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A. EXECUTIVE SUMMARY 
 
1. Requested Actions 

 
This is a request for the Planning Commission to evaluate the proposed Tentative Map (TM), 
PDS2006-3100-5510, determine if the required findings are met and, if met, take the following 
actions:  
 
a. Adopt the Environmental Findings included in Attachment D, 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. Adopt the Resolution of Approval for the TM 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 B).  
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2. Key Requirements for Requested Actions 
 
a. Is the proposed project consistent with the vision, goals, and polices of the General Plan?  
b.  Does the project comply with the policies set forth under the Fallbrook Community Plan?   
c. Is the proposed project consistent with the County’s Zoning Ordinance? 
d. Is the proposed project consistent with the County’s Subdivision Ordinance? 
e. Is the project consistent with other applicable County regulations? 
f. Does the project comply with the California Environmental Quality Act (CEQA)?   
 

B. REPORT SUMMARY 
 
1. Summary 
 

The purpose of the following staff report is to provide the Planning Commission with the information 
necessary to consider the proposed TM, conditions of approval and findings, and Environmental 
Findings prepared in accordance with CEQA. 
 
The applicant proposes a TM for a 25-lot subdivision, consisting of 21 residential lots, two Home 
Owners Association (HOA) lots for detention basins and two biological open space lots.  Based on 
the analysis performed by staff, the Planning & Development Services (PDS) concludes that the 
key findings are met. Therefore, staff finds the proposal in conformance with the six listed Key 
Requirements for Action and recommends approval of the TM with the proposed conditions noted 
in the attached Resolution of Approval (Attachment B). 

 
2. Background 
 

The proposed project was submitted on July 27, 2006. The original design was for 26 lots (22 
residential lots, two detention basins and two Biological Open Space Easements). At that time, the 
TM included an Administrative Permit for Lot Area Averaging. During processing of the project, the 
applicant worked with staff to develop a TM which conformed to the General Plan and Zoning 
without the need for Lot Area Averaging, which resulted in 25 total lots. Between 2006 and 2010, 
the project was further reduced to 21 residential lots (25 total) to satisfy biological concerns. In 
2011, the applicant requested that the project be placed into “idle status,” which allowed the project 
to remain active without the deadlines of the County of San Diego timeline schedule. In 2014, the 
applicant brought the project out of idle and continued processing.  
 
The project was heard at the Planning Commission on July 17, 2015. There was opposition to the 
project, and the Planning Commissioners asked for various changes to the project based on 
concerns raised during Public Noticing and at the hearing. These items included requests to: 
reduce the amount of grading to better conform with the Fallbrook Community Plan, add 
landscaping for buffering and screening for the existing surrounding residents, and address safety 
concerns with the proposed u-turn to the north of the project. The Planning Commission referred 
the project back to staff and requested the applicant to return to the Planning Commission after 
these issues were addressed.  
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C. DEVELOPMENT PROPOSAL 
 
1. Project Description 

  
Since the July 17, 2015 Planning Commission hearing, the applicant has reduced grading, added 
landscaping and thoroughly evaluated other access options. The applicant worked diligently with 
staff to resolve the concerns that the Planning Commission, Fallbrook Community Planning Group 
(CPG), and nearby residents had with the design of the project. Changes include:  
 

� Reducing the amount of grading from 80,000 cubic yards to 60,000 cubic yards of 
balanced cut and fill. 

� Reducing the steepness of the slopes along the north and south property lines from a 2:1 
to a 3:1 slope. 

� Adding landscaping to help screen the development from existing residents. 
� No longer requiring removal of the landscaped median at the intersection of South Mission 

Road and Sterling Bridge.  
 

These changes, along with continued community outreach, allowed the project to receive a 
recommendation of approval from the Fallbrook Community Planning Group on February 15, 2016 
(Ayes – 8, Noes – 0, Abstain – 0, Vacant/Absent – 7). 
 
The updated proposed TM would continue to subdivide 17.30 acres into 25 lots, including 21 
residential lots, two HOA common site area lots for detention basins, and two biological open 
space lots to preserve wetlands. The proposed residential lots are 0.5 gross acre and net. There 
are existing wells and structures previously used for agriculture which would be removed as a 
condition of the project. Water and sewer will be provided by Fallbrook Public Utilities District; and 
approximately 1,600 feet of sewer and water utilities will be extended for the project. Previously, 
grading was proposed for 80,000 cubic yards of balanced cut and fill. The quantities have been 
redesigned to 60,000 cubic yards of balanced cut and fill.   
 
Access to the lots would still be provided by a proposed private road connecting to South Mission 
Road. The existing median design only allows for right-in from South Mission Road, right-out from 
the project. Finally, Stage Coach Lane fronts 137 feet along the southwest corner of the property. 
This section of Stage Coach Lane is conditioned to be improved and widened to Public Road 
Standards. The proposed private road is approximately 1,100 feet long, which is greater than the 
800 feet allowed per the County Fire Code, per the zone for the area. During processing of the 
project, County Fire Marshal and the North County Fire Protection District agreed that the design 
was acceptable, with an emergency only access to Morro Road, shown in Figure 1. This 
emergency access allowed for the use of Morro Road without improvements, and the construction 
of a locked gate to the east of the property. This gate would allow for emergency access, while 
keeping vehicles from using Morro Road to access the site. 
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Figure 2: Project Location  
 

 
Figure 3: Aerial Project Location  
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Surrounding land uses primarily consist of residential development to the north, east and south 
(see Figure 4). The surrounding residential development is similar in density and lot size. Existing 
parcels abutting the property to the north, east and south range from 10,000 square feet to one 
acre, with one nearby parcel at 2.3 acres. In addition, density of the surrounding land is 
approximately two units per acre, which is consistent with the proposed project’s density.  Fallbrook 
Community Air Park and Camp Pendleton are located to the west, and Fallbrook High School is 
located further to the south. South Mission Road runs north and south, and fronts the property to 
the west. Stage Coach Lane fronts the property for the first 137 feet east of South Mission Road 
and then continues easterly. 
 

 
Figure 4: Aerial Photo  
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Table C-1: Surrounding Zoning and Land Uses 
 

 
Location 

 
General 

Plan 
 

Zoning Adjacent 
Streets Description 

North 
Specific Plan Area, 
Village Residential, 

Open Space 
RS, RR, 
S80, S88 

Sterling Bridge, 
Stone Castle, 

Kirkcaldy Road 
Residential 

East 
Village Residential, 
Public/Semi-Public 

Facilities, Open Space 
RR 

Morro Road, 
Rujean Lane, 

Knollwood Ave 
Residential 

South 

Public/Semi-Public 
Facilities, Village 

Residential, Semi-
Rural Residential, 

General 
Commercial 

RR, A70, 
C36 

Summerhill 
Lane, South 
Stage Coach 

Lane, Olive Hill 
Road 

Residential, Fallbrook 
High School 

West 
Public/Semi-Public 

Facilities, Open Space, 
Public Agency Lands 

A72 Mission Road, 
Air Park Road 

Fallbrook Community 
Airpark 

 
D. ANALYSIS AND DISCUSSION 

 
1. Project Analysis 
 

Staff has reviewed the project to ensure it conforms to the relevant ordinances and guidelines, 
including the San Diego County General Plan, Fallbrook Community Plan, the Subdivision 
Ordinance, the Zoning Ordinance, and CEQA Guidelines.  
 
During processing of the proposed project and during public disclosure (March 26, 2015 - April 24, 
2015), several concerns were raised by stakeholders. These issues were biology, drainage, 
grading, aesthetics, traffic, loss of agricultural land and property devaluation. During the July 17, 
2015 Planning Commission hearing, these items, along with new concerns, were discussed. The 
new issues include: traffic alternatives and options; excessive u-turn traffic on both Summerhill 
Lane and the entrance to Peppertree Park; building height; landscaping for screening the project; 
and a pedestrian access along Morro Road to the nearby high school. These items will be 
discussed in the following sections. The project has been redesigned based on many of these 
concerns.  
 
Biology Impacts 
 
The impacts to biological resources were raised as a concern by stakeholders. The 17.30 acre site 
consists of 1.87 acres of southern riparian forest, 0.42-acre of southern coast live oak riparian 
forest, 0.26-acre of coast live oak woodland, 1.17 acres of non-native vegetation, 12.46 acres of 
agriculture, 0.66-acre of disturbed land, and 0.46-acre of urban/developed land. Ostrich Farms 
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Creek crosses the property along the western boundary and falls under such Agency jurisdiction as 
the Army Corp of Engineers (ACOE), California Department of Fish and Wildlife (CDFW), California 
Regional Water Quality Control Board (RWQCB), and County Resource Protection Ordinance 
(RPO). These Agencies had no comments or concerns during batching meetings or during the 
processing of the project. The project has been conditioned to require appropriate permits from 
ACOE and CDFW for the creek crossing. No state or federal endangered or threatened plants or 
wildlife were observed or are expected on-site. While no sensitive plants were found, five sensitive 
wildlife species were observed on-site and overhead: Cooper’s hawk (Accipiter cooperi), great blue 
heron (Ardea herodias), red-shouldered hawk (Buteo lineatus), barn owl (Tyto alba), and white-
tailed kite (Elanus caeruleus). 
 
To mitigate for biological resources within the creek, 0.54 acres of southern riparian forest would 
be placed within an on-site biological open space, and 0.57 acres of coast live oak woodland would 
be mitigated off-site. The proposed bridge crossing the creek shall be an allowable use within the 
Biological Open Space Easement (“Easement”). The limits of this Easement would be delineated 
by a permanent fence with signage, with an opening for the bridge crossing. The open space 
fencing and signage would ensure that the wetland would remain protected from development and 
persons entering the area. The project would have a 100-foot limited building zone (LBZ) around 
the Easement, which is located along the western portion of the project. The LBZ would prohibit the 
construction of habitable structures within the Easement and this area is designed to be used as 
detention basins.  
 
Project impacts were calculated as follows: approximately 0.18-acre of southern riparian forest, 
0.19-acre of coast live oak woodland, 0.68-acre of non-native vegetation, 12.46 acres of non-
contiguous agriculture, 0.42-acre of disturbed land, and 0.46-acre of developed land. The Ostrich 
Farms Creek and associated habitat would be placed in a biological open space easement except 
for the proposed bridge that would be used to access the property. Other mitigation measures 
include a revegetation plan that would be used to mitigate for 0.54-acre of southern riparian forest 
on-site in the biological easement, wetland permits, the transfer of land located along Ostrich 
Farms Creek to the Fallbrook Land Conservancy, restriction of all brushing, clearing and/or grading 
such that none will be allowed during the breeding season of migratory bird and raptor species, 
and temporary and permanent fencing with permanent signs adjacent to the open space. With 
these conditions and restrictions, the project has been mitigated to a level of less than significant. 
 
Since the July 17, 2015 Planning Commission hearing, a community member raised a question 
about the biology report. The claim was that the report was not thorough because it did not 
evaluate the Coronado skink (lizard), which the neighbor claims to have seen in the area. While 
neither staff nor the applicant’s Biologist have not confirmed the sighting, staff did acknowledge 
that the report did not address this species. However, the site is located in the Northern Foothills 
Ecoregion, which is not an ecoregion where the Coronado skink is expected to occur. In addition, 
the site contains only a small area (0.42 acre) of coast live oak woodland, which would be a 
potential habitat used by the Coronado skink. All other habitats on-site would not be expected to be 
Coronado skink habitat. Furthermore, in the unlikely event that a Coronado skink was observed on-
site, it is classified as a County Group 2 species, which is mitigated concurrently with habitat-based 
mitigation. Mitigation for impacts to coast live oak woodland would be mitigated off-site at a ratio of 
3:1. Therefore, this comment has been addressed. 
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been reduced in footprint size from an average of 16,000 square feet to an average of 13,000 
square feet. Finally, the pads were moved closer toward the center of the property, which was a 
suggestion made by the Planning Commission at the July 2015 hearing. These updated 
Preliminary Grading Plans were shown to the Fallbrook CPG on December 21, 2015, and were 
given a recommendation of approval. 
 
The following sequence of cross sections (Figure 8a-8d) shows the update to the grading proposed 
within the property. The profile and homes show the updated grading proposal. Note the 
landscaping along the perimeter and proposed private easement. The blue line indicates the 
natural grade and the red line indicates the previous grading proposal. The Preliminary Grading 
Plan which depicts each cross section is shown on Figure 8e, next page. 
 

 
Figure 8a: Cross Section A-A 
 

 
Figure 8b: Cross Section B-B 
 

 
Figure 8c: Cross Section C-C 
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Figure 8d: Cross Section D-D 
 

 
 
Figure 8e: Location of Cross Sections 
 
Concern was also raised during Public Notification and Planning Commission regarding potential 
erosion, instability and/or ground failure. It was determined that the developable portion of the 
project is not located within a fault hazard zone, nor is it located within a landslide susceptibility 
area. While the western portion of the property is within a potential liquefaction area, this area is 
located within the proposed detention easement and/or LBZ, which preclude the building of 
habitable structures and is not proposed to be graded for a residence.  
 
A comment was raised regarding the soils on the site, which would cause instability of future 
homes. The western portion of the site within the Easement or LBZ had a moderate to high erosion 
ratio, while the developable portion of the site lists an erodibility factor of “low.” Regardless, the 
project would not result in substantial soil erosion or have a loss of topsoil, due to the following 
Best Management Practices (BMPs), which would be a condition of the project: preservation of 
significant trees, floodplains, steep slopes, and the existing wetland; and design on-site storm drain 
inlets, self-retaining landscape areas, rural swales, permeable pavements, and rip rap. 
Furthermore, the project would not result in substantial soil erosion or loss of topsoil because the 
project would be required to comply with the Watershed Protection Ordinance (WPO) and Grading 

D 

C 

B 

C 

B A 

A D 
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Ordinance which ensure that the project would not result in any unprotected erodible soils and 
would not significantly alter existing drainage patterns. 
 
Aesthetics 
 
The community raised issues regarding the visual impact of the proposed project. The nearby 
residents have concerns about the setbacks of the proposed homes in proximity to their existing 
homes and potential light pollution. Under CEQA, private viewsheds are not evaluated as an 
impact. However, there is consideration given to the design of the project in relation to the setting 
of the land surrounding and uses, as noted below. The applicant made several changes to the 
project which resulted in a design which adds additional screening and privacy. 
 
The first issue raised was that the elevation of the proposed subdivision is higher than the existing 
homes along Summerhill Lane, to the south (see Figure 9). The neighboring resident’s opinions are 
that the proposed homes would not only block the views from their backyards, but encroach into 
their privacy. Staff visited the site in April 2015, and determined that the homes to the south are 
currently 15-30 feet lower in elevation, and most would remain at approximately 15-30 feet lower in 
elevation post-development. However, the zoning also requires a 40-foot rear yard setback, which 
would provide an increased buffer for the abutting residents. Due to the changes in the Preliminary 
Grading Plan, the building pads have been reduced in size, and the slopes lowered. These 
changes allowed the building pads to be placed closer toward the center of the property. Finally, 
the applicant has agreed to add trees around the perimeter of the site, which allows for more 
privacy for the existing residents.  
 
The second issue raised regarding visual impacts was light pollution. Residential lighting would be 
required to conform with the “County’s Light Pollution Code” to prevent spillover onto adjacent 
properties and minimize impacts to dark skies. The applicant is required to submit photometric 
studies at the building permit stage to ensure that lighting is maintained within the property 
boundary. Furthermore, the site is within Safety Zone 6 of the Fallbrook Community Airpark, and 
was reviewed to ensure that the project, including lighting, would be compatible with the airport. 
For these reasons, the staff believes the project is in conformance with the County’s requirements 
for lighting and airport compatibility.   
 
Height of Residences 
 
Another concern discussed in the July 2015 Planning Commission hearing was in regard to the 
height of the future homes. As noted in “Aesthetics,” neighbors to the south are concerned that the 
proposed homes would “look down” upon their homes (see Figure 9). Residents to the north 
mentioned the proposed homes would block their views to the south (see Figure 10). Zoning for the 
site allows for homes to be two-stories, maximum of 35 feet in height. Since this project is only a 
Tentative Map with no allowance for ongoing conditions, the County cannot preclude a future two-
story home from being a possibility under this zone. The applicants have responded to this concern 
by lowering the grading, moving the pads further from the perimeter and adding perimeter 
landscaping. 
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Figure 9: Looking South from Project Site (Summerhill Lane Homes at Project Boundary) 
 

 
Figure 10: Looking Northeast from Project Site (Pepper Tree Park Homes at Project Boundary) 
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Buffering and Screening 
 
Similar to the privacy issue, the surrounding neighbors were concerned with the change in the 
aesthetics due to the proposed subdivision. There was discussion at the July 2015 Planning 
Commission hearing that the proposed homes would be prominent in their viewshed. In addition to 
the changes in the grading and placement of the building pads, the applicant agreed to add a 
Conceptual Landscape Plan (Attachment A, page 4 and 5 of Preliminary Grading Plan). This 
Conceptual Landscape Plan would help screen the proposed homes for the existing residents. The 
Conceptual Landscape Plan was submitted to the Fallbrook Subcommittee and CPG, and both 
groups recommended approval at each group’s February meeting. The conditions have been 
updated to incorporate the Conceptual Landscape Plan, require approval of a Final Landscape 
Plan, and will be continue to be maintained as an ongoing condition. 
 
The applicant and staff worked to resolve these issues and concerns over several months, and 
produce an updated map that results in less grading, less visual and traffic impacts, and continues 
to preserve biological resources. 
 
Traffic Impacts 
 
Nearby residents mentioned that there are potential traffic impacts. One concern was the additional 
traffic generated from the subdivision. The Traffic Impact Study conducted by RBF Consulting on 
February 23, 2015, identified that the proposed project would result in an additional 210 average 
daily trips (ADT), which would be distributed to South Mission Road, Stage Coach Lane, and Olive 
Hill Road. No direct impacts were identified to occur along any project study segments or 
intersections. Staff determined that the project’s potential ADT would not result in significant traffic 
impacts to the area. Because the Traffic Study was completed in 2007, staff requested that the 
applicant reevaluate the study based on current conditions. An updated Traffic Impact Study, dated 
May 2015, determined that the overall ADT on South Mission Road was 2.9% higher in May 2015 
versus the October 2007 data. However, the peak period counts at project study intersections had 
decreased (morning peak periods down 3.5% and evening peak periods down 4.7%). As 
intersections are the main location for delay, staff determined that the combination of higher daily 
volumes but lower peak volumes found with the additional analysis confirm that the study findings 
remained the same, with no impacts identified. Therefore, staff concluded that there would be no 
significant traffic impacts. 
 
Traffic Plan 
 
Another traffic concern was the current design of the project driveway, which only allows right-in 
from South Mission Road and right-out from the project due to the landscaped median in South 
Mission Road along the project’s frontage. The design recommended at the July 2015 Planning 
Commission hearing was for a proposed u-turn at the intersection of South Mission Road and 
Sterling Bridge Road, which is the intersection immediately north of the project. The u-turn 
proposal at South Mission Road and Sterling Bridge Road was not received well by the community, 
for reasons such as sight distance, turning radius and median removal. 
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After the July 2015 hearing, the applicant met with staff and the community to determine the best 
option for access in and out of the project. The applicant met with the Fallbrook CPG Traffic 
Subcommittee on February 9, 2016 and the Fallbrook CPG on February 15, 2016, and thoroughly 
explained six different access options. These options were:  
 
1) Provide a left turn bay for southbound Mission Road Traffic at the project entrance. This 

option was dismissed because a substantial portion of the median would need to be 
removed, which was not well received with the Community Planning Group or surrounding 
residents. 

 
2)  Installation of a traffic signal at Mission Road and the project entrance. This option was not 

pursued because of the low amount of traffic generated by the proposed project. In 
addition, the existing traffic signals to the north and south of this proposed signal would 
restrict the movement of traffic along South Mission Road 

 
3)  Use of Sterling Bridge Road through Pepper Tree Park to connect to the subdivision. This 

option was not considered since Sterling Bridge Road is a private road, which is owned 
and maintained by the Peppertree Park Homeowner’s Association (HOA), and the HOA’s 
legal advisors declined to agree to this proposal. Furthermore, this proposed access would 
exceed the dead-end road length required by the Fire Code. 

 
4) Use of Morro Road as the primary access. This option was dismissed due to poor sight 

distance, difficulty obtaining easement for grading and road improvement requirements, 
and exceedance of required dead-end road length distance. 

 
5) Add a u-turn at Sterling Bridge Road and South Mission Road. This is the proposal that 

was previously presented to the Planning Commission at the July 2015 hearing. While this 
was determined by County staff as an option, it was removed as a possibility due to public 
concern for safety, and the community did not agree to the removal of 100 feet of median.  

 
6) Utilize the existing intersection at Air Park Road and South Mission Road. As previously 

stated, this is the current proposal. This proposal would use the left turn lane of Air Park 
Road Intersection to accommodate traffic leaving the project and wanting to travel south.  
Currently, a left turn lane exists, and there is no restriction on making a u-turn. The 
intersection meets current standards in terms of width for u-turns, and the sight distance 
for making the u-turns is 750 feet, which well exceeds County standards of 450 feet for a 
road with this posted speed limit. It is located approximately 950 feet north of the project 
entrance, allowing sufficient time and distance for a motorist to move into the left lane and 
eventually left turn lane. Because the left turn lane currently exists, no part of the median 
would need to be removed. This alternative has been determined by the County Staff as 
an alternative that would not overburden any roads or intersections, and was part of the 
project description that was approved by the Fallbrook CPG on February 15, 2016.  

 
At the end of the February Fallbrook CPG meeting, the group voted to recommend approval of the 
project. The recommendations included offering an Irrevocable Offer of Dedication (IOD) along the 
project frontage of South Mission Road for potential future widening, and researching the option for 
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adding a Mission Road acceleration and deceleration lane for vehicles entering and exiting the site. 
The County has added a condition for an IOD along South Mission Road. Staff also researched the 
request for an acceleration and deceleration lane, but determined it would not be feasible for 
several reasons: 
 

� There is no nexus for acceleration/deceleration lanes as the ADT is below what is 
required. 

� It would require the existing North County Transit District (NCTD) bus stop to be moved 
and the NCTD did not agree to relocation. 

� There would be safety issues with the distance between the proposed acceleration lane 
and the existing Sterling Bridge intersection. 

� The buildout for these lanes would encroach into the Ostrich Creek Biological Open Space 
Easement. 

� A large amount of fill would be required within the drainage easement, which would require 
further environmental review and approval from such Agencies as CDFW and ACOE. 

� Traffic studies have indicated that turn lanes do not slow traffic, whereas vehicles slowing 
to make a right turn directly from the roadway will result in traffic slowing and becoming a 
safer driving environment. 

Therefore, the IOD is incorporated into the project design, but the acceleration/deceleration lane 
would not be a part of the project.  
 
Excessive u-turn traffic on Summerhill Lane and the entrance to Peppertree Park 
 
Several neighbors have stated that motorists currently make u-turns in the private road entrances 
to the neighborhoods at both Summerhill Lane and Stagecoach Lane and Sterling Bridge (which 
leads to Peppertree Park). The concern is that the proposed development of Pacifica Estates 
would lead to additional u-turns at these roads from future residents. While these maneuvers are 
not illegal (there are no signs stating “no u-turn”), it is an annoyance for the residents and it places 
additional vehicle trips on the private roads, which can lead to more wear. These statements were 
brought up during Planning Commission and at various CPG meetings. However, this is an existing 
condition, and there is no guarantee that the future residents or visitors of Pacifica Estates would 
perform these same turning maneuvers. Therefore, there are no changes to the project design 
based on this matter. 
 
Pedestrian Access Along Morro Road 
 
At the July 2015 Planning Commission hearing, the Planning Commission asked the applicant to 
add pedestrian access with a gate connecting to Morro Road. The idea was to allow pedestrians, 
mainly students, to use Morro Road to walk to Fallbrook High School. The applicant and staff 
looked into this option. The applicant is hesitant to add this access, since it may encourage 
pedestrians to use Morro Road with the intent of accessing the high school, which could place 
them in a dangerous situation. This may cause a person to attempt to cross at the Morro 
Road/Stage Coach Lane intersection. The intersection of Morro Road and Stage Coach Lane does 
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not allow for pedestrian crossing, does not have a school crossing guard, and there is poor sight 
distance along this stretch of roadway. A cautious pedestrian using Morro Road would be required 
to travel west along Stage Coach Lane and use the signal at the intersection of Stage Coach Lane 
and South Mission Road, which would add additional distance. It would be more practical and safer 
to walk west out of the subdivision, travel south along the existing sidewalk on South Mission Road 
and use the existing crossing signal. While the applicant would be willing to add a pedestrian gate 
to access Morro Road if it were requested by the Commission, they ask that the Commission 
understand the possible hazards involved in this decision. 
 
Loss of Agricultural Land 
 
The site has existing agricultural operations, and contains lands designated as Unique Farmland 
and Farmland of Local Importance. Due to the presence of onsite agricultural resources, the site 
was evaluated to determine the importance of the resource based on the County’s Local 
Agricultural Resources Assessment (LARA) Model, which takes into account local factors that 
define the importance of San Diego County agricultural resources. In order for a site to be 
considered an important agricultural resource based on the LARA Model, all three required LARA 
Model factors (water, soil, and climate) must receive either a high or moderate score. A low score 
in any of these three categories results in a determination that the site is not an important 
agricultural resource.   
 
The project site contains less than 10 acres of contiguous prime farmland or statewide importance 
soils and has a low rating in soil quality. Therefore, the land is not considered an “important 
agricultural resource”. Additionally, the site is surrounded by dense residential development, a 
school and the Fallbrook Airport. Furthermore, the project site is not under a Williamson Contract. 
Therefore, no potentially significant impacts to agricultural resources will occur as a result of the 
TM. 
 
Property Devaluation 
 
There has been concern among several of the nearby residents that their property values could be 
affected negatively if the subdivision is approved and built. Property value is not considered a 
CEQA issue, nor is it a required TM finding. The review of the TM focuses on consistency with the 
General Plan, Zoning Ordinance, Subdivision Ordinance, and all other applicable laws and 
regulations, such as visual impacts, design and compatibility with the surrounding neighborhood. 
Therefore, property devaluation is not a relevant standard in evaluating the project. 
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2.  General Plan Consistency 
 
The proposed project is consistent with all relevant General Plan goals, policies, and actions. The 
following policies are highlighted in Table D-1.  
 
Table D-1: 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 two units per acre, or 34 units. The 
proposed TM would result in a maximum of 25 
lots and 21 units. With the open space factored 
out of the acreage, the development would utilize 
approximately 79% of the planned density.  

LU-2.4 Relationship of Land Uses to 
Community Character – Ensure that the 
land uses and densities within any Regional 
Category or Land Use Designation depicted 
on the Land Use Map reflect the unique 
issues, character, and development 
objectives for a Community Plan area, in 
addition to the General Plan Guiding 
Principles.  

The Village Regional Category is an area where 
higher intensity land uses are planned and 
established. Surrounding land uses are 
predominantly residential as is the proposed TM 
would continue to fit in with the community 
character for the Fallbrook Village classification. 

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 significant 
impacts to surrounding areas. The project 
proposes a residential subdivision and would not 
introduce a new use that would create or cause 
excessive noise or vibrations. The design of the 
project places development within the flattest 
area and an open space easement would be 
added on-site.   

LU-6.1 – Environmental Sustainability. 
Require the protection of intact or sensitive 
natural resources in support of the long-term 
sustainability of the natural environment. 

The project would preserve 0.54 acre of southern 
riparian forest within a Biological Open Space 
Easement. Fencing and signage would 
discourage intrusion by people or vehicles. 
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General Plan Policy Explanation of Project Conformance 
LU-6.5 – Sustainable Stormwater 
Management. Ensure that development 
minimizes the use of impervious surfaces 
and incorporates other Low Impact 
Development (LID) techniques and a 
combination of site design, source control, 
and stormwater best management practices, 
where applicable and consistent with the 
County’s LID Handbook. 

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

LU-6.9 – Development Conformance with 
Topography. Require development to 
conform to the natural topography to limit 
grading; incorporate and not significantly 
alter the dominate physical characteristics of 
a site; and to utilize natural drainage and 
topography in conveying stormwater to the 
maximum extent practicable. 

The project would involve 60,000 cubic yards of 
grading for the 21 residential lots and two 
detention basin lots. The applicant has 
redesigned the project to incorporate more of the 
natural topography, reduced the slopes from 2:1 
to 3:1, and reduced the building pad sizes. 

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

The site was analyzed for agricultural hazardous 
wastes and structural removal hazards. The 
project site contains the potential for 
contamination from agriculture use. Due to the 
low probability of hazards in the soils or 
structures, the applicant was not required to 
perform a Phase I and Limited Phase II 
Environmental Site Assessment (ESA) during the 
processing of the permit. However, a condition 
has been added (Condition #69). 

LU-9.5 – Village Uses. Encourage 
development of distinct areas within 
communities offering residents a place to 
live, work and shop, and neighborhoods that 
integrate a mix of uses and housing types.   

The proposed project would provide Fallbrook 
community residents and others additional 
opportunities to own a unit in the established 
residential area, while being in close proximity to 
commercial shopping, school, and work. 

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 Fallbrook Public 
Utilities District. A Project Facility Availability 
Form has been provided from the Fallbrook 
Public Utilities District and indicates that water 
service is available. The project would extend a 
water line approximately 900 feet from Morro 
Road, along the proposed private road, to the 
west. 
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General Plan Policy Explanation of Project Conformance 
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 Fallbrook Public 
Utilities District. A Project Facility Availability 
Form has been provided that indicates that sewer 
service is available. The project would extend a 
sewer line approximately 900 feet from Morro 
Road, along the proposed private road, to the 
west. 

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 would be 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. This policy is 
enforced at the Building Permit phase. 

COS 14.3 Sustainable Development. 
Require design of residential subdivisions 
and nonresidential development through 
“green” and sustainable land development 
practices to conserve energy, water, open 
space, and natural resources. 

The project has been designed using sustainable 
land development practices, including the 
installation of bio-retention basins to treat 
stormwater runoff, the preservation of a 
biologically sensitive area and the improvement of 
an existing flooding condition. 

COS-19.1 Sustainable Development 
Practices. Require land development, 
building design, landscaping, and 
operational practices that minimize water 
consumption. 

The proposed TM would include conditions to 
require that planning, funding and construction 
efforts shall consider ways to minimize water 
consumption, regardless of whether water is 
deemed to be readily available by applicable 
water authorities at local, county, and/or state 
levels. 

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 North County FPD. 
The design features provided by the applicant 
include: a minimum 36-foot wide private roadway; 
the cul-de-sac to be 38 feet AC surface width; 
emergency access to Morro Road; and the 
installation of three fire hydrants at specific 
locations along the proposed private road. 
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3. Community Plan Consistency 
  
 The proposed project is consistent with the following relevant Fallbrook Community Plan goals, 

policies, and actions as described in Table D-2. 
 

Table D-2: Fallbrook Community Plan Conformance   
 
Community Plan Policy Explanation of Project Conformance 
Goal LU 1.1 - Perpetuate the existing 
rural charm and village atmosphere 
while accommodating growth. 

The proposal for single-family homes would 
encourage growth within Fallbrook while maintaining 
a rural feel, since the Biological Open Space 
creates a buffer from South Mission Road. In 
addition, the proposed lot sizes and density is 
consistent with the surrounding area. 

Policy LU 2.1.3 - Prohibit grading for 
residential development from unduly 
disrupting the natural terrain, or causing 
problems associated with runoff, 
drainage, erosion, or siltation. 

The project originally was proposed to grade 80,000 
cubic yards of material. The updated design has 
been reduced to 60,000 cubic yards. The applicant 
has also redesigned the project to incorporate more 
of the natural topography, reduced the slopes from 
2:1 to 3:1, and reduced the building pad sizes. The 
project would also incorporate bioretention areas 
and BMPs to ensure no increased amount of runoff 
or erosion as a result of the development. 

Policy COS 1.2.1 - Encourage 
floodplains and natural stream courses 
to be preserved in permanent open 
space and uses limited to recreational or 
light agriculture uses. 

Ostrich Farms Creek is located along the western 
portion of the property. This area would be placed 
into a Biological Open Space and dedicated to the 
Fallbrook Conservation District. 
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4.  Zoning Ordinance Consistency  
 
The proposed project is subject to the Rural Residential (RR) zone, and complies with all 
applicable zoning requirements with the incorporation of conditions of approval. The Planning 
Commission should consider whether the included conditions of approval ensure compatibility of 
the proposed project with the surrounding properties and overall community character.  
 

 Table D-3: Zoning Ordinance Development Regulations  
 

CURRENT ZONING REGULATIONS CONSISTENT? 
Use Regulation: RR Yes 
Animal Regulation: J Yes 
Density: - N/A 
Lot Size: 0.5AC Yes 
Building Type: C Yes 
Height: G Yes 
Lot Coverage: - N/A 
Setback: G Yes 
Open Space: - N/A 

  Special Area   Regulations:   C   N/A 

 
Development Standard Proposed/Provided Complies? 
Section 2182 of the Zoning 
Ordinance describes the permitted 
uses in the Rural Residential (RR) 
Use Regulations. 

The proposed project complies with 
the RR Use Regulations. 

Yes   No  

Section 4200 of the Zoning 
Ordinance describes the required 
minimum lot size. 

The proposed project would comply 
with the minimum lot size. 

Yes   No  

Section 4800 of the Zoning 
Ordinance requires a setback of 50 
feet in the front yard, 10 feet in the 
side yard, and 40 feet in the rear 
yard. 

The proposed lots have been 
designed to contain building pads 
that are large enough for a single-
family dwelling to be constructed 
outside of the required setbacks. 

Yes   No  

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

County Regulation Policy Explanation of Project Conformance 

1 Resource Protection Ordinance 
(RPO) 

The project has been reviewed and found to be in 
conformance with the RPO. There are no RPO steep 
slopes on the property and no cultural resources. A 100-
year flood plains occurs along the western portion of the 
property, however no development would be allowed in this 
area, as it would be encumbered by a Biological Open 
Space Easement and Limited Building Zone. Biological 
resources considered sensitive by the RPO will be 
mitigated for in full compliance with the RPO. Finally, RPO 
wetlands are present on-site, however, a Biological Open 
Space Easement would protect this resource, consistent 
with RPO requirements.  

2 Noise Ordinance 
The project would not generate potentially significant noise 
levels which exceed the allowable limits of the County 
Noise Element of Noise Ordinance. 

3 County Consolidated Fire Code 

The project was reviewed by the County Fire Marshal and 
the North County Fire Protection District. The determination 
was that the proposed project complies with all applicable 
fire regulations, including the County Consolidated Fire 
Code. The project meets maximum dead-end road length 
with the proposed emergency access easement connecting 
to Morro Road to the east (Condition #45).  

 
7. California Environmental Quality Act (CEQA) Compliance 
 

The project has been reviewed for compliance with CEQA and the project qualifies for an 
Exemption from Additional Environmental Review pursuant to CEQA Guidelines Section 15183 
(Attachments C). CEQA Section 15183 provides an exemption from additional environmental 
review for projects that are consistent with the development density established by the General 
Plan for which an Environmental Impact Report (EIR) was certified. For the proposed project, the 
planning level document is the General Plan Update Program EIR, certified by the Board of 
Supervisors August 2011. Additional environmental review is only for project-specific significant 
effects which are peculiar to the project or its site. Attachment C includes the “Statement of 
Reasons for Exemption” which details the analysis of environmental effects staff determined were 
not discussed in the prior EIR. The project level environmental analysis includes technical studies 
for drainage and stormwater management. County staff determined that the mitigation measures 
for the project would reduce any potential impacts to the environment to a level below significance. 
Details of these mitigation measures can be found in the Resolution of Approval (Attachment B). 
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E. COMMUNITY PLANNING GROUP  
 
Prior to July 17, 2015 Planning Commission Hearing 
 
On August 21, 2006, the Fallbrook CPG discussed the project as originally proposed. The initial design 
was for 26 lots using lot area averaging to achieve parcels smaller than what the zoning allows. The 
group recommended denial by a vote of 8-0-0-7 (Ayes – 8, Noes – 0, Abstain – 0, Vacant/Absent – 7). 
The concerns raised by the public and the CPG included: lot area averaging not appropriate for the 
site, increased traffic to an already busy road, safety concerns regarding entering and exiting the site, 
and no immediate u-turn available.  

 
On October 18, 2010, the applicant returned with a revised project. The applicant noted the changes to 
the project design which provided the emergency access to Morro Road, the lot sizes met the half-acre 
Zoning requirement and the General Plan density requirement, and stormwater improvements had 
been made. The CPG and community still had apprehension due to the potential traffic impact to South 
Mission Road and the surrounding streets, and the amount of grading proposed. The group voted 
unanimously with a recommendation of denial with a vote of 15-0-0-0 (Ayes – 15, Noes – 0, Absent – 
0, Abstain – 0).  
 
On April 20, 2015, members of the community requested time to speak against the project during the 
CPG’s open forum part of the meeting. The topics included grading, drainage, setbacks, privacy, 
property devaluation and traffic. There was no vote or recommendation made by the CPG, since the 
open forum is strictly for non-voting issues. The time allotted was requested by neighbors who had 
received noticing of the project during the 30-day Public Notice period.  
 
After the July 17, 2015 Planning Commission Hearing 
 
On December 15, 2015, the applicant and County staff attended the Fallbrook Land Use Subcommittee 
meeting. After hearing the applicant, staff, and public testimony, the Committee voted to recommend 
approval the grading plan proposed, but reject the traffic plan (Ayes – 7, Noes – 0, Absent – 0, Abstain 
– 0). 
 
On December 21, 2015 the applicant and County staff attended the Fallbrook CPG meeting. After 
hearing the applicant, County Staff, and public testimony, the CPG voted unanimously to recommend 
approval of the grading but reject the current traffic plan (Ayes – 12, Noes – 0, Absent – 2, Abstain – 1). 
 
On February 9, 2016, the project was heard by the Fallbrook Circulation Subcommittee to discuss the 
alternate access routes, as detailed previously in the report. The applicant proposed that the u-turn at 
Air Park Road was the preferred alternative for egress from the project. There was also public 
testimony taken. The Transportation Subcommittee made a motion to compile the concerns to the CPG 
for further discussion. The motion passed (Ayes – 7, Noes – 0, Absent – 3, Abstain – 1). 
 
On February 15, 2016, the applicant and County staff attended the Fallbrook CPG meeting. Because 
the Preliminary Grading Plan and Conceptual Landscape Plan had already received a recommendation 
of approval by the CPG, the majority of the applicant’s discussion was regarding the access 
alternatives. In addition, public testimony was taken which addressed several topics, including traffic. 
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After much deliberation, the CPG voted 8-7 to recommend approval of the project (Ayes – 8, Noes – 7, 
Absent – 0, Abstain – 0). 
 
The details of the discussion are listed in the minutes from the CPG, and are found under Section E, 
Public Input. Also see Attachment E for CPG recommendation.  
 

F. PUBLIC INPUT 
 
Comments were received as a result of the public notices sent at the time of the TM application 
submittal, during processing of the permit, during Public Noticing from March 26, 2015 to April 24, 
2015, and at the Community Planning Group Meetings. These issues, as noted earlier, varied widely. 
The main points were increase in traffic along an already busy roadway (South Mission Road), lack of 
adequate sight distance, increased drainage from the project, grading and land stability, aesthetics, 
lack of privacy and impact on viewsheds, and property devaluation.  
 
Since the project was continued by the Planning Commission, several neighbors have continued to 
express concerns about the design of the project, and many had attended the CPG meetings in 
December 2015 and February 2016. The remaining concerns raised by the residents at these final 
CPG meetings were: traffic, excessive u-turn traffic on both Summerhill Lane and the entrance to 
Peppertree Park, grading, drainage and privacy. 
 
Staff has evaluated all of these items and determined that the updated project is consistent with the 
General Plan, Fallbrook Community Plan, Zoning Ordinance, Subdivision Ordinance, and CEQA; and 
all issues have been reviewed and adequately addressed. In addition, traffic, drainage, grading and 
aesthetics have been fully analyzed, and in certain cases modified or reduced and appropriately 
designed to ensure that the additional impacts would be mitigated. 
 

G. RECOMMENDATIONS 
              

Staff recommends that the Planning Commission: 
 

1. Adopt the Environmental Findings included in Attachment D, 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. 
 

2. Adopt the Resolution of Approval for TM PDS2006-3100-5510 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 B). 
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