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Adopted Mitigated Negative 
Declaration Pursuant to  
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A. EXECUTIVE SUMMARY 

1. Requested Actions 

This is a request for the Planning Commission to evaluate the proposed project, which is a Revised 
Tentative Map, determine if the required findings can be made, and, if so, take the following 
actions:  

a. Adopt the Environmental Findings included in Attachment F, which include a finding that 
the previously adopted MND is adequate for the proposed project pursuant to the 
California Environmental Quality Act (CEQA) Guidelines §15162. 

b. Adopt the Final Notice of Action approving Revised Tentative Map 5364R, which includes 
those requirements and conditions necessary to ensure that the project is implemented in 
a manner consistent with State Law and County of San Diego Regulations (Attachment C). 
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2. Key Requirements for Requested Actions 

a. Is the proposed project consistent with the vision, goals, and polices of the General Plan?  

  b.  Does the project comply with the policies set forth under the Fallbrook Community Plan?   

c. Is the proposed project consistent with the County’s Zoning Ordinance? 

d. Is the proposed project consistent with the County’s Subdivision Ordinance? 

e. Is the project consistent with other applicable County regulations? 

f. Does the project comply with the California Environmental Quality Act (CEQA)?   
 

B. REPORT SUMMARY 
 
The purpose of this staff report is to provide the Planning Commission with the information necessary 
to consider the proposed Revised Tentative Map and Conditions of Approval. 
 
The applicant proposes a Revised Map to the Daniels Gray Rabbit Hollow project. The proposed 
Tentative Revised Map would remove the following conditions: dedicate the right-of-way on Green 
Canyon Road, improve the western portion of Green Canyon Road with pavement and a decomposed 
granite pathway, and remove the existing barn on Lot 4. Based on staff’s analysis, it is Planning & 
Development Services’ (PDS) position that the required findings can be made and the PDS 
recommends approval of the Revised Map, with the conditions noted in the attached Final Notice of 
Action and Form of Decision (Attachment C and D, respectively). 

 
C. DEVELOPMENT PROPOSAL 

 
1. Project Description 

 
The project is a Revised Tentative Map to remove the improvement conditions of Green Canyon 
Road. The applicant had originally agreed to the conditions, which were approved by the Planning 
Commission on May 22, 2009. The improvements were not a mitigation measure, nor a 
requirement to address impacts, but conditions were added because the applicant was willing to 
construct the improvements at that time. The Revised Tentative Map also proposes to delete the 
condition which would require the existing barn to be removed prior to recordation of the Final Map. 
 

2. Subject Property and Surrounding Land Uses 
 

The site is located immediately to the west of Green Canyon Road and south of Tourmaline Lane, 
in the Fallbrook Plan area, within the unincorporated San Diego County, as shown in Figure 1. The 
site is characterized by relatively flat terrain that gets steeper toward the center of the property. The 
majority of the vegetation on site and in the vicinity consists of citrus groves and a single-family 
residence, a guest house, accessory structures and a barn (Figure 3).  
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Figure 1- Vicinity Map 
 

 
Figure 2- Aerial Map of Project Site 

Project Site 

Project Site 
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Figure 3 - Aerial Map of Project Site 
 
 
Table C-1: Surrounding Zoning and Land Uses 
 

 
Location 

 
General 

Plan 
 

Zoning Adjacent 
Streets Description 

North 
Semi-Rural (SR-1); 
Village Residential 

(VR-2) 
A70 Carolton Lane, Fuerte 

Street 
Residential, Light 

Agriculture 

East Semi-Rural  
(SR-1, SR-2) A70 

Green Canyon Road, 
Tourmaline Lane, 
Mardavido Lane 

Agricultural,  
Residential, Light 

Agriculture 

South Semi-Rural (SR-1) A70 Westview Road, 
McCormac Road 

Residential, Light 
Agriculture 

West Semi-Rural (SR-1) A70, RR Cam de Nog, Avenida de 
Nog 

Residential, Light 
Agriculture 

 

Gray Rabbit Hollow Lane 

Green Canyon Road 
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D. ANALYSIS AND DISCUSSION 
 
The project has been reviewed to ensure it remains in conformance with all the relevant ordinances 
and guidelines, including, but not limited to, the San Diego County General Plan, the Fallbrook 
Community Plan, the Subdivision Ordinance, the Zoning Ordinance, and CEQA Guidelines. A detailed 
discussion of the project analysis and consistency with applicable codes, policies, and ordinances 
follow: 
 
1. Project Site History 

 
a. Entitlement 
 

The Daniels Gray Rabbit Hollow (PDS2004-3100-5364) Tentative Map was approved on 
consent by the Planning Commission on May 22, 2009. The project is located east of Green 
Canyon Road and south of Tourmaline Lane, in the Fallbrook Planning area. The Tentative 
Map allowed for a subdivision of 11.2 acres into 10 residential lots. An existing single-family 
residence would be retained on proposed Lot 5, and an existing barn located on proposed Lot 
4 would be removed. A Final Map has not been recorded, and no improvements have been 
completed since the original approval. 

 
b. Revised Tentative Map Regulations 
 

Subdivision Ordinance Section 81.310 allows an applicant to apply for a Revised Tentative 
Map, provided that it generally conforms to the street and lot pattern on the previously 
approved Tentative Map. The proposed Revised Tentative Map will conform to the previously 
approved project, as the private road and lot configuration are not changing design or location. 
Revised Tentative Maps may be filed within 36 months after the approval date, or within the 
specified time extension period, if a time extension has been granted. The project is consistent 
with the County’s Subdivision Ordinance, which is detailed in Section E.1.a of this report. 

 
2. Project Analysis 

 
a. Green Canyon Road 

 
The applicant proposes to remove the improvement conditions to Green Canyon Road. The 
original project was conditioned to dedicate and improve this road along the project frontage. 
The previous condition for the Tentative Map required the project to improve its one-half width 
of 30 feet and to pave 20 feet with asphalt concrete pavement with a concrete curb, gutter, and 
sidewalk, as well as a nine and one-half foot wide walkway/pathway. While there is no 
requirement per the Subdivision Ordinance to perform frontage improvements, the request was 
made by County staff to the applicant. This request was partially based on the sight distance 
condition from Gray Rabbit Hollow Lane to Green Canyon Road. In addition, at the time of the 
original Tentative Map application, the applicant owned the land which fronted Green Canyon 
Road, which allowed the applicant to perform said improvements. The applicant agreed, and 
the Tentative Map was conditioned and approved as such.  
 

1 - 5



PDS2014-TM-5364R 6 
 

The new proposal would remove the conditioned improvements along Green Canyon Road, as 
there is no requirement per the Subdivision Ordinance to improve a right-of-way without a 
direct connection to traffic impacts. The Tentative Map would generate an estimated 120 trips 
per day, which would not have a significant traffic impact on Green Canyon Road and therefore 
would not warrant improvements. Furthermore, the applicant sold the lots which fronted Green 
Canyon Road and cannot dedicate the land as it is no longer in his ownership. It was 
determined by the Land Development Division of PDS and the Department of Public Works 
(DPW), that the revisions would not adversely impact the surrounding property owners or the 
community character/visual impact of the original approval. Removal of existing landscaping 
for sight distance from Gray Rabbit Hollow Lane to Green Canyon Road would still be required 
for safety purposes.  
 

b. On-Site Barn 
 
The applicant proposes to keep the existing barn on site. The original condition of approval 
required that the barn would be removed prior to recordation of the map, since it would be 
located on a separate lot as the existing main residence. An accessory building (e.g., a barn) is 
not allowed to be on a parcel without a main structure. However, if there is an active principal 
use on the property (e.g., agricultural operation), and the structure (e.g., barn) is associated 
with the principal use, the structure may remain (Zoning Ordinance Section 6152). The 
applicant therefore requested to be allowed to keep the barn, and PDS determined that this 
proposal would be acceptable, because there will be a new principal use on the lot with the 
existing barn.   

 
3. General Plan Consistency 

 
The proposed project is consistent with the following relevant General Plan goals, policies, and 
actions as described in Table D-1.  

 
Table D-1: General Plan Conformance 
General Plan Policy Explanation of Project Conformance 
LU-6.5 Sustainable Stormwater Management 
Ensure that development minimizes the use of 
impervious surfaces and incorporates other Low 
Impact Development (LID) techniques and a 
combination of site design, source control, and 
stormwater best management practices, where 
applicable and consistent with the County’s LID 
Handbook. 

The project incorporates LID techniques, as 
explained in the Stormwater Management 
Plan (SWMP). The applicant proposes LID 
design techniques, such as the installation of 
bioretention areas. 

LU-6.6 Integration of Natural Features into 
Project Design 
Require incorporation of natural features 
(including mature oaks, indigenous trees, and 
rock formations) into proposed development 
and require avoidance of sensitive 
environmental resources. 

The removal of improvements along Green 
Canyon Road would reduce the visual and 
noise impacts of the originally approved 
project. However, the revised conditions 
would still require adequate sight distance to 
traffic exiting onto Green Canyon Road from 
Gray Rabbit Hollow Lane. 
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General Plan Policy Explanation of Project Conformance 
LU-6.9 Development Conformance with 
Topography 
Require development to conform to the natural 
topography to limit grading; incorporate and not 
significantly alter the dominant physical 
characteristics of a site; and to utilize natural 
drainage and topography in conveying 
stormwater to the maximum extent practicable. 

The reduced improvements along Green 
Canyon Drive would allow the road 
improvement to follow the natural topography 
of the surrounding area of Green Canyon 
Drive.   

LU-6.10 Protection from Hazards 
Require that development be located and 
designed to protect property and residents from 
the risks of natural and man-induced hazards. 

The project has been amended to retain the 
existing barn. However, if the barn were to be 
removed in the future, the applicant would be 
required to perform proper remediation as a 
part of the demolition permit. 

 
4. Community Plan Consistency 

 
The proposed project is consistent with the following relevant Fallbrook Community Plan goals, 
policies, and actions as described in Table D-2. 
 
Table D-2: Community Plan Conformance   
 
Community Plan Policy Explanation of Project Conformance 
Policy CM 2.1.1 - Discourage concrete 
curbs, gutters, and sidewalks in the rural and 
agricultural portions of the planning area. 

The original project would have included an 
asphalt concrete berm along the eastern portion 
of Green Canyon Road, as well as a 
decomposed granite trail, curb, gutter and 
sidewalk. The Revised Tentative Map would not 
require dedication or improvement of Green 
Canyon Road. 

Policy CM 2.1.2 - Design local roads with 
maximum emphasis on scenic beauty by 
following natural contours and avoiding 
extensive grading to the greatest possible 
extent. Parkways should be developed 
according to Fallbrook Community right-of-
way development standards. 

Gray Rabbit Hollow Lane is not being revised, 
and the original design allows the road to follow 
the natural topography of the surrounding area, 
which slopes up toward the center of the 
property. Additionally, the deleted 
improvements would remove the requirement 
for a new AC curb along the eastern side of 
Green Canyon Road. 
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5.  Zoning Ordinance Consistency  
 
The proposed project complies with all applicable zoning requirements of the A70 zone with the 
incorporation of conditions of approval. The Planning Commission should consider whether the 
included conditions of approval ensure compatibility of the proposed project with the surrounding 
properties and overall community character. 
 

 Table D-3: Zoning Ordinance Development Regulations  
 

CURRENT ZONING REGULATIONS CONSISTENT? 
Use Regulation: A70 Yes 
Animal Regulation: L Yes 
Density: N/A N/A 
Lot Size: 1 AC Yes 
Building Type: C Yes 
Height: G Yes 
Lot Coverage: N/A N/A 
Setback: C Yes  
Open Space: N/A N/A 

  Special Area   Regulations: C  Yes 
 

6. Subdivision Ordinance Consistency 
 

The project has been reviewed for compliance with the Subdivision Ordinance. The project is 
consistent with the requirements for major subdivisions in terms of design (Section 81.401), 
dedication and access (Section 81.402), and improvements (Sections 81.403 and 81.404). The 
project includes requirements and conditions of approval necessary to ensure that the project is 
implemented in a manner consistent with the Subdivision Map Act and the Subdivision Ordinance. 

 
Section 81.315(a)(1) requires that the map generally conform to the street and lot pattern on the 
previously approved Tentative Map. While the improvement conditions are requested to be 
removed along Green Canyon Road, the street and lot pattern included on the previously approved 
Tentative Map would remain the same. Additionally, no change is proposed to the lot layout or lot 
size.   
 
The Revised Tentative Map was filed on November 7, 2014. Section 81.315(b) requires a Revised 
Tentative Map be filed within 36 months after the approval or conditional approval of the original 
Tentative Map, or, if an extension of time has been granted, within the extended period. The last 
time extension was automatically granted on July 11, 2013 and extends the expiration date of this 
project to May 22, 2016. The project is consistent with the County of San Diego Subdivision 
Ordinance since the Revised Tentative Map was filed during the specified time extension period. 
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7. Applicable County Regulations 
 

Table D-4:  Applicable Regulations 
 

County Regulation Policy Explanation of Project Conformance 

County Consolidated Fire 
Code 

All proposed changes comply with all applicable requirements 
of the Consolidated Fire Code, including a minimum paved 
width of at least 24’ for all private roads within the subdivision. 
The project would improve internal circulation and access; 
thereby, increasing emergency access to the project site. 

 County Public Road 
Standards 

All proposed changes comply with the minimum design 
standards and requirements for public and private roads. 

 
8. California Environmental Quality Act (CEQA) Compliance 
 

The project has been reviewed in compliance with the California Environmental Quality Act 
(CEQA). An Addendum dated October 26, 2015, to the previously approved Mitigated Negative 
Declaration (Log No.04-02-009), was prepared and is on file with PDS as Environmental Review 
Number PDS2014-ER-04-02-009A. The project, as designed or changed, would not cause any 
significant effects on the environment that are more significant or extensive than what was 
analyzed in the 2007 Mitigated Negative Declaration, as previously reported to the Planning 
Commission on May 22, 2009. 
 

E. COMMUNITY PLANNING GROUP  
 
Staff notified the Fallbrook Community Planning Group (CPG) regarding the revised map to determine 
when the item could be placed on the CPG’s agenda. The Fallbrook CPG replied that in accordance 
with Board of Supervisors Policy I-1, since the changes to the map were not significant, the group 
would not rehear the item. Please see the attached email in Attachment G, Public Documentation. 
 

F. PUBLIC INPUT 
 
Comments from a few neighbors were received as a result of the public notices sent at the time of the 
Revised Tentative Map application submittal, during processing of the permit, or at the Community 
Planning Group meeting. Their concern was that by removing the improvement conditions along Green 
Canyon Road, the sight distance issue for drivers entering onto Green Canyon Road from Gray Rabbit 
Hollow Lane would not be resolved. The neighbors noted the landscaping along the frontage of Green 
Canyon Road results in a sight distance issue, and possible risk to drivers entering the road. Staff 
explained to neighbors who contacted County staff that the sight distance certification from Gray Rabbit 
Hollow onto Green Canyon Road would remain a condition of the Revised Tentative Map, and is 
required to be certified prior to occupancy. One neighbor stated they were satisfied with the 
conditioning, while there was no response from the other. 
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