
 The County of San Diego 

 Planning Commission Hearing Report 
 
 

 
 

 
Date: March 11, 2016  Case/File 

No.: 
Lone Oak Tentative Map and Major 
Use Permit, PDS2014-TM-5585, 
PDS2014-MUP-14-017; ER 14-08-
006 

Place: County Conference 
Center 5520 Overland 
Avenue San Diego, CA 
92123 

 Project: Planned Residential Development 

Time: 9:00 a.m.   Location: Northeast corner of Lone Oak Road 
and Buena Creek Road 

Agenda Item: #2  General 
Plan: 

Village Residential (VR2) 

Appeal Status: Appealable to the Board 
of Supervisors 

 Zoning: RR/A70 

Applicant/Owner: Marc Perlman/ GH2, 
LLC 

 Community:  North County Metro 

Environmental: CEQA §15183 
Exemption  

 APNs:  181-162-06, 184-080-01 

 

A. EXECUTIVE SUMMARY 

1. Requested Actions 

This is a request for the Planning Commission to evaluate a proposed Tentative Map (TM) and 
Major Use Permit (MUP) for 24 lot planned residential development, 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 includes a finding that 
the project is exempt from further environmental review pursuant to Section 15183 of the 
California Environmental Quality Act (CEQA) Guidelines. 

b. Grant Major Use Permit (PDS2014-MUP-14-017) with the requirements and conditions set 
forth in the Major Use Permit (Attachment D). 

c. Adopt the Resolution of Approval for Tentative Map (PDS2014-TM-5585), 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). 

  

2 - 1



2 
 

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 North County Metropolitan 
Subreginal 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 TM and MUP, conditions of approval and findings, and environmental findings 
prepared in accordance with CEQA. 

The applicant proposes to subdivide 14.15 acres into 24 residential lots.  Based on staff’s analysis, it is 
the position of Planning and Development Services (PDS) that the required findings can be made.  
PDS recommends approval of the TM and MUP for a Planned Residential Development, with the 
conditions noted in the attached Resolution and Form of Decision. 
 

C. DEVELOPMENT PROPOSAL 
1. Project Description 

The project is a TM and MUP for a planned residential development to subdivide a 14.15-acre 
property into 24 residential lots ranging from 8,509 to 17,863 square feet.  In addition, the TM 
proposes a total of six non-buildable lots including private road easements, water quality detention 
basins, and a 3.1-acre open space easement.  Figure 1 indicates the proposed lot layout.   
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Figure 1: Proposed Site Layout 
The MUP is a Planned Residential Development pursuant to Section 6600 of the San Diego 
County Zoning Ordinance to allow lot sizes of less than 0.5 of an acre.  This section allows for 
MUPs to propose lot sizes less than the minimum required by zoning as long as the project does 
not exceed the density allowed by the County of San Diego General Plan and the project complies 
with the requirements of Section 6600 of the Zoning Ordinance.  The General Plan allows 28 
homes on this property, but constraints including existing road easements and biological wetland 
setbacks have limited this project to 24 homes.  The clustered design would reduce grading and 
preserve the existing onsite drainage feature and oak woodland along Buena Creek.   
The MUP also establishes setbacks for the project.  The project maintains the setbacks required by 
current zoning to the perimeter property lines and proposes interior lot setbacks of eight feet and 
front yard setbacks from interior streets of 35 feet.  These reduced interior setbacks allow the 
project to cluster development in the central portion of the site, create a larger setback from Buena 
Creek and oak woodland area and provide a larger setback from the exterior property lines.  
Pursuant to Section 6600, 25 percent of the project net acreage (3.1 acres) would be placed into 
open space. 
The MUP also regulates the design and location of the proposed houses.  The proposed houses 
range in size from approximately 3,400 square feet to 3,800 square feet and include both one and 
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two story models. Height would range from approximately 20 feet for the one-story models and 29 
feet for the two-story models.  These houses would be painted earth tone colors to match the 
surroundings based on one of 11 different color schemes (see Figures 6.a and 6.b).  The project 
has been conditioned to ensure the finished product matches one of the proposed color schemes 
and that no abutting houses use the same color scheme (Condition 11 of the MUP).    
Access to the site would be provided by a gated private road connecting to Lone Oak Road and to 
Cleveland Trail, which is a private road.  In order to comply with Fire District requirements, the 
Subdivision Ordinance and Public Road Standards, improvements are proposed to Cleveland Trail 
and Lone Oak Road. For Cleveland Trail, the project proposes to widen the road from Buena 
Creek Road to Lone Oak road to 24 feet in order to comply with Fire District requirements and the 
Subdivision Ordinance from Buena Creek Road to the proposed private road easement.  The 
applicant is also requesting to leave an existing 20 foot wide dip section in the road as detailed in 
Section D.5 (Subdivision Ordinance Consistency) and Table D.4 (Subdivision Ordinance/Design 
Standard Modifications/Exceptions) of this report.   
For Lone Oak Road, the applicant proposes improvements from the intersection of Buena Creek 
Road along the project frontage to the end of the property.  In order to comply with the Public Road 
Standards, the project proposes to widen this road to 28 feet and also include a 5 1/2 foot wide 
decomposed granite pathway.  The project also proposes another internal trail that would lead from 
Lone Oak Road to Cleveland Trail and a decomposed granite pathway along Lone Oak Road. 
Water for the project would be provided by the Vista Irrigation District, sewer would be provided by 
the Buena Sanitation District and fire protection would be provided by the Vista Fire Protection 
District.  The project would also be served by the Vista Unified School District. Earthwork would 
consist of approximately 73,850 cubic yards of cut and fill.  Landscaping in conformance with the 
preliminary landscape plan is also proposed.  This landscaping includes 24 to 36-inch box trees as 
well as shrubs.  A photosimulation of the project after construction is included in Figure 2. 
Please refer to Attachment A – Planning Documentation, to view the complete Tentative Map, 
Preliminary Grading Plan, Preliminary Landscape Plan, and elevations. 
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 Figure 3: Vicinity Map 

 
Figure 4: View of Project Site 
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As shown on Figure 5, surrounding land uses primarily consist of single-family homes and vacant 
land.  Residential uses and native vegetation are located directly east of the site.  The Sugarbush 
TM (PDS-2004-3100-5295) is also located approximately 400 feet to the east.  This TM was 
approved by the Board of Supervisors on October 13, 2010 and consists of 45 dwelling units with a 
minimum lot size of 0.5 acre on a 115.5 acre site.  This applicant has already obtained a grading 
permit and is anticipated to be placed on a Board of Supervisors agenda within the next several 
months for consideration of the Final Map. 
Single-family dwellings and Lone Oak Road are located to the south of the project site.  The 
Sprinter Station is also located approximately 4,000 feet to the south of the site (see figure 5).   
To the west of the site, the majority of the parcels are developed with single-family dwellings.  
Buena Creek and Buena Creek Road are also located to the west.  Land uses north of the project 
site primarily consist of residential uses and vacant land.  Cleveland Trail is located directly to the 
north.    

 
Figure 5: Surrounding Land Uses 
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Table C-1: Surrounding Zoning and Land Uses 
 

Location 
 

General 
Plan 

 
Zoning Adjacent 

Streets Description 

North Village Residential 
(VR-2) 

Rural 
Residential 

(RR) 

Buena Creek 
Road/Cleveland 

Trail 

Single Family 
Residential and vacant 

land 

East Village Residential 
(VR-2) 

Limited 
Agriculture 

(A70) 
N/A 

Single Family 
Residential, 

Sugarbush Project 

South Village Residential 
(VR-2) 

Rural 
Residential 

(RR) 
Lone Oak Lane Single Family 

Residential  

West Village Residential 
(VR-2) 

Rural 
Residential 

(RR) 
Lone Oak Road Single Family 

Residential 

 
D. ANALYSIS AND DISCUSSION 

The project has been reviewed to ensure it conforms to all relevant ordinances and guidelines, 
including the San Diego County General Plan, North County Metropolitan Subregional Plan, the Zoning 
Ordinance, and CEQA Guidelines.  Six main concerns were raised by the Twin Oaks Sponsor Group, 
surrounding neighbors, the San Diego County Archaeological Society, San Luis Rey Band of Mission 
Indians and Department of Fish and Wildlife.  These concerns were community character, traffic, fire 
hazards and fire evacuation, CEQA conformance, biology and archaeology.  Below is a description of 
concerns raised, as well as a summary of how each item has been analyzed and addressed.  A 
detailed discussion of the project analysis and consistency with applicable codes, policies and 
ordinances is also provided below. 

1. Project Analysis 

Community Character 
During processing of the project, several concerns were raised that the project and proposed lot 
sizes would not be consistent with the surrounding area.  The project proposes 24 lots on 
approximately 14.15 acres.  To determine if the project would be consistent with the surrounding 
area and MUP findings, staff reviewed surrounding land uses, the size of existing structures and 
lots in the surrounding area and design features of the project.  Additionally, a Land Use 
Consistency Analysis and visual simulations were prepared to analyze the proposed project in 
relation to the surrounding area.  The visual simulations can be found in Attachment B.   
The current zoning for the property requires a 0.5-acre minimum lot size.  Lot sizes below the 
minimum lot size required by zoning are allowed pursuant to Section 6600 of the Zoning Ordinance 
with approval of a MUP for a planned development.  Proposed lots range from 0.2 to 0.42-acre in 
size with a 3.1-acre open space lot. While surrounding land uses are also zoned for a minimum lot 
size of 0.5 acres, the Land Use Consistency Analysis determined that abutting properties range in 
size from 0.3 to 29.4. Within ½ mile perimeter of the project, there are parcels that range in size 
from 0.1 to 46.8 acres.  A survey of the surrounding development patterns within a one-half mile 
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radius of the project site shows that approximately 637 parcels currently exist or have approved 
tentative maps. Of this total, 204 parcels, (32 percent) or nearly one-third, are less than one half 
acre, while the remaining approximately two-thirds (or 433 lots), are one-half acre or larger. 
Therefore, the staff recommendation determined that the project has been designed to propose 
lots sizes consistent with the surrounding area. 
In addition to requiring that MUP findings be met, section 6618.a states “a planned development 
shall be designed and developed in a manner compatible with and complementary to existing and 
potential residential development in the immediate vicinity of the project site. Site planning on the 
perimeter shall give consideration to protection of the property from adverse surrounding 
influences, as well as protection of the surrounding areas from potentially adverse influences within 
the development.”  
After review, PDS finds that the project complies with this requirement because the project 
proposes a residential use similar to that found in the surrounding area and the applicant has 
included numerous design measures to buffer the project from the abutting property and ensure 
the project is consistent with the surrounding community character.  These design measures 
include:  
1. In order to meet the planned development requirements for open space, the project is 

proposing to maintain the western 3.1 acres of the site in open space.  This open space would 
create a large buffer along the western perimeter and creates a visual barrier between the 
proposed houses and Buena Creek Road. 

2. The applicant proposes reduced interior setbacks to cluster houses within the central portion of 
the project and create larger exterior setbacks and buffers.  These reduced interior setbacks 
also allow the project to maintain more of the western portion of the project in open space. 

3. The applicant proposes an earth tone six foot tall solid block wall along the eastern property 
line to separate the proposed project from the abutting lots to the south. 

4. The project includes a landscape plan consisting of numerous 24-inch to 36-inch box trees 
including Strawberry tree, Brisbane box, Soughter Magnolia, Fern Pine, Western Redbud, 
Crape Myrtle, California Sycamore, Coast Live Oak, and African Sumac.  The landscape plan 
also proposes dwarf coyote brush, Myoporum, California Meadow Sedge, Manzanita, Berkeley 
Sedge, Elijaf Bule Fescue, and Cassa Blue.  This landscaping would be planted on all 
proposed slopes and the perimeter of the project and has been reviewed and conditioned to 
comply with the County of San Diego Landscaping Ordinance and the Water Efficient 
Landscape Design Manual.  Figure 6 includes a photosimulation of this landscaping along 
Lone Oak Road.   

5. The proposed houses have been designed to match the surrounding area and structures in 
height, size and color.  The elevations also include earth tone colors.  A total of 11 different 
color schemes are proposed and the project has been conditioned to ensure that no color 
scheme is used twice in a row.  The proposed height will range from 20 to 29 feet, which is 
consistent with the surrounding houses (see Figure 6.a and 6.b).  Condition 11 of the MUP 
requires that photographs be submitted prior to occupancy indicating that the houses have 
been painted to match the approved color scheme. 
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Figure 7.a: Proposed Elevation 

 
Figure 7.b: Proposed Elevation 
Section 6618.b also requires planned developments to be planned in relation to natural features.  
Section 6618.b states “A planned development shall relate harmoniously to the topography of its 
site, make suitable provision for preservation of water courses, wooded areas, rough terrain and 
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similar natural features and areas, and shall otherwise be so designed as to use such natural 
features and amenities to best advantage.”   
The proposed lots have been clustered towards the flatter portions of the site, within the central 
and eastern areas.  The project is consistent with these requirements because the project 
proposes to place Buena Creek and the majority of the Oak Woodland within an open space 
easement that totals 25 percent of the projects net acreage.  All proposed development has been 
set back from this wetland and clustered in areas which have already largely been disturbed.  In 
addition, the project has been designed to maintain the majority of the mature trees located along 
the southern border.  Development has been planned with minimal grading to be in harmony with 
the topography of the site.  The steeper portions of the project are located along Buena Creek and 
would be avoided.  In addition, the grading has been designed to be pulled back from the 
surrounding roads and property lines and occur within the central portions of the site.  
In summary, the Land Use Consistency Analysis and photosimulations indicate that the project 
would be consistent with the surrounding community character.  The proposed residential use and 
lot size are consistent with that found in the surrounding area.  Additional design measures 
including landscaping, architectural style, and buffers have been included to ensure that the project 
would be consistent with community character. 

Traffic Study/Buena Creek Road 
During review, concerns were raised that the project’s Traffic Impact Study (TIS) dated February 
2015 and completed by KOA Corporation was inadequate and that the project would have direct 
and cumulative impacts on Buena Creek Road, that Buena Creek Road cannot support large 
trucks and that additional road improvements should be required.  Buena Creek Road currently 
operates as a 2-lane community collector with no median.  Per the County General Plan, the 
ultimate classification of Buena Creek Road is a 4.1 B Major Road with intermittent turn lanes.  
This designation includes an ultimate buildout of four lanes.  Figure 8 below indicates Buena Creek 
Road in relation to the proposed project and other roads in the area.  PDS has reviewed these 
concerns and found that direct impacts and cumulative impacts were properly analyzed and has 
added additional conditions to address concerns.  A detailed discussion is provided below: 
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Figure 8: Surrounding Road Network  
a. Direct Impacts 

Concerns were raised during public disclosure that the project would have direct impacts on 
Buena Creek Road and  would impact several intersections along Buena Creek Road.  In 
addition, several comments stated that Buena Creek Road currently operates at a level of 
service (LOS) F. 
In response to these concerns, PDS completed a site visit, analyzed Buena Creek Road and 
the existing sprinter station and re-reviewed the project TIS.  Based on this analysis, it 
determined that the TIS was completed in compliance with CEQA and the County of San 
Diego Guidelines for Determining Significance and Report Format and Content Requirements 
for Transportation and Traffic.  As detailed in the TIS and summarized in Table D-1 below, the 
project would add a total of 240 average daily trips (ADT) onto Buena Creek Road and would 
not have any direct impacts on the road.  Buena Creek Road currently operates at a level of 
service (LOS) D with 10,274 ADT south of Lone Oak Road and 9,214 ADT north of Lone Oak 
Road.  The TIS documented that the project would add 132 ADT to and from the south of 
Lone Oak Road and 108 to and from the north of Lone Oak Road.  With these added trips, the 
project would still operate at a LOS D.  Since the road would still operate at an LOS D, the 
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project would not have any direct impacts along Buena Creek Road.  This is consistent with 
General Plan Policy M-2.1, which says to “require development projects to provide associated 
road improvements necessary to achieve a level of service “D” or higher…”  Based on this, 
there is no nexus to require road improvements to Buena Creek Road.  Even though there are 
no direct impacts, the project would still grant an irrevocable offer of dedication along the 
project frontage of Buena Creek Road adequate to build the road to the General Plan 
classification for a four lane road with a total right of way width of 110 feet.  Road 
improvements along the projects frontage were not required because the project would not 
have a direct impact onto Buena Creek Road.  

 Table D-1: Existing and Proposed ADT on Buena Creek Road 
 South of Lone Oak North of Lone Oak Level of Service 

Existing ADT 10,274 9,214 LOS D 

Proposed Total ADT 10,406 9,322 LOS D 

 
The project does not directly access Buena Creek Road and instead has been designed to 
utilize existing connections at Lone Oak Road and Cleveland Trail. The TIS also reviewed 
possible impacts to these roads and at the intersection of these roads with Buena Creek 
Road.  These two roads currently operate at LOS C or better.  Based on the TIS analysis, the 
project would not result in a direct impact to either intersection based on the project generated 
traffic during the morning or evening peak traffic periods with the addition of the proposed turn 
lanes on Lone Oak Road.  The project would generate 19 trips during morning peak hour 
(about 1 extra trip every 3 minutes) and 24 trips during evening peak hour (about 1 extra trip 
every 2.5 minutes).  Due to the low amount of ADT generated by the project, additional 
intersection improvements or additional analysis at other intersections was not required. 

b. Road Improvements 
Concerns were also raised during processing that additional road improvements should be 
required to Buena Creek Road, Lone Oak Road, and Cleveland Trail.  These concerns 
included that improvements along Buena Creek Road should be required, that existing curves 
in the road should be corrected before the project is approved and that existing culvert 
crossings along Lone Oak Road and Buena Creek Road cannot support increased trips or 
construction traffic.   
Since the project does not have a direct impact on Buena Creek Road, no road improvements 
to Buena Creek Road are proposed.  However, the project would still grant an IOD to the 
County for ultimate improvement of the road to its currently General Plan classification.  In 
addition, as discussed under Section C.1 of this report, the project does propose 
improvements to Lone Oak Road and Cleveland Trail to comply with the County Road 
Standards and fire district requirements. 
Additionally, PDS and DPW reviewed the project and the existing conditions along Buena 
Creek Road and completed multiple site visits.  The existing curves in the road are not located 
along the project frontage.  To address several concerns in the past, DPW has made 
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numerous improvements to the road.  These improvements include placing flashing lights, 
large signs and reducing the speed limit along several portions of the road (See Figure 9).  
DPW has also recently installed “keep clear” intersection signs and intersection striping at 
Buena Creek Road and Lone Oak Road (see Figure 10).  The intersection of Buena Creek 
Road and Monte Vista Drive has also been placed on the Signal Priority List to improve in the 
County.  Additionally, last year DPW placed an overlay of asphalt concrete on Buena Creek 
Road from Monte Vista Drive to Hollyberry Drive.  DPW recently evaluated this pavement 
condition and determined that it was in good condition.   

 
 Figure 9: Buena Creek Road Signs 
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Figure 10: Buena Creek Road and Lone Oak Road Intersection  

To address potential concerns with the existing culvert crossings on Lone Oak Road and 
Cleveland Trail, the project has also been conditioned to provide a certification indicating that 
they will be able to support 75,000 pounds, consistent with the County Fire Code.  The 
condition requires certification from an engineer prior to approval of any permit.  If a deficiency 
is found, corrective measures would be required prior to approval of any permit.  Figure 11 
below indicates the existing culvert crossing along Lone Oak Road. 
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Figure 11: Culvert Crossing along Lone Oak Road 

DPW and PDS staff attended six Twin Oaks Sponsor Group meetings to discuss this project 
and their concerns with Buena Creek Road during the processing of this project, including on 
January 21, 2015, February 18, 2015, March 18, 2015, September 16, 2015, January 20, 
2016 and February 17, 2016. While Buena Creek Road is not included in the current five year 
DPW capital improvement plan, DPW continues to review and address community concerns 
where possible and seeks funding though all available sources for improvements, including 
federal, state, and local grants.  PDS and DPW has also suggested that the Twin Oaks 
Sponsor Group place Buena Creek Road on their Community Sponsor Group Top 10 Priority 
Capital Improvement Project List.  DPW considers this list when formulating what project will 
potentially be placed on the next 5-year plan. 

c. Cumulative Impacts 
Cumulative impacts were also reviewed and addressed.  Based on the TIS, cumulative 
impacts would be addressed through payment of the County Transportation Impact Fee (TIF) 
program.  The TIF provides a mechanism for mitigating the cumulative impacts within the 
unincorporated area. TIF fees are deposited into local Community Planning Area accounts, 
regional accounts, and regional freeway ramp accounts. TIF funds are only used to pay for 
improvements to roadway facilities identified for inclusion in the TIF program, which includes 
both County roads and Caltrans highway facilities. TIF funds collected for a specific local or 
regional area must be spent in the same area.  
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This project is located within the North TIF region and North County Metro Community 
Planning Area. The current TIF rate that each home would pay when building permits are 
pulled would be $4,008. This is divided into component parts as follows: 1) $2,310 for the 
SANDAG Regional Transportation Congestion Impact Program. These funds must be used on 
a designated network of Regional Arterials System Roads.  Within the North County Metro 
area, this includes South Santa Fe Avenue as a TIF facility; 2) The State Route and Ramp 
fund  receives $374; 3) The Local (North County Metro) fund is allocated $91; and 4) The 
North Regional area receives $1,233.  In total, the TIF for this project would equate to 
$96,192. 
Buena Creek Road is not included in the list of TIF facilities. Gas tax, grants, TransNet, and 
other funding sources are the source of revenue to fund any future expansion of Buena Creek 
Road to its ultimate classification of a 4-lane major road.  Buena Creek Road is not included in 
the list of TIF facilities because the program evaluation reports determined that external 
growth was the cause for expansion and therefore the cost was not placed on new 
development.  Programmatically, when a project evaluates its cumulative impacts, payment of 
the TIF is the project’s fair share contribution towards mitigating local and regional cumulative 
impacts even though not all roads receive TIF money because TIF funds are used to improve 
the overall road network.  By ensuring TIF funds are spent for the specific roadway 
improvements identified in the TIF program, the CEQA mitigation requirement is satisfied.   

d. Trucks using Buena Creek Road 

Concerns were raised regarding construction trucks using Buena Creek Road.  Buena Creek 
Road is a mobility element road, which provides a framework for balanced, multi-modal 
transportation system for the movement of people and goods throughout the County.  Based 
on this, Buena Creek Road does not have restrictions on trucks using the road.  Additionally, 
PDS and DPW did not identify any issues with construction trucks traveling along Buena 
Creek Road.   However, to help ensure that construction traffic does not become problematic, 
PDS has included a condition to require a Haul Route Plan that would require that the 
applicant provide a plan to analyze construction traffic prior to issuance of a grading permit.  If 
any issues were identified, additional conditions would be added to better regulate 
construction traffic, restrict the construction route or to restrict the size of truck used during 
construction. 

Fire Hazards and Fire Evacuation 
During public disclosure, concerns were raised that the project is located in a high fire severity 
zone and that an Evacuation Plan should be required.  PDS reviewed these concerns and worked 
with the County Fire Authority and Vista Fire Protection District.  Because the project is located 
within a very high fire severity zone, a Fire Protection Plan (FPP) was required to address project 
access, fire clearing, construction guidelines, and other design requirements of the project.  As part 
of the Fire Protection Plan, the project is required to implement enhanced ignition resistive fire and 
building codes that address this location’s fire environment.  Construction would include enhanced 
ignition-resistant features, automatic interior sprinklers, appropriate fire flow and water capacity, 
roads, and supporting infrastructure and fuel modification areas consistent with the County 
Consolidated Fire Code and County Building Code. 

2 - 18



19 
 

It was determined that a fire Evacuation Plan is not required for this project by the Fire District 
because it is designed with increased building standards.  Additionally, the project complies with all 
applicable access requirements (including road width, capacity, secondary access, and dead end 
road length) and access has been reviewed and accepted by the Vista Fire Protection District and 
County Fire Authority.  The FPP completed for the project addresses evacuation through the 
“ready, set, go” evacuation model.  Any required evacuation would be coordinated using the 
County’s communication system and would be coordinated with the Office of Emergency Services, 
fire agencies, and law enforcement based on the specific circumstances of the incident. 

CEQA Conformance 

Concerns were also raised that the CEQA Guidelines Section 15183 should not have been used 
for the project and that an Environmental Impact Report (EIR) should have been prepared.  
California Public Resources Code section 21083.3 and CEQA Guidelines Section 15183 do not 
require from additional environmental review for projects that are consistent with the development 
density established by existing zoning, community plan or general plan policies for which an EIR 
was certified, except as might be necessary to examine whether there are project-specific 
significant effects which are peculiar to the project or its site.   

The General Plan Update EIR (GPU EIR) for the County’s current General Plan was certified on 
August 3, 2011.  As discussed in Attachment E, the project complies with the 15183 requirements.  
The project proposes 24 residential lots where the General Plan Designation allows 28 residential 
lots.  There are no project specific effects which are peculiar to the project or its site, and which the 
GPU EIR failed to analyze as significant effects.  In addition, there is no substantial new 
information which results in more severe impacts than anticipated by the GPU EIR.  Finally the 
project would implement mitigation measures specified in the GPU EIR.  The applicant was 
required to prepare the same type of technical studies that would have been required if the project 
did not qualify for this exemption.  

Biology 

During review, comments were also made that the applicant should not be able to mitigate in an 
offsite mitigation bank that is several miles away from the project, that additional mitigation should 
be required for areas considered impacted and that the project would have an adverse effect on 
wildlife.  PDS reviewed these comments and determined that the existing impacted areas were 
related to the existing house, accessory structures, and previous agricultural uses.  As discussed in 
the project’s Biological Resources Letter Report dated February 2015 and prepared by Dudek, 
these impacts are from existing uses or previous uses and are not related to this project.   

To address biological impacts to areas disturbed by this project, the project has been conditioned 
to provide for both onsite and offsite mitigation.  The majority of the proposed impacts would occur 
within non-native and/or disturbed/developed habitat and the project has been designed to be 
located in the least environmentally sensitive portion of the property.  Impacts to sensitive habitats 
include 0.17 acre of non-native grassland, 0.10 acre of coast live oak woodland (within road right-
of-way), and 0.03 acre of disturbed southern live oak riparian forest (within road right-of-way), as 
well as 0.31 acre of oak root zone within disturbed and developed habitat.  Impacts to non-native 
grassland would be mitigated through preservation of 0.20 acres of non-native grassland within the 
project site.  Impacts to oak habitat would be mitigated through purchase of 1.32 acres of oak 
woodland habitat within the Daley Ranch Conservation Bank (located approximately 8 miles east of 
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the project site), as well as onsite preservation of 0.30 acre of coast live oak woodland and 1.77 
acres of southern live oak riparian forest.  The purchase of mitigation credits within the Daley 
Ranch Conservation Bank to mitigate for impacts was determined to be consistent with the 
definition of mitigation established in Section 15370 of the CEQA, which includes “compensating 
for the impact by replacing or providing substitute resources or environments.”  Also, the project is 
located within the approved Daley Ranch credit area and contains the same type of habitat.   

Concerns were also raised that the project would have an adverse effect on wildlife and the 
ecosystem.  Several examples of species commenters were concerned with were owls, hawks, 
golden eagles, and monarch butterfly.  While the project Biological Resources Report identified that 
there was a moderate potential for 21 wildlife species to occur in this area and a high potential for 
two wildlife species (turkey vulture and yellow warbler) to occur in this area, none were observed 
onsite during biological resources surveys conducted for the project.  Additionally, the wildlife 
species that were identified as having a moderate or high potential to occur on site would primarily 
be associated with habitat that would not be impacted by the project.  No direct impacts to these 
wildlife species are anticipated.   

To address any potential indirect impact, the project has been conditioned to grant an open space 
easement to protect the onsite wetland and wetland buffer and grant a limited building zone to 
ensure fire clearing does not impact the open space.  In addition, the project would be conditioned 
to require biological monitoring during grading and construction to ensure that all biological 
mitigation measures are implemented (Condition GP#2, GP#3 and GP#6 of the MUP).  

Archaeology 

During public disclosure, several comments were received requesting changes to the archeological 
conditions for the project.  Requested changes included requiring a Luiseno Native American 
Monitor, to require repatriation of historic materials that are determined to be tribal cultural 
resources, to require any fill soils be cleaned of any cultural resources, and to require that all 
cultural reports for the project be provided to the San Luis Rey Band of Mission Indians.  PDS has 
updated the archeological conditions to incorporate these requested changes (Conditions 15 and 
GP#9 – GP#12 of the MUP). 

2. General Plan Consistency 

The proposed project is consistent with the following relevant General Plan goals, policies, and 
actions as described in Table D-2.  
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Table D-2: General Plan Conformance 
General Plan Policy Explanation of Project Conformance 
 LU-1.9 Achievement of Planned 
Densities  Recognizing that the General 
Plan was created with the concept that 
subdivisions will be able to achieve 
densities shown on the Land Use Map, 
planned densities are intended to be 
achieved through the subdivision process 
except in cases where regulations or site 
specific characteristics render such 
densities infeasible.   

The site is subject to General Plan Land Use 
Designation VR-2, which allows a maximum 
density of 2 units per acre, or 28 lots. The 
proposed TM would result in a maximum of 24 
lots. A MUP for a Planned Residential 
Development is proposed to preserve the western 
portion of the property and to cluster development 
in the central and eastern portions of the property 
and to allow the TM to better achieve the planned 
density for the project. The development would 
utilize approximately 85% of the planned density. 

LU-2.8 Mitigation of Development 
Impacts.  Require measures that minimize 
significant impacts to surrounding areas 
from uses or operations that cause 
excessive noise, vibrations, dust, odor, 
aesthetic impairment and/or are detrimental 
to human health and safety. 

The project is designed to minimize impacts to 
surrounding areas. The project proposes a 
residential subdivision and would not introduce a 
new use to the area or create or cause excessive 
noise or vibrations. The design of the project would 
utilize Best Management Plans to reduce dust and 
odor.  Open space, large setbacks and landscape 
buffers have also been proposed to retain the 
surrounding community character and shield views 
of the project.  A Noise Analysis was prepared for 
the project from an approved CEQA Consultant 
that determined that project would comply with the 
San Diego County Noise Ordinance and Noise 
Element of the San Diego County General Plan.    

LU-6.3 Conservation-Oriented Project 
Design. Support conservation-oriented 
project design. This can be achieved with 
mechanisms such as, but not limited to, 
Specific Plans, lot area averaging, and 
reductions in lot size with corresponding 
requirements for preserved open space 
(Planned Residential Developments). 
Projects that rely on lot size reductions 
should incorporate specific design 
techniques, perimeter lot sizes, or buffers, 
to achieve compatibility with community 
character. [See applicable community plan 
for possible relevant policies.] 

The project proposes a MUP for a Planned 
Residential Development to allow lots to be 
clustered within the central and eastern portions of 
the property and allow preservation of 3.1 acres 
(25% of the projects net acreage) of Oak 
Woodland and the Buena Creek within open 
space.  To ensure compatibility with community 
character, the project has incorporated various 
design measures.  These measures include 
proposing single story houses along the southern 
boundary, proposing houses which match the size 
of the surrounding houses, incorporating 
landscaping, preserving an existing strand of 
mature trees along the southern property line, and 
a large open space easement along the eastern 
property line. 

2 - 21



22 
 

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 prepared a Stormwater Management 
Plan (SWMP) which incorporates LID techniques.  
This SWMP has been reviewed and approved by 
PDS and complies with all applicable stormwater 
requirements.  The project has been found to 
comply with the County of San Diego Watershed 
Protection, Stormwater Management and 
Discharge Control Ordinance. 

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 project has been designed to avoid the 
majority of the onsite trees.  The project proposes 
a 3.1-acre open space easement to protect the 
existing Oak Woodland.  In addition, the grading 
plan has been designed to avoid an existing strand 
of mature trees along the southern property line.  
The site does not support large rock formations. 

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 proposed grading plan has been designed to 
conform to the natural topography.  The proposed 
grading plan avoids Buena Creek along the 
western boundary and has been designed to be 
set back from the southern property line in order to 
maintain an existing mature strand of trees.  In 
addition, the project has been found to comply with 
all applicable stormwater requirements. 

LU-9.11 Integration of Natural Features 
in Villages. Require the protection and 
integration of natural features, such as 
unique topography or streambeds, into 
Village projects. 

The project proposes to preserve Buena Creek, 
which is located along the western boundary of the 
property in open space.  A limited building zone 
easement is also proposed to ensure that fire 
clearing does not impact this area. 

LU-9.12 Achieving Planned Densities in 
Villages. In villages, encourage future 
residential development to achieve planned 
densities through multi-family, mixed use, 
and small-lot single-family projects that are 
compatible with the community character. 

The General Plan designation of the property is 
Village Residential 2.  The project proposes a 
MUP for a PRD to cluster lots within the central 
and eastern portions of the project and to preserve 
the existing oak woodland and creek along the 
western boundary and proposes design measures 
to ensure the project is consistent with the 
surrounding community character.  The clustered 
design allows the project to propose a project that 
would utilize approximately 85% of the planned 
density (24 lots are proposed and the General 
Plan Designation allows for 28 lots).  Design 
measures include proposing single story houses 
along the southern boundary, proposing houses 
which match the size of the surrounding houses, 
incorporating landscaping, preserving an existing 
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General Plan Policy Explanation of Project Conformance 
strand of mature trees along the southern property 
line, and a large open space easement along the 
eastern property line. 

LU-13.2 Commitment of Water Supply 
Require new development to identify 
adequate water resources, in accordance 
with State law, to support the development 
prior to approval. 

The project is located within the Vista Irrigation 
District. A Project Facility Availability Form has 
been provided which indicates that water service is 
available for the project.  

LU-14.2 Wastewater Disposal.  Require 
that development provide for the adequate 
disposal of wastewater concurrent with the 
development and that the infrastructure is 
designed and sized appropriately to meet 
reasonably expected demands. 

The project is located within the Buena Sanitation 
District. A Project Facility Availability Form has 
been provided that indicates that sewer service is 
available.  

COS-4.1 Water Conservation   
Require development to reduce the waste 
of potable water through use of efficient 
technologies and conservation efforts that 
minimize the County’s dependence on 
imported water and conserve groundwater 
resources. 

The project is required to comply with San Diego 
County’s Water Conservation in Landscaping 
Ordinance and the County of San Diego Water 
Efficient Landscape Design Manual, which 
includes water conservation requirements and 
water efficient landscaping. The preliminary 
landscape plan prepared for the project has been 
found to comply with these ordinances.  

M-2.1 Level of Service Criteria. Require 
development projects to provide associated 
road improvements necessary to achieve a 
level of service of “D” or higher on all 
Mobility Element roads except for those 
where a failing level of service has been 
accepted by the County pursuant to the 
criteria specifically identified in the 
accompanying text box (Criteria for 
Accepting a Road Classification with Level 
of Service E/F). When development is 
proposed on roads where a failing level of 
service has been accepted, require feasible 
mitigation in the form of road improvements 
or a fair share contribution to a road 
improvement program, consistent with the 
Mobility Element road network. 
 

The project fronts Buena Creek Road, which is a 
Mobility Element Road.  A TIS was completed and 
determined that the project did not have any direct 
impacts on Buena Creek Road.  Buena Creek 
Road currently operates at LOS D with an existing 
10,274 ADT south of Lone Oak Road and 9,214 
north of Lone Oak Road.  With this project, Buena 
Creek Road would still operate at LOS D with an 
estimated 10,406 ADT south of Lone Oak Road 
and 9,322 ADT north of Lone Oak Road. 
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General Plan Policy Explanation of Project Conformance 
M-2.2 Access to Mobility Element 
Designated Roads. Minimize direct access 
points to Mobility Element roads from 
driveways and other non-through roads to 
maintain the capacity and improve traffic 
operations. 

The project is consistent with this policy because 
no new driveway or new road connections are 
proposed onto Buena Creek Road.  The project 
would utilize the existing connections at Cleveland 
Trail and Lone Oak Road to access Buena Creek 
Road. 

M-2.3 Environmentally Sensitive Road 
Design. Locate and design public and 
private roads to minimize impacts to 
significant biological and other 
environmental and visual resources. Avoid 
road alignments through floodplains to 
minimize impacts on floodplain habitats and 
limit the need for constructing flood control 
measures. Design new roads to maintain 
wildlife movement and retrofit existing roads 
for that purpose. Utilize fencing to reduce 
road kill and to direct animals to under 
crossings. 

The project proposes improvements to both Lone 
Oak Road and Cleveland Trail.  These road 
improvements have been designed to avoid 
impacts to the creek within the western portion of 
the property.  Improvements to Lone Oak Road 
have also been designed to be accommodated 
within the project to avoid impacts to the 
neighboring lots and landscaping along the 
southern side of the project.   

M-3.1 Public Road Rights-of-Way. 
Require development to dedicate right-of-
way for public roads and other 
transportation routes identified in the 
Mobility Element roadway network (see 
Mobility Element Network Appendix), 
Community Plans, or Road Master Plans. 
Require the provision of sufficient right-of-
way width, as specified in the County Public 
Road Standards and Community Trails 
Master Plan, to adequately accommodate 
all users, including transit riders, 
pedestrians, bicyclists, and equestrians. 

The project is consistent with this policy because 
the project proposes to dedicate additional right of 
way for Lone Oak Road and Buena Creek Road.  
Buena Creek Road is classified as a Major Road 
4.1B, which would require a total of 110 feet of 
right-of-way.  The project proposes its half width 
dedication of a total of 55 feet.   

M-3.2 Traffic Impact Mitigation. Require 
development to contribute its fair share 
toward financing transportation facilities, 
including mitigating the associated direct 
and cumulative traffic impacts caused by 
their project on both the local and regional 
road networks. Transportation facilities 
include road networks and related transit, 
pedestrian and bicycle facilities, and 
equestrian. 

The TIS for the project did not identify any direct 
impacts along Buena Creek Road or Cleveland 
Trail.  One impact was identified at the intersection 
of Lone Oak Road and Buena Creek Road.  To 
reduce impacts to less than significant, the project 
proposes to install a turn lane at the Buena 
Creek/Lone Oak intersection.  In addition, 
improvements are proposed to both Lone Oak 
Road and Cleveland Trail to bring the roads up to 
public and private road standards and to comply 
with Fire District requirements. To address 
potential cumulative impacts, the project proposes 
to pay the TIF.  While the project boundary does 
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General Plan Policy Explanation of Project Conformance 
not include any planned trails, a D.G. pathway is 
proposed along Lone Oak Road and a private trail 
is proposed along the proposed open space 
easement. 

M-3.3 Multiple Ingress and Egress. 
Require development to provide multiple 
ingress/egress routes in conformance with 
State law and local regulations. 

The project is consistent with this policy because it 
proposes two access points.  The project includes 
an access point onto Lone Oak Road and 
Cleveland Trail.   

M-6.2 Existing Rail Line Use. Support the 
use of existing rail lines for freight, public 
transit, and tourism. 

The project is consistent with this policy because 
the proposed devilment is in close proximity to the 
Buena Creek Sprinter station, which is located 
approximately 4,000 feet to the south. 

S-3.1 Defensible Development. Require 
development to be located, designed, and 
constructed to provide adequate 
defensibility and minimize the risk of 
structural loss and life safety resulting from 
wildland fires. 

The address fire safety, a FPP was prepared by a 
County approved CEQA consultant and was 
accepted by both the Vista Fire Protection District 
and the County Fire Authority.  The project would 
be constructed to the ignition resistant code 
requirements of the 2013 California Fire and 
Building (Chapter 7A) Codes as amended by the 
VFPD (Ordinance No. 2013-23). Construction 
would include enhanced ignition resistant features, 
automatic interior sprinklers, appropriate fire flow 
and water capacity, roads, and supporting 
infrastructure, and fuel modification areas, as well 
as measures above and beyond the requirements 
where they are expected to compensate for 
modified fuel management areas.  The project 
complies with applicable access requirements 
(including road width, capacity, secondary access, 
and dead end road length).   

S-3.4 Service Availability. Plan for 
development where fire and emergency 
services are available or planned. 

The project Fire Service Availability form was 
completed by the Vista Fire Protection District.  
The form indicates that the property is within the 
district and available for service.  The response 
time is three minutes. 

S-3.5 Access Roads. Require 
development to provide additional access 
roads when necessary to provide for safe 
access of emergency equipment and 
civilian evacuation concurrently. 

The project proposes two access points: one onto 
Lone Oak Road and one onto Cleveland Trail.  
The Vista Fire Project District and County Fire 
Authority have reviewed the project and 
determined that it does not exceed the maximum 
dead end road length. 
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General Plan Policy Explanation of Project Conformance 
S-3.6 Fire Protection Measures.  Ensure 
that development located within fire threat 
areas implement measures that reduce the 
risk of structural and human loss due to 
wildfire. 

The project has been reviewed and approved by 
the County Fire Marshal and Vista FPD. A Fire 
Protection Plan was prepared for the project and 
was accepted. The project complies with 
applicable requirements, including access 
requirements (road width, capacity, secondary 
access, and dead end road length). 

S-6.4 Fire Protection Services for 
Development. Require that new 
development demonstrate that fire services 
can be provided that meets the minimum 
travel times identified in Table S-1 (Travel 
Time Standards from Closest Fire Station). 

The maximum travel time based on the Regional 
Category (Village) is five minutes. The project 
demonstrates a response time of 3 minutes and 
therefore complies with this requirement.  

N-1.2 Noise Management Strategies. 
Require the following strategies as higher 
priorities than construction of conventional 
noise barriers where noise abatement is 
necessary: 
� Avoid placement of noise sensitive 

uses within noisy areas 
� Increase setbacks between noise 

generators and noise sensitive uses 
� Orient buildings such that the noise 

sensitive portions of a project are 
shielded from noise 

� sources 
� Use sound attenuating architectural 

design and building features 
� Employ technologies when appropriate 

that reduce noise generation (i.e. 
alternative 

� pavement materials on roadways) 

A noise analysis was completed for the project by 
a County approved CEQA consultant.  The noise 
analysis demonstrated that the project complies 
with the Noise Element and Noise Ordinance.  The 
project has been designed to propose large 
setbacks from Buena Creek Road.  As a result, 
noise barriers are not required. 

3. Subregional Plan Consistency 
 The proposed project is consistent with the following relevant North County Metro Community Plan 

goals, policies, and actions as described in Table D-3. 
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Table D-3: Subregional Plan Conformance   

Subregional Plan Policy Explanation of Project Conformance 
Goal 2 – Accommodate Urban 
Development In Appropriate Areas 

The project is consistent with this goal because 
the proposed development is located within the 
Village Residential 2 General Plan Category.  
Based on this General Plan Category, the site is 
planned for 28 dwelling units and the project 
proposes 24.  In addition, all necessary services 
such as school, water, sewer, and fire are 
available to service the project site.  Finally, the 
site has access to Lone Oak Road and 
Cleveland Trail which would provide access to 
Buena Creek Road. 

Goal 4 – Protect Environmental 
Resources 

The project is consistent with this policy 
because it proposes to conserve over 25 
percent of the site in open space.  Among other 
things, this open space easement will protect 
the Buena Creek and the surrounding wetland 
as well as the Oak Woodland located within the 
western portion of the site.  The majority of the 
remainder of the site has been previously 
impacted by agricultural and residential uses. 

Land Use Policy 13 - Improve Sewer 
Service Within the Urban Area. The need 
for sewer service will expand greatly as 
growth continues, particularly within the 
County Water Authority (CWA) boundary. 

The project is consistent with this policy 
because it has received a sewer availability 
form from the Buena Sanitation District, which 
indicates that sewer service is available for the 
project.  

4.  Zoning Ordinance Consistency  

The proposed project complies with all applicable zoning requirements of the A70 and RR zones 
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.  
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Table D-4: Zoning Ordinance Development Regulations  

CURRENT ZONING REGULATIONS CONSISTENT? 
Use Regulation: RR/A70 Yes/Yes 
Animal Regulation: J/M Yes/Yes 
Density: - N/A 
Lot Size: 0.5 Yes.  With approval of a MUP 
Building Type: C Yes 
Height: G Yes 
Lot Coverage: - N/A 
Setback: G/C Yes/Yes. With approval of a MUP 
Open Space: - N/A 

  Special Area 
  Regulations: -   N/A 

 
Development Standard Proposed/Provided Complies? 
Section 6648.b requires 400 
square feet of usable open 
space per lot for Planned 
Developments in the VR 
General Plan Designation. 

The project is consistent with 
this requirement because each 
lot contains a back yard which 
is over 400 square feet.  

Yes   No  

Section 6648.c requires 25 
percent of the project area be 
placed in Conservation/Group 
Open Space for Planned 
Developments in the VR 
General Plan Designation 

The project proposes 3.1-acres 
of open space.  This is 25- 
percent of the net site area.  

Yes   No  

Section 4600 of the Zoning 
Ordinance set the maximum 
height requirements.  This parcel 
has a “G” height designator, 
which requires that structures be 
no more than 35 feet in height. 

All proposed structures will be 
less than 35-feet in height.  
The proposed houses will be a 
maximum of 29-feet tall. 

Yes   No  

Section 4800 of the Zoning 
Ordinance sets the minimum 
setback requirements.  The 
parcel contains a “G” and “C” 
setback designator.  The “C” 
setback designator requires a 
60-foot front yard setback (from 
centerline), a 15-foot interior 
side yard setback, 35-foot 
exterior side yard setback, and 
25-foot rear yard setback.  The 
“G” setback designator requires 

Pursuant to the Zoning 
Ordinance, PRDs are required 
the meet the required setbacks 
from the exterior boundary of 
the site.  The project can 
request a reduction for interior 
setbacks.  The project 
complies with this 
requirements because it meets 
all required setbacks from the 
exterior boundary.  Proposed 
interior setbacks are a 15 foot 

Yes   No  
Upon approval of a MUP. 
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Development Standard Proposed/Provided Complies? 
a 50-foot front yard setback 
(from centerline), a 10-foot 
interior side yard setback, 35-
foot exterior side yard setback, 
and 40-foot rear yard setback. 

front yard setback, an 8 foot 
interior side yard setback, an 
exterior side yard setback of 
35-feet and a rear yard 
setback ranging from 25-40 
feet. 

Section 7358 of the Zoning 
Ordinance requires that findings 
be made for the Major Use 
Permit.  Among other things, 
these findings required 1) 
neighborhood compatibility; 2) 
harmony in scale, bulk and 
coverage; and 3) consistency 
with the General Plan 

The project has been found to 
be compatible with the 
surrounding community 
character due to the similarity 
with the proposed use and 
structures to the surrounding 
uses and structures (as 
explained in Section D.1).  As 
previously demonstrated in 
section D.2 of this report, the 
project has been found to be 
consistent with the San Diego 
County General Plan.  A 
complete analysis of the MUP 
Findings can be found in the 
MUP Decision (Attachment D) 

Yes   No  
Upon approval on a MUP. 

5. 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. 

The applicant has requested exceptions to Section 4.2 and Table five of the Public Road 
Standards and Section 81.402(b)(3) and 81.404(a)(7) of the Subdivision Ordinance to modify 
improvement requirements to Cleveland Trail, allow stopping sight distance to be used at the 
intersection of Buena Creek Road and Lone Oak Road, and a partial waiver request to not require 
undergrounding of existing utilities along the western portion of the project and within the proposed 
open space easement.  In summary, PDS staff supports the waiver requests to Cleveland Trail 
because it would serve as a secondary access to the project, the Vista Fire Protection District 
supported the waiver request and the same waiver was granted for the Sugarbush project.  The 
partial waiver of undergrounding utilities was supported because the poles are either in the wetland 
area or would require additional poles be added.  Finally, the sight distance exception request to 
allow for stopping sight distance to be used in place of corner sight distance was supported 
because the intersection is existing, adequate stopping sight distance of 260 feet is currently 
available, and a clear space easement could not be obtained from a neighboring lot. 
Table D-5 summarizes the exceptions/modifications that are requested. 
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Table D-5: Subdivision Ordinance/Design Standard Modifications/Exceptions 
Subdivision Ordinance/Design Standard Rationale for Exception/Modification 
Section 81.404 (a)(7) of the Subdivision 
Ordinance. This Section requires 
undergrounding all new and existing utility 
distribution facilities within the boundaries 
of any new subdivision or within any half 
road abutting a new subdivision. 

A partial exception was requested to waive the 
undergrounding of existing utilities within the 
proposed open space easement and along Lone 
Oak Road.  This waiver request was supported 
because undergrounding these poles would either 
require a new pole or would require work within the 
proposed open space easement and wetland area.  
In addition, all other existing and new utilities 
installed as part of this project would still be 
undergrounded.  The poles requested to be 
maintained were also found to be set back an 
adequate distance from the edge of Buena Creek 
Road and Lone Oak Road and any existing utility 
pole adjacent to the roads would have object 
markers installed on them.  PDS and DPW both 
reviewed and accepted this request. 

Table 5 of the Public Road Standards.  
This Section requires that all intersections 
comply with intersectional sight distance. 

The applicant is requesting a design exception to 
allow the use of stopping sight distance rather than 
corner sight distance looking at the west 
intersection of Lone Oak Road and Buena Creek 
Road as provided for by AASHTO A Policy on 
Design of Highways and Streets. This exception 
has been reviewed and accepted by both DPW 
and PDS Staff because it was found that this 
modification would not adversely affect the safety 
and flow of traffic in this area.  In addition, it was 
found that the required 260 feet was available for 
stopping sight distance and the applicant was 
unable to obtain clear space easements required 
for corner sight distance at this intersection.  All 
other intersections would be required to comply 
with the standard corner sight distance. 

Section 4.2 of the Public Road 
Standards.  This Section requires that that 
Cleveland Trail be improved to a paved 
width of 24 feet. 
 

The applicant requests to reduce the private road 
improvements of Cleveland Trail in the vicinity of 
the existing Buena Creek crossing dip section from 
24 feet to 20 feet.  This modification would allow 
Cleveland Trail to maintain it current width along 
an existing dip section only in the location where 
the road crosses the creek.  After review, it was 
determined that this exception request could be 
supported because it was approved by the Vista 
Fire District and it was determined that the request 
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Subdivision Ordinance/Design Standard Rationale for Exception/Modification 
would not adversely impact the safety or flow of 
traffic in the area.  Cleveland Trail serves as a 
secondary access for the project and the main 
entrance would take access from Lone Oak Road. 
Additionally, this request would allow the applicant 
to avoid potential wetland impacts in this area.  
Finally, the same exception was granted to the 
Sugarbush project, which also uses the private 
road as secondary access. 

Section 81.402(b)(3) of the Subdivision 
Ordinance.  This section requires on-site or 
off-site private road easements be at least 
40 feet wide. 
 

The applicant proposes an exception to reduce the 
required easement width from 40 feet to 30 feet 
along Cleveland Trail (from Buena Creek Road to 
Lone Oak Road).  This request was made by the 
applicant because granting an additional 10 feet of 
easement would potentially impact the wetland 
area located within the western portion of 
Cleveland Trail.  After review, PDS determined 
that this exception request could be supported 
because the required 24-foot improvement could 
be accommodated within the existing 30-foot 
easement.  In addition, all lots of the subdivision 
would still be served by a minimum forty-foot 
easement and Cleveland Trail serves as a 
secondary access.  It was determined that the 
request for a modification would not adversely 
affect the safety and flow of traffic in this area. 

6. Applicable County Regulations 
Table D-4:  Applicable Regulations 

County Regulation Policy Explanation of Project Conformance 

1 Resource Protection Ordinance (RPO) 

The project complies with the RPO because it 
would not impact any wetlands, 
floodplains/floodways, steep slopes, or 
sensitive habitat lands.  Archaeological 
monitoring is proposed to ensures 
archaeological resources are not impacted.  
Biological monitoring is also required. 
Therefore, it has been found that the proposed 
project complies with the RPO. 

2 Noise Ordinance 
A Noise analysis was prepared by a County 
approved noise specialist.  The noise analysis 
indicates conformance with the Noise 
Ordinance.  
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County Regulation Policy Explanation of Project Conformance 

3 County Fire Code 

The project completed a FPP which 
demonstrates compliance with the County Fire 
Code.  This FPP was reviewed and accepted 
by the County Fire Authority and Vista Fire 
Protection District.  The project has been 
conditioned to comply with this FPP for the life 
of the project.   

4 Multiple Species Conservation Program 
(MSCP) 

The project is located outside of an approved 
MSCP Subarea Plan, thus it is not subject to 
the adopted South County Subarea Plan or the 
Biological Mitigation Ordinance. The project is 
within the Draft North County MSCP, but is not 
identified as Pre-Approved Mitigation Area 
(PAMA) in the draft plan. 

5 Watershed Protection Ordinance (WPO) 

A Stormwater Management Plan has been 
prepared for the project and found to be in 
compliance with the WPO.  The project is 
conditioned to remain in compliance with the 
WPO. 

 

7. California Environmental Quality Act (CEQA) Compliance 
 

The project has been reviewed for compliance with the California Environmental Quality Act 
(CEQA) and the project qualifies for an Exemption from Additional Environmental Review pursuant 
to CEQA Guidelines Section 15183 (Attachments E & F). CEQA Guidelines Section15183 provides 
an exemption from additional environmental review for projects that are consistent with the 
development density established by the General Plan for which an EIR was certified.  For the 
proposed project, the planning level document is the General Plan Updated EIR, certified by the 
Board of Supervisors on August 3, 2011.  Attachment E includes the “Statement of Reasons for 
Exemption” which details the analysis of environmental effects.  The project level environmental 
resource area analysis includes technical studies for Agriculture, Air Quality, Archaeological, 
Biological, Fire Protection, Land Use Consistency, Traffic, Noise, and a Phase 1 and Phase 2 
Environmental Site Assessment.  County staff found that the project would not cause any 
significant effects on the environment.  Details of project mitigation measures can be found in the 
Resolution and Form of Decision (Attachments C and D). 

E. COMMUNITY PLANNING GROUP  

The site is not represented by a Community Planning or Sponsor Group.  However, the project is 
approximately 1,730 feet to the west of the Twin Oaks Valley Community Sponsor Group boundary.  
The Twin Oaks Sponsor Group has requested in the past that their boundary be enlarged to cover 
additional area, including this project.  This request is currently being reviewed by the PDS Advanced 
Planning Division and would require approval from the Board of Supervisors pursuant to policy I-1.  
While the project is not currently within the Sponsor Group’s boundaries, they did request to review the 
project on February 18, 2015 and September 16, 2015.  In addition, PDS staff visited the Sponsor 
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Group on February 17, 2016 to provide additional information, answer additional questions on the 
project and discuss their request to expand their group boundaries.   

On February 18, 2015, the applicant presented the project to the Twin Oaks Valley Community 
Sponsor Group.  The group did not make a recommendation during this meeting but voiced concerns 
regarding existing and proposed traffic on Buena Creek Road, fire safety, and fire evacuation. The 
group requested that the applicant present the project again during pubic review of the project’s 
environmental document. 

On September 16, 2015, the applicant presented the project to the Twin Oaks Valley Sponsor Group 
for a second time.  During this meeting, concerns were voiced including traffic impacts, community 
character, fire evacuation, and deficiencies on Buena Creek Road. Responses to these concerns can 
be found in Section D.1 of this report. 

PDS staff also requested that the project be placed on the Twin Oaks Sponsor Group agenda for 
February 17, 2016 and provided a response the groups concerns.  However, the project was not 
placed on the agenda.   

The Community Sponsor Group meeting minutes can be found in Attachment H. 
F. PUBLIC INPUT 

Comments were received from 28 individuals and four groups during the CEQA Section 15183 public 
disclosure period between September 3, 2015 and October 2, 2015. The comments can be found in 
Attachment G. As discussed herein, staff has worked with the commenters and stakeholders to resolve 
the outstanding issues where possible. Staff has also prepared conditions of approval and design 
changes to respond to the concerns raised. 

G. RECOMMENDATIONS 

       Staff recommends that the Planning Commission: 

a. Adopt the Environmental Findings included in Attachment F, which includes a finding that the 
project is exempt from further environmental review pursuant to Section 15183 of the 
California Environmental Quality Act (CEQA) Guidelines. 

b. Grant Major Use Permit (PDS2014-MUP-14-017) with the requirements and conditions set 
forth in the Major Use Permit Form of Decision (Attachment D). 

c. Adopt the Resolution of Approval for Tentative Map (PDS2014-TM-5585), 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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March 11, 2016 
 
PERMITEE:   MARKER LONE OAK, LLC 
MAJOR USE PERMIT:  PDS2014-MUP-14-017 
E.R. NUMBER:  PDS2014-ER-14-08-006 
PROPERTY:   NORTHEAST INTERSECTION  
APN(S):   181-162-06 AND 184-080-01 
 

DECISION OF THE PLANNING COMMISSION  
 
This Major Use Permit for a residential subdivision for 24 single-family dwellings for 
PDS2014-TM-5585 consists of 33 sheets including plot plan, floor plans and elevations 
dated March 11, 2016.  This permit authorizes a Planned Residential Development for a 
maximum of 24 single-family dwellings and related open space pursuant to Section 6600 
and 7350 of the Zoning Ordinance.  
 
The granting of this use permit also approves the Preliminary Grading and Improvement 
Plan dated March 11, 2016 consisting of 1 sheet.  In accordance with the Section 
87.207 of the County Grading Ordinance, Environmental Mitigation Measures or other 
conditions of approval required and identified on the plan(s), shall be completed or 
implemented on the final engineering plan before any final improvement or grading plan 
can be approved and any permit issued in reliance of the approved plan.  Any 
Substantial deviation therefrom the Preliminary Grading and Improvement Plan may 
cause the need for further environmental review.  Additionally, approval of the 
preliminary plan does not constitute approval of a final engineering plan.  A final 
engineering plan shall be approved pursuant to County of San Diego Grading 
Ordinance (Sec 87.701 et. al.) 
 
MAJOR USE PERMIT EXPIRATION:  This Major Use Permit shall expire on March 11, 
2018 at 4:00 p.m. (or such longer period as may be approved pursuant to Section 7376 
of The Zoning Ordinance of the County of San Diego prior to said expiration date) 

   

 
 

 
 

MARK WARDLAW 
 Director 

 
DARREN GRETLER 

Assistant Director 
 

 

County of San Diego 
PLANNING & DEVELOPMENT SERVICES 

 
5510 OVERLAND AVENUE, SUITE 110, SAN DIEGO, CALIFORNIA 92123 

INFORMATION (858) 694-2960 
TOLL FREE (800) 411-0017 
www.sdcounty.ca.gov/pds 

 
 
 
 
 
 
COMMISSIONERS 

Peder Norby (Chairman) 
Bryan Woods (Vice Chairman) 
Michael Beck  

  Leon Brooks 
Adam Day  
David Pallinger 
Michael Seiler  
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unless construction or use in reliance on this Major Use Permit has commenced prior to 
said expiration date.  
 
This Major Use Permit shall expire concurrently Tentative Map PDS2014-TM-5585 or 
three years following the recordation of the Final Map except where construction and/or 
use of the property in reliance on this permit has commenced.  Recordation of a 
Final Map pursuant to Tentative Map PDS2014-TM-5585 and completion of (or entry 
into agreements to construct where permitted) all required improvements shall be 
deemed to establish such construction and/or use in reliance; provided however, that 
the period within which such construction and/or use must be commenced may be 
extended as provided by Section 7376 and provided further, that construction complies 
with zoning regulations in effect at the time of construction. 
 
    
SPECIFIC CONDITIONS:  Compliance with the following Specific Conditions (Mitigation 
Measures when applicable) shall be established before the property can be used in 
reliance upon this Major Use Permit.  Where specifically indicated, actions are required 
prior to approval of any grading, improvement, building plan and issuance of grading, 
construction, building, or other permits as specified:   
 
ANY PERMIT: (Prior to the approval of any plan, issuance of any permit, and prior to 
occupancy or use of the premises in reliance of this permit). 
 
1. COST RECOVERY: [PDS, DPW, DEH, DPR], [GP, CP, BP, UO]  

INTENT: In order to comply with Section 362 of Article XX of the San Diego 
County Administrative Code, Schedule B.5, existing deficit accounts associated 
with processing this permit shall be paid. DESCRIPTION OF REQUIREMENT: 
The applicant shall pay off all existing deficit accounts associated with processing 
this permit. DOCUMENTATION: The applicant shall provide a receipt to Planning 
& Development Services, Zoning Counter, which shows that all discretionary 
deposit accounts have been paid. No permit can be issued if there are deficit 
deposit accounts. TIMING: Prior to the approval of any plan and prior to the 
issuance of any permit and prior to use in reliance of this permit, all fees and 
discretionary deposit accounts shall be paid. MONITORING: The PDS Zoning 
Counter shall review the receipts and verify that all PDS, DPW, DEH, and DPR 
deposit accounts have been paid.  

 
2. RECORDATION OF DECISION: [PDS], [GP, CP, BP, UO]  

INTENT: In order to comply with Section 7019 of the Zoning Ordinance, the 
Permit Decision shall be recorded to provide constructive notice to all 
purchasers, transferees, or other successors to the interests of the owners 
named, of the rights and obligations created by this permit. DESCRIPTION OF 
REQUIREMENT: The applicant shall sign, notarize with an ‘all purpose 
acknowledgement’ and return the original Recordation Form to PDS. 
DOCUMENTATION: Signed and notarized original Recordation Form. TIMING: 
Prior to the approval of any plan and prior to the issuance of any permit and prior 
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to use in reliance of this permit, a signed and notarized copy of the Decision shall 
be recorded by PDS at the County Recorder’s Office. MONITORING: The PDS 
Zoning Counter shall verify that the Decision was recorded and that a copy of the 
recorded document is on file at PDS. 
 

3. TENTATIVE MAP CONDITION SATISFACTION: [PDS, DPW, DEH, DPR], [GP, 
CP, BP, UO] 
INTENT: In order to comply with the approved Tentative Map, all conditions of 
PDS2014-TM-5585 shall be met prior to use of the premises in reliance of this 
permit.  DESCRIPTION OF REQUIREMENT: The applicant shall meet all of the 
conditions of PDS2014-TM-5585.  DOCUMENTATION: The applicant shall 
provide evidence that all conditions for PDS2014-TM-5585 have been satisfied.  
TIMING: Prior to approval of any plan and prior to the issuance of any permit and 
prior to use in reliance of this permit, all PDS2014-TM-5585 condition shall be 
met.  MONITORING: The PDS Zoning County shall review the conditions of 
PDS2014-TM-5585 and verify that all conditions have been satisfied.  
 

4. AG-2 APIARY NOTIFICATION: [PDS] 
INTENT: In order to prevent impacts to the adjacent apiary located on APN 181-
162-04 and to ensure the owner/operator is aware of future construction 
activities, the owner/operator of the apiary shall be notified of the start of 
construction.  DESCRIPTION OF REQUIREMENT: The applicant shall provide a 
notification via certified mail to the owner/operator of the apiary on APN 181-162-
04 10 days prior to the start of any ground disturbance or construction 
activities.  DOCUMENTATION: The applicant shall provide a copy of the letter 
and a signed statement stating that this notification has been provided to the 
owner/operator of the apiary on APN 181-162-04.  TIMING: Prior to the approval 
of any plan and prior to the issuance of any permit, the notification shall be 
mailed.  MONITORING: The PDS PCC shall review the copy of the letter and 
signed statement by the applicant verifying that the notification has been mailed. 
 

5.      BIO#4–OPEN SPACE SIGNAGE [PDS, FEE] 
INTENT:  In order to protect the proposed open space easement from entry, 
informational signs shall be installed.  DESCRIPTION OF REQUIREMENT:  
Open space signs shall be placed along the biological boundary of the open 
space lots as indicated on the approved tentative map. The signs must be 
corrosion resistant, a minimum of 6” x 9“in size, on posts not less than three (3) 
feet in height from the ground surface, and must state the following: 
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Sensitive Environmental Resources 
Area Restricted by Easement 

Entry without express written permission from the County of San Diego 
is prohibited. To report a violation or for more information about easement 

restrictions and exceptions contact the County of San Diego,  
Planning & Development Services 

Reference: PDS2014-TM-5585 
 

DOCUMENTATION:  The applicant shall install the signs as indicated above and 
provide site photos and a statement from a California Registered Engineer, or 
licensed surveyor, that the open space signs have been installed at the boundary 
of the open space easment(s).  TIMING:  Prior to approval of any plan or 
issuance of any permit, and prior to use of the premises in reliance of this permit, 
the open space signs shall be installed.  MONITORING:  The [PDS, PCC] shall 
review the photos and statement for compliance with this condition. 
 

6.      BIO#5–OPEN SPACE FENCING [PDS, FEE] 
INTENT:  In order to protect the proposed open space easement from entry, or 
disturbance, permanent fencing shall be installed.  DESCRIPTION OF 
REQUIREMENT:  Open space fencing shall be placed along the biological open 
space boundary as indicated on the tentative map.  The fencing design shall 
consist of a five-foot-high vinyl or split rail fence.  DOCUMENTATION:  The 
applicant shall install the fencing as indicated above and provide site photos and 
a statement from a California Registered Engineer, or licensed surveyor that the 
open space fencing has been installed at the open space easement boundary.  
TIMING:  Prior to any occupancy, final grading release, or use of the premises in 
reliance of this permit, the fencing shall be placed.  MONITORING:  The [PDS, 
PCC] shall review the photos and statement for compliance with this condition. 
 

BUILDING PERMIT: (Prior to approval of any building plan and the issuance of any 
building permit). 
 
7. AQ-1 NATURAL GAS FIREPLACES: [PDS] 

INTENT: In order to reduce area-wide emissions. DESCRIPTION OF 
REQUIREMENT:  The following design features shall be implemented on all 
Building Plans for the project: 
 
a. Only natural gas fireplaces shall be installed in the proposed residences. 
 
DOCUMENTATION: The applicant shall comply with the Air Quality 
requirements of this condition. TIMING: Prior to approval of any building plan and 
the issuance of any building permit, the following design measures shall be 
implemented on the building plans. MONITORING: The [PDS, BPPR] shall make 
sure that the sustainable design measures are implemented on all building plans 
for the project.   
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8. AG-3 BEE/APIARY GRADING AND CONSTRUCTION MONITORING: [PDS] – 

INTENT: In order to mitigate potential impacts to the adjacent apiary on APN 
181-162-04, all grading and building contractors shall monitor bee activity and be 
informed by the applicant that the County of San Diego Agricultural Weights and 
Measures shall be notified immediately of any unusual or aggressive bee 
behavior by calling 1-800-200-BEES (2337).  DESCRIPTION OF 
REQUIREMENT: All construction personnel shall monitor bee activity.  If any 
unusual or aggressive bee activity is observed, grading and building contractors 
shall stop all work immediately and contact the County of San Diego Department 
of Agricultural Weights and Measures by calling 1-800-200-BEES (2337).  To 
ensure that all construction personnel are aware of this requirement, a copy of 
this condition shall be copied on a copy of all building permits for the project. 
DOCUMENTATION: The applicant shall place a copy of this condition on the 
grading plans, improvement plans, and building plans for the project and provide 
a copy of the plans to the [PDS PCC] as well as a signed statement stating that 
all grading and building contractors have been made aware of this 
condition.  TIMING: Prior to the approval of any plan and issuance of any permit, 
the signed statement and plans shall be provided to the PDS PCC. 
MONITORING: The PDS PCC shall review the signed statement and plans to 
ensure that all grading and building contractors have been notified and the note 
has been placed on the grading, improvement plans, and building plans.  

 
OCCUPANCY:  (Prior to any occupancy, final grading release, or use of the premises in 
reliance of this permit). 
 
9. ESTABLISHMENT OF HOA:  

INTENT: In order to ensure that a mechanism is in place for the ongoing 
maintenance of common areas, project amenities, open space fencing and 
signage, and the biological open space easement.  Description of requirement: 
Provide documentation that a home owners association (HOA) has been 
established to maintain all common areas, project amenities, open space fencing 
and signage, and the biological open space easement in perpetuity.  The HOA 
shall be responsible for adequately maintaining these areas and correcting any 
violation to the open space easement to the Satisfaction of the Director of 
Planning and Development Services.  Documentation: The application shall 
provide adequate documentation to the [PDS, PCC] that an HOA has been 
formed and is required maintain the common areas, project amenities, open 
space fencing and signage, and the biological open space easement. Timing:  
Prior to any occupancy or establishment of any use of the property in reliance of 
this permit, the HOA shall be formed.  Monitoring: The [PDS, PCC] shall ensure 
that this condition has been satisfied prior to occupancy. 

 
10. INSPECTION FEE: [PDS, ZONING][PDS, PCO] [UO][DPR, TC, PP].  

Intent: In order to comply with Zoning Ordinance Section 7362.e the 
Discretionary Inspection Fee shall be paid. DESCRIPTION OF REQIREMENT: 
Pay the Discretionary Permit Inspection Fee at the [PDS, Zoning Counter] to 
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cover the cost of inspection(s) of the property to monitor ongoing conditions 
associated with this permit. In addition, submit a letter indicating who should be 
contacted to schedule the inspection. DOCUMENTATION: The applicant shall 
provide a receipt showing that the inspection fee has been paid along with 
updated contact information [PDS, PCC]. TIMING: Prior to any occupancy, final 
grading release, or use of the premises in reliance of this permit. MONITORING: 
The [PDS, Zoning Counter] shall process an invoice and collect the fee for the 
Use Permit Compliance Inspection Fee. PDS will schedule an inspection within 
one year from the date that occupancy or use of the site was established.  

 
11. SITE PLAN IMPLEMENTATION: [PDS, BI] [UO] [DPR, TC, PP]. 

INTENT: In order to comply with the approved project design indicated on the 
approved plot plan, the project shall be constructed as indicated on the approved 
building and construction plans. DESCRIPTION OF REQUIREMENT: The site 
shall conform to the approved plot plan and the building plans. This includes, but 
is not limited to:  
 
a. Improving all parking areas trails, parks and driveways, installing all required 

design features, painting all structures with the approved colors, trash 
enclosures are properly screened, required and approved signage is installed 
and located properly, and all temporary construction facilities have been 
removed from the site. 
 

b.  All houses shall be painted one of the approved color schemes on file with 
Planning and Development Services under PDS2014-MUP-14-017.  The 
photographs shall also indicate that no two color schemes were used twice in 
a row. 

 
DOCUMENTATION: The applicant shall ensure that the site conforms to the 
approved plot plan and building plans. TIMING: Prior to any occupancy of the 
unit constructed, or use of the premises in reliance of this permit, the site shall 
conform to the approved plans. MONITORING: The [PDS, Building Inspector] 
and DPR [TC, PP] shall inspect the site for compliance with the approved 
Building Plans.  In addition, the applicant shall submit photographs indicate that 
the houses have been painted as required by section b of this condition. 

 
12. CERTIFICATION OF INSTALLATION ACCORDING TO THE LANDSCAPE 

DOCUMENTATION PACKAGE: [PDS, BPR] [UO] [PDS, FEE]  
INTENT: In order to provide adequate Landscaping that , and to comply with the 
COSD Water Efficient Landscape Design Manual, the COSD Water 
Conservation in Landscaping Ordinance, the COSD Off-Street Parking Design 
Manual, the COSD Grading ordinance, the Design Guidelines, and the 
requirements of the Designator, all landscaping shall be installed. DESCRIPTION 
OF REQUIREMENT: All of the landscaping shall be installed pursuant to the 
approved Landscape Documentation Package . This does not supersede any 
erosion control plantings that may be applied pursuant to Section 87.417 and 
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87.418 of the County Grading Ordinance. These areas may be overlapping, but 
any requirements of a grading plan shall be complied with separately. The 
installation of the landscaping can be phased pursuant to construction of specific 
buildings or phases to the satisfaction of the [PDS, Landscape Architect, PCC] 
[DPR, TC, PP]. DOCUMENTATION: The applicant shall submit to the [PDS 
Landscape Architect, PCC], a Landscape Certificate of Completion from the 
project California licensed Landscape Architect, Architect, or Civil Engineer, that 
all landscaping has been installed as shown on the approved Landscape 
Documentation Package. The applicant shall prepare the Landscape Certificate 
of Completion using the Landscape Certificate of Completion Checklist, PDS 
Form #406. TIMING: Prior to any occupancy, final grading release, or use of the 
premises in reliance of this permit, the landscaping shall be installed. 
MONITORING: The [PDS, Landscape Architect] shall verify the landscape 
installation upon notification of occupancy or use of the property, and notify the 
[PDS, PCC] [DPR, TC, PP] of compliance with the approved Landscape 
Documentation Package. 

 
13. FIRE PROTECTION PLAN : [PDS, PCC] [UO] [PDS, FEE X ]  

INTENT: In order to assure fire safety in compliance with the County of San 
Diego Fire Code Sections 96.1.4703 and 96.1.4707, the site shall be maintained 
in conformance with the approved Fire Protection Plan. DESCRIPTION OF 
REQUIREMENT: The following measures approved in the Fire Protection Plan 
shall be implemented and maintained:  

 
a. Vegetation management zones shall be maintained according to the 

approved Fire Protection Plan dated March 2015 from structures at all times.  
 

b. A 20-foot-wide clearance of flammable vegetation, up to 6 inches high, be 
provided on sides of all roads and driveways.  

 
DOCUMENTATION: The applicant shall provide documentation (inspection 
report or photographs) that demonstrates compliance with the FPP. TIMING: 
Prior to occupancy of the first structure built in association with this permit, the 
FPP requirements shall be implemented. MONITORING: The [PDS, PCC] shall 
verify that the mitigation measures have been initially implemented pursuant to 
the approved building plans and the fire protection plan. 
 

14. VISTA FIRE PROTECTION DISTRICT APPROVAL 
INTENT: In order to assure compliance with all Vista Fire Protection District 
requirements.  DESCRIPTION OF REQUIREMENT: The applicant shall comply 
with all Vista Fire Protection District Requirements, including but not limited to: 1) 
Provide a copy of the approved Fire Protection Plan to all current and 
subsequent owners; 2) Provide documentation that a document has been 
recorded in the title documents for each parcel to ensure that all current and 
future owners are obligated to comply with the conditions of the approved Fire 
Protection Plan; and 3) Provide documentation that ongoing maintenance and 
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inspection requirements have been combined in a summary sheet with the Fire 
District’s approval to be provided to future owners of the lots. 
DOCUMENTATION: The applicant shall provide a letter from the Vista Fire 
Protection District indicating that all of their requirements have been addressed 
and that they have no objection to occupancy.  TIMING:  Prior to occupancy of 
the first structure built in association with this permit, the approval from the Vista 
Fire Protection District must be provided. MONITORING: The [PDS, PCC] shall 
review the Vista Fire Protection District letter and ensure they have no objection 
to occupancy. 
 

15.      CULT#2 CULTURAL RESOURCES REPORT [PDS, FEE X2]  
INTENT:  In order to ensure that the Archaeological Monitoring occurred during 
the earth-disturbing activities, a final report shall be prepared.  DESCRIPTION 
OF REQUIREMENT:   A final Archaeological Monitoring and Data Recovery 
Report that documents the results, analysis, and conclusions of all phases of the 
Archaeological Monitoring Program shall be prepared.  The report shall include 
the following items:  

 
a. DPR Primary and Archaeological Site forms. 

b. Daily Monitoring Logs 

c. Evidence that all cultural materials collected during the survey, testing, and 
archaeological monitoring program have been curated and/or repatriated as 
follows: 

1) All prehistoric cultural materials shall be curated at a San Diego curation 
facility or a culturally affiliated Tribal curation facility that meets federal 
standards per 36 CFR Part 79, and, therefore, would be professionally 
curated and made available to other archaeologists/researchers for further 
study.  The collections and associated records, including title, shall be 
transferred to the San Diego curation facility or culturally affiliated Tribal 
curation facility and shall be accompanied by payment of the fees 
necessary for permanent curation.  Evidence shall be in the form of a 
letter from the curation facility stating that the prehistoric archaeological 
materials have been received and that all fees have been paid. 
 

or 
 

Evidence that all prehistoric materials collected during the archaeological 
monitoring program have been returned to a Native American group of 
appropriate tribal affinity.  Evidence shall be in the form of a letter from the 
Native American tribe to whom the cultural resources have been 
repatriated identifying that the archaeological materials have been 
received. 
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2) Historic materials shall be curated at a San Diego curation facility as 
described above and shall not be curated at a Tribal curation facility or 
repatriated.  The collections and associated records, including title, shall 
be transferred to the San Diego curation facility and shall be accompanied 
by payment of the fees necessary for permanent curation.  Evidence shall 
be in the form of a letter from the curation facility stating that the historic 
materials have been received and that all fees have been paid. 

 
d. If no cultural resources are discovered, a Negative Monitoring Report must be 

submitted stating that the grading monitoring activities have been completed.  
Grading Monitoring Logs must be submitted with the negative monitoring 
report. 

DOCUMENTATION:  The applicant’s archaeologist shall prepare the final report 
and submit it to the [PPD] for approval.  Once approved, a final copy of the report 
shall be submitted to the South Coastal Information Center (SCIC) and the 
culturally-affiliated Tribe. TIMING:  Prior to any occupancy or final grading 
release, the final report shall be prepared.  MONITORING:  The [PPD] shall 
review the final report for compliance this condition and the report format 
guidelines.  Upon acceptance of the report, [PPD] shall inform [PPD] and [PPD], 
that the requirement is complete and the bond amount can be relinquished.  If 
the monitoring was bonded separately, then [PPD] shall inform [PDS or DPW 
FISCAL] to release the bond back to the applicant. 
 

16. WALL INSTALLATION: [PDS, BPPR] [BP] [PDS, FEE X 1]. INTENT: In order 
to provide privacy from the project to the neighboring lot and to ensure that a 
solid wall is constructed along the eastern property line.  DESCRIPTION OF 
REQUIREMENT: The following design measures shall be constructed. 
  
a. A solid earth tone split-face CMU block wall shall be installed along the 

eastern property line.  Within 50 feet from the centerline of Cleveland trail, this 
wall shall be limited to 42 inches tall.  The wall shall be installed from the 
southerly edge of the road easement for Cleveland Trail to the southern 
property line. 

  
TIMING: Prior to any occupancy or use of the premises in reliance of the permit, 
the wall shall be constructed.  MONITORING: The [PDS, BI] shall verify that the  
measures above have been constructed pursuant to the approved building plans 
and this permit’s conditions. 
 

 
ONGOING:  (Upon establishment of use The following conditions shall apply during the 
term of this permit). 
 
17. SITE CONFORMANCE: [PDS, PCO] [OG] [DPR, TC, PP].  

INTENT: In order to comply with Zoning Ordinance Section 7703, the site shall 
substantially comply with the approved plot plans and all deviations thereof, 
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specific conditions and approved building plans. DESCRIPTION OF 
REQUIREMENT: The project shall conform to the approved landscape plan(s), 
building plans, and plot plan(s). This includes, but is not limited to maintaining the 
following:  

 
a. All parking, trails, parks and driveways areas, watering all landscaping at 

all times, painting all necessary aesthetics design features, and all lighting 
wall/fencing and required signage. Failure to conform to the approved plot 
plan(s); is an unlawful use of the land, and will result in enforcement action 
pursuant to Zoning Ordinance Section 7703. 
 

b. Except as allowed by Condition 18, all single family dwelling shall meet 
the setbacks specified on sheet C7 of the approved plot plan for 
PDS2014-MUP-14-017. 

 
c. Lots 1-3 and 20-24 as shown on sheet C7 of the approved plot plan for 

PDS2014-MUP-14-017 shall be limited to one story in height. 
   

DOCUMENTATION: The property owner and permittee shall conform to the 
approved plot plan. If the permittee or property owner chooses to change the site 
design in any away, they must obtain approval from the County for a Minor 
Deviation or a Modification pursuant to the County of San Diego Zoning 
Ordinance. TIMING: Upon establishment of the use, this condition shall apply for 
the duration of the term of this permit. MONITORING: The [PDS, Code 
Enforcement Division] is responsible for enforcement of this permit.  

 
18. ACCESSORY USES: [PDS, PCO, BPPR] [OG].  

INTENT: A Minor Deviation or Modification to a Site Plan is not required for any 
building, structure or projection listed in Section 4835 or any use listed in the 
Accessory Use Regulations, section 6150-6199 (or as otherwise referenced), 
provided the building, structure, or projection or use meets the specific accessory 
use setbacks in the Site Plan and meets all other conditions and restriction in the 
Site Plan. This condition is intended to comply with Zoning Ordinance Section 
7175, ensuring the ability to allow for structures as detailed in this section without 
Minor Deviation or Modification. DESCRIPTION OF REQUIREMENT: The 
project shall conform to the approved landscape plan(s), building plans, and plot 
plan(s); should any accessory uses be proposed that do not meet the 
requirements as detailed in the Zoning Ordinance sections listed above, the 
property owner shall be responsible for obtaining all necessary permits. 
DOCUMENTATION: None. The property owner and permittee shall conform to 
the Zoning Ordinance requirements for Accessory Uses as detailed above and 
within the County Zoning Ordinance. TIMING: Upon establishment of the use, 
this condition shall apply for the duration of the term of this permit. 
MONITORING: The [PDS, Code Enforcement Division] is responsible for 
enforcement of this permit. 
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19. ON-GOING FIRE PROTECTION: [PDS, PCC] [OG]  

INTENT: In order to comply with the County of San Diego Fire Code Sections 
96.1.4903 and 96.1.4907, the site shall comply with the approved Fire Protection 
Plan. DESCRIPTION OF REQUIREMENT: The following measures approved in 
the Fire Protection Plan shall be implemented and maintained:  

 
a. Vegetation management zones shall be maintained according to the 

approved Fire Protection Plan dated March 2015 from structures at all times.  
 

b. A 20-foot-wide clearance of flammable vegetation, up to 6 inches high, be 
provided on sides of all roads and driveways.  
 

DOCUMENTATION: The applicant shall comply with the requirements of the Fire 
Protection Plan and this condition for the life of this permit. TIMING: Upon 
establishment of the use, the conditions of the Fire Protection Plan shall be 
complied with for the term of this permit. MONITORING: The [PDS, PCC] shall 
verify that the mitigation measures have been implemented pursuant to the 
approved building plans and the fire protection plan. The [PDS, Code 
Enforcement Division] is responsible for enforcement of this permit. The Vista 
Fire Protection District shall be responsible for long-term implementation of fire 
clearing requirements. 

 
20. ONGOING HOA MAINTENANCE:  

Intent: In order to ensure that all common areas, project amenities and the 
biological open space are adequately maintained for the life of the project. 
Description of requirement: The HOA shall property maintain all common 
areas including the trail, common area landscaping, project fencing, and gates.  
In addition, the HOA shall maintain the biological open space easement in 
accordance with the open space easement language.  The HOA shall be 
responsible for correcting any violation to the satisfaction of the Director of 
Planning and Development Services.  DOCUMENTATION: None.  The HOA 
shall maintain the biological open space, project common area, and Amenities in 
compliance with this condition .TIMING: Upon establishment of the use, this 
condition shall apply for the duration of the term of this permit. MONITORING: 
The [PDS, Code Enforcement Division] is responsible for enforcement of this 
permit. 

 
The following Grading and or Improvement Plan Notes shall be placed on the 
Preliminary Grading Plan and made conditions of the issuance of said permits. An 
email or disc will be provided with an electronic copy of the grading plan note language.   
 
Noise 
 
DURING CONTRUCTION:   (The following actions shall occur throughout the duration 
of the grading construction). 
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GP1. GENERAL TEMPORARY CONSTRUCTION NOISE: [DPW, PDCI].   

INTENT:  In order to minimize temporary construction noise for grading 
operations associated with TM5585.  DESCRIPTION OF REQUIREMENT:  The 
project shall comply with the following temporary construction noise control 
measures and shall comply with the eight hour average sound level of 75 dBA 
pursuant to Noise Ordinance Section 36.408 & 36.409: 
a. Turn off equipment when not in use. 

 
b. Equipment used in construction should be maintained in proper operating 

condition, and all loads should be properly secured, to prevent rattling and 
banging. 

 
c. Use equipment with effective mufflers 

 
d. Minimize the use of back up alarm. 

 
e. Equipment staging areas shall be placed at locations away farthest away from 

noise sensitive receivers as deemed feasible. 
 

DOCUMENTATION:  The applicant shall comply with the temporary construction 
noise measures and the County Noise Ordinance as described within this 
condition.  TIMING:  The following actions shall occur throughout the duration of 
the grading construction and construction equipment operations.  MONITORING: 
The [DPW, PDCI] shall make sure that the grading contractor complies with the 
construction noise control measures of this condition.  The [DPW, PDCI] shall 
contact the [PDS, PCC] if the applicant fails to comply with this condition. 

 
BIOLOGY  
 
PRE-CONSTRUCTION MEETING: (Prior to Preconstruction Conference, and prior to 
any clearing, grubbing, trenching, grading, or any land disturbances.) 

GP2. BIO#1–BIOLOGICAL MONITORING [PDS, FEE X3] 
INTENT:  In order to prevent inadvertent disturbance to areas outside the limits 
of grading, all grading, clearing, grubbing, trenching, and construction activities 
shall be monitored by a biological monitor.  DESCRIPTION OF REQUIREMENT:  
A County approved biologist shall perform biological monitoring during all 
grading, clearing, grubbing, trenching, and construction activities to ensure that 
there are no impacts outside of the approved limits of grading and disturbance 
areas.  The Project Biologist shall also perform the following duties before 
construction to comply with the conditions of this Grading Plan: 
a. Supervise and verify placement of temporary fencing of open space 

easements.  The placement of such fencing shall be approved by the [PDS, 
PCC].  
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b. The Biologist shall attend the preconstruction meetings and other meetings to 
discuss construction requirements.  Such meeting shall include the [PDS, 
PCC].   

DOCUMENTATION:  The Biological Monitor shall prepare written documentation 
that certifies that the temporary fencing has been installed and that all 
construction staff has been trained on the site sensitive biological resources that 
are to be avoided. TIMING:  Prior to Preconstruction Conference, and prior to 
any clearing, grubbing, trenching, grading, or any land disturbances this condition 
shall be completed.  MONITORING:  The [DPW, PDCI] shall invite the [PDS, 
PCC] to the preconstruction conference to coordinate the Biological Monitoring 
requirements of this condition.  The [PDS, PCC] shall attend the preconstruction 
conference and verify the installation of the temporary fencing and approve the 
training documentation prepared by the biologist.   

GP3. BIO#2–TEMPORARY FENCING [PDS, FEE] 
INTENT: In order to prevent inadvertent disturbance to sensitive habitat, 
temporary construction fencing shall be installed.  DESCRIPTION OF 
REQUIREMENT:  Prior to the commencement of any grading and/or clearing in 
association with this grading plan, temporary orange construction fencing shall 
be placed to protect from inadvertent disturbance of all open space easements 
that do not allow grading, brushing or clearing.  Temporary fencing is also 
required in all locations of the project where proposed grading or clearing is 
within 100 feet of an open space easement boundary.  The placement of such 
fencing shall be approved by the PDS, Permit Compliance Section.  Upon 
approval, the fencing shall remain in place until the conclusion of grading 
activities after which the fencing shall be removed.  DOCUMENTATION:  The 
applicant shall provide evidence that the fencing has been installed and have a 
California licensed surveyor certify that the fencing is located on the boundary of 
the open space easement(s).  The applicant shall submit photos of the fencing 
along with the certification letter to the [PDS, PCC] for approval. TIMING:  Prior 
to Preconstruction Conference, and prior to any clearing, grubbing, trenching, 
grading, or any land disturbances the fencing shall be installed, and shall remain 
for the duration of the grading and clearing.  MONITORING:  The [PDS, PCC] 
shall either attend the preconstruction conference and approve the installation of 
the temporary fencing, or review the certification and pictures provided by the 
applicant.” 

 
GP4. BIO#3–RESOURCE AVOIDANCE [PDS, FEE X2] 

INTENT:  In order to avoid impacts to migratory birds protected under the 
Migratory Bird Treaty Act (MBTA), a Resource Avoidance Area (RAA), shall be 
implemented on all plans. DESCRIPTION OF REQUIREMENT:  If construction 
work must occur during the avian breeding season (February 1 to August 31), 
pre-construction nesting bird surveys shall be conducted within 72 hours of 
construction-related activities to identify the RAA and appropriate buffer widths 
brushing, clearing and/or grading, based on the following factors: 

 
a. Nesting chronologies 
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b. Geographic location 
 
c. Existing ambient conditions (e.g., human activity within line of sight—cars, 

bikes, pedestrians, dogs, noise) 
 
d. Type and extent of disturbance anticipated (e.g., noise levels and quality 

[punctuated, continual, ground vibrations], blasting-related vibrations, etc.) 
 
e. Visibility of disturbance 
 
f. Influence of other environmental factors 
 
g. Species’ site-specific level of habituation to the disturbance 
 
The breeding season is defined as occurring between February 1 and August 31.  
The Director of PDS [PDS, PCC] may waive this condition, through written 
concurrence from the US Fish and Wildlife Service and the California Department 
of Fish and Wildlife, provided that no migratory birds or raptors are present in the 
vicinity of the brushing, clearing or grading.  DOCUMENTATION:  The applicant 
shall provide a letter of agreement with this condition; alternatively, the applicant 
may submit a written request for waiver of this condition.  Although, No Grading 
shall occur within the RAA until concurrence is received from the County and the 
Wildlife Agencies.  TIMING:  Prior to preconstruction conference and prior to any 
clearing, grubbing, trenching, grading, or any land disturbances and throughout 
the duration of the grading and construction, compliance with this condition is 
mandatory unless the requirement is waived by the County upon receipt of 
concurrence from the Wildlife Agencies.  MONITORING: The [DPW, PDCI] shall 
not allow any grading in the RAA during the specified dates, unless a 
concurrence from the [PDS, PCC] is received.  The [PDS, PCC] shall review the 
concurrence letter. 

 
DURING CONTRUCTION:   (The following actions shall occur throughout the duration 
of the grading construction). 
 
GP5. BIO#3–BIOLOGICAL MONITORING [PDS, FEE X2] 

INTENT:  In order to prevent inadvertent disturbance to sensitive habitats, all 
grading, clearing, grubbing, trenching, and construction activities shall be 
monitored by a biological monitor.  DESCRIPTION OF REQUIREMENT:  A 
County approved biologist shall be contracted to perform biological monitoring 
during all grading, clearing, grubbing, trenching, and construction activities to 
ensure that there are no impacts outside of the approved limits of grading and 
disturbance areas.  The Project Biologist shall supervise and monitor grading 
activities to ensure against damage to biological resources that are intended to 
be protected and preserved.  The monitor(s) shall be on site during all grading 
and clearing activities that are in or adjacent to any biological open space areas 
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or sensitive habitats. If there are disturbances, the monitor must report them 
immediately to the [PDS PCC].  Additionally, the biologist shall perform the 
following duties:  
a. Perform weekly inspection of fencing and erosion control measures (daily 

during rain events) near proposed preservation areas and report deficiencies 
immediately to the DPW Construction Inspector;  
 

b. Periodically monitor the work area for excessive dust generation in 
compliance with the County grading ordinance and report deficiencies 
immediately to the DPW Construction Inspector;  
 

c. Conduct training for contractors and construction personnel, including the 
purpose for resource protection, a description of the gnatcatcher and its 
habitat, and the conservation measures that should be implemented during 
project construction; 
 

d. Monitor construction lighting periodically to ensure lighting is the lowest 
illumination possible allowed for safety, selectively placed, shielded, and 
directed away from preserved habitat; 
 

e. Monitor equipment maintenance, staging, and fuel dispensing areas to ensure 
there is no runoff to Waters of the US;  

 
f. Stop or divert all work when deficiencies require mediation and notify DPW 

Construction Inspector and [PDS PCC] within 24 hours; (8) produce periodic 
(monthly during grading) and final reports and submit to the Wildlife Agencies 
and the PDS (final report will release bond); 
 

g. Confer with the Wildlife Agencies and [PDS PCC] within 24 hours any time 
protected habitat are being affected by construction;  
 

h. Attend construction meetings and other meetings as necessary. 
DOCUMENTATION: The Project Biologist shall prepare and submit to the 
satisfaction the [PDS, PCC] monitoring reports, which indicate that the monitoring 
has occurred as indicated above.  TIMING:  The following actions shall occur 
throughout the duration of the grading construction.  MONITORING:  The [DPW, 
PDCI] shall assure that the Project Biologist is on-site performing the Monitoring 
duties of this condition during all applicable grading activities as determined by 
the Biologist. The [DPW, PDCI] shall contact the [PDS, PCC] if the Project 
Biologist or applicant fails to comply with this condition.  The [PDS, PCC] shall 
review and approve the monitoring reports for compliance with this condition. 

 
ROUGH GRADING: (Prior to rough grading approval and issuance of any building 
permit). 

GP6. BIO#4–BIOLOGICAL MONITORING [PDS, FEE] 
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INTENT:  In order to comply with the adopted Mitigation Monitoring and 
Reporting Program (MMRP) pursuant to PDS2014-TM-5585, and the County of 
San Diego Guidelines for Determining Significance and Report Format and 
Content Requirements for Biological Resources, a Grading Monitoring Program 
shall be implemented.  DESCRIPTION OF REQUIREMENT:  The Project 
Biologist shall prepare and submit a final letter report substantiating his/her 
supervision of the grading activities and substantiating that grading did not 
impact additional areas of sensitive habitat or other sensitive biological 
resources.  The report shall conform to the County of San Diego Report Format 
Guidelines for Biological Resources. It shall also include but not be limited to the 
following items:  
a. Photos of the temporary fencing that was installed during the trenching, 

grading, or clearing activities. 
 

b. Monitoring logs showing the date and time that the monitor was on site 
 

c. Photos of the site after the grading and clearing activities. 
 

DOCUMENTATION:  The applicant shall submit the final biological monitoring 
report to the [PDS, PCC] for review and approval.  TIMING:  Upon completion of 
all grading activities, and prior to Rough Grading final Inspection (Grading 
Ordinance SEC 87.421.a.2), the final report shall be completed. MONITORING:  
The [PDS, PCC] shall review the final report for compliance with the project 
MMRP, and inform [DPW, PDCI] that the requirement is completed.   

 
FINAL GRADING RELEASE:  (Prior to any occupancy, final grading release, or use of 
the premises in reliance of this permit).  
 
GP7. BIO#7–OPEN SPACE SIGNAGE & FENCING [PDS, FEE] 

INTENT:  In order to comply with Conditions BIO#4 and BIO#5 pursuant to the 
adopted Mitigation Monitoring and Reporting Program (MMRP) for PDS2014-TM-
5585, the fencing and signage shall be installed.  DESCRIPTION OF 
REQUIREMENT:  The permanent fences and open space signs shall be placed 
along the boundary of the open space boundary of lots as shown on these plans 
and the approved Conceptual Grading and Development Plan for PDS2014-TM-
5585.  
a. Evidence shall be site photos and a statement from a California Registered 

Engineer, or licensed surveyor that the permanent walls or fences, and open 
space signs have been installed. 

b. The signs must be corrosion resistant, a minimum of 6” x 9“ in size, on posts 
not less than three (3) feet in height from the ground surface, and must state 
the following:  

2 - 165



MUP-14-017 17  March 11, 2016 
 

Sensitive Environmental Resources 
Area Restricted by Easement 

Entry without express written permission from the County of San Diego 
is prohibited. To report a violation or for more information about easement 

restrictions and exceptions contact the County of San Diego,  
Planning & Development Services 

Reference: PDS2014-TM-5585 
 

DOCUMENTATION:  The applicant shall install the fencing and signage and 
provide the documentation photos and certification statement to the [PDS, PCC].  
TIMING:  Prior to the occupancy of any structure or use of the premises and prior 
to Final Grading Release (Grading Ordinance Sec. 87.421.a.3) the fencing and 
signage shall be installed.  MONITORING:  The [PDS, PCC] shall review the 
photos and statement for compliance with this condition.   

 
GP8. BIO#X–EASEMENT AVOIDANCE [PDS, FEE] 

INTENT:  In order to protect sensitive resources, pursuant to County Grading 
Ordinance Section 87.112 the open space easements shall be avoided.  
DESCRIPTION OF REQUIREMENT:  The easement indicated on this plan is for 
the protection of sensitive environmental resources, including RPO wetland and 
associated freshwater marsh habitat and oak woodland habitat and prohibits all 
of the following on any portion of the land subject to said easement: grading; 
excavation; placement of soil, sand, rock, gravel, or other material; clearing of 
vegetation; construction, erection, or placement of any building or structure; 
vehicular activities; trash dumping; or use for any purpose other than as open 
space. It is unlawful to grade or clear within an open space easement, any 
disturbance shall constitute a violation of the County Grading Ordinance Section 
87.112 and will result in enforcement action and restoration.  The only exceptions 
to this prohibition are: 
 
a. Selective clearing of vegetation by hand to the extent required by written 

order of the fire authorities for the express purpose of reducing an identified 
fire hazard.  While clearing for fire management is not anticipated with the 
creation of this easement, such clearing may be deemed necessary in the 
future for the safety of lives and property.  All fire clearing shall be pursuant to 
the applicable fire code of the Fire Authority Having Jurisdiction and the 
Memorandum of Understanding dated February 26, 1997, between the 
wildlife agencies and the fire districts and any subsequent amendments 
thereto. 
 

b. Vegetation removal or application of chemicals for vector control purposes 
where expressly required by written order of the DEH. 

 
c. Uses, activities, and placement of structures expressly permitted by the of 

Director of Planning & Development Services, whose permission may be 
given only after following the procedures and complying with all requirements 
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applicable to an Administrative Permit pursuant to The Zoning Ordinance of 
the County San Diego. 

 
d. Maintenance and construction of private and public drainage facilities to the 

extent approved or required by written order of the Director of Public Works 
for the express purpose of reducing an identified flooding or drainage hazard.  
All maintenance of drainage facilities pursuant to this exception shall not be 
initiated until all applicable federal, state and local permits (e.g., California 
Section 1600 Streambed Alteration Agreement, County Watercourse Permit) 
have been obtained. 

 
e. Construction, use and maintenance of a multi-use, non-motorized trail along 

the southeastern boundary of open space easement. 
 
DOCUMENTATION:  The applicant shall provide a letter statement to the [PDS, 
PCC] stating that all Sensitive Resource Easements were avoided during the 
grading construction, and that no impacts or encroachment into the open space 
occurred.  TIMING:  Prior to Final Grading Release the letter verifying the 
easements were not disturbed shall be submitted.  MONITORING:  The [DPW, 
PDCI] shall not allow any grading, clearing or encroachment into the open space 
easement.” 

 
 Cultural 

 
PRE-CONSTRUCTION MEETING: (Prior to any clearing, grubbing, trenching, grading, 
or any land disturbances.) 
 
GP9. CULT#GR-1 ARCHAELOGICAL MONITORING – PRECONSTRUCTION 

MEETING [PDS, FEE X2]  
INTENT: In order to comply with the County of San Diego Guidelines for 
Significance – Cultural Resources, an Archaeological Monitoring Program shall 
be implemented. DESCRIPTION OF REQUIREMENT: The County approved 
Project Archaeologist and Luiseno Native American Monitor shall attend the pre-
construction meeting with the contractors to explain and coordinate the 
requirements of the archaeological monitoring program.  The Project 
Archaeologist and Luiseno Native American Monitor shall monitor the original 
cutting of previously undisturbed deposits in all areas identified for development 
including off-site improvements. The archaeological monitoring program shall 
comply with the County of San Diego Guidelines for Determining Significance 
and Report Format and Content Requirements for Cultural Resources.  
DOCUMENTATION: The applicant shall have the contracted Project 
Archeologist and Luiseno Native American attend the preconstruction meeting to 
explain the monitoring requirements.  TIMING:  Prior to any clearing, grubbing, 
trenching, grading, or any land disturbances this condition shall be completed. 
MONITORING: The [DPW. PDCI] shall confirm the attendance of the approved 
Project Archaeologist. 
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DURING CONTRUCTION:   (The following actions shall occur throughout the duration 
of the grading construction). 
 
GP10. CULT#GR-2 ARCHAEOLOGICAL MONITORING – DURING CONSTRUCTION 

[PDS, FEE X2]  
INTENT:  In order to comply with the County of San Diego Guidelines for 
Determining Significance and Report Format and Content Requirements for 
Cultural Resources, a Cultural Resource Grading Monitoring Program shall be 
implemented. DESCRIPTION OF REQUIREMENT: The Project Archaeologist 
and Luiseno Native American Monitor shall monitor the original cutting of 
previously undisturbed deposits in all areas identified for development including 
off-site improvements.  The archaeological monitoring program shall comply with 
the following requirements during earth-disturbing activities: 

 
a. During the original cutting of previously undisturbed deposits, the Project 

Archaeologist and Luiseno Native American Monitor shall be onsite as 
determined necessary by the Project Archaeologist. Inspections will vary 
based on the rate of excavation, the materials excavated, and the presence 
and abundance of artifacts and features.  The frequency and location of 
inspections will be determined by the Project Archaeologist in consultation 
with the Luiseno Native American Monitor.  Monitoring of the cutting of 
previously disturbed deposits will be determined by the Project Archaeologist 
in consultation with the Luiseno Native American Monitor. 

 
b. In the event that previously unidentified potentially significant cultural 

resources are discovered, the Project Archaeologist or the Luiseno Native 
American monitor, shall have the authority to divert or temporarily halt ground 
disturbance operations in the area of discovery to allow evaluation of 
potentially significant cultural resources.  At the time of discovery, the Project 
Archaeologist shall contact the PDS Staff Archaeologist. The Project 
Archaeologist, in consultation with the PDS Staff Archaeologist and the 
Luiseno  Native American Monitor, shall determine the significance of the 
discovered resources.  Construction activities will be allowed to resume in the 
affected area only after the PDS Staff Archaeologist has concurred with the 
evaluation.  Isolates and clearly non-significant deposits shall be minimally 
documented in the field.  Should the isolates and/or non-significant deposits 
not be collected by the Project Archaeologist, then the Luiseno Native 
American monitor may collect the cultural material for transfer to a Tribal 
Curation facility or repatriation program.  A Research Design and Data 
Recovery Program (Program) is required to mitigate impacts to identified 
significant cultural resources.  The Research Design and Data Recovery 
Program shall be prepared by the Project Archaeologist in coordination with 
the Luiseno Native American Monitor.  The County Archaeologist shall review 
and approve the Program, which shall be carried out using professional 
archaeological methods.  The Program shall include (1) reasonable efforts to 
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preserve (avoidance) “unique” cultural resources or Sacred Sites; (2) the 
capping of identified Sacred Sites or unique cultural resources and placement 
of development over the cap, if avoidance is infeasible; and (3) data recovery 
for non-unique cultural resources.  The preferred option is preservation 
(avoidance). 

 
c. If any human remains are discovered, the Property Owner or their 

representative shall contact the County Coroner and the PDS Staff 
Archaeologist.  Upon identification of human remains, no further disturbance 
shall occur in the area of the find until the County Coroner has made the 
necessary findings as to origin.  If the remains are determined to be of Native 
American origin, the Most Likely Descendant (MLD), as identified by the 
Native American Heritage Commission (NAHC), shall be contacted by the 
Property Owner or their representative in order to determine proper treatment 
and disposition of the remains. The immediate vicinity where the Native 
American human remains are located is not to be damaged or disturbed by 
further development activity until consultation with the MLD regarding their 
recommendations as required by Public Resources Code Section 5097.98 
has been conducted.  Public Resources Code §5097.98, CEQA §15064.5 
and Health & Safety Code §7050.5 shall be followed in the event that human 
remains are discovered.  

 
d. The Project Archaeologist shall submit monthly status reports to the Director 

of Planning and Development Services starting from the date of the Notice to 
Proceed to termination of implementation of the archaeological monitoring 
program.  The report shall briefly summarize all activities during the period 
and the status of progress on overall plan implementation. Upon completion 
of the implementation phase, a final report shall be submitted describing the 
plan compliance procedures and site conditions before and after construction. 

 
DOCUMENTATION: The applicant shall implement the Archaeological 
Monitoring Program pursuant to this condition.  TIMING:  The following actions 
shall occur throughout the duration of the earth disturbing activities.  
MONITORING: The [DPW, PDCI] shall make sure that the Project Archeologist 
is on-site performing the monitoring duties of this condition. The [DPW, PDCI] 
shall contact the [PPD] if the Project Archeologist or applicant fails to comply with 
this condition. 

 
ROUGH GRADING: (Prior to rough grading approval and issuance of any building 
permit). 
 
GP11. CULT#GR-3 ARCHAEOLOGICAL MONITORING – ROUGH GRADING [PDS, 

FEE] 
INTENT: In order to comply with the County of San Diego Guidelines for 
Determining Significance and Report Format and Content Requirements for 
Cultural Resources, an Archaeological Monitoring Program shall be 
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implemented.  DESCRIPTION OF REQUIREMENT:  The Project Archaeologist 
shall prepare one of the following reports upon completion of the earth-disturbing 
activities that require monitoring: 
 
a. If no archaeological resources are encountered during earth-disturbing 

activities, then submit a final Negative Monitoring Report substantiating that 
earth-disturbing activities are completed and no cultural resources were 
encountered.  Archaeological monitoring logs showing the date and time that 
the monitor was on site and any comments from the Luiseno Native American 
Monitor must be included in the Negative Monitoring Report. 
 

b. If archaeological resources were encountered during the earth disturbing 
activities, the Project Archaeologist shall provide an Archaeological 
Monitoring Report stating that the field monitoring activities have been 
completed, and that resources have been encountered. The report shall detail 
all cultural artifacts and deposits discovered during monitoring and the 
anticipated time schedule for completion of the curation and/or repatriation 
phase of the monitoring.   

 
DOCUMENTATION:  The applicant shall submit the Archaeological Monitoring 
Report to [PPD] for review and approval.  Once approved, a final copy of the 
report shall be submitted to the South Coastal Information Center and the 
culturally-affiliated Tribe.  TIMING: Upon completion of all earth-disturbing 
activities, and prior to Rough Grading Final Inspection (Grading Ordinance SEC 
87.421.a.2), the report shall be completed. MONITORING: [PPD] shall review the 
report or field monitoring memo for compliance with the project MMRP, and 
inform [DPW, PDCI] that the requirement is completed. 

 
FINAL GRADING RELEASE:  (Prior to any occupancy, final grading release, or use of 
the premises in reliance of this permit).  
 
GP12. CULT#GR-4 ARCHAEOLOGICAL MONITORING – FINAL GRADING [PDS, 

FEE] 
INTENT: In order to comply with the County of San Diego Guidelines for 
Determining Significance and Report Format and Content Requirements for 
Cultural Resources, an Archaeological Monitoring Program shall be 
implemented.  DESCRIPTION OF REQUIREMENT:  The Project Archaeologist 
shall prepare a final report that documents the results, analysis, and conclusions 
of all phases of the Archaeological Monitoring Program if cultural resources were 
encountered during earth-disturbing activities.  The report shall include the 
following, if applicable: 

 
a. Department of Parks and Recreation Primary and Archaeological Site forms. 

 
b. Daily Monitoring Logs 
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c. Evidence that all cultural materials have been curated and/or repatriated as 
follows: 

 
1) Evidence that all prehistoric materials collected during the archaeological 

monitoring program have been submitted to a San Diego curation facility 
or a culturally affiliated Native American Tribal curation facility that meets 
federal standards per 36 CFR Part 79, and, therefore, would be 
professionally curated and made available to other 
archaeologists/researchers for further study.  The collections and 
associated records, including title, shall be transferred to the San Diego 
curation facility or culturally affiliated Native American Tribal curation 
facility and shall be accompanied by payment of the fees necessary for 
permanent curation.  Evidence shall be in the form of a letter from the 
curation facility stating that the prehistoric archaeological materials have 
been received and that all fees have been paid. 

 
or 

 
Evidence that all prehistoric materials collected during the grading 
monitoring program have been repatriated to a Native American group of 
appropriate tribal affinity.  Evidence shall be in the form of a letter from the 
Native American tribe to whom the cultural resources have been 
repatriated identifying that the archaeological materials have been 
received. 

 
2) Historic materials shall be curated at a San Diego curation facility and 

shall not be curated at a Tribal curation facility or repatriated.  The 
collections and associated records, including title, shall be transferred to 
the San Diego curation facility and shall be accompanied by payment of 
the fees necessary for permanent curation.  Evidence shall be in the form 
of a letter from the curation facility stating that the historic materials have 
been received and that all fees have been paid. 

 
d. If no cultural resources are discovered, a Negative Monitoring Report must be 

submitted stating that the archaeological monitoring activities have been 
completed.  Grading Monitoring Logs must be submitted with the negative 
monitoring report. 

 
DOCUMENTATION:  The applicant’s archaeologist shall prepare the final report 
and submit it to [PPD] for approval.  Once approved, a final copy of the report 
shall be submitted to the South Coastal Information Center (SCIC) and the 
culturally-affiliated Tribe. TIMING:  Prior to any occupancy, final grading release, 
or use of the premises in reliance of this permit, the final report shall be prepared.  
MONITORING:  [PPD] shall review the final report for compliance with this 
condition and the report format guidelines.  Upon acceptance of the report, [PPD] 
shall inform [PDS, LDR] and [DPW, PDCI], that the requirement is complete and 
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the bond amount can be relinquished.  If the monitoring was bonded separately, 
then [PPD] shall inform [PDS or DPW FISCAL] to release the bond back to the 
applicant. 

 
Air Quality 

 
DURING CONTRUCTION:   (The following actions shall occur throughout the duration 
of construction). 
 
GP13. AIR#1–AIR QUALITY CONSTRUCTION 

INTENT: In order to mitigate for fugitive dust emissions (PM10 and PM2.5) 
DESCRIPTION OF REQUIREMENT:  The project shall comply with the following 
Air Quality measures: 
a. Two applications of water will be applied during grading between 

dozer/scraper passes, as necessary.  Additional watering or acceptable non-
toxic SDAPCD dust control agents will be applied during dry weather or windy 
days until dust emissions are not visible. 

 
b. Dirt storage piles will be enclosed, covered, watered three times daily, if 

necessary, or stabilized by chemical binders, tarps, fencing or other non-toxic 
erosion control according to manufacturers’ specification. 
 

c. A 15-mile per hour (mph) speed limit will be enforced on unpaved surfaces. 
 

d. On dry days, dirt and debris spilled onto paved surfaces shall be swept up 
immediately to reduce resuspension of particulate matter caused by vehicle 
movement.  Approach routes to construction sites shall be cleaned daily of 
construction-related dirt in dry weather. 

 
e. Haul trucks hauling dirt, sand, soil, or other loose materials will be covered or 

two feet of freeboard will be maintained. 
 

f. When active construction ceases on the site, disturbed areas shall be 
hydroseeded, landscaped, or developed as quickly as possible and as 
directed by the County and/or SDAPCD to reduce dust generation. 
 

g. All unpaved areas on the project site where maintenance activities would 
occur (e.g., around PV systems) will be dust controlled through the use of a 
permeable soil-binding agent that shall be biodegradable, eco-safe, and 
contain liquid copolymers that stabilize and solidify soils or aggregates and 
facilitate dust suppression. 
 

h. After completion of grading, all internal unpaved roadways as well as the fire 
access road shall be covered with a permeable rock material consisting of 
either decomposed granite or gravel. If desired, the access roads may be 
paved, chip sealed, or chemically stabilized. 
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i. Sweepers or water trucks will be used to remove “track-out” at any point of 

public street access. 
 

j. Grading will be suspended if winds exceed 25 mph or if visible dust plumes 
emanate from a site; disturbed areas will be stabilized if construction is 
delayed. 
 

k. In accordance with the SDAPCD Rule 55 - Fugitive Dust Control, no dust 
and/or dirt will leave the property line.  The following measures would be 
implemented to ensure the requirements of this rule are met: 

 
a. Airborne Dust Beyond the Property Line:  No person will engage in 

construction or demolition activity subject to this rule in a manner that 
discharges visible dust emissions into the atmosphere beyond the property 
line for a period or periods aggregating more than 3 minutes in any 60-minute 
period. 

 
 
 

1) Track-out/Carry-out:  Visible roadway dust as a result of active operations, 
spillage from transport trucks, erosion, or track-out/carry-out will be 
minimized by the use of any of the following erosion control measures: 
 
i. Track-out grates or gravel beds at each egress point. 

 
ii. Wheel-washing at each egress during muddy conditions, soil binders, 

chemical soil stabilizers, geotextiles, mulching, or seeding; and for 
outbound transport trucks. 
 

iii. Secured tarps or cargo covering, watering, or treating of transported 
material. 
 

iv. Removed at the conclusion of each work day when active operations 
cease, or every 24 hours for continuous operations.  If a street 
sweeper is used to remove any track-out/carry-out, only particulate 
matter smaller than 10 microns in diameter (PM10)-efficient street 
sweepers certified to meet the most current South Coast Air Quality 
Management District (SCAQMD) Rule 1186 requirements will be 
used.  The use of blowers for removal of track-out/carry-out will be 
prohibited under any circumstances. 

 
DOCUMENTATION: The applicant shall comply with the Air Quality 
requirements of this condition. TIMING: The following actions shall occur 
throughout the duration of the construction activities.  MONITORING: The [DPW, 
PDCI] shall make sure that the grading contractor complies with the Air Quality 
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requirements of this condition.  The [DPW, PDCI] shall contact the [PDS, PCC] if 
the applicant fails to comply with this condition. 

GP14. AIR#2: CONSTRUCTION EXHAUST EMISSIONS 
INTENT: In order to reduce exhaust emissions DESCRIPTION OF 
REQUIREMENT:  The project shall comply with the following Air Quality 
measures: 
 
a. All nonroad, diesel engine construction equipment shall comply with United 

States Environmental Protection Agency –Certified Tier 2 emission standards 
and include best available control technology devises certified by the 
California Air Resources Board. 

 
DOCUMENTATION: The applicant shall show compliance with this measure by 
providing the construction bid/estimate from the construction contractor that will 
be used. TIMING: Prior to approval of any grading and or improvement plans and 
issuance of any Grading or Construction Permits. MONITORING: The [DPW, 
PDCI] shall make sure that the construction contractor complies with the Air 
Quality requirements of this condition.  The [DPW, PDCI] shall contact the [PDS, 
PCC] if the applicant fails to comply with this condition. 

 
Agriculture 

 
DURING CONTRUCTION:   (The following actions shall occur throughout the duration 
of construction). 

 
GP15. MM AG-3 BEE/APIARY GRADING AND CONSTRUCTION NOTIFICATION: 

[PDS]  
INTENT: In order to mitigate potential impacts to the adjacent apiary on APN 
181-162-04-00, all grading and building contractors shall monitor bee activity and 
be informed by the applicant that the County of San Diego Agricultural Weights 
and Measures shall be notified immediately of any unusual or aggressive bee 
behavior by calling 1-800-200-BEES (2337).  DESCRIPTION OF 
REQUIREMENT: All construction personnel shall monitor bee activity.  If any 
unusual or aggressive bee activity is observed, grading and building contractors 
shall stop all work immediately and contact the County of San Diego Department 
of Agricultural Weights and Measures by calling 1-800-200-BEES (2337). 
DOCUMENTATION: The applicant shall place a copy of this condition on the 
grading plans, improvement plans, and building plans for the project and provide 
a copy of the plans to the PDS PCC as well as a signed statement stating that all 
grading and building contractors have been made aware of this 
condition.  TIMING: Prior to the approval of any plan and issuance of any permit, 
the signed statement and plans shall be provided to the PDS PCC. 
MONITORING: The PDS PCC shall review the signed statement and plans to 
ensure that all grading and building contractors have been notified and the note 
has been placed on the grading, improvement plans, and building plans.  
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Paleontology 

 
PRE-CONSTRUCTION MEETING: (Prior to Preconstruction Conference, and prior to 
any clearing, grubbing, trenching, grading, or any land disturbances.)  
 
GP16. PALEONTOLOGICAL MONITORING: [DPW, PDCI] [PDS, PCC] [PC] [PDS, 

FEE X2] INTENT: In order to comply with Mitigation Monitoring and Reporting 
Program pursuant to , a Paleontological Resource Grading Monitoring Program 
shall be implemented. DESCRIPTION OF REQUIREMENT: The County 
approved Project Paleontologist, and the PDS Permit Compliance Coordinator 
(PCC), shall attend the pre-construction meeting with the contractors to explain 
and coordinate the requirements of the grading monitoring program. The Project 
Paleontologist shall monitor during the original cutting of previously undisturbed 
deposits for the project, both on and off site, the Qualified  Paleontological 
Resources Monitor shall be on-site to monitor as determined necessary by the 
Qualified Paleontologist. The grading monitoring program shall comply with the 
County of San Diego Guidelines for Determining Significance and Report Format 
and Content Requirements for Paleontological Resources. DOCUMENTATION: 
The applicant shall have the contracted Project Paleontologist attend the 
preconstruction meeting to explain the monitoring requirements. TIMING: Prior to 
Preconstruction Conference, and prior to any clearing, grubbing, trenching, 
grading, or any land disturbances this condition shall be completed. 
MONITORING: The [DPW, PDCI] shall invite the [PDS, PCC] to the 
preconstruction conference to coordinate the Paleontological Resource 
Monitoring requirements of this condition. The [PDS, PCC] shall attend the 
preconstruction conference and confirm the attendance of the approved Project 
Paleontologist. 

 
DURING CONTRUCTION: (The following actions shall occur throughout the duration of 
the grading construction). 

 
GP17. PALEONTOLOGICAL MONITORING: [DPW, PDCI] [PDS, PCC] [PC] [PDS, 

FEE X2] INTENT: In order to comply with Mitigation Monitoring and Reporting 
Program pursuant to , a Paleontological Resource Grading Monitoring Program 
shall be implemented. DESCRIPTION OF REQUIREMENT: This project site is 
has marginal to low levels of sensitive Paleontological resources. All grading 
activities are subject to the County of San Diego Grading Ordinance Section 
87.430, if any significant resources (Fossils) are encountered during grading 
activities. 

 
a. The grading contractor is responsible to monitor for paleontological resources 

during all grading activities. If any fossils are found greater than 12 inches in 
any dimension, stop all grading activities and contact the [PDS, PCC] before 
continuing grading operations. 
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b. If any paleontological resources are discovered and salvaged, the monitoring, 
recovery, and subsequent work determined necessary shall be completed by 
or under the supervision of a Qualified Paleontologist pursuant to the San 
Diego County Guidelines for Determining Significance for Paleontological 
Resources. 

 
TIMING: The following actions shall occur throughout the duration of the grading 
construction. MONITORING: The [DPW, PDCI] shall make sure that the grading 
contractor is on-site performing the Monitoring duties of this condition. The 
[DPW, PDCI] shall contact the [PDS, PCC] if the grading contractor or applicant 
fails to comply with this condition. 

 
ROUGH GRADING: (Prior to rough grading approval and issuance of any building 
permit).  
 
GP18.PALEONTOLOGICAL MONITORING: [PDS, PCC] [RG, BP] [PDS, FEE]. 

INTENT: In order to comply with the adopted Mitigation Monitoring and Reporting 
Program (MMRP) pursuant to PDS2014-ER-14-08-006, and the County of San 
Diego Guidelines for Determining Significance and Report Format and Content 
Requirements for Paleontological Resources, a Grading Monitoring Program 
shall be implemented. DESCRIPTION OF REQUIREMENT: One of the following 
letters shall be performed upon completion of the grading activities that require 
monitoring:  

 
a. If no paleontological resources were discovered, submit a “No Fossils Found” 

letter from the grading contractor to the [PDS, PCC] stating that the 
monitoring has been completed and that no fossils were discovered, and 
including the names and signatures from the fossil monitors. The letter shall 
be in the format of Attachment E of the County of San Diego Guidelines for 
Determining Significance for Paleontological Resources. 

 
b. If Paleontological resources were encountered during grading, a letter shall 

be prepared stating that the field grading monitoring activities have been 
completed, and that resources have been encountered. The letter shall detail 
the anticipated time schedule for completion of the curration phase of the 
monitoring.  

 
DOCUMENTATION: The applicant shall submit the letter report to the [PDS, 
PCC] for review and approval. TIMING: Upon completion of all grading activities, 
and prior to Rough Grading final Inspection (Grading Ordinance SEC 
87.421.a.2), the letter report shall be completed. MONITORING: The [PDS, PCC] 
shall review the final negative letter report or field monitoring memo for 
compliance with the project MMRP, and inform [DPW, PDCI] that the 
requirement is completed. 
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FINAL GRADING RELEASE: (Prior to any occupancy, final grading release, or use of 
the premises in reliance of this permit). 
  
GP19. PALEONTOLOGICAL MONITORING: [PDS, PCC] [RG, BP] [PDS, FEE]. 

INTENT: In order to comply with the adopted Mitigation Monitoring and 
Reporting Program (MMRP) pursuant to , and the County of San Diego 
Guidelines for Determining Significance and Report Format and Content 
Requirements for Paleontological Resources, a Grading Monitoring Program 
shall be implemented. DESCRIPTION OF REQUIREMENT: The Project 
Paleontologist shall prepare a final report that documents the results, analysis, 
and conclusions of all phases of the Paleontological Monitoring Program if 
resources were encountered during grading. The report shall include the 
following:  

 
a. If paleontological resources were discovered, the Following tasks shall be 

completed by or under the supervision of the Project Paleontologist: 
 

1) Prepare collected fossil remains for curation, to include cleaning the 
fossils by removing the enclosing rock material, stabilizing fragile 
specimens using glues and other hardeners, if necessary, and repairing 
broken specimens;  
 

2) Curate, catalog and identify all fossil remains to the lowest taxon 
possible, inventory specimens, assigning catalog numbers, and enter the 
appropriate specimen and locality data into a collection database;  
 

3) Submit a detailed report prepared by the Project Paleontologist in the 
format provided in Appendix D of the County of San Diego’s Guidelines 
for Determining Significance for Paleontological Resources and 
identifying which accredited institution has agreed to accept the curated 
fossils. Submit TWO hard copies of the final Paleontological Resources 
Mitigation Report to the Director of PDS for final approval of the 
mitigation, and submit an electronic copy of the complete report in 
Microsoft Word on a CD. In addition, submit one copy of the report to the 
San Diego Natural History Museum and one copy to the institution that 
received the fossils.  
 

4) Transfer the cataloged fossil remains and copies of relevant field notes, 
maps, stratigraphic sections, and photographs to an accredited institution 
(museum or university) in California that maintains paleontological 
collections for archival storage and/or display, and submit Proof of 
Transfer of Paleontological Resources, in the form of a letter, from the 
director of the paleontology department of the accredited institution to the 
Director of PDS verifying that the curated fossils from the project site 
have been received by the institution.”  
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5) If no resources were discovered, a brief letter to that effect and stating 
that the grading monitoring activities have been completed, shall be sent 
to the Director of Planning and Land Use by the Project Paleontologist. 

 
DOCUMENTATION: The applicant shall submit the letter report to the [PDS, 
PCC] for review and approval. TIMING: Prior to the occupancy of any structure 
or use of the premises in reliance of , and prior to Final Grading Release 
(Grading Ordinance Sec. 87.421.a.3), for , the final report shall be completed. 
MONITORING: The [PDS, PCC] shall review the final report for compliance with 
the project MMRP, and inform [DPW, PDCI] that the requirement is completed. 

 
 
MITIGATION MONITORING OR REPORTING PROGRAM (MMRP): Public Resources 
Code Section 21081.6 requires the County to adopt a Mitigation Monitoring or Reporting 
Program for any project approved with the adoption of a Mitigated Negative Declaration 
or with the certification of an Environmental Impact Report, for which changes in the 
project are required in order to avoid significant impacts. Section 21081.6(a)(1) states, 
in part: 
 

The public agency shall adopt a reporting or monitoring program for the changes 
made to the project or conditions of project approval, adopted in order to mitigate 
or avoid significant effects on the environment. The reporting or monitoring 
program shall be designed to ensure compliance during project implementation.  

 
Section 21081(b) further states: 
 

A public agency shall provide {that] the measures to mitigate or avoid significant 
effects on the environment are fully enforceable through permit conditions, 
agreements, or other measures. 

 
As indicated above, a Mitigation Monitoring or Reporting Program is required to assure 
that a project is implemented in compliance with all required mitigation measures.  The 
Mitigation Monitoring or Reporting Program (MMRP) for this project is incorporated into 
the mitigation measures adopted as project conditions of approval. Each mitigation 
measure adopted as a condition of approval (COA) includes the following five 
components.  
 
Intent: An explanation of why the mitigation measure (MM) was imposed on the project. 
Description:  A detailed description of the specific action(s) that must be taken to 
mitigate or avoid impacts. 
Documentation: A description of the informational items that must be submitted by the 
applicant to the Lead Agency to demonstrate compliance with the COA. 
Timing: The specific project milestone (point in progress) when the specific required 
actions are required to implemented. 
Monitoring: This section describes the actions to be taken by the lead agency to 
assure implementation of the mitigation measure.  
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The following conditions of approval required to mitigate or avoid significant impacts on 
the environment are listed below and constitute the MMRP for this project:  
 
Conditions:  3-9, 13-15, 18, 19, and GP1- GP19 
 
   

MAJOR USE PERMIT FINDINGS 
 
Pursuant to Section 7358 (see Section 7359 for additional findings required for a 
“Specific Hazardous Waste Facility Project” and for in lieu findings for Large Wind 
Turbine permits) of The Zoning Ordinance, the following findings in support of the 
granting of the Major Use Permit are made: 
 
(a) The location, size, design, and operating characteristics of the proposed use will 

be compatible with adjacent uses, residents, buildings, or structures with 
consideration given to 
 
 
1. Harmony in scale, bulk, coverage, and density 
 
 The project is a residential subdivision on 24 single-family dwellings 

ranging in size from approximately 8,400 square feet to 18,150 square 
feet, for an average of 12,270 square feet. The project site is subject to 
the Village Regional Category (VR-2) and is within the North County Metro 
Community Plan. Open space will be dedicated along the western portion 
of the project between the proposed houses and Buena Creek Road and 
total 25% of the area of the subdivision. 

 
The area in which the project is located can be categorized as a 
residential, agricultural, and undisturbed property.  

 
Scale, Bulk, and Coverage. The project is zoned for a minimum lot size of 
0.5 acre and will include 24 residential lots ranging from 8,400 to 18,150 in 
size and also includes 3.1 acres of open space. Surrounding land uses 
are zoned for a minimum lot size of 0.5 acres. Abutting properties range in 
size from 0.3 to 29.4. Within one-half mile perimeter of the project, there 
are parcels that range in size from 0.1 to 46.8 acres. Also, approximately 
637 parcels currently exist or have approved tentative maps. Of this total, 
204 parcels, (32 percent) or nearly one-third, are one half acre or less, 
while the remaining approximately two-thirds (or 433 lots), are larger than 
one-half acre or larger. 

 
The parcel is also subject to the “G” height designator, which allows for a 
maximum of two stories and 35 feet in height.  The project proposes 
houses ranging in height from 20 to 28 feet in height and that are both one 
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and two stories. The surrounding properties are also subject to the “G” 
height designator and include both one and two story houses. The 
proposed houses have a maximum floor area of 3,757 square feet, which 
is similar to the floor area of the structures in the surrounding area.  The 
proposed lot coverage also ranges from approximately 14 percent to 29 
percent.  Lot coverages for abutting lots that contain structures range from 
2 to 25 percent.   

 
The project will also retain mature trees and a large setback along the 
western and southern project boundary to help further camouflage the 
development.  In addition, the project only proposes single story houses 
along the southern project boundary, where the development will abut 
existing houses.  The project also includes a minimum 25-40’ setback 
from the western and southern property lines, a 50’ setback from the 
centerline of Cleveland Trail, and  a  large  open  space  easement  and  
detention  basins  between  the  proposed structures and Buena Creek 
Road and Lone Oak Road.  Since the size and height of the proposed 
houses will be consistent with the surrounding houses and due to the 
design measures that have been incorporated into the project, the project 
would be consistent with the scale bulk and coverage of the surrounding 
area. 

 
Density:  The project is subject to the VR-2 land use designation that 
allows a density of two dwelling units per acre, or a total of 28 lots. The 
project proposes 24 lots, which equates to a density of 1.90 dwelling units 
per acre. Surrounding lands are designated VR-2 and Specific Plan Area. 
When viewed from a larger perspective, these smaller lot sizes and 
proposed density are consistent with the existing lot sizes and density of 
the surrounding community. A survey of the surrounding development 
patterns within a one-half mile radius of the project site shows that 
approximately 637 parcels currently exist or have approved tentative 
maps. Of this total, 204 parcels, 32% or nearly one-third, are one-half acre 
or less in size and have a density greater than or equal to two units per 
acre, while the remaining approximately two-thirds, or 433 lots, are one-
half acre or larger and have a density of less than two units per acre.  The 
project meets the density as identified in the General Plan and is 
consistent with surrounding land uses.  Based on this the project would be 
consistent with the surrounding density. 

 
2. The availability of public facilities, services, and utilities 
 
 The project would be served by the Vista Irrigation district for water, 

Buena Sanitation District for Sewer, and by the Vista Fire Protection 
District for fire service. The project also would be served by the Vista 
Unified School District. The project has received service availability forms 
from each of these districts. Additionally, a traffic analysis has been 
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performed for the proposed development and has determined that the 
project traffic will be adequately handled by the existing local roadway 
system. Therefore, the project has demonstrated adequate availability of 
public facilities, services, and utilities. 

 
3. The harmful effect, if any, upon desirable neighborhood character: 
 
 The project is a residential conservation subdivision of 24-single family 

residential lots that includes a 3.1 acre open space easement. The area in 
which the project is located is within a Village designation of the General 
Plan.  A survey of the surrounding development patterns within a one-half 
mile radius of the project site shows that approximately 637 parcels 
currently exist or have approved tentative maps. Of this total, 204 parcels, 
32% or nearly one-third, are one-half acre or less in size and have a 
density greater than or equal to two units per acre, while the remaining 
approx. two- thirds, or 433 lots, are one-half acre or larger and have a 
density of less than two units per acre. The project is surrounded by single 
family residences on the eastern, southern, and western sides. 
Additionally, the project is bordered by Buena Creek Road on the west 
and by Lone Oak Road along a portion of the southern boundary of the 
project. 

 
The project has incorporated design measures and mitigation measures to 
prevent any potential harmful effects or impacts upon desirable 
neighborhood character.  The project proposes a landscape plan that 
includes Strawberry, Brisbane Box, Southern Magnolia, Fern Pine, 
Western Redbud, Crepe Myrtle, California Sycamore, Coast Live Oak, and 
African Sumac planted throughout the project site. The grading has also 
been designed to retain mature trees along the western and southern 
project boundary to help further reduce the potential impacts of the 
development on existing neighboring properties.   
 
In addition, the project only proposes single story houses along the 
southern project boundary, where the development will abut existing 
homes and includes a minimum 25-40’ setback from the western and 
southern property lines, a 50’ setback from the centerline of Cleveland 
Trail, and a large open space easement and detention basins between the 
proposed structures and Buena Creek Road and Lone Oak Road.  Where 
existing properties and homes directly adjoin the perimeter of the 
proposed development, lot sizes have been increased and single-story 
homes are proposed. Proposed rear yard setbacks have been increased 
to provide greater separations between proposed homes and their existing 
neighbors. 

 
When considering the development pattern in the area that is largely 
made up of single family dwellings with a similar density and the design 
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features including landscaping and buffers, the project will not have a 
harmful effect upon desirable community character. 

 
4. The generation of traffic and the capacity and physical character of 

surrounding streets: 
 
 The project would result in 240 average daily trips, which would be 

accommodated by Lone Oak Road, Cleveland Trail and Buena Creek 
Road.  Buena Creek Road currently operates a level of service (LOS) D 
with 10,274 ADT south of Lone Oak Road and 9,214 ADT north of Lone 
Oak Road.  The traffic study documented that the project would add 132 
ADT traveling south along Buena Creek and 108 traveling north along 
Buena Creek.  With these added trips, the project would still operate at a 
LOS D and the project would not have a direct impact on the road.  This is 
consistent with General Plan Policy M-2.1 states “Require development 
projects to provide associated road improvements necessary to achieve a 
level of service “D” or higher…”  The project would still grant an 
irrevocable offer of dedication along the projects frontage of Buena Creek 
Road adequate to build the road to the General Plans classification for a 
four lane road with a total width of 84 feet.    
The traffic study also reviewed possible impacts along Lone Oak Road 
and Cleveland Trail.  These two roads currently operate at LOS C or 
better.  Based on the Traffic Study, it was determined that the project 
would have direct impacts at the intersection of Lone Oak Road and 
Buena Creek Road.  No other impacts were identified.  To mitigate this 
impact, the project has been designed and conditioned to install a left and 
right turn lane on Lone Oak Road at the intersection of Buena Creek 
Road.  This improvement will bring all traffic impacts to less than 
significant.  In addition, the project proposes to widen Cleveland Trail to 24 
feet wide except for the existing dip section along Buena Creek and also 
proposes to improve Lone Oak Road to 28 feet from the intersection of 
Buena Creek Road and along the projects frontage.  To mitigate for the 
projects cumulative impacts, the project would participate in the County’s 
Transportation Impact Fee (TIF) program.    

 Since it was determined that the project would not have a direct impact on 
Buena Creek Road, would not change the level of service of Buena Creek 
Road, would improve the intersection of Lone Oak Road and Buena Creek 
Road, would improve both Cleveland Trail and Lone Oak Road, and would 
pay the TIF, the generation of the project’s traffic could be accommodated 
by the surrounding streets and is consistent with the capacity and physical 
character of the surrounding streets. 

 
5. The suitability of the site for the type and intensity of use or development, 

which is proposed: 
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 The  project  is  a  Planned Residential Development and subdivision  of  
24  residential  lots  that  includes  the preservation of 3.1 acres of open 
space along a wetland and area of oak woodland in compliance with the 
Planned Residential Development standards of the San Diego County 
Zoning Ordinance. The site is suitable for the type and intensity of use that 
is proposed because the project fronts onto three roads: Lone Oak Road, 
Buena Creek, and Cleveland Trail. A traffic study has been completed 
which indicates that these roads are adequate to serve the project after 
the project improves the intersection of Lone Oak and Buena Creek Road.  

 
In addition, the project has received service availability forms for water, 
sewer, fire, and school service. All service availability forms indicate that 
services are available to serve the project.  The applicant has submitted 
studies indicating that the project would not impact the wetland area and 
would comply with all drainage and stormwater requirements.  Finally, the 
project is consistent with the surrounding land uses and lot sizes as 
discussed above.  
 
Since all utilities are available to serve the project, the project fronts on 
three separate roads that can serve the project, and the parcel is large 
enough to support the project while not impacting the wetland area and 
still complying with all drainage and stormwater requirements, the project  
site is suitable for the type and intensity of use or development that is 
proposed. 

 
6. Any other relevant impact of the proposed use: 
 
 None. 
 

(b) The impacts, as described in Findings (a) above, and the location of the 
proposed use will be consistent with the San Diego County General Plan: 

 
As mentioned above, the San Diego County General Plan Land Use Designation 
for the subject property is Village Residential 2 (VR-2) which allows up to 2 units 
per gross acre and is within the North County Metro Subregional Plan. The gross 
acreage of the subject property at 14.15 acres would thus allow development of 
up to 28 dwelling units on the property. Therefore, the proposed 24-unit 
development is below the maximum 28 dwelling units, contemplated by the 
General Plan, the project is consistent with the assignment of Land Use 
Designations.  
 
The project is also consistent with General Plan Policy LU-6.3 (Conservation-
Oriented Project Design).  This policy states “support conservation-oriented 
project design. This can be achieved with mechanisms such as, but not limited 
to, Specific Plans, lot area averaging, and reductions in lot size with 
corresponding requirements for preserved open space (Planned Residential 
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Developments). Projects that rely on lot size reductions should incorporate 
specific design techniques, perimeter lot sizes, or buffers, to achieve 
compatibility with community character. [See applicable community plan for 
possible relevant policies].” The Lone Oak Ranch project is a proposed new 24-
unit single family subdivision where more than 25% of the project site is 
proposed to be set aside as permanent biological open space in order to protect 
and preserve the most sensitive portion of the property.  In addition, the project 
has also been designed to incorporate design measures and mitigation 
measures to prevent any potential harmful effects or impacts of upon adjoining 
properties. Where existing properties and homes directly adjoin the perimeter of 
the proposed development, lot sizes have been increased and single-story 
homes are proposed. Proposed rear yard setbacks have been increased to 
provide greater separations between proposed homes and their existing 
neighbors. The grading plan has been designed to maintain mature screening 
trees and shrubbery along the southern property line.  The project includes a 
landscape plan that includes Strawberry, Brisbane Box, Southern Magnolia, Fern 
Pine, Western Redbud,  Crepe  Myrtle,  California  Sycamore,  Coast Live  Oak,  
and  African Sumac planted throughout the project site. 
 
The project is also consistent with General Plan Policy LU-6.6 (Integration of 
natural features into Project Design).  This policy states “require incorporation of 
natural features (including mature oaks, indigenous trees, and rock formations) 
into proposed development and require avoidance of sensitive environmental 
resources”. The project is consistent with this policy because more than 25% of 
the project site’s most environmentally sensitive areas will be set aside as 
permanent open space for the preservation of a 3.1-acre area of habitat that is 
associated with Buena Creek and its ecosystem along the western boundary of 
the project site. The remaining portion of the site proposed for development is 
largely disturbed and relatively flat. The project grading and improvements have 
been designed to blend harmoniously with the existing gentle rolling terrain of the 
site. 

 
(c) That the requirements of the California Environmental Quality Act have been 

complied with: 
 
 The requirements of the California Environmental Quality Act have been 

complied with.   A comprehensive environmental evaluation has been completed 
for the project as documented in the projects §15183 Exemption Checklist. This 
evaluation concludes that the project qualifies for an exemption from additional 
environmental review because it is consistent with the development density and 
use characteristics established by the County of San Diego General Plan, as 
analyzed by the San Diego County General Plan Update Final Program EIR 
(GPU EIR, ER #02-ZA-001, SCH #2002111067), and all required findings can be 
made. 
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ORDINANCE COMPLIANCE AND NOTICES:  The project is subject to, but not limited 
to the following County of San Diego, State of California, and US Federal Government, 
Ordinances, Permits, and Requirements: 
 
ORDINANCE COMPLIANCE AND NOTICES:  The project is subject to, but not limited 
to the following County of San Diego, State of California, and US Federal Government, 
Ordinances, Permits, and Requirements: 
 
LIGHTING ORDINANCE COMPLIANCE: In order to comply with the County Lighting 
Ordinance 59.101 et seq. and Zoning Ordinance Sections 6322, 6324, and 6326, the 
onsite lighting shall comply with the approved plot plan(s), specific permit conditions and 
approved building plans associated with this permit. All light fixtures shall be designed 
and adjusted to reflect light downward, away from any road or street, and away from 
adjoining premises, and shall otherwise conform to the County Lighting Ordinance 
59.101 et seq. and Zoning Ordinance Sections 6322, and 6324. The property owner 
and permittee shall conform to the approved plot plan(s), specific permit conditions, and 
approved building plans associated with this permit as they pertain to lighting. No 
additional lighting is permitted. If the permittee or property owner chooses to change the 
site design in any away, they must obtain approval from the County for a Minor 
Deviation or a Modification pursuant to the County of San Diego Zoning Ordinance. 
  
NOISE ORDINANCE COMPLIANCE: In order to comply with the County Noise 
Ordinance 36.401 et seq. and the Noise Standards pursuant to the General Plan Noise 
Element (Table N-1 & N-2), the property and all of its uses shall comply with the 
approved plot plan(s), specific permit conditions and approved building plans associated 
with this permit. No loudspeakers, sound amplification systems, and project related 
noise sources shall produce noise levels in violation of the County Noise Ordinance The 
property owner and permittee shall conform to the approved plot plan(s), specific permit 
conditions, and approved building plans associated with this permit as they pertain to 
noise generating devices or activities. If the permittee or property owner chooses to 
change the site design in any away, they must obtain approval from the County for a 
Minor Deviation or a Modification pursuant to the County of San Diego Zoning 
Ordinance. 
  
COMPLIANCE INSPECTION: In order to comply with Zoning Ordinance Section 7362.e 
the County shall inspect the Use Permit property for compliance with the terms of this 
Use Permit. The County Permit Compliance Officer will perform a site inspection and 
review the on-going conditions associated with this permit. The inspection shall be 
scheduled no later than the six months subsequent to establishing the intended use of 
the permit. If the County determines the applicant is not complying with the Major Use 
Permit terms and conditions the applicant shall allow the County to conduct follow up 
inspections more frequently than once every twelve months until the County determines 
the applicant is in compliance. The Property Owner/Permitee shall allow the County to 
inspect the property for which the Major Use Permit has been granted, at least once 
every twelve months, to determine if the Property Owner/Permitee is complying with all 
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terms and conditions of the Use Permit. This requirement shall apply during the term of 
this permit. 
 
STORMWATER ORDINANCE COMPLIANCE: In order to Comply with all applicable 
stormwater regulations the activities proposed under this application are subject to 
enforcement under permits from the San Diego Regional Water Quality Control Board 
(RWQCB) and the County of San Diego Watershed Protection, Stormwater 
Management, and Discharge Control Ordinance No. 10385 and all other applicable 
ordinances and standards for the life of this permit. The project site shall be in 
compliance with all applicable stormwater regulations referenced above and all other 
applicable ordinances and standards. This includes compliance with the approved 
Stormwater Management Plan date , all requirements for Low Impact Development 
(LID), Hydromodification, materials and wastes control, erosion control, and sediment 
control on the project site. Projects that involve areas 1 acre or greater require that the 
property owner keep additional and updated information onsite concerning stormwater 
runoff. The property owner and permittee shall comply with the requirements of the 
stormwater regulations referenced above. 
 
STORMWATER:  Updated studies, including Hydromodification Management Plans for 
Priority Development Projects, will be required prior to approval of grading and 
improvement plans for construction pursuant to County of San Diego Watershed 
Protection, Stormwater Management and Discharge Control Ordinance No. 10385 
(N.S.), dated May 13, 2015 and Standard Urban Stormwater Mitigation Plan (SUSMP) 
Requirements for Development Applications, dated August 1, 2012.  These 
requirements are subject to periodic adjustment as changes are made to the National 
Pollutant Discharge Elimination System (NPDES) Permit and Waste Discharge 
Requirements imposed by the San Diego Regional Water Quality Control Board 
(Regional Board) on discharges from municipal separate storm sewer systems (MS4).  
The new MS4 Permit was adopted by the Regional Board on May 8, 2013 and 
amended on November 18, 2015.  The County has begun the process of amending 
ordinances and taking other action to implement the new MS4 Permit.  Additional 
studies and other action may be needed to comply with the new and future MS4 
Permits. 
 
LOW IMPACT DEVELOPMENT NOTICE: On January 24, 2007, the San Diego 
Regional Water Quality Control Board (SDRWQCB) issued a new Municipal Stormwater 
Permit under the National Pollutant Discharge Elimination System (NPDES). The 
requirements of the Municipal Permit were implemented beginning January 25, 2008. 
Project design shall be in compliance with the new Municipal Permit regulations. The 
Low Impact Development (LID) Best Management Practices (BMP) Requirements of the 
Municipal Permit can be found at the following link on Page 19, Section D.1.d (4), 
subsections (a) and (b):  
http://www.waterboards.ca.gov/sandiego/water_issues/programs/stormwater/docs/sd_p
ermit/r9_2007_0001/2007_0001final.pdf.   
http://www.sdcounty.ca.gov/PDS/docs/LID-Handbook.pdf.   
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The County has provided a LID Handbook as a source for LID information and is to be 
utilized by County staff and outside consultants for implementing LID in our region. See 
link above.  
 
GRADING PERMIT REQUIRED: A grading permit is required prior to commencement 
of grading when quantities exceed 200 cubic yards of excavation or eight feet (8’) of 
cut/fill per criteria of Section 87.202 (a) of the County Code.  
 
CONSTRUCTION PERMIT REQUIRED: A Construction Permit and/or Encroachment 
Permit are required for any and all work within the County road right-of-way. Contact 
DPW Construction/Road right-of-way Permits Services Section, (858) 694-3275, to 
coordinate departmental requirements. In addition, before trimming, removing or 
planting trees or shrubs in the County Road right-of-way, the applicant must first obtain 
a permit to remove plant or trim shrubs or trees from the Permit Services Section. 
 
ENCROACHMENT PERMIT REQUIRED:  An Encroachment Permit is required for any 
and all proposed/existing facilities within the County right-of-way. At the time of 
construction of future road improvements, the proposed facilities shall be relocated at 
no cost to the County, to the satisfaction of the Director of Public Works. 
 
EXCAVATION PERMIT REQUIRED:  An excavation permit is required for 
undergrounding and/or relocation of utilities within the County right-of-way. 
 
TRANSPORTATION IMPACT FEE:  The project is subject to County of San Diego 
Transportation Impact Fee (TIF) pursuant to County TIF Ordinance number 77.201 – 
77.223.The Transportation Impact Fee (TIF) shall be paid.  The fee is required for the 
entire project, or it can be paid at building permit issuance for each phase of the project.  
The fee is calculated pursuant to the ordinance at the time of building permit issuance.  
The applicant shall pay the TIF at the [PDS, LD Counter] and provide a copy of the 
receipt to the [PDS, BD] at time of permit issuance.   
 
If you have any questions regarding these conditions, please contact Ernie Bartley at 
(858)694-3095 or email Ernest.Bartley@sdcounty.ca.gov 
 
NOTICE: The subject property contains wetlands, a lake, a stream, and/or waters of the 
U.S. which may be subject to regulation by State and/or federal agencies, including, but 
not limited to, the Regional Water Quality Control Board, U.S. Army Corps of Engineers 
and the California Department of Fish and Wildlife. It is the applicant’s responsibility to 
consult with each agency to determine if a permit, agreement or other approval is 
required and to obtain all necessary permits, agreements or approvals before 
commencing any activity which could impact the wetlands, lake, stream, and/or waters 
of the U.S. on the subject property. The agency contact information is provided below.  

 
U.S. Army Corps of Engineers: 6010 Hidden Valley Rd, Suite 105, Carlsbad, CA 
92011-4219; (858) 674-5386; http://www.usace.army.mil/  
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Regional Water Quality Control Board: 9174 Sky Park Court, Suite 100, San 
Diego, CA 92123-4340; (858) 467-2952; 
http://www.waterboards.ca.gov/sandiego/  
California Department of Fish and Wildlife: 3883 Ruffin Rd., San Diego, CA 
92123; (858) 467-4201; http://www.dfg.ca.gov/  

 
NOTICE: The subject property contains habitat which may be used for nesting by 
migratory birds. Any grading, brushing or clearing conducted during the migratory bird 
breeding season, February 1 – August 31, has a potential to impact nesting or breeding 
birds in violation of the Migratory Bird Treaty Act. The applicant may submit evidence 
that nesting or breeding migratory birds will not be affected by the grading, brushing or 
clearing to these agencies: California Department of Fish and Wildlife, 3883 Ruffin Rd., 
San Diego, CA 92123, (858) 467-4201, http://www.dfg.ca.gov/; and United States Fish 
and Wildlife Service, 6010 Hidden Valley Rd, Carlsbad, CA 92011-4219, (760) 431-
9440, http://www.fws.gov/. 
  
NOTICE: THE ISSUANCE OF THIS PERMIT BY THE COUNTY OF SAN DIEGO 
DOES NOT AUTHORIZE THE APPLICANT FOR SAID PERMIT TO VIOLATE ANY 
FEDERAL, STATE, OR COUNTY LAWS, ORDINANCES, REGULATIONS, OR 
POLICIES INCLUDING, BUT NOT LIMITED TO, THE FEDERAL ENDANGERED 
SPECIES ACT AND ANY AMENDMENTS THERETO. 
 
NOTICE: - The project was found to be “Exempt” from the California Environmental 
Quality Act (CEQA), therefore no fee is required. 
 
NOTICE: The 90 day period in which the applicant may file a protest of the fees, 
dedications or exactions begins on the date of issuance of the Final Notice of Decision. 
  
NOTICE: The project will be required to pay Planning & Development Services 
Mitigation Monitoring and Condition Review Fee. The fee will be collected at the time of 
the first submittal for Condition Satisfaction to PDS, including Mitigation Monitoring 
requests. The amount of the fee will be determined by the current Fee Ordinance 
requirement at the time of the first submittal and is based on the number of PDS 
conditions that need to be satisfied. The fee amount will only be paid one time for those 
conditions that are indicated with the [PDS, FEE] designator. The fee will not apply to 
subsequent project approvals that require a separate submittal fee such as, 
Revegetation and Landscape Plans, Resource (Habitat) Management Plans, Habitat 
Loss Permits, Administrative Permits, Site Plans, and any other discretionary permit 
applications. 
 
 

EXPLANATION OF COUNTY DEPARTMENT AND DIVISION ACRONYMS 

Planning & Development Services  (PDS) 

Project Planning Division PPD Land Development Project 
Review Teams LDR 

2 - 188



MUP-14-017 40  March 11, 2016 
 

Permit Compliance Coordinator PCC Project Manager PM 

Building Plan Process Review BPPR Plan Checker PC 
Building Division BD Map Checker MC 
Building Inspector BI Landscape Architect LA 
Zoning Counter ZO   
Department of Public Works (DPW) 
Private Development Construction 
Inspection PDCI Environmental Services Unit 

Division ESU 

Department of Environmental Health  (DEH) 
Land and Water Quality Division LWQ Local Enforcement Agency LEA 
Vector Control VCT Hazmat Division HMD 
Department of Parks and Recreation (DPR) 
Trails Coordinator TC Group Program Manager GPM 

Parks Planner PP   

Department of General Service (DGS) 

Real Property Division RP   
 
APPEAL PROCEDURE:  Within ten calendar days after the date of this Decision of the 
Planning Commission, the decision may be appealed to the Board of Supervisors in 
accordance with Section 7366 of the County Zoning Ordinance.  An appeal shall be filed 
with the Director of Planning & Development Services or by mail with the Secretary of 
the Planning Commission within TEN CALENDAR DAYS of the date of this notice AND 
MUST BE ACCOMPANIED BY THE DEPOSIT OR FEE AS PRESCRIBED IN THE 
DEPARTMENT’S FEE SCHEDULE, PDS FORM #369, pursuant to Section 362 of the 
San Diego County Administrative Code.  If the tenth day falls on a weekend or County 
holiday, an appeal will be accepted until 4:00 p.m. on the following day the County is 
open for business. Filing of an appeal will stay the decision of the Director until a 
hearing on your application is held and action is taken by the Planning Commission.  
Furthermore, the 90-day period in which the applicant may file a protest of the fees, 
dedications or exactions begins on the date of approval of this Decision.  
 
 
 
 
 
 
 
 
 
COUNTY OF SAN DIEGO PLANNING COMMISSION 
MARK WARDLAW, SECRETARY 
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BY: 
 
 Cara Lacey, Chief 
 Project Planning Division 

Planning & Development Services  
 
 
cc: Dan Paul, GH 2, LLC, 1530 Industrial Ave., Escondido, CA 92029 

Marc Perlman, Marker Lone Oak, 427 So. Cedros Ave., Suite 201, Solana 
Beach, CA 92075 

 
email cc: 

Ken Brazell, Team Leader, Land Development/Engineering, PDS 
Dave Sibbet, Planning Manager, Project Planning, PDS 
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