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 Zoning: Single Family (RS) 

Applicant/Owner: BV Partners, LLC 
 

 Community:  North County Metro 

Environmental: CEQA Section 15183 
Exemption 

 APNs:  234-291-11 

 

A. EXECUTIVE SUMMARY 

1. Requested Actions 

This is a request for the Planning Commission to evaluate the proposed Tentative Map (TM), for a 
22-lot residential subdivision, and Administrative Permit (AD) for an over-height noise wall on a 
portion of the site, determine if the required findings can be made, and take the following actions:  

a. Adopt the Environmental Findings included in Attachment D, which include 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).  

c. Grant Administrative Permit AD15-036, which includes the requirements and conditions set 
forth in the Administrative Permit Form of Decision (Attachment C).  
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2. Key Requirements for Requested Actions 

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

b.  Does the project comply with the policies set forth under the North County Metro 
Subregional 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, conditions of approval and findings, and environmental findings prepared 
in accordance with CEQA. 

The applicant proposes a TM to subdivide a 12.5-acre property into 22 residential lots, one road lot, 
and two water quality basin lots. The project also includes an AD to allow for an over-height noise wall 
on Lots “B”, 1, 2, and 9-15; and implementation of on-going condition for landscaping maintenance. 
Based on the analysis performed, Planning & Development Services (PDS) finds the proposal in 
conformance with the six Key Requirements for Action and therefore recommends approval of the TM 
and AD, with the proposed conditions noted in the Resolution of Approval (Attachment B) and Form of 
Decision (Attachment C). 
 

C. DEVELOPMENT PROPOSAL 
1. Project Description 

The applicant proposes a TM to subdivide a 12.5-acre property into 22 residential lots, as shown in 
Figure 1. The proposed residential lots would vary from 13,020 square feet to 28,476 square feet. 
The project also proposes one road lot and two water quality basin lots. The site would be served 
by on-site wastewater treatment systems with supplemental treatment systems, imported water 
from the City of Escondido; and fire services would be provided by Rincon Del Diablo Municipal 
Water District (Escondido Fire Service Area). Earthwork is expected to consist of 15,167 cubic 
yards of balanced cut and fill.  

Access to the site would be provided by a new private road (Lot “A”) connecting to Bear Valley 
Parkway. The private road would be constructed to a 42-foot wide graded width and 24-foot wide 
paved width. A new water line and water laterals would also be installed within the said private 
road. No public road improvements are required for this project because the capital improvement 
project (CIP) for Bear Valley Parkway is currently underway and the CIP project would be installing 
the ultimate road improvements along the project frontage.  In addition, San Pasqual Valley Road 
(SR-78) is a State Route, and California Department of Transportation has confirmed that no 
irrevocable offer of dedication (IOD) is required.   
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Figure 3: Aerial Project Location   

 
Figure 4: Aerial Photo  
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Figure 5: Existing Condition of Project Site: Northwest view from Bear Valley Parkway North of San 
Pasqual Valley Road  

 

 

Figure 6: Photo-simulation of Project Site: Northwest view from Bear Valley Parkway North of San Pasqual 
Valley Road    
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Table C-1: Surrounding Zoning and Land Uses 

 
Location 

 
General 

Plan 
 

Zoning Adjacent 
Streets Description 

North Village Residential 
(VR-4.3);  

Single Family 
(RS) 

Suburban Hills 
Drive and Bear 
Valley Parkway 

Residential  

East Semi-Rural (SR-1) 
Limited 

Agriculture 
(A70) 

Bear Valley 
Parkway  

Residential, Vacant 
Lands and Agricultural  

South Village Residential 
(VR-2) 

Rural 
Residential 

(RR) 

San Pasqual 
Valley Road 
and Lendee 

Drive 

Residential and Vacant 
Lands 

West Village Residential 
(VR-2) 

Limited 
Agriculture 

(A70) 

San Pasqual 
Valley Road 
and E 17th 

Avenue 
Residential  

 
D. ANALYSIS AND DISCUSSION 

1. Project Analysis 

The project has been reviewed to ensure it conforms to all relevant ordinances and guidelines, 
including, but not limited to, the San Diego County General Plan, North County Metro Subregional 
Plan, the Zoning Ordinance, and CEQA Guidelines.  

A detailed discussion of the project analysis and consistency with applicable codes, policies, and 
ordinances is provided below. 

 
On-site Wastewater System 
 
The Department of Environmental Health (DEH) had several concerns with the original septic 
design and groundwater levels. The issue was compounded by numerous areas on the property 
that contain poor percolating soils. Although the site is within the City of Escondido Sphere of 
Influence for sewer services, the closest sewer connection to the City’s sewer system is 
approximately one mile north of the site within the City’s jurisdiction, and the cost for the sewer 
extension would result in an infeasible project. 

The project was revised to address the concerns with the septic design. The new design proposes 
using alternative septic system, also known as on-site wastewater treatment systems with 
supplemental treatment systems (STS). Conditions have been included to require the applicant to 
submit the Final Map to DEH for review for septic purposes to ensure the lot design, location, lot 
numbers and grading are consistent with the approved TM and Preliminary Grading Plan. In 
addition, all future homeowners will be required to obtain an Annual Operating Permit from DEH for 
the on-site wastewater treatment prior to occupancy of the home, which must be renewed each 
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year. Bi-annual inspections would also be required and the inspection results must report to DEH 
by the homeowner or their service provider.   

Biological Resources  
 
Biological resources on the project site were evaluated in a Biological Resources Letter Report 
prepared by Everett and Associates dated November 2, 2015.  The site supports approximately 
12.02 acres of non-native grassland and 0.49 acre of disturbed habitat associated with the 
maintenance and construction of Bear Valley Parkway and San Pasqual Valley Road.  Non-native 
grassland is considered a sensitive biological resource in San Diego County, as defined by the 
County’s Guidelines for Determining Significance for Biological Resources.  Urban/developed 
habitat is not considered a sensitive resource.  No special status or sensitive plant species were 
observed on-site during the field survey.  One locally-common sensitive animal, turkey vulture 
(Cathartes aura), was detected on-site. This species is not included in the U.S. Fish and Wildlife 
Service’s list of Birds of Conservation Concern for the Southern California Bird Conservation 
Region (USFWS 2002), but is a County Group 1 species.  Removal of existing non-native 
grassland and development of the proposed project could result in direct impacts to foraging 
habitat for turkey vulture and other sensitive bird species with the potential to occur on-site. Project 
impacts to sensitive habitat and species would be mitigated through Ordinance compliance, in 
addition to conservation of 6.01 acres of non-native grassland within a County-approved mitigation 
bank. To reduce potential impacts to nesting birds, the project will be conditioned to avoid clearing 
and grading activities during the bird breeding season (January 1 through August 31). 
 
Noise 
 
The project is subject to the County Noise Element which requires proposed exterior noise 
sensitive land uses not to exceed the 60 dBA CNEL noise requirement for single family residences.  
Noise levels from future traffic traveling on Bear Valley Parkway/San Pasqual Valley Road (SR-78) 
were evaluated and it was determined that future traffic noise levels would be as high as 71 dBA 
CNEL on the ground level elevation of Lot 15. Therefore, noise walls would be required to reduce 
noise levels to 60 dBA CNEL and below at Lots “B”, 1, 2, and 9-15.  Permanent sound walls 
ranging from 6 feet to 11 feet high would be located along north eastern corner at Lots 1 and 2, 
and the entire southern and eastern property line at Lots B, 9 thru 15. Incorporation of the noise 
wall would reduce noise levels to 60 dBA CNEL and below.  A Noise Restriction Easement would 
be required to ensure exterior and interior noise levels are in conformance to the County Noise 
Element. Additional landscaping would be added to screen the proposed wall and an on-going 
condition has been added to the project to ensure the landscaping would be maintained in 
perpetuity.  
 

2. General Plan Consistency 

The proposed project is consistent with the following relevant General Plan goals, policies, and 
actions as described in Table D-1.  
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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-4.3, which allows a maximum 
density of 4.3 units per gross acre. The site is 
approximately 12.5 acres, which would yield a total 
of 53 units. The project would utilize an on-site 
wastewater system because connecting to existing 
sewer facility is deemed infeasible. Due to the 
amount of space required for such system, the 
project is able to create 22 residential lots. Note 
that the number of lots created would be less than 
what is currently proposed if the project is to utilize 
on-site wastewater system without the supplement 
treatment system.  

LU-2.6 Development near Neighboring 
Jurisdictions 
Require that development in the proximity of 
neighboring jurisdictions retain the character 
of the unincorporated community and use 
buffers or other techniques where 
development in the neighboring jurisdiction is 
incompatible.  

The project includes 22 residential lots, all of which 
either meet or exceed the minimum lot size 
requirement per Zoning Regulation. The site is 
located approximately 0.3 miles east of the City of 
Escondido jurisdictional boundary. The lot sizes 
proposed are consistent with the size of 
surrounding properties, including those within the 
City’s jurisdiction. The project would generate 264 
average daily trips. However, the project would not 
result in significant traffic impacts in accordance 
with County guidelines. Therefore, the project 
would retain the existing community character of 
the neighborhood.  

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 is a 
residential subdivision and would not introduce a  
new use that would create excessive noise or 
vibrations and odor. The project’s grading would 
be required to comply with the County’s Grading 
Ordinance, which requires that appropriate 
measures be taken during site grading to minimize 
dust impact. The grading proposed for the site has 
been minimized to the extent feasible so that the 
project would not result in any aesthetic 
impairment. The project is a residential project and 
would not adversely affect human health.  

LU-4.3 Relationship of Plans in Adjoining 
Jurisdictions 
Consider the plans and project of 
overlapping or neighboring agencies in the 
planning of unincorporated lands, and invite 

Staff had requested input from the City of 
Escondido. The City commented on the project 
and stated that the site is located within the City’s 
sphere of influence and General Plan boundaries. 
Escondido’s General Plan designation for the site 
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General Plan Policy Explanation of Project Conformance 
comments and coordination when 
appropriate.  

is Estate 2 (E2), which allows single-family 
residential developments with densities up to 2 
units per gross acre. Therefore, the project is 
consistent with the City’s General Plan. The City 
stated that it has no concerns regarding the 
project.  

LU-6.5 Sustainable Stormwater 
Management 
Ensure that development minimizes the use 
of impervious surfaces and incorporates 
other Low Impact Development (LID) 
techniques as well as 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 
detailed in the Stormwater Management Plan 
prepared for this project, including the installation 
of two bio-retention/detention basins.  

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 site does not contain any steep slopes per the 
Resource Protection Ordinance (RPO). The site 
slopes up to the west, and the applicant proposes 
15,167 cubic yard of balanced cut and fill. The 
grading proposed for the site has been minimized 
to the extent feasible and would not result in 
significant alteration in the dominant physical 
character of the site.  

LU-9.8 Village Connectivity and 
Compatibility with Adjoining Areas 
Require new development within Villages to 
include road networks, pedestrian routes, 
and amenities that create or maintain 
connectivity; and site, building, and 
landscape design that is compatible with 
surrounding areas.  

The site is located at the northwest corner of Bear 
Valley Parkway and San Pasqual Valley Road. 
The Capital Improvement Project (CIP) for Bear 
Valley Parkway is currently underway and the CIP 
project would be installing the ultimate road 
improvements along the project frontage.  The 
proposed use, which is residential, and the 
proposed lot sizes are compatible with the 
surrounding area. Further, the proposed 
landscaping would be compatible with the 
surrounding area as the landscaping palette would 
consist of native, non-invasive, species.  

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 site is subject to General Plan Land Use 
Designation VR-4.3, which allows a maximum 
density of 4.3 units per gross acre. The site is 
approximately 12.5 acres in size, which would 
yield a total of 53 units. Due to the amount of 
space required for an on-site wastewater system, 
the project is able to create 22 residential lots. The 
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General Plan Policy Explanation of Project Conformance 
lot sizes for the project range from 13,020 square 
feet to 28,476 square feet, which are compatible 
with surrounding properties’ lot sizes.  

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 City of Escondido issued a Project Facility 
Availability Form for this project. A Commitment 
Letter from City would be required prior to approval 
of a Final Map.  

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 reasonable expected 
demands.  

The project wastewater disposal would be handled 
via individual septic systems with supplement 
treatment systems. The project has been 
conditioned to obtain approval of the design and 
installation of the said systems from DEH.  

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 the 
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. These policies are 
enforced at the building permit phase.  

COS-14.3 Sustainable Development The project has been designed using sustainable 
land development practices, including the 
installation of bio-retention/detention basins to 
treat stormwater runoff and utilization of native, 
drought-tolerant plants for proposed landscaping.  

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 Authority and Rincon Del Diablo 
Municipal Water District (Escondido Fire Service 
Area). The project meets the County’s the City’s 
requirements with the addition of five fire hydrants, 
and appropriate means of ingress and egress to 
the site.  

S6.4 – 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 is 5 minutes. The project demonstrates a 
response time of 4.2 minutes based on the Fire 
Service Availability Form. Therefore, the project 
complies with the minimum travel time as set forth 
in the General Plan.   
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3. Subregional Plan Consistency 
  
 The proposed project is consistent with the following relevant North County Metro Subregional  

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

Table D-2: Subregional Plan Conformance   
Subregional Plan Policy Explanation of Project Conformance 
Goal 2: Encourage the annexation of 
unincorporated land within each City’s 
adopted sphere of influence.  

The project is located within the City of 
Escondido’s sphere of influence; however, 
annexation into the City is infeasible at this time 
because the site is approximately 0.3 miles 
away from the City’s jurisdictional boundary and 
there is a large area of County land between 
the site and City’s boundary.  

Policy 1: The County will cooperate in the 
planning and regulating of growth in the 
unincorporated territory within each city’s 
sphere of influence. Future County decisions 
on proposed projects in the sphere areas will 
take each city’s planning objectives into 
consideration.  

The City commented on the project and stated 
that the site is located within the City’s sphere 
of influence and General Plan boundaries. 
Escondido’s General Plan designation for the 
site is Estate 2 (E2), which allows single family 
residential developments with densities up to 2 
units per gross acre. Therefore, the project is 
consistent with the City’s General Plan. 

Policy 7: Prohibit new major and minor 
subdivisions within the adopted Escondido 
City spheres of influence if the density shown 
on the final subdivision or parcel map is 
greater than one dwelling unit per gross 
acre, unless: (1) consistent with the General 
Plan Land Use Map; or (2) the proposed 
project has sewers available and can obtain 
sewer lateral connections to an existing 
sewer main, in which case this policy shall 
not apply to the property.  

The site is subject to the County’s General Plan 
Land Use Designation VR-4.3, which allows a 
maximum density of 4.3 units per gross acre; 
and Estate 2 (E2) designation under the 
Escondido’s General Plan, which allows a 
maximum density of 2 units per gross acre. The 
proposed project would yield 22 residential lots 
on a 12.5-acre site, which is greater than one 
dwelling unit per gross acre, but it is consistent 
with the County’s General Plan Land Use Map 
and City of Escondido’s General Plan 
designation.  

Policy 13: Wherever feasible, provide sewer 
service inside the County Water Authority 
(CWA) boundary and to existing developed 
areas outside the CWA boundary, which high 
rates of septic tank failures have been 
experienced. 

The site is located within the CWA boundary. 
Sewer service is infeasible because the nearest 
sewer connection is approximately one mile 
north of the project site, and it would be cost 
prohibitive and potential result in growth 
inducement. Alternatively, the project would 
utilize traditional on-site wastewater treatment 
with supplemental treatment systems to 
mitigate for the groundwater and percolation 
issues, which potentially would prevent future 
septic tank failures for the project.  
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4.  Zoning Ordinance Consistency  
 
The proposed project complies with all applicable zoning requirements of the RS zone with the 
incorporation of conditions of approval.  The Planning Commission should consider whether the 
included conditions of approval ensure compatibility of the proposed project with the surrounding 
properties and overall community character.  
 

 Table D-3: Zoning Ordinance Development Regulations  
CURRENT ZONING REGULATIONS CONSISTENT? 

Use Regulation: RS Yes 
Animal Regulation: Q Yes 
Density: -- N/A 
Lot Size: 10,000 sq.ft Yes 
Building Type: C Yes 
Height: G Yes 
Lot Coverage: -- N/A 
Setback: H Yes 
Open Space: -- N/A 

  Special Area Regulations:   --  N/A 

 
Development Standard Proposed/Provided Complies? 
Section 2100 of the Zoning 
Ordinance describes the 
permitted uses under the Single 
Family (RS) Use Regulations 

The proposed project is a residential 
subdivision for 22 single family lots. 
The project complies with the RS 
Use Regulations. 

Yes   No  

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

The proposed lots would be more 
than 10,000 square feet. The project 
complies 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 interior side yard, 35 feet 
in the exterior side yard and 25 
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 
within encroaching into the required 
setbacks.  

Yes   No  

Section 6708 of the Zoning 
Ordinance describes the 
allowable solid fences and walls 
height: maximum 42” in the front 
or exterior side yard setback and 
maximum 72” in the rear or 
interior side yard setback. 
However, additional height is 
permitted with an approved 
Administrative Permit.  

The proposed noise barrier would 
exceed the maximum height allowed 
and an Administrative Permit is 
included with this application to allow 
the noise wall to exceed 42”.  

Yes   No  

2 - 13



14 
 

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. 
 

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

County Regulation Policy Explanation of Project Conformance 

1 Resource Protection Ordinance  

The project complies with the RPO. There are no 
RPO wetlands, RPO sensitive habitat lands or RPO 
steep slope lands. The property was surveyed and 
no historical or cultural sites were found; however, 
grading monitoring would be required to protect 
potential on-site cultural resources.   

2 Noise Ordinance  

The project would not generate potentially 
significant noise levels which exceed the allowable 
limits of the County Noise Element or Noise 
Ordinance. However,noise levels from future traffic 
traveling on Bear Valley Parkway/San Pasqual 
Valley Road (SR-78) were evaluated and it was 
determined that future traffic noise levels would be 
as high as 71 dBA CNEL on the ground level 
elevation of Lot 15. Therefore, noise walls would be 
required to reduce noise levels to 60 dBA CNEL 
and below at Lots B, 1, 2, and 9 - 15. Additionally, 
The entire site would be dedicated with a Noise 
Restriction Easement to ensure exterior and interior 
noise levels are in conformance to the County 
Noise Element. 

3 Fire Code 

The project site access would be provided by a 
private road connecting to Bear Valley Parkway, a 
publicly maintained road which allows egress in two 
directions. The distance from the furthest proposed 
parcel, via an internal looped private road, to Bear 
Valley Parkway is 800 feet, and the longest 
allowable dead-end road length for parcels zoned 
for less than one acre is 800 feet. Therefore, the 
project would not exceed the allowable dead end 
road length.  
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7. California Environmental Quality Act (CEQA) Compliance 

 
The project has been reviewed for compliance with the CEQA and the project qualifies for an 
Exemption from Additional Environmental Review pursuant to CEQA Guidelines §15183 
(Attachments D & E). CEQA 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 August 2011. Additional 
environmental review is only for project-specific significant effects which are peculiar to the project 
or its site.  Attachment D 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 resource area analysis includes technical studies for Biological Resources, 
Cultural Resources, Noise, Phase I Assessment, Traffic, Stormwater and Drainage.  County staff 
found that the project would not cause any significant effects on the environment.  Details of these 
mitigation measures can be found in the Resolution (Attachment B).  

E. COMMUNITY PLANNING GROUP  

The site is located within the North County Metro Subregional Plan Area, where there is no Planning 
Group or Sponsor Group representing this Subregional Area.  

F. PUBLIC INPUT 
No comments were received as a result of the public notices sent at the time of the TM application 
submittal or during processing of the project.  

G. RECOMMENDATIONS 

       Staff recommends that the Planning Commission: 

1. Adopt the Environmental Findings included in Attachment E, which include a finding that the project 
is exempt from further environmental review pursuant to Section 15183 of the CEQA Guidelines.  
 

2. Adopt the Resolution of Approval for TM PDS2014-TM-5593 in Attachment B, 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. 
 

3. Grant PDS2015-AD-15-03, which includes the requirements and conditions set forth in the AD 
Form of Decision in Attachment C.  
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