for the new residents of the
several new projects including Piraeus Point, Fox Point, and others?

 Safety for kids walk to school
Does the city plan to install or require the builder to install sidewalks on Plato between
Piraeus and Caudor?
Is there a plan to address walk to school safely? Kids walking from Piraeus Point on Plato with
no sidewalk would present a safety issue for both kids and cars. 

Parking
Has the city proposed a solution for visitors to Piraeus Point for parking? The builder indicates
very few spots for visitors.  With no parking on Piraeus, Plato or Sky Loft where is the city
proposing people park?

Water
Does the city have a proposal to address water shortage for the current residents already
under restriction with the addition of 149 homes?
Adding 149 homes would present a significant need for water impacting current residents. 
Has the city proposed a solution so current residents are not negatively impacted?

 Utilities 
How does the city propose to handle needed improvements to utilities?
Sewer?
Drainage?
Electrical?

Street lighting
With the increased traffic flow is the city proposing a streetlight at the intersection of Plato
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and Piraeus?
How is the city addressing the increase in traffic at Piraeus and Plato to ensure safety for new
residents and existing residents?

Traffic flow 
Has a study been done or requested studying the impact of increased traffic flow through the
neighborhood streets as a result of there being no 5-south exit by way of going south on
Piraeus?
Has the city done or requested a study to see how many people access 5 south via La Costa? 
It appears that very few residents today go north on Piraeus to access 5 south via La Costa.  At
the June meeting the builder indicated that they expect residents of Piraeus Point to go this
route to 5 south.  This seems unlikely given that very few current residents go this route. 
Does the city have plans to open the 5 south going southbound on Piraeus?

 
 
Thank you, Nick.
Brian Howarth 
 



From: Candice Shine
To: Nick Koutoufidis
Subject: Piraeus Point comments
Date: Friday, June 17, 2022 6:10:01 PM
Attachments: CPP.pdf

[NOTICE:  Caution: External Email]

Per your signed letter dated May 20, 2022 - attached please find mine and my husband's
comments as it relates to the Piraeus Point project.

Sincerely,

Candice Shine and Randy Venier

mailto:candice.shine@gmail.com
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From: Daniel Baxter
To: Nick Koutoufidis
Subject: RE: Please add me to the Piraeus Point Townhome CPP mailing list
Date: Monday, June 6, 2022 11:17:24 AM
Attachments: image001.jpg

[NOTICE:  Caution: External Email]

Hello Nick,
Thanks for adding me to the list.
Can you also provide me with  a link to  (or invitation to view) the sharepoint that has the Lennar
side development plan.  I’d like to see the plan view, as well as some of the elevations to get a better
sense of the proposal.  The link I had seems to no longer be active.
Regards,
Dan Baxter
 

From: Nick Koutoufidis <nkoutoufidis@encinitasca.gov> 
Sent: Tuesday, April 12, 2022 5:31 PM
To: Daniel Baxter <danbaxter@cox.net>
Subject: RE: Please add me to the Piraeus Point Townhome CPP mailing list
 
Hi Daniel,
 
I will add you to the list for this project.
 
Thanks for letting me know.
 
Best,
 

Nick Koutoufidis, MBA
Development Services Department
505 South Vulcan Ave, Encinitas, CA
P: 760.633.2692 

 
 

From: Daniel Baxter <danbaxter@cox.net> 
Sent: Monday, April 11, 2022 6:28 PM
To: Nick Koutoufidis <nkoutoufidis@encinitasca.gov>
Subject: Please add me to the Piraeus Point Townhome CPP mailing list
 

[NOTICE:  Caution: External Email]

Hello Nick,
I understand that you are the person to contact to get added to the CPP notification (and
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participation) list regarding the proposed Piraeus Point Townhome development (at Piraeus and
Caudor Streets, Encinitas).
I would like to be on the list for any other general notifications regarding this property as well.  If you
are not the correct contact person, please let me know who is.
 
I prefer email to paper, but contact information for both is below.
Thanks in advance.
 
Daniel Baxter
1627 Caudor St.
Encinitas, CA 92024-1219
danbaxter@cox.net

mailto:danbaxter@cox.net


From: Daniel Baxter
To: Nick Koutoufidis
Subject: EIR Comments from interested parties - Piraeus Point Case Nos. MULTI-005158-2022; CDP-005161; DR-005160-

2022; SUB-005159-2022
Date: Thursday, June 23, 2022 6:01:22 PM
Attachments: Dan Baxter, Piraeus Point EIR Concerns Letter to Nick Koutoufidis 20220623.docx

[NOTICE:  Caution: External Email]

Dear Mr. Koutoufidis,
 
Attached please find my EIR comments related to the proposed Piraeus Point development by
Lennar Homes of California  LLC.
If you have any questions, or any difficulties opening the attached Word document, please let me
know.
 
Thanks for your consideration.
Dan Baxter

mailto:danbaxter@cox.net
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From: Daniel E. Baxter

1627 Caudor St.

Encinitas, CA 92024

danbaxter@cox.net



To: Nick Koutoufidis, Senior Planner, 

Encinitas Development Services Department, 

505 S. Vulcan Avenue, Encinitas, CA 92024, 

nkoutoufidis@encinitasca.gov



June 23, 2022



RE:  EIR Comments from interested parties – Piraeus Point

Case Nos. MULTI-005158-2022; CDP-005161; DR-005160-2022; SUB-005159-2022





Dear Mr. Koutoufidis, Planning Dept. Reviewers, and other interested parties;



I am aware of the proposed 149 unit development at Piraeus Point by Lennar Homes of California, LLC.  I have spoken to many neighbors, and have attended the CPP meeting.  I strongly share the predominant sentiment of nearby residents that this density of development is inappropriate for and not in keeping with the rural residential character of the neighborhood.  I remain hopeful that city council will change course, respecting the will of their constituents, and remove this site from the housing element.  But in case they do not, I have several site-specific concerns that I believe are relevant to the planning review and EIR process for Piraeus Point.  I’ve included some mitigation suggestions, some of which may be feasible. In my order of priorities, the key issues are Inadequacy of Planned Parking, Traffic Control, Pedestrian Safety, and Noise Management.



Lennar has control over, and should be held accountable to mitigate some of the plan deficiencies.  Others issues require City action.  To the extent possible, I urge the planning department (and City) to transfer or at least share the cost of mitigations with the developer.  Only in this manner will the full costs of development accrue to those who benefit from it.  





1. PARKING:  Off street parking within the project is substantially below what is historically required for development of this scale, and is much less than is foreseeably needed, especially visitor parking.  

1.1. The total number of planned parking spaces (256) is 42% below the minimum number required by Encinitas Code 30.54.030, a deficit of 109 spaces.

1.2. The total number of planned spaces is 91 to 96 fewer than required if Ordinance 2021-12 if applied to the inclusionary units (depending on the number of bedrooms in the inclusionary units).

1.3. The planned 10 guest spaces, in total, amounts to less than 1/3 of the number reasonably needed, based on City of Encinitas Codes, as well as codes in nearby cities, and common sense.



I believe THE CURRENT PARKING PLAN IS INADEQUATE TO MEET BASIC HEALTH, SAFETY, AND HABITIBILITY NEEDS of the residents.  The excess of vehicles that can be reasonably expected in the development will have to park somewhere, and the likely places are on the narrow and already congested local streets (exacerbating traffic problems and creating new safety issues), or on nearby private property. 



Failure to plan for and provide adequate parking as part of this development reasonably and foreseeably jeopardizes the safety of pedestrians and vehicles on nearby streets. It also negatively impacts the quality of life for all neighborhood residents.  In my opinion, this is the single most important deficiency in the current development plan.



Several mitigation strategies are available, and might include one or more of the following:

1.4. Reduce the number of units and/or number of bedrooms to reduce the parking demand. 

1.5. Increase the available on-street parking on nearby streets.

1.5.1. The closest, probably cheapest, and therefore most obvious candidate is parking on Piraeus. Though this right of way is a city responsibility, developer funding for necessary changes should be sought if this option is pursued.

1.6. Add more parking spaces within the development through any combination of approaches, possibly including: 

1.6.1. Build a parking structure, as is common in higher density projects elsewhere.  If the typical steel and concrete design does not meet aesthetic standards, it could be “disguised” in a number of ways.  (Costs associated with the parking structure might be recoverable through resident use fees (e.g. permit access), or HOA fees, as is common practice in “high rise”.)

1.6.2. Build below grade parking, possibly below the planned structures facing Piraeus.  This implementation of the suggestion above does require additional excavation and structure, but it may offer lower impact on the overall aesthetics. If the entrance is from Piraeus, which seems like the obvious choice, it might actually reduce the traffic within the development – a double benefit to residents. 

1.6.3. If the power lines at the eastern border of the property were buried underground (at least for some or all of the south to north length of the development area), the massive retaining wall could be “pushed back” to the property line.  Then perhaps some of the existing utility easement could be used for parking.  (Obviously, this depends on SDG&E requirements allowing more limited access over underground lines versus access below overhead lines.  Preliminary questioning suggest that regular access is only needed for transformers and pull points, but this would have to be verified by an authoritative source.)  Unrestricted ongoing SDG&E service access to the remaining overhead power lines to the north might be achieved by connecting the existing easement north of the development with the driveway at the north east corner of the development, possibly with a ramp, or possibly along the easement where the power lines feed Leora Ln.  The planned fire lanes within the development should already provide adequate unrestricted access within the development area.  (Note too that the normally high cost of underground utilities may be reduced because the required excavation and backfill operations could be incorporated into the excavation for the retaining wall (i.e. bury the power lines behind the retaining wall before backfilling).  Perhaps some of the additional cost of undergrounding might be shared by the SDG&E underground utilities fund.  In addition to the parking benefit, this potential approach improves the general aesthetics for the residents of the new development, and the views for those in the houses above (to the east), and to a limited extent reduces the fire danger associated with overhead power lines.

1.6.4. Create a row of parking at the northern border of the development.  If there is a 10 foot setback available, this space could accommodate parallel parking with no additional driveway requirements. If a few feet of additional space can be “found” it would allow “nose in” parking, roughly doubling the number of additional spaces (versus parallel parking).  This might be achievable by slightly shifting the entire development south to gain a few feet of the flatter space, or by taking a few feet of the “preserve” space at the northern border (and possibly building a larger retaining wall).  Parking in this location would not be as visible as some of the suggestions above. 

1.6.5. Sacrifice some of the planned landscaping to add parking spaces.  The inside ends of the units appear to have planters.  These could inexpensively be replaced by additional parking spaces.  (Admittedly this is not the prettiest approach, and therefore not the first choice of anyone who has to live in or see the development, but safety has to come first.)

1.6.6. Setbacks at the outside edges of the development might provide the opportunity for more code complaint spaces at relatively low cost, especially near the ends of the planned driveways.  (Though not as attractive as trees, this scheme would distribute additional spaces in a way that is probably most favorable to residents and visitors).

1.7. Consider if a few motorcycle spaces can be squeezed in to help ameliorate the parking shortage.



2. TRAFFIC:  Regardless of which traffic model is used (i.e., the assumed number of car trips per day and where they will go), there will certainly be an increase in demand on roadway infrastructure, and given the large number of units being added to the neighborhood it will probably be a significant increment of increased demand, particularly if the cumulative impacts of the multiple Leucadia development sites are considered.  There are three existing traffic bottlenecks that this new development will exacerbate most, at least two of which can be easily improved.

2.1. Probably the worst problem is the backup that occurs twice daily around Capri Elementary School.  Traffic backs up down Caudor street, so that southbound traffic gets gridlocked. While the existing problem is probably not within Lennar’s scope of influence, there is a simple method to reduce the increase in this problem that is within Lennar’s scope. As has been previously suggested to Lennar representatives, making the Piraeus Point south exit onto Plato a “For Emergency Use Only” exit should be done to divert ALL regular traffic from the new development onto Piraeus.  Hopefully, all northbound traffic, and most of the southbound traffic, will opt for the La Costa onramp to I-5, but even if they drive directly south, this approach discourages drivers from going directly up Plato.  This minimizes the impact on the narrow neighborhood streets south and east of Piraeus Point.  (Lennar should incorporate this into their plans.) 

Note:  this was agreed to in the CPP presentation – but is not yet reflected in the plans.  A specific Emergency access control mechanism has not yet been defined, but it should not simply be signage.  

2.2. Currently, Northbound traffic on Piraeus sometimes gets “gridlocked” at the La Costa Ave. light, and this can only get worse if a significant portion of the traffic from Piraeus Point goes that way (as is implied by the current traffic model). The backup is caused by two separate contributors that are closely related, and both can be significantly and probably inexpensively improved.  (This intersection may be within the City of Carlsbad jurisdiction.  Perhaps Lennar can influence the cities to remedy this.)

2.2.1. The first problem, has a cheap fix.  The left turn lane to go from northbound Piraeus to westbound La Costa Ave can only accommodate about 4 cars.  Once there are 4 or 5 cars waiting at this long light, both right turn traffic and left turn traffic back up. (The right turners can’t get around the left turners who block the single northbound lane on Piraeus).  In some cases drivers, especially those in high clearance vehicles, drive on the dirt shoulder on the east side of Piraeus to get into the right turn lane (to go east on La Costa Ave.)  This pattern is evidenced by the tire tracks and reduced plant growth along the eastern shoulder of Piraeus approaching the La Cost Ave light.  

This situation can be easily and relatively inexpensively reduced in severity by slightly increasing the width of the blacktop on Piraeus for approximately 150 feet along the approach to La Costa Ave, enabling the left turn lane (and right turn lane) to be lengthened correspondingly.  See attached conceptual drawings (page 7 below).  This approach would reduce the backup at the light by allowing more right turn vehicles to get out of the queue.

2.2.2. The second contributing factor is the limited amount of space available for the cars that are able to make the left turn from Piraeus onto La Costa Ave (westbound) before they are stopped at the “Park and Ride” stoplight.  Approximately 4 cars can fit in the right lane of westbound La Cost Ave (to get onto the northbound I-5 onramp), before the left turners behind them get backed up into the Piraeus / La Costa intersection.  As a result, sometimes drivers attempting to turn left from Piraeus northbound to La Costa westbound have to wait for more than one (long) cycle of the light before they can make their turn, or they turn left into a different lane, and try to quickly move to the right when the light changes.  This both exacerbates the problem listed in (i) above, and the risk to cyclists in the westbound bike lane on La Costa Ave.  The simple remedy for this problem is to adjust the timing of the westbound La Costa Ave light at the Park and Ride so that it stays green longer, while the Piraeus northbound traffic is turning left.  (In conjunction with 2.2.1 above, this would approximately double the number of cars that could turn left from Piraeus to La Costa Ave in a single cycle of the light.)

2.3. A third local bottleneck exists at the corner of Urania and Leucadia Blvd.  Since Piraeus southbound no longer goes through to Leucadia Blvd, most of the southbound Piraeus traffic is diverted up Normandy (or other small streets) to Urania southbound.  From southbound Urania, drivers seeking to get to the I-5 freeway southbound must make a right turn onto Leucadia westbound, and quickly get into the left lane.  At peak times they often can’t do so, at least not without waiting for more than one cycle of the light. (This is due to the backup of cars on Westbound Leucadia Blvd attempting to go south on I-5.)    As in the case above (2.2.1), the turn lanes on Urania are short, so all the traffic queues up. (The situation was recently made even worse by the repainting of the southbound right shoulder line to create parking spaces where right turners previously queued up.  Change it back!.  Urania is already developed along this stretch, so other road changes analogous to those above (2.2.1) are probably impractical. However, it may be worthwhile to study the signal timing to see if better flow can be achieved to relieve this backup.  Shouldn’t the City of Encinitas address this?  I hope Lennar has the influence to make this happen.  Please!



3. Pedestrian Safety

3.1. It is reasonable to anticipate that 149 new housing units targeted as “starter homes” will attract some families with elementary school age children.  Planning for a safe walking path to school seems prudent, if only to limit City liability. Lennar’s current plan shows pedestrian pathways on the east side of Piraeus, and the north side of Plato.  While this is good, it is not sufficient.  To provide safe transit to Capri Elementary, a walking path should runt up Plato, from Piraeus to Caudor Street.  Depending on which side of Plato the walkway is added, a crosswalk and possibly additional stop signs on Caudor at Plato may be necessary to complete the safe passageway.  A little leadership in this planning may help to avoid some easily foreseeable bad outcomes.  Note: In the CPP meeting, Lennar representatives suggested that they may be willing to “support” this walkway extension.

4. Noise

4.1. To the extent possible, if rooftop decks must be retained in the project design, moving the decks away from the eastern roof edge, and perhaps moving any rooftop protuberances or aesthetic barriers closer to the east edge may help to mitigate (reflect and absorb) sound that will otherwise travel “line of sight” to the eastern neighbors. The roof deck layout has many constraints, so this may not be feasible everywhere, but anywhere where it can be done may offer an increment of improvement.

4.2. Selection of sound absorbent deck and barrier materials may also provide some noise relief. 





		

		

		

		

		



		

		

		

		

		

		

		

		

		

		



		

		

		

		

		

		

		

		

		

		



		

		

		

		

		

		

		

		

		

		



		

		

		

		

		

		

		

		

		

		









				Piraeus Point Parking Deficiency - Key Take-Aways: 
1) The total number of planned  parking spaces is 109 fewer than would be required by Encinitas Code 30.54.030.
2) There are 96 fewer planned spaces than would be required by applying Ordinance 2021-12 to the inclusionary units.
3) The planned number of resident spaces matches the number required under State Density Bonus Law 65915.
4) The planned 10 additional guest spaces exceeds the total absence of a requirement in the California Density Bonus Law (as I understand it), but is less than 1/3 of the anticipated need, based on prior City of Encinitas Codes.



		CONCLUSION: While the number of planned parking spaces appears to meet or exceed the number required under California State Density Bonus Law 65915, based on prior codes, ordinances, and planning guidelines, the planned on-site parking is not sufficient to meet the needs of tenants and visitors, and an overflow of on-street parking to the adjacent neighborhood streets is easily foreseeable.  This overflow and consequent public hazards should be included in impact analysis and planning for the project.



		

		

		

		

		

		

		

		

		

		



		Sources/ References:

		

		

		

		

		

		

		

		

		



		https://library.qcode.us/lib/encinitas_ca/pub/municipal_code/item/title_30-chapter_30_54-30_54_030



		30.54.030 Schedule of Required Off-Street Parking. (qcode.us)

		

		

		

		

		

		

		



		https://content.qcode.us/lib/encinitas_ca/alerts/documents/ordinance_2021_12.pdf

		

		

		

		



		ordinance_2021_12.pdf (qcode.us)

		

		

		

		

		

		

		

		

		



		Piraeus Point Notice of Preparation of a Draft EIR dated 5/25/2022

		

		

		

		

		

		



		https://ceqanet.opr.ca.gov/2022050516

		

		

		

		

		

		

		

		

		



		California State Density Bonus Law, Government Code 65915

		

		

		

		

		

		

		



		https://www.novato.org/home/showpublisheddocument/31315/637322464237470000









		

		

		

		

		

		

		

		

		

		










TRAFFIC MITIGATION: Piraeus northbound at La Costa Ave.

Google Maps view of Piraeus St intersection with La Costa Ave.  Overlaid measuring scale     shows the EXISTING approximately 100-foot-long turn lanes on Piraeus, which cause a backup queue once 4 or 5 cars are in the left turn lane.

[image: ]

Google Maps view of Piraeus St intersection with La Costa Ave.  Overlaid measuring scale and white lines shows SUGGESTED FUTURE paving of the shoulder   to allow extension of the turn lanes to approximately 250 feet in length to reduce the queue that forms at peak traffic times.

[image: ] 

2



image1.jpeg



image2.jpeg





1 
 

From: Daniel E. Baxter 
1627 Caudor St. 
Encinitas, CA 92024 
danbaxter@cox.net 
 
To: Nick Koutoufidis, Senior Planner,  
Encinitas Development Services Department,  
505 S. Vulcan Avenue, Encinitas, CA 92024,  
nkoutoufidis@encinitasca.gov 
 
June 23, 2022 
 
RE:  EIR Comments from interested parties – Piraeus Point 
Case Nos. MULTI-005158-2022; CDP-005161; DR-005160-2022; SUB-005159-2022 
 
 
Dear Mr. Koutoufidis, Planning Dept. Reviewers, and other interested parties; 
 
I am aware of the proposed 149 unit development at Piraeus Point by Lennar Homes of California, LLC.  I have 
spoken to many neighbors, and have attended the CPP meeting.  I strongly share the predominant sentiment of 
nearby residents that this density of development is inappropriate for and not in keeping with the rural 
residential character of the neighborhood.  I remain hopeful that city council will change course, respecting the 
will of their constituents, and remove this site from the housing element.  But in case they do not, I have several 
site-specific concerns that I believe are relevant to the planning review and EIR process for Piraeus Point.  I’ve 
included some mitigation suggestions, some of which may be feasible. In my order of priorities, the key issues 
are Inadequacy of Planned Parking, Traffic Control, Pedestrian Safety, and Noise Management. 
 
Lennar has control over, and should be held accountable to mitigate some of the plan deficiencies.  Others 
issues require City action.  To the extent possible, I urge the planning department (and City) to transfer or at 
least share the cost of mitigations with the developer.  Only in this manner will the full costs of development 
accrue to those who benefit from it.   
 
 
1. PARKING:  Off street parking within the project is substantially below what is historically required for 

development of this scale, and is much less than is foreseeably needed, especially visitor parking.   
1.1. The total number of planned parking spaces (256) is 42% below the minimum number required by 

Encinitas Code 30.54.030, a deficit of 109 spaces. 
1.2. The total number of planned spaces is 91 to 96 fewer than required if Ordinance 2021-12 if applied to 

the inclusionary units (depending on the number of bedrooms in the inclusionary units). 
1.3. The planned 10 guest spaces, in total, amounts to less than 1/3 of the number reasonably needed, 

based on City of Encinitas Codes, as well as codes in nearby cities, and common sense. 
 

I believe THE CURRENT PARKING PLAN IS INADEQUATE TO MEET BASIC HEALTH, SAFETY, AND HABITIBILITY 
NEEDS of the residents.  The excess of vehicles that can be reasonably expected in the development will 
have to park somewhere, and the likely places are on the narrow and already congested local streets 
(exacerbating traffic problems and creating new safety issues), or on nearby private property.  
 
Failure to plan for and provide adequate parking as part of this development reasonably and foreseeably 
jeopardizes the safety of pedestrians and vehicles on nearby streets. It also negatively impacts the quality 

mailto:danbaxter@cox.net
mailto:nkoutoufidis@encinitasca.gov
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of life for all neighborhood residents.  In my opinion, this is the single most important deficiency in the 
current development plan. 
 
Several mitigation strategies are available, and might include one or more of the following: 
1.4. Reduce the number of units and/or number of bedrooms to reduce the parking demand.  
1.5. Increase the available on-street parking on nearby streets. 

1.5.1. The closest, probably cheapest, and therefore most obvious candidate is parking on Piraeus. 
Though this right of way is a city responsibility, developer funding for necessary changes should be 
sought if this option is pursued. 

1.6. Add more parking spaces within the development through any combination of approaches, possibly 
including:  

1.6.1. Build a parking structure, as is common in higher density projects elsewhere.  If the typical steel 
and concrete design does not meet aesthetic standards, it could be “disguised” in a number of 
ways.  (Costs associated with the parking structure might be recoverable through resident use fees 
(e.g. permit access), or HOA fees, as is common practice in “high rise”.) 

1.6.2. Build below grade parking, possibly below the planned structures facing Piraeus.  This 
implementation of the suggestion above does require additional excavation and structure, but it 
may offer lower impact on the overall aesthetics. If the entrance is from Piraeus, which seems like 
the obvious choice, it might actually reduce the traffic within the development – a double benefit 
to residents.  

1.6.3. If the power lines at the eastern border of the property were buried underground (at least for 
some or all of the south to north length of the development area), the massive retaining wall could 
be “pushed back” to the property line.  Then perhaps some of the existing utility easement could 
be used for parking.  (Obviously, this depends on SDG&E requirements allowing more limited 
access over underground lines versus access below overhead lines.  Preliminary questioning 
suggest that regular access is only needed for transformers and pull points, but this would have to 
be verified by an authoritative source.)  Unrestricted ongoing SDG&E service access to the 
remaining overhead power lines to the north might be achieved by connecting the existing 
easement north of the development with the driveway at the north east corner of the 
development, possibly with a ramp, or possibly along the easement where the power lines feed 
Leora Ln.  The planned fire lanes within the development should already provide adequate 
unrestricted access within the development area.  (Note too that the normally high cost of 
underground utilities may be reduced because the required excavation and backfill operations 
could be incorporated into the excavation for the retaining wall (i.e. bury the power lines behind 
the retaining wall before backfilling).  Perhaps some of the additional cost of undergrounding 
might be shared by the SDG&E underground utilities fund.  In addition to the parking benefit, this 
potential approach improves the general aesthetics for the residents of the new development, and 
the views for those in the houses above (to the east), and to a limited extent reduces the fire 
danger associated with overhead power lines. 

1.6.4. Create a row of parking at the northern border of the development.  If there is a 10 foot setback 
available, this space could accommodate parallel parking with no additional driveway 
requirements. If a few feet of additional space can be “found” it would allow “nose in” parking, 
roughly doubling the number of additional spaces (versus parallel parking).  This might be 
achievable by slightly shifting the entire development south to gain a few feet of the flatter space, 
or by taking a few feet of the “preserve” space at the northern border (and possibly building a 
larger retaining wall).  Parking in this location would not be as visible as some of the suggestions 
above.  

1.6.5. Sacrifice some of the planned landscaping to add parking spaces.  The inside ends of the units 
appear to have planters.  These could inexpensively be replaced by additional parking spaces.  
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(Admittedly this is not the prettiest approach, and therefore not the first choice of anyone who has 
to live in or see the development, but safety has to come first.) 

1.6.6. Setbacks at the outside edges of the development might provide the opportunity for more code 
complaint spaces at relatively low cost, especially near the ends of the planned driveways.  
(Though not as attractive as trees, this scheme would distribute additional spaces in a way that is 
probably most favorable to residents and visitors). 

1.7. Consider if a few motorcycle spaces can be squeezed in to help ameliorate the parking shortage. 
 

2. TRAFFIC:  Regardless of which traffic model is used (i.e., the assumed number of car trips per day and where 
they will go), there will certainly be an increase in demand on roadway infrastructure, and given the large 
number of units being added to the neighborhood it will probably be a significant increment of increased 
demand, particularly if the cumulative impacts of the multiple Leucadia development sites are considered.  
There are three existing traffic bottlenecks that this new development will exacerbate most, at least two of 
which can be easily improved. 
2.1. Probably the worst problem is the backup that occurs twice daily around Capri Elementary School.  

Traffic backs up down Caudor street, so that southbound traffic gets gridlocked. While the existing 
problem is probably not within Lennar’s scope of influence, there is a simple method to reduce the 
increase in this problem that is within Lennar’s scope. As has been previously suggested to Lennar 
representatives, making the Piraeus Point south exit onto Plato a “For Emergency Use Only” exit should 
be done to divert ALL regular traffic from the new development onto Piraeus.  Hopefully, all 
northbound traffic, and most of the southbound traffic, will opt for the La Costa onramp to I-5, but 
even if they drive directly south, this approach discourages drivers from going directly up Plato.  This 
minimizes the impact on the narrow neighborhood streets south and east of Piraeus Point.  (Lennar 
should incorporate this into their plans.)  
Note:  this was agreed to in the CPP presentation – but is not yet reflected in the plans.  A specific 
Emergency access control mechanism has not yet been defined, but it should not simply be signage.   

2.2. Currently, Northbound traffic on Piraeus sometimes gets “gridlocked” at the La Costa Ave. light, and 
this can only get worse if a significant portion of the traffic from Piraeus Point goes that way (as is 
implied by the current traffic model). The backup is caused by two separate contributors that are 
closely related, and both can be significantly and probably inexpensively improved.  (This intersection 
may be within the City of Carlsbad jurisdiction.  Perhaps Lennar can influence the cities to remedy this.) 

2.2.1. The first problem, has a cheap fix.  The left turn lane to go from northbound Piraeus to westbound 
La Costa Ave can only accommodate about 4 cars.  Once there are 4 or 5 cars waiting at this long 
light, both right turn traffic and left turn traffic back up. (The right turners can’t get around the left 
turners who block the single northbound lane on Piraeus).  In some cases drivers, especially those 
in high clearance vehicles, drive on the dirt shoulder on the east side of Piraeus to get into the 
right turn lane (to go east on La Costa Ave.)  This pattern is evidenced by the tire tracks and 
reduced plant growth along the eastern shoulder of Piraeus approaching the La Cost Ave light.   
This situation can be easily and relatively inexpensively reduced in severity by slightly increasing 
the width of the blacktop on Piraeus for approximately 150 feet along the approach to La Costa 
Ave, enabling the left turn lane (and right turn lane) to be lengthened correspondingly.  See 
attached conceptual drawings (page 7 below).  This approach would reduce the backup at the light 
by allowing more right turn vehicles to get out of the queue. 

2.2.2. The second contributing factor is the limited amount of space available for the cars that are able to 
make the left turn from Piraeus onto La Costa Ave (westbound) before they are stopped at the 
“Park and Ride” stoplight.  Approximately 4 cars can fit in the right lane of westbound La Cost Ave 
(to get onto the northbound I-5 onramp), before the left turners behind them get backed up into 
the Piraeus / La Costa intersection.  As a result, sometimes drivers attempting to turn left from 
Piraeus northbound to La Costa westbound have to wait for more than one (long) cycle of the light 
before they can make their turn, or they turn left into a different lane, and try to quickly move to 
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the right when the light changes.  This both exacerbates the problem listed in (i) above, and the 
risk to cyclists in the westbound bike lane on La Costa Ave.  The simple remedy for this problem is 
to adjust the timing of the westbound La Costa Ave light at the Park and Ride so that it stays green 
longer, while the Piraeus northbound traffic is turning left.  (In conjunction with 2.2.1 above, this 
would approximately double the number of cars that could turn left from Piraeus to La Costa Ave 
in a single cycle of the light.) 

2.3. A third local bottleneck exists at the corner of Urania and Leucadia Blvd.  Since Piraeus southbound no 
longer goes through to Leucadia Blvd, most of the southbound Piraeus traffic is diverted up Normandy 
(or other small streets) to Urania southbound.  From southbound Urania, drivers seeking to get to the I-
5 freeway southbound must make a right turn onto Leucadia westbound, and quickly get into the left 
lane.  At peak times they often can’t do so, at least not without waiting for more than one cycle of the 
light. (This is due to the backup of cars on Westbound Leucadia Blvd attempting to go south on I-5.)    As 
in the case above (2.2.1), the turn lanes on Urania are short, so all the traffic queues up. (The situation 
was recently made even worse by the repainting of the southbound right shoulder line to create 
parking spaces where right turners previously queued up.  Change it back!.  Urania is already developed 
along this stretch, so other road changes analogous to those above (2.2.1) are probably impractical. 
However, it may be worthwhile to study the signal timing to see if better flow can be achieved to 
relieve this backup.  Shouldn’t the City of Encinitas address this?  I hope Lennar has the influence to 
make this happen.  Please! 
 

3. Pedestrian Safety 
3.1. It is reasonable to anticipate that 149 new housing units targeted as “starter homes” will attract some 

families with elementary school age children.  Planning for a safe walking path to school seems 
prudent, if only to limit City liability. Lennar’s current plan shows pedestrian pathways on the east side 
of Piraeus, and the north side of Plato.  While this is good, it is not sufficient.  To provide safe transit to 
Capri Elementary, a walking path should runt up Plato, from Piraeus to Caudor Street.  Depending on 
which side of Plato the walkway is added, a crosswalk and possibly additional stop signs on Caudor at 
Plato may be necessary to complete the safe passageway.  A little leadership in this planning may help 
to avoid some easily foreseeable bad outcomes.  Note: In the CPP meeting, Lennar representatives 
suggested that they may be willing to “support” this walkway extension. 

4. Noise 
4.1. To the extent possible, if rooftop decks must be retained in the project design, moving the decks away 

from the eastern roof edge, and perhaps moving any rooftop protuberances or aesthetic barriers closer 
to the east edge may help to mitigate (reflect and absorb) sound that will otherwise travel “line of 
sight” to the eastern neighbors. The roof deck layout has many constraints, so this may not be feasible 
everywhere, but anywhere where it can be done may offer an increment of improvement. 

4.2. Selection of sound absorbent deck and barrier materials may also provide some noise relief.  
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Piraeus Point Parking Deficiency - Key Take-Aways:  
1) The total number of planned  parking spaces is 109 fewer than would be required by Encinitas Code 
30.54.030. 
2) There are 96 fewer planned spaces than would be required by applying Ordinance 2021-12 to the 
inclusionary units. 
3) The planned number of resident spaces matches the number required under State Density Bonus Law 
65915. 
4) The planned 10 additional guest spaces exceeds the total absence of a requirement in the California 
Density Bonus Law (as I understand it), but is less than 1/3 of the anticipated need, based on prior City of 
Encinitas Codes. 
CONCLUSION: While the number of planned parking spaces appears to meet or exceed the number 
required under California State Density Bonus Law 65915, based on prior codes, ordinances, and planning 
guidelines, the planned on-site parking is not sufficient to meet the needs of tenants and visitors, and an 
overflow of on-street parking to the adjacent neighborhood streets is easily foreseeable.  This overflow 
and consequent public hazards should be included in impact analysis and planning for the project. 
          
Sources/ References:          
https://library.qcode.us/lib/encinitas_ca/pub/municipal_code/item/title_30-chapter_30_54-30_54_030 
30.54.030 Schedule of Required Off-Street 
Parking. (qcode.us)        
https://content.qcode.us/lib/encinitas_ca/alerts/documents/ordinance_20
21_12.pdf     
ordinance_2021_12.pdf (qcode.us)          
Piraeus Point Notice of Preparation of a Draft EIR dated 
5/25/2022       
https://ceqanet.opr.ca.gov/202205
0516          
California State Density Bonus Law, Government 
Code 65915        
https://www.novato.org/home/showpublisheddocument/31315/637322464237470000 

 

          
 

  

https://library.qcode.us/lib/encinitas_ca/pub/municipal_code/item/title_30-chapter_30_54-30_54_030
https://library.qcode.us/lib/encinitas_ca/pub/municipal_code/item/title_30-chapter_30_54-30_54_030
https://content.qcode.us/lib/encinitas_ca/alerts/documents/ordinance_2021_12.pdf
https://ceqanet.opr.ca.gov/2022050516
https://ceqanet.opr.ca.gov/2022050516
https://www.novato.org/home/showpublisheddocument/31315/637322464237470000
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TRAFFIC MITIGATION: Piraeus northbound at La Costa Ave. 

Google Maps view of Piraeus St intersection with La Costa Ave.  Overlaid measuring scale     shows the EXISTING 
approximately 100-foot-long turn lanes on Piraeus, which cause a backup queue once 4 or 5 cars are in the left turn lane. 

 

Google Maps view of Piraeus St intersection with La Costa Ave.  Overlaid measuring scale and white lines shows 
SUGGESTED FUTURE paving of the shoulder   to allow extension of the turn lanes to approximately 250 feet in length to 
reduce the queue that forms at peak traffic times. 

  



From: Debbie
To: Nick Koutoufidis
Cc: encinitascommunitycollective@gmail.com
Subject: Piraeus Point
Date: Thursday, June 23, 2022 6:01:54 PM

[NOTICE:  Caution: External Email]

> Hello Nick,

> I’m writing to express my concerns of the proposed Pireaus Point project.  The safety issues are number one. 
Traffic will be out of control and plus there is just 10 allotted parking spaces for the whole 149 units other than their
own garages. It's silly to think that this is nothing but ridiculous.  The walk the kids will need to take to get to Capri
elementary school will be dangerous (no sidewalks) let alone the over crowding that the school will no doubt incur. 
Plus the kids will need to walk past a known “drug house” on Plato.
>
> With just one bottleneck entrance to and from the community this will become a a major issue if there is a fire,
which is very real in this time of drought and the dryness of the land.
>
> I would like my voice to be heard that this community does not work on Pireaus.
>
> Thank you,
> Debbie Howarth
>

mailto:debbiehowarth@gmail.com
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=4a0824ade0c040e2ae818d7920a6c8fc-Nick Koutou
mailto:encinitascommunitycollective@gmail.com


From: Debbie
To: Nick Koutoufidis
Cc: encinitascommunitycollective@gmail.com
Subject: Piraeus Point
Date: Friday, June 24, 2022 3:32:53 PM

[NOTICE:  Caution: External Email]



Hello Nick,

I’m writing to express my concerns of the proposed Pireaus Point project.  The
safety issues are number one.  Traffic will be out of control and plus there is just
10 allotted parking spaces for the whole 149 units other than their own garages.
It's silly to think that this is nothing but ridiculous.  The walk the kids will need to
take to get to Capri elementary school will be dangerous (no sidewalks) let alone
the over crowding that the school will no doubt incur.  Plus the kids will need to
walk past a known “drug house” on Plato.

With just one entrance to and from the community this will become a a major
issue if there is a fire or emergency, which is very real in this time of drought and
the dryness of the land.  

I would like my voice to be heard that this community does not work on Pireaus.  

Thank you,

Debbie Howarth

Sent from my iPhone

mailto:debbiehowarth@gmail.com
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=4a0824ade0c040e2ae818d7920a6c8fc-Nick Koutou
mailto:encinitascommunitycollective@gmail.com


From: Debra Long
To: Nick Koutoufidis
Subject: Piraeus Point Townhome Project
Date: Wednesday, June 29, 2022 9:38:00 AM

[NOTICE:  Caution: External Email]

To Whom It May Concern,

  My father Wallce Amling and I live at 1650 Leora Lane, my father has lived here close to 50
yrs.  Three generations of our family have lived in this wonderful, serene home,  He is now 99
yrs old and has great health, which I am extremely grateful for.  He has always valued his
home for the peaceful neighborhood and views of the ocean.  He has shown great pride of
ownership over the years and about 35 yrs ago had his home remodeled by the now famous
architect,Wallace Cunningham, who built "The Crescent House '' in Encinitas that just listed
for $23.5 million.  Will having these condos built right behind his home affect his property
value?
We are concerned with the congestion of too many people living in an area that has not been
designed to accommodate properly. If the parents want to take their children to school in the
morning, all the traffic going up Plato to Caudor street will be dangerous.  Those are small
streets and children walking to school will be at risk.  When I'm driving on Caudor I must
drive pretty much down the middle of the road cautiously looking for oncoming traffic
because the street is so narrow. Does the city plan to widen these roads and / or install
sidewalks because of this project?
We are also concerned about the parking for this project, where are all the guests and extended
family members that come to visit going to park?  My understanding is they will have 10 guest
parking spaces for 149 townhomes.  That's ridiculous, we all know that won't be enough, so
Plauto and Piraeus streets will be full of parked cars,  Thats also dangerous on Piraeus because
now people have found out that this street eases the congestion on the fwy and use it as
alternate route to La Costa Ave.  They are driving very fast, and it's scary if you have to turn
left up to Plauto, you have to judge the speed of the upcoming car before you make the turn.
I'm also concerned about the noise this project will make and the toxic fumes from the soil,
and dust it will generate,  My father spends his days in his beautiful living room, with the
sliders open to enjoy the cool breezes.  Once the project starts this will no longer be able to
happen.  
Please don't do this, please reconsider this project, it's not the right space.

Thank you;
Debra Long
1650 Leora Lane
Encinitas CA 92024

mailto:debralong123@gmail.com
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=4a0824ade0c040e2ae818d7920a6c8fc-Nick Koutou


From: Dennis Kaden
To: Nick Koutoufidis
Subject: RE: Notice of Preparation for the Draft EIR for the Piraeus Point Project (MULTI-005158-2022)
Date: Friday, May 27, 2022 9:13:05 AM
Attachments: image001.jpg

[NOTICE:  Caution: External Email]

Nick,
Thanks much for the NOP.
Happy Friday!
DK
 
 

From: Nick Koutoufidis [mailto:nkoutoufidis@encinitasca.gov] 
Sent: Thursday, May 26, 2022 7:06 PM
Subject: Notice of Preparation for the Draft EIR for the Piraeus Point Project (MULTI-005158-2022)
 
Hello,
 
Please see the attached Notice of Preparation (NOP) for the Draft Environmental Impact Report
(DEIR) for the Piraeus Point Residential Subdivision project.
 
COMMENT PERIOD: Please send your comments to Nick Koutoufidis, Senior Planner, Encinitas
Planning Division, 505 S. Vulcan Avenue, Encinitas, CA 92024, or via email to
nkoutoufidis@encinitasca.gov. All comments must be received by no later than 5:00 p.m. on June
29, 2022. This Notice of Preparation can also be reviewed at the Encinitas Library at 540 Cornish
Drive, Encinitas, CA 92024 and the Cardiff-by-the-Sea Library at 2081 Newcastle Avenue, Cardiff-by-
the-Sea, CA 92007.
 
Thank you.
 

Nick Koutoufidis, MBA
Development Services Department
505 South Vulcan Ave, Encinitas, CA
P: 760.633.2692 

 
 

mailto:denniskaden101@gmail.com
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=4a0824ade0c040e2ae818d7920a6c8fc-Nick Koutou
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From: Dennis Kaden
To: Nick Koutoufidis
Subject: FW: Notice of Preparation for the Draft EIR for the Piraeus Point Project (MULTI-005158-2022)
Date: Monday, June 6, 2022 3:14:31 PM
Attachments: image001.jpg

[NOTICE:  Caution: External Email]

Hello Nick,
Can my wife and I please visit with you tomorrow or Wednesday?
We have some questions regarding Piraeus Point Townhomes and would very much appreciate your
clarification and advice.
Regards
Dennis
760-802-4556
 

From: Dennis Kaden [mailto:denniskaden101@gmail.com] 
Sent: Monday, June 6, 2022 12:01 PM
To: 'Nick Koutoufidis' <nkoutoufidis@encinitasca.gov>
Subject: RE: Notice of Preparation for the Draft EIR for the Piraeus Point Project (MULTI-005158-
2022)
 
Hello Nick,
Thanks again the NOP.
Can you please forward me the second application documents in a form other than the SharePoint
format?
Thank you.
Dennis
760-802-4556
 

From: Nick Koutoufidis [mailto:nkoutoufidis@encinitasca.gov] 
Sent: Thursday, May 26, 2022 7:06 PM
Subject: Notice of Preparation for the Draft EIR for the Piraeus Point Project (MULTI-005158-2022)
 
Hello,
 
Please see the attached Notice of Preparation (NOP) for the Draft Environmental Impact Report
(DEIR) for the Piraeus Point Residential Subdivision project.
 
COMMENT PERIOD: Please send your comments to Nick Koutoufidis, Senior Planner, Encinitas
Planning Division, 505 S. Vulcan Avenue, Encinitas, CA 92024, or via email to
nkoutoufidis@encinitasca.gov. All comments must be received by no later than 5:00 p.m. on June
29, 2022. This Notice of Preparation can also be reviewed at the Encinitas Library at 540 Cornish
Drive, Encinitas, CA 92024 and the Cardiff-by-the-Sea Library at 2081 Newcastle Avenue, Cardiff-by-
the-Sea, CA 92007.

mailto:denniskaden101@gmail.com
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=4a0824ade0c040e2ae818d7920a6c8fc-Nick Koutou
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Thank you.
 

Nick Koutoufidis, MBA
Development Services Department
505 South Vulcan Ave, Encinitas, CA
P: 760.633.2692 

 
 



From: Dennis Kaden
To: Nick Koutoufidis
Subject: RE: Piraeus Discussion
Date: Tuesday, June 7, 2022 7:49:51 PM
Attachments: image001.jpg

[NOTICE:  Caution: External Email]

Yes please.
Good idea Nick.
Thank you.
FYI, there will be a few more to come.
Best
DK
 

From: Nick Koutoufidis [mailto:nkoutoufidis@encinitasca.gov] 
Sent: Tuesday, June 7, 2022 7:02 PM
To: Dennis Kaden <denniskaden101@gmail.com>
Subject: RE: Piraeus Discussion
 
Hi Dennis,
 
I am still in the initial stages of the project and nothing has been recommended and/or determined.
Would you like your comment to be included in the Notice of Preparation comments?
 
Best,
 

Nick Koutoufidis, MBA
Development Services Department
505 South Vulcan Ave, Encinitas, CA
P: 760.633.2692 

 
 

From: Dennis Kaden <denniskaden101@gmail.com> 
Sent: Tuesday, June 7, 2022 5:56 PM
To: Nick Koutoufidis <nkoutoufidis@encinitasca.gov>
Subject: RE: Piraeus Discussion
 

[NOTICE:  Caution: External Email]

Nick,
Hate to disappoint, but I gotta reschedule our meeting for a day next week.
 
However, I have a pressing question.  Prop A limits the building heights.

mailto:denniskaden101@gmail.com
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=4a0824ade0c040e2ae818d7920a6c8fc-Nick Koutou
mailto:denniskaden101@gmail.com
mailto:nkoutoufidis@encinitasca.gov



How is it Piraeus Point Townhomes get to go three stories and above 35 feet?
 
Thank you Nick.
Regards
Dennis
760-802-4556
 
 

From: Nick Koutoufidis [mailto:nkoutoufidis@encinitasca.gov] 
Sent: Tuesday, June 7, 2022 1:57 PM
To: denniskaden101 <denniskaden101@gmail.com>
Subject: RE: Piraeus Discussion
 
No worries, got you in the books.
 

Nick Koutoufidis, MBA
Development Services Department
505 South Vulcan Ave, Encinitas, CA
P: 760.633.2692 

 
 

From: denniskaden101 <denniskaden101@gmail.com> 
Sent: Tuesday, June 7, 2022 1:46 PM
To: Nick Koutoufidis <nkoutoufidis@encinitasca.gov>
Subject: RE: Piraeus Discussion
 

[NOTICE:  Caution: External Email]

Nick,
Im having email issues today.
I do accept the meeting
 
 
 
Sent from my Verizon, Samsung Galaxy smartphone

 
 
-------- Original message --------
From: Nick Koutoufidis <nkoutoufidis@encinitasca.gov>
Date: 6/6/22 6:13 PM (GMT-08:00)
To: Dennis Kaden <denniskaden101@gmail.com>
Subject: Piraeus Discussion
 
 

mailto:nkoutoufidis@encinitasca.gov
mailto:denniskaden101@gmail.com
mailto:denniskaden101@gmail.com
mailto:nkoutoufidis@encinitasca.gov
mailto:nkoutoufidis@encinitasca.gov
mailto:denniskaden101@gmail.com


________________________________________________________________________________

Microsoft Teams meeting
Join on your computer or mobile app
Click here to join the meeting

Learn More | Meeting options

________________________________________________________________________________
 

https://teams.microsoft.com/l/meetup-join/19%3ameeting_YjU1NzA1MDktM2JiMi00MDFkLWI3YTItYzk4ZjUxOTQ2ODZi%40thread.v2/0?context=%7b%22Tid%22%3a%2202e4bafd-4e1d-45b3-92b6-db6192e8b8b6%22%2c%22Oid%22%3a%227b847f6a-d67b-4648-a28b-21e4287a87b6%22%7d
https://aka.ms/JoinTeamsMeeting
https://teams.microsoft.com/meetingOptions/?organizerId=7b847f6a-d67b-4648-a28b-21e4287a87b6&tenantId=02e4bafd-4e1d-45b3-92b6-db6192e8b8b6&threadId=19_meeting_YjU1NzA1MDktM2JiMi00MDFkLWI3YTItYzk4ZjUxOTQ2ODZi@thread.v2&messageId=0&language=en-US


From: Dennis Kaden
To: Nick Koutoufidis
Subject: Request PP draft EIR
Date: Wednesday, June 15, 2022 7:00:32 PM

[NOTICE:  Caution: External Email]

Nick,
Can you please email me the Piraeus Point draft Environmental Impact Report of May 2022?
 
Thank you
Dennis

mailto:denniskaden101@gmail.com
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=4a0824ade0c040e2ae818d7920a6c8fc-Nick Koutou


From: Dennis Kaden
To: Nick Koutoufidis
Subject: Piraeus Point Landscape Question
Date: Tuesday, June 28, 2022 3:53:10 PM

[NOTICE:  Caution: External Email]

Hi Nick,
Hope all is well with you today; and hope this is a quick & easy question.
 
Re: MUL Tl-005158-2022; CDP-005161-2022; DR-005160-2022; SUB-005159-2022
Piraeus Point is submitted as 11+ acres, with both parcel A and parcel B combined.
Is the number of trees required 30 per acre?
If so, then are they to plant 330 trees?    If only required to plant on the 4.1 buildable acres, then
why are they allowed to claim the 11+ acres?
 
Thanks Nick and please call if quicker/easier for you.
Dennis   760-802-4556

mailto:denniskaden101@gmail.com
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=4a0824ade0c040e2ae818d7920a6c8fc-Nick Koutou


From: Dennis Kaden
To: Nick Koutoufidis
Subject: Piraeus Point NOP EIR Comments
Date: Wednesday, June 29, 2022 3:41:58 PM
Attachments: D.Kaden"s Piraeus Point EIR Comments to Nick v2.pdf

[NOTICE:  Caution: External Email]

Hello Nick,
Please find my comments for the NOP EIR regarding Piraeus Point.
Thank you for the opportunity as a resident of the community affected to make comments. Please
read and respond.  Can you kindly confirm receipts of this email?
Also, please feel free to contact me if you should need or want any additional information or
assistance of any kind.
 
Regards
Dennis Kaden
1611 Caudor St.
760-802-4556

mailto:denniskaden101@gmail.com
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=4a0824ade0c040e2ae818d7920a6c8fc-Nick Koutou
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Dennis Kaden 
1611 Caudor St. 


 
Preparation of a Draft Environmental Impact Report 


Piraeus Point 
MUL Tl-005158-2022; CDP-005161-2022; DR-005160-2022; SUB-005159-2022; and SUB-


005391-2022 
 
Nick, 
Thank you for the opportunity to respond and make suggestions to the EIR regarding Piraeus 
Point per your Notice of Preparation. 
 
Here are my EIR comments.  
 
Aesthetics / Visual / Colors:   
Project is in Scenic I-5 Corridor, therefore does not compliment the look of the community.                         
Building's exterior designs do not fit in with neighborhood.  Would prefer earth tone colors as 
greys and beige/browns.  Use all stucco exterior to prevent exterior surface from long term 
weather and sun damage. Reduce or eliminate the box looking trim around windows.                                                                                                          
Though on private property, bury the utility power lines underground. (Ref: Circ. Element 
Policy 4.12 & Coastal Act/30251) 


 
 
 
Air Quality: 
Existing adjacent neighbors will be breathing dust from excavation and grading of pesticide 
contaminated soils during construction.  Wind blows east virtually all the time. How do you 
protect them?  Have developer pay for temporary relocation costs so residents are not 
affected.    PP residents breathing I-5 fumes forever.  How do you protect them?  Can they 
ever open their windows?                                                                   Here is a new study to 
consider:  https://www.emissionsanalytics.com/news/gaining-traction-losing-tread 
Electric vehicles are producing far more pollution into the air. With PP’s close proximity to I-5, 
the pollution generated via EV tire wear is much greater than tail pipe pollution.  Please have 
this issue addressed in the EIR. 
 
Biological Resources: 
Gnatcatchers habitat.  How to assure Gnatcatchers will be protected from this project into 
perpetuity. 
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Energy: 
If No Natural Gas allowed, then bury the Utilities to protect resident's only electric supply.    
Reference Circ. Element Policy 4.12 


 
 
Environmental / Settings: 
Building design, height, and bulk do not fit into existing neighborhood. Project is non-
complimentary to neighborhood nor Scenic I-5 Corridor. How can Lennar lower heights, build 
less units, and overall lower density so projects compliments existing rural bluffs and 
neighborhood? 
 
Geological / Soils: 
Unstable Slope has fallen several times since the 2000's onto Piraeus St.  Senior Archeologist, 
ECORE project manager John O'Connor admitted, they were unaware of the soil collapse and 
repositioning of soils, therefore, was ECORE’s investigation sufficiently performed?   Did they 
dig deep enough? Please consider this and that the property owner has stated the ‘soil is 
unstable’. 
Pesticides were used on site.  How to remedy its safe removal? 
 
Hazards & Hazardous Materials: 
How to protect adjacent neighboring homeowners from pesticide/dust during the excavation 
and grading process.  Require developer to pay for temporary living expenses, and cleaning. 
Additional hazard of no having a sidewalk or 'Safe Walk to Schools' on Plato.  Build the 
sidewalk first. (Reference Circ. Element Policy 3.3 & 3.8 in Safety topic) 
 
Hydrology / Water Quality: 
We're in Stage 2 water restrictions.  Why build high density and increase water usages only to 
then tell us to reduce water usage?  Investigate this project’s impact of 32 acre feet of annual 
water usage (along with Fox Point Farms, Sunshine Garden’s, and all other R-30 projects in 
Encinitas) vs. existing community’s water needs.   
 
 
 
Land Use and Planning: 
Poor site selection by City Council. 
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Slope restricts development. Doesn't fit in neighborhood.  Out of character w/ community.                                                                                                                                                                      
City Council should consider removal of the R-30 designation and lower to 5 or 6 units per 
acre.  Please ask our local builders who could purchase the property and build 50-100% low 
income units for an adequate profit.  (Reference LAND USE POLICY 3.11  & 3.12; as only 4.1 
acres are buildable) 3.12:  a) Exception for Decrease in Intensity:    


      
This project’s density, height, and traffic are in violation with Goal 4. How can it be reduced in 
size? 
 
This project is in violation of Goal 6 of the Land Use Element and the vote of the electorate via 
the defeat of Proposition U in 2018.  Please explain what efforts will be made to maintain the 
existing community character?


 
 
Require Lennar to construct hand rails on all on-site sidewalks/pathways to aid pedestrian's 
walking up & down steep sloping walkways.     
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Though compliant with a newly adopted R-30 parking ordinance, Planning should recommend 
additional on-site parking for its resident’s to benefit from a better quality project, or revert 
back to the former parking ordinance requirements. What can be done? 
                                                                                                                                             
Consider SANDAG’s use of its Mitigation Fund to purchase the property for wildlife and 
sensitive habitat preservation. 
 
 
 
 
Safety:   
Hazard with no existing side walk or 'Safe Walk to Schools' on Plato.  Build the sidewalk first. 
(Reference Circ. Element Policy 3.3 & 3.8 


 
 


 
 
 
 
Lights: 
Restrict/Deny Patio String Lights, Big Screen TVs on Patio Rooftops.  Maintain our "Dark Skies" 
community.   
 
Low Income: 
There are not enough low/very low income units proposed to address the city's need (though 
code compliant). How do Low/VL income owners afford to pay for HOA fees?  What 
mechanism allows for fair selection of who gets to purchase/own here within the very low/low 
income buyers? Are they restricted from renting?  Restricted as to how many non-blood 
related individuals can live within each unit?  How do you ensure the low income buyers 
actually benefit from this project best? 
 
 
Noise: 
(Roof Top Patios) Limit 'After Hours' Parties; Create Deed Restrictions on Speakers/Boom 
boxes;  I-5 noise levels hinder PP resident's  quality of life.  Adjacent neighbors hearing party 
noises late at night is bad. 
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Parking: 
10 guest parking spaces are inadequate (though compliant to code, are still inadequate).  
Assure more parking spaces are created on-site.  Make sure garage's square footage is enough 
for large SUV vehicles and garage storage space is adequate for multiple bikes, and other 
traditionally anticipated family stored items.  Garages need to be much larger than proposed.  
If you allow only the 10 additional parking spaces, then create a policy (ordinance) to require 
larger garage square footage to allow for adequate storage).  The Newton Laws are not going 
away just for this project. 
 
 
Prohibit On-Street Parking: 
There is no on-street parking on Piraeus & Plato.  This creates a rare and unusual dilemma for 
the neighborhood. Though compliant to code, what can applicant do to add more on-site 
parking than currently proposed?  There is not enough parking on-site.  The recently modified 
parking ordinance was written (in my opinion) anticipating an assumed alternative for on-
street parking nearby.  Caudor St is too narrow and unsuited for PP’s parking need overflow. 
Again,  
Newton’s Laws are not going away just for this project. 
 
 
 
 
Population and Housing: 
Overpopulates the existing community. Project increases population of existing neighborhood 
by 30%.  Capri School gets to capacity before PP even gets build, due to Fox Point, Clark, and 
other R-30 projects.  Interiors appear cramped and units are too close together.  How to 
improve PP residents 'quality of life' here?  They have little space to live inside nor outside.  
What mechanism allows for fair selection of who gets to purchase/own here within the very 
low/low income buyers? Are they restricted from renting?  Restricted as to how many non-
blood related individuals can live within each unit?  Studies demonstrate crime increase after 
high density project come into a neighborhood. 
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Public Services: 
Project should be 'on hold' until a new elementary school get built to accommodate residents 
from all the R-30 projects in Leucadia?  How can Planning allow such overdevelopment 
without providing adequate Public Services and resources?  Where is the water coming from 
to service Piraeus Point, Goodson, Fox Point Farms, Sunshine Gardens, Vulcan, and the other 
R-30 projects as Colorado River water supply is currently being restricted?  (Reference Land 
Use Policy 2.10 below. 


 
This should apply to schools as well.  Capri Elementary will be over-capacity based on Fox 
Point, Clark, Sunshine Gardens, and other Leucadia R-30 projects. 
Recreation: 
Other than a swimming pool, there are no places for children to play on-site. No dog play area.   
Piraeus Point will be …                                   "...the only place in town with roof top yards."   
Require Lennar to create open space green belts for child's play on site, families and seniors to 
sit on a bench with some open space.  Is not Encinitas’ all about “Quality of Life”! What can be 
done to require the project fit Encinitas’s community character, not the other way around? 
 
Safety: 
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Hazard with no existing side walk or 'Safe Walk to Schools' on Plato.  Build the sidewalk first. 
(Reference Circ. Element Policy 3.3 & 3.8)   As emergency shelters in the city are deemed as 
Public Schools (page 19 of Public Safety element) Capri Elementary was designed for a certain 
number of neighbors to serve.  As Piraeus Point increases the neighboring population by 
approx. 20-30% that would use Capri as a shelter, how is the city/school district to provide an 
adequate safety shelter for the neighborhood?  What of Fox Point’s resident adding to the 
same need prior to PP? 
 
 
 
 
 
 
 
 
Traffic and Transportation: 
 
Project will negatively impact local streets and neighborhood. (Reference General Plan; 
Circulation Element Policy 2.2 & 2.3: 


   
Please Note in Policy 2.4, “Where conflicts arise between convenience of 
motorists and neighborhood safety/community character 
preservation, the latter will have first priority.”  


Increased Project’s traffic severely impacts local streets, especially during Capri School drop off 
& pick up times. Tasha Horvath stated in 2018 that "Capri School was going to 'fix' its 
congestion difficulty". The 'fix' has not happened yet, so what will be done to correct Capri 
School traffic issue prior to PP approvals?  Council admitted there was a serious traffic 
difficulty. Regarding Capri School traffic, please see Policy 2.6 as Capri traffic is an ongoing, 
untenable bottleneck on-street parking lot for years. 
POLICY 2.6: Periodically evaluate traffic circulation patterns of all roads in Encinitas.                                                                 
When was Capri Elementary traffic evaluated and what specific resolutions have been enacted 
since then?       
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Please have traffic study done for Gascony, Urania, both ends of Caudor, and Capri to include 
times specific to Capri Elementary drop off and pick up times, along with other times during 
peak traffic periods.                                       


Site is not near any mass transit, therefore its trips generated impact neighborhood streets as 
automobiles are the primary vehicle of use. I do not feel most of PP's daily trips will go north 
on Piraeus.                                                                                                                                                     
Have Applicant influence City Council & CAL-TRANS to open Piraeus southbound for Leucadia 
Blvd. access?  This was promised by city council in the past and was part of its decision making 
process for the R-30 designation.  


 
 
Water Resources: 


We're in Stage 2 water restrictions.  Why build high density projects and increase water 


usages only to then tell us to reduce our water usage?  Investigate this project’s impact of 


32 acre feet of annual water usage (along with Fox Point Farms, Sunshine Garden’s, and 


all other R-30 projects in Encinitas) vs. existing community’s water needs.  Reference: City 


News:  Encinitas Residents Asked to Conserve Water 


 06/21/2022 


As California enters its third consecutive dry year and following the driest first three months of a year in the 


state’s recorded history, Governor Gavin Newsom and the State Water Resources Control Board took steps to 


drive water conservation at the local level, calling on local water suppliers to take locally appropriate actions 


that will conserve water across all sectors.  In response, the Olivenhain Municipal Water District and San 


Dieguito Water District are asking Encinitas residents to step-up and assist Californians across the state in 


dealing with the drought. The water districts strongly encourage their customers to follow the conservation 


actions listed below. 


Please arrange to delay or reduce the size of this development for water conservation 
purposes. 
 
 
 
 
Wildfire / Fire Safety: 
Project is in High Fire Zone.   This project will creates extra hazardous traffic during Fire 
Evacuation for existing neighbors on Caudor, Capri, Leora, Noma, Burgundy roads needing to 
use Plato Place. Ask Lennar to create two ingress/egress driveways off Piraeus and eliminate 
access to Plato.  Plato would get overloaded with existing residents evacuating down Plato and 
could be hindered via PP residents also exiting onto Plato.      What of panicked parents going 



https://encinitasca.gov/Home/City-News/ArticleID/434/Encinitas-Residents-Asked-to-Conserve-Water
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east up Plato to Capri Elementary to evacuate their children during a fire Evacuation? Please 
restrict access to Plato from Piraeus Point and have two access points via Piraeus. 


Shouldn’t the entrance and all driveway widths of this project be wider than the 20-24’ 


proposed? (Ref: Fire Ordinance Section 321.3 Road Dimensions:   Fire apparatus access roads 


serving buildings, portions of buildings, or facilities that exceed 30 feet in height above the 


lowest level of fire department vehicle access, shall have an unobstructed width of not less 


than 26 feet.) 


 
 
 
Wildfire / Fire Safety (continued) 


 
This image is one submitted in the initial application showing a wider entrance and no Plato 
access. I believe Brian Grover showed us a similar image with two Piraeus entrances, so it 
should be considered. 
 
Nick, 
Thank you for the opportunity to comment. 
Please feel free to contact me if you should need or want any additional information or 
clarification of any kind. 
Regards 
Dennis Kaden 
June 27, 2022 


760-802-4556 
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Dennis Kaden 
1611 Caudor St. 

 
Preparation of a Draft Environmental Impact Report 

Piraeus Point 
MUL Tl-005158-2022; CDP-005161-2022; DR-005160-2022; SUB-005159-2022; and SUB-

005391-2022 
 
Nick, 
Thank you for the opportunity to respond and make suggestions to the EIR regarding Piraeus 
Point per your Notice of Preparation. 
 
Here are my EIR comments.  
 
Aesthetics / Visual / Colors:   
Project is in Scenic I-5 Corridor, therefore does not compliment the look of the community.                         
Building's exterior designs do not fit in with neighborhood.  Would prefer earth tone colors as 
greys and beige/browns.  Use all stucco exterior to prevent exterior surface from long term 
weather and sun damage. Reduce or eliminate the box looking trim around windows.                                                                                                          
Though on private property, bury the utility power lines underground. (Ref: Circ. Element 
Policy 4.12 & Coastal Act/30251) 

 
 
 
Air Quality: 
Existing adjacent neighbors will be breathing dust from excavation and grading of pesticide 
contaminated soils during construction.  Wind blows east virtually all the time. How do you 
protect them?  Have developer pay for temporary relocation costs so residents are not 
affected.    PP residents breathing I-5 fumes forever.  How do you protect them?  Can they 
ever open their windows?                                                                   Here is a new study to 
consider:  https://www.emissionsanalytics.com/news/gaining-traction-losing-tread 
Electric vehicles are producing far more pollution into the air. With PP’s close proximity to I-5, 
the pollution generated via EV tire wear is much greater than tail pipe pollution.  Please have 
this issue addressed in the EIR. 
 
Biological Resources: 
Gnatcatchers habitat.  How to assure Gnatcatchers will be protected from this project into 
perpetuity. 
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Energy: 
If No Natural Gas allowed, then bury the Utilities to protect resident's only electric supply.    
Reference Circ. Element Policy 4.12 

 
 
Environmental / Settings: 
Building design, height, and bulk do not fit into existing neighborhood. Project is non-
complimentary to neighborhood nor Scenic I-5 Corridor. How can Lennar lower heights, build 
less units, and overall lower density so projects compliments existing rural bluffs and 
neighborhood? 
 
Geological / Soils: 
Unstable Slope has fallen several times since the 2000's onto Piraeus St.  Senior Archeologist, 
ECORE project manager John O'Connor admitted, they were unaware of the soil collapse and 
repositioning of soils, therefore, was ECORE’s investigation sufficiently performed?   Did they 
dig deep enough? Please consider this and that the property owner has stated the ‘soil is 
unstable’. 
Pesticides were used on site.  How to remedy its safe removal? 
 
Hazards & Hazardous Materials: 
How to protect adjacent neighboring homeowners from pesticide/dust during the excavation 
and grading process.  Require developer to pay for temporary living expenses, and cleaning. 
Additional hazard of no having a sidewalk or 'Safe Walk to Schools' on Plato.  Build the 
sidewalk first. (Reference Circ. Element Policy 3.3 & 3.8 in Safety topic) 
 
Hydrology / Water Quality: 
We're in Stage 2 water restrictions.  Why build high density and increase water usages only to 
then tell us to reduce water usage?  Investigate this project’s impact of 32 acre feet of annual 
water usage (along with Fox Point Farms, Sunshine Garden’s, and all other R-30 projects in 
Encinitas) vs. existing community’s water needs.   
 
 
 
Land Use and Planning: 
Poor site selection by City Council. 
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Slope restricts development. Doesn't fit in neighborhood.  Out of character w/ community.                                                                                                                                                                      
City Council should consider removal of the R-30 designation and lower to 5 or 6 units per 
acre.  Please ask our local builders who could purchase the property and build 50-100% low 
income units for an adequate profit.  (Reference LAND USE POLICY 3.11  & 3.12; as only 4.1 
acres are buildable) 3.12:  a) Exception for Decrease in Intensity:    

      
This project’s density, height, and traffic are in violation with Goal 4. How can it be reduced in 
size? 
 
This project is in violation of Goal 6 of the Land Use Element and the vote of the electorate via 
the defeat of Proposition U in 2018.  Please explain what efforts will be made to maintain the 
existing community character?

 
 
Require Lennar to construct hand rails on all on-site sidewalks/pathways to aid pedestrian's 
walking up & down steep sloping walkways.     
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Though compliant with a newly adopted R-30 parking ordinance, Planning should recommend 
additional on-site parking for its resident’s to benefit from a better quality project, or revert 
back to the former parking ordinance requirements. What can be done? 
                                                                                                                                             
Consider SANDAG’s use of its Mitigation Fund to purchase the property for wildlife and 
sensitive habitat preservation. 
 
 
 
 
Safety:   
Hazard with no existing side walk or 'Safe Walk to Schools' on Plato.  Build the sidewalk first. 
(Reference Circ. Element Policy 3.3 & 3.8 

 
 

 
 
 
 
Lights: 
Restrict/Deny Patio String Lights, Big Screen TVs on Patio Rooftops.  Maintain our "Dark Skies" 
community.   
 
Low Income: 
There are not enough low/very low income units proposed to address the city's need (though 
code compliant). How do Low/VL income owners afford to pay for HOA fees?  What 
mechanism allows for fair selection of who gets to purchase/own here within the very low/low 
income buyers? Are they restricted from renting?  Restricted as to how many non-blood 
related individuals can live within each unit?  How do you ensure the low income buyers 
actually benefit from this project best? 
 
 
Noise: 
(Roof Top Patios) Limit 'After Hours' Parties; Create Deed Restrictions on Speakers/Boom 
boxes;  I-5 noise levels hinder PP resident's  quality of life.  Adjacent neighbors hearing party 
noises late at night is bad. 
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Parking: 
10 guest parking spaces are inadequate (though compliant to code, are still inadequate).  
Assure more parking spaces are created on-site.  Make sure garage's square footage is enough 
for large SUV vehicles and garage storage space is adequate for multiple bikes, and other 
traditionally anticipated family stored items.  Garages need to be much larger than proposed.  
If you allow only the 10 additional parking spaces, then create a policy (ordinance) to require 
larger garage square footage to allow for adequate storage).  The Newton Laws are not going 
away just for this project. 
 
 
Prohibit On-Street Parking: 
There is no on-street parking on Piraeus & Plato.  This creates a rare and unusual dilemma for 
the neighborhood. Though compliant to code, what can applicant do to add more on-site 
parking than currently proposed?  There is not enough parking on-site.  The recently modified 
parking ordinance was written (in my opinion) anticipating an assumed alternative for on-
street parking nearby.  Caudor St is too narrow and unsuited for PP’s parking need overflow. 
Again,  
Newton’s Laws are not going away just for this project. 
 
 
 
 
Population and Housing: 
Overpopulates the existing community. Project increases population of existing neighborhood 
by 30%.  Capri School gets to capacity before PP even gets build, due to Fox Point, Clark, and 
other R-30 projects.  Interiors appear cramped and units are too close together.  How to 
improve PP residents 'quality of life' here?  They have little space to live inside nor outside.  
What mechanism allows for fair selection of who gets to purchase/own here within the very 
low/low income buyers? Are they restricted from renting?  Restricted as to how many non-
blood related individuals can live within each unit?  Studies demonstrate crime increase after 
high density project come into a neighborhood. 
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Public Services: 
Project should be 'on hold' until a new elementary school get built to accommodate residents 
from all the R-30 projects in Leucadia?  How can Planning allow such overdevelopment 
without providing adequate Public Services and resources?  Where is the water coming from 
to service Piraeus Point, Goodson, Fox Point Farms, Sunshine Gardens, Vulcan, and the other 
R-30 projects as Colorado River water supply is currently being restricted?  (Reference Land 
Use Policy 2.10 below. 

 
This should apply to schools as well.  Capri Elementary will be over-capacity based on Fox 
Point, Clark, Sunshine Gardens, and other Leucadia R-30 projects. 
Recreation: 
Other than a swimming pool, there are no places for children to play on-site. No dog play area.   
Piraeus Point will be …                                   "...the only place in town with roof top yards."   
Require Lennar to create open space green belts for child's play on site, families and seniors to 
sit on a bench with some open space.  Is not Encinitas’ all about “Quality of Life”! What can be 
done to require the project fit Encinitas’s community character, not the other way around? 
 
Safety: 
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Hazard with no existing side walk or 'Safe Walk to Schools' on Plato.  Build the sidewalk first. 
(Reference Circ. Element Policy 3.3 & 3.8)   As emergency shelters in the city are deemed as 
Public Schools (page 19 of Public Safety element) Capri Elementary was designed for a certain 
number of neighbors to serve.  As Piraeus Point increases the neighboring population by 
approx. 20-30% that would use Capri as a shelter, how is the city/school district to provide an 
adequate safety shelter for the neighborhood?  What of Fox Point’s resident adding to the 
same need prior to PP? 
 
 
 
 
 
 
 
 
Traffic and Transportation: 
 
Project will negatively impact local streets and neighborhood. (Reference General Plan; 
Circulation Element Policy 2.2 & 2.3: 

   
Please Note in Policy 2.4, “Where conflicts arise between convenience of 
motorists and neighborhood safety/community character 
preservation, the latter will have first priority.”  

Increased Project’s traffic severely impacts local streets, especially during Capri School drop off 
& pick up times. Tasha Horvath stated in 2018 that "Capri School was going to 'fix' its 
congestion difficulty". The 'fix' has not happened yet, so what will be done to correct Capri 
School traffic issue prior to PP approvals?  Council admitted there was a serious traffic 
difficulty. Regarding Capri School traffic, please see Policy 2.6 as Capri traffic is an ongoing, 
untenable bottleneck on-street parking lot for years. 
POLICY 2.6: Periodically evaluate traffic circulation patterns of all roads in Encinitas.                                                                 
When was Capri Elementary traffic evaluated and what specific resolutions have been enacted 
since then?       




