Santa Fe Valley Specific Plan
Draft Environmental Impact Report

(Specific Plan 95-001; Rezone 95-008;
Log 95-8-21)

Prepared for

County of San Diego

Department of Planning and Land Use
5201 Ruffin Road

San Diego, CA 92123

Prepared by

Ogden Environmental and Energy Services Co., Inc.
5510 Morehouse Drive '

San Diego, California 92121

(619) 458-9044

August 1995
Project No. 210741000







X

@Uuntg of ,ann .fEfBgn @RAETI

. ROBERT R. COPPER .

DIRECTOR ({Acting) 7 DEPARTMENT OF PLANNING AND LAND USE
(6189) 6942962

5201 RUFFIN ROAD, SUITE B, SAN DIEGO, CALIFORNIA 82123-1666
INFORMATION (619) 694-2960

January 26, 1996

Shawna Anderson
Ogden Environmental
5510 Morehouse Drive
San Diego, CA 92121

Subject: Revisions to the Draft EIR, Santa Fe Valley Specific Plan

Dear Shawna:

As a part of your contract, based on public review letters and public hearing
comments, below is a Tist of revisions that are required to the public review
copy of the DEIR for Santa Fe Valley. The revisions are not in numerical
order, but the pages where revisions are required are provide in each
instance:

1. nge 4.2-45, 3rd paragraph - strike out the phrase 4 -2

RSt s mid toad e i b I o hacord o o carbhmamt Ao 1 s ch and
sV SETTaTTL T T e ot T e o e 56 Hhpeu s og oot o oo 5ot r—approeth,

replace it with will constitute mitigation for these impacts based on the
subarea plan being prepared for the Lake Hodaes area. This is because of the
requirement for the preparation of an NCCP subarea plan, the reguired
preparation of a Habitat Management Plan. the dedication of more than 1,400
acres in undisturbed open space. the use of the D? desi nator in area where no
development js currentlv proposed. and the addition of 375 acres of buffer
area between the development and the natural open space.

Z. Table 4.13-2 needs to be updated with the information provided by the
Solana Beach School District in their Jetter of comment on the DEIR, dated
September 13, 1995.

3. Page 4.13-7, after the first full paragraph, add a new second paragraph:
In addition, fire flow demands require the design _and construction of major
on-site and off-site pipelines and appurtenant facilities to provide the 2.500
gallons per minute stipulated by the serving fire district. A fire station
will be constructed on-site. as will water storage facilities and associated
pipelines to serve the needed infrastructure.

4. Page 4.13-25, after the last paragraph, add 2 new paragraph: In the
future, Pipeline No. 5 is plapned to distribute potable, filtered, or
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unfiltered imported water. Olivenhain Municipal Water District is planning
for the transmission and distribution of reclaimed water, but has no
association with the San Dieqo County Water Authority Pipeline No. 5.

5. Page 4.13-27, first full paragraph, 3rd 1ihe,radd: In order to meet this
reguirement, OMWD is planning ‘a raw water storage project supplied from the

SDCWA aqueduct with_an associated water treatment lant to supply treated
{potable) water to the District’s customers. Delete the reference to the
wastewater reservoir and water treatment plant.

paragraph, revise: Buring—the—dry—season—~the

b. nge 4.13-32, first full

3 - Add thé following: A wastewater storage
facility is proposed to be constructed in the Bernardo akes portion of th

SPA which will be used for jrriqatinq landscaped areas.

7. Page 4.1-12, revise the reference to a 12 acre commercial site to 53 acres
of commercial and mixed use areas.

8. Page 4.5-3, correct the reference to Bernardo Center Drive from a four-
lane major arterial to a six-lane major classification,

9. Page 4.5-4, correct to state that Rancho Bernardo Road is planned as a
six-lane major classification between West Bernardo Drive and I-15. S

10. Table 4.5-53 should be labelled as Planned Geomef}%cs; Table 4.5-7 should

be labelled Existing Geometrics; Table 4.5-8 should be labelled as Existing
Geometrics. ‘ ’

I1. Figure 4.13-4 should be corrected to show the proposed OMWD pump station
to be located adjacent to the existing water treatment facility near th
McCrink/Elyrmm p¥operty line intersection at Artesian Road. . -

o SRR 8

12. Page 8-4, Table 8-1, and page 8-6 need to be corrected to show 53 acres
of commercial/mixed uses, 1,024 acres of development, and 1,867 acres of open
space on the 4S5 Ranch property.

13. The last paragraph on page 3-9 (continued on 3-10), revise as follows:
and 3) areas on the southwestern portion of the SPA containing biological
resources considered to be of maximum sensitivity. and most slopes over 25
percent; and, 4) other sensitive habitat areas throughout the SPA., including,
but not limited to coastal sage scrub, riparian, and other sensitive habitats.
that were identifjed as high or maximum sensitivity for biological resources
in the Environmental Data Base report (Oaden 1993).

14. Table 4.5-36 needs to be corrected with the version that was included in
the Specific Plan text.

15, Page 4.2-29, revise the 2nd full sentence as follows: Because the entire

population of sticky dudlea is proposed for preservation, no significant
greet impacts to this species would occur.

16. Page 4.2-30, last ful)l sentence, revise: White Levels of impact to this
species are above the County’s guidelines for development projects {20
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percent): however, the overall protection of a large number of plants in a
contiquous open space system (0S-I) reduces the impact te—tess—than -
s+grifieant 1o significant and mitigable.

17. Page 4.2-27, add the following sentence at the end of the first
‘paragraph: This small reduction (0.5 acre) of coast live oak woodland is a

significant and mitigable impact.

18. Page 4.2-53, under the heading Coast Live Dak Woodland, revise as
follows: The single small (approximately 0.4 acre) stand of coast live oak
“woodland in Open Space II (McCrink Ranch tentative map) shall-be—avoided

} } } } would result in a significant and
mitigable impact. Mitigation measures to reduce the siqnificant impacts shall
include avoiding the stand through project redesign.

19. Page 4.2-73, paragraph entitled Uplands, revise: A1l direct and indirect
impacts to sensitive upland habitats (coastal sage scrub ahd—eoast—Hve—eak
woedhand) are significant. )

20. Page 4.2-24, first paragraph, last sentence, revise: This impact is

_mitigated through—participation—r by qualifying for and obtaining a

comprehensive 10(a) permit through the NCCP and subarea planning process.

21. Page ES-6, revise: +Hed }

3 } - Replace with The County
will participate in the NCCP and Subare: Planning Process and will prepare the
Lake Hodges Subarea Plan. This will include coordination with the State and
Federal resource agencies. This NCCP reference also occurs in scattered
locations throughout the Summarv of Impacts Section, and may also occur
throughout the report. :

22. Page 3-7, replace the second highlighted paragraph with the following:
Allow for comprehensive environmental planning consistent with the goals and
obiectives of the State’s Natural Communities conservation Program (NCCP).
therefore qualifvipg the Santa Fe Valley Specific Plan Area as a subarea for
permits and authorization bv the USFWS and CDFG under the NCCP. which requires
no further permits.

23. Page 4.1-15, third full paragraph, revise as follows: Open Space I is
planned to be preserved as permanent open space, to be undisturbed, with only
the following uses 2llowed: the vehicular river crossing. recreational trails.
8 trail staging area, and essential public facilities. Subsequent
environmental review for these facilities shall be required per CEQA:; Open
Space II is planned to act as a buffer between the core biplogical areas
within Open Space I and development areas. In Open Space II, active and
passive recreational uses are allowed. Open Space II will be permanent open
space, but no gpen space easements are reguired for this area due to the
active recreational uses proposed here.

24. Add a statement on page 4.2-5 that the San DieQO'tho;nmint and the
Encinitas baccharis are also proposed for Federal listing.

25. Change the statement on page 4.2-45 as follows: Lesses—ef-epastal—sage
serdb—habitat-ersite—have—beer geceptet-—by—the—resource—agencies— Losses of
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coastal sage scrub habitat onsite have been accepted by the resource agencie
contingent upon the development of an adequate subarea plan which inciudes' the
Santa Fe V;T1ex SPA.

26. Revise the statement on page 4.2-50 as follows: with img1gm§ntgtign of
the mitigation measures in Section 4.2.4, all impacts to biological resour es_
will be significant, and will be mitigated by the following measures-.

-

Please provide two copies of the revised versions of the DEIR at your

convenience. If you have any questions about the revisions, please contact
Gary Fink at 694-3016.

AN/

DENNIS J. VERRILLI, Chief
“Advance Planning

DJV:GRF:we

cc: - Susie Porter, Advance Planning
Bary Fink, Resource Planning
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EXECUTIVE SUMMARY
ES.1 PROJECT DESCRIPTION

The Santa Fe Valley Specific Plan sets forth a comprehensive concept for the development
of a residential community in the San Dieguito Community Plan area of northerncentral San
Diego County. The Specific Plan provides policies and guidelines for development within
a 3,163-acre multi-ownership Specific Plan Area (SPA). On December 16, 1987, the San
Diego County Board of Supervisors amended the San Dieguito Community Plan to
designate this area as General Plan Land Use Designation (21) Specific Plan Area. The
Board of Supervisors directed the County staff to prepare the Specific Plan with property
owners funding the planning effort. Pursuant to California Government Code
Section 65451 and the County's Regional Land Use Element, the (21) SPA General Plan
Land Use Designation is applied to lands where a Specific Plan must be adopted by the
Board of Supervisors prior to any further division of land.

The Specific Plan is intended to promote coordinated development of individual parcels
consistent with policies designed to address open space, conservation, recreation,
residential and commercial development, circulation and access, community facilities and
infrastructure, development phasing and financing, as well as site planning and community
design. To this end, the Specific Plan contains six elements that together establish the
goals, policies, and implementation strategies of the Specific Plan and represent the vision
for ultimate buildout of the Santa Fe Valley SPA as a residential community. The six
elements are Conservation and Open Space, Land Use, Circulation, Public Facilities,
Community Design, and Facilities Financing.

The Land Use Element establishes the proposed land uses in the SPA. Approximately
1,404 acres of land would be preserved as undisturbed permanent open space. Another
approximate 374 acres of land would be developed maiﬁ]y as golf course, and to act as a
buffer between the more sensitive namral open space areas and the more intensive urban
development proposed for the remainder of the site. The Specific Plan proposes
development of up to 1,200 residential dwelling units with variable densities from 1
dwelling unit per 6 acres and larger to 4 dwelling units per acre. A 18-hole links-style
championship golf course with dri\}ing range and clubhouse, a resort-hotel, a 9-hole
executive golf course, a congregate care facility, a neighborhood commercial center,

210741000 ES-1




community facilities, and supporting infrastructure are also proposed as part of the Specific
Plan.

ES.2 ENVIRONMENTAL ANALYSIS

Table ES-1 provides a summary of project impacts and recommended mitigation measures
for the proposed Santa Fe Valley Specific Plan. As indicated in Table ES-1,
implementation of the proposed project would not result in any unmitigable impacts, If all
the mitigation measures recommended in this Draft EIR are implemented, the significant
environmental lmpa::ts to biological resources, culinral resources, visual quality/aesthetics,
traffic/circulation, noise, air quality, hydrology/fwater quality, geology/seismicity/soils, and
paleontological resources can be efiminated.

Based on the analysis in this EIR, the following issue areas were determined not to have
significant effects on the environment and therefore required no mitigation: land use,
population/demographics, and socioeconomics. Additionally, implementation of the
proposed project would result in certain beneficial socioeconomic effects to employment,
regional average personal income, and regional economic activity.

ES.3 ALTERNATIVES

Three alternatives to the proposed project are analyzed in this EIR: 1) Alternative A —
Clustered Altemnative with Ancillary Uses, 2) Alternative B — Clustered Alternative with
Reduced Ancillary Uses, and 3) the No Project Alternarive.

Under Alternative A, development would not be allowed in any arcas of the SPA having
maximum and high environmental sensitivity. The remaining areas of the SPA would be
developed at various residential densities with ancillary uses. Ancillary uses would include
an 18-hole golf course, a resort, a neighborhood commercial area, a congregate care
facility, an alternate bridge connecting the SPA to Del Dios Highway, and community
facilities similar to those included in the proposed project. Natural open space would total
approximately 1,973 acres of land.

Under Alternative B, development would not be allowed in any areas of the SPA having

maximum and high environmental sensitivity. The remaining areas of the SPA would be
developed at various residential densities. However, Alternative B does not include the
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golf course, resor, bridge, or the congregate care facility. Ancillary uses would be limited
to a smaller commercial area and community facilities. Natural open space would total
approximately 1,973 acres of land.

Under the No Project Alternative, no Specific Plan would be adopted and land would be
developed under existing entitlements of one dwelling unit per legal lot. Existing

agricultural fields, scattered homes, and other land uses would remain.

Alternative A, Alternative B, and the No Project Alternative are discussed in further detail
in Section 9.0 of this EIR.
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Table ES-1

SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES
FOR THE SANTA FE VALLEY SPECIFIC PLAN

Issue Area Impact Mitigation Residual Impact

LAND USE No significant land use No mitigation is required. -
impacts were identified.

BIOLOGICAL The project would impacta ~ Wetland impacts shall be Not significant.
RESOURCES total of 16 acres of wetland  avoided through project

habitat 0.9 acres of redesign if feasible,

unvegetated waters of the application of the "D2"

U.S. designator. and the wetland

impacts
shall be mitigated through
creation and enhancement of
wetland habitat Wetland
vegetated buffers shall be
established.

The project would directly Vernal pools shall be Not significant.
impact vemal pools in the preserved or mitigated by

northwestern portion of the  acquisition and preservation

SPA, and potentially in the  in open space on or offsite.

southwestern portion of the

SPA.

Indirect wetland impacts A drainage control plan Not significam.
would occur including shall be prepared and

decreased water quality, appropriate erosion control

fugitive dust emissions. measures shall be

introduction of invasive, implemented: construction

nonnative plant species, and  activities adjacent 10

degradation of habitat dueto  wetlands shall occur during

increased human access. the dry season where
feasible; fueling zones shall
be established at least 50
feet from wetlands and
drainages: standard dust
control procedures shall be
used: access trails shall be
limited to existing roads and
trails.

210741000 ES-4




Table ES-1 (Continued)

SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES
FOR THE SANTA FE VALLEY SPECIFIC PLAN

Issue Area Impact Mitigation Residual Impact

BIOLOGICAL The project would impacta  The Counryand SantaFe  Not significant.

RESOURCES total of 344 acres of sensitive Valley Property owners are

(CONTINUED) upland habitats including 323 panicipating in the NCCP

acres of coastal sage scrub.  and subarea planning "‘f;'

process. The apen space
design for Santa Fe Valley
was formulated through
negotiations with the U.S.
Fish and Wildlife Service
and California Deparmnent
of Fish and Game and is
anuc:paled to satisfy the
requirements for a habitar
conservation plan and a
Section 10 (2) permit for the
Santa Fe Valley SPA. This
process would mitigate
impacts to sensitve upland

extent possible.

Indirect impacts to Group ]|  Pre-construction field Not significant.
plam species would occur surveys shall be conducied
including the production of  peior to development.
fugitive dust emissions. soil Unavoidable losses to
erosion on slopes, seunsitive plant species shall
introduction of invasive, be mitigated by acquiring
nonnative plant species, and  and preserving offsite
increases in the moisture populations.

regime. If the presence of

Encinitas baccharis or San

Dlego thorn-mint :I.S verified

210741000 ES-§




SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES
FOR THE SANTA FE VALLEY SPECIFIC PLAN

Table ES-1 (Continued)

Issue Area

Impact

Mitgation

Residual Impact

BIOLOGICAL
RESOURCES
(CONTINUED)

Significant direct and indirect Future development shall be  Not significant.

impacts may occur 1o

San Diego fairy shrimp in
the southwestern vernal
pools.

Golden eagle would be
impacted by the incremental
loss of foraging habitat and
potential indirect impacts w
a nesting site. This is
considered a cumulatively
significant impact.

locaied away from the
southwestern vernal pool
compiex through the "D2"
designator process. Pre-
conswuction surveys shall
be conducted for presence of
fairy shrimp; impacts 1o
vemna! pools shall be
mitgaed through
preservation of offsite
pools.

Participation in the NCCP  Not significant.
and subarea planning ‘
process will mitigate for

cumulative significant

impacts to goiden eagle.

Lands containing coastal
sage scrub or represent
critical linkages in areas
associated with the "D2"
designator shall be
considered for public
acquisition. The "D2"
designator shall be used to
avoid fragmentaton of
habitat, Participation in the
NCCP and subarea planning
process would mitigare
impacts 10 the California
gnatcatcher. The open space
design for the Santa Fe
Valley SPA. in conjunction
with surrounding open space
plans (i.c., 4S Ranch and

Not significam.

for a Section 10(a) permit
for the “take” of
gnatcatchers,
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Table ES-1 (Continued)

SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES
FOR THE SANTA FE VALLEY SPECIFIC PLAN

Issue Area Impact Mitigation Residual Impact
BIOLOGICAL Adverse impacts to wildlife =~ Adverse impacts shouldbe  Not significant.
RESOURCES movement corridors would reduced by restorazion of
(CONTINUED)  occur because of the loss of  habitar previously disturbed

habitat within the corridor,  within areas identified as
constricted segments, natural open space. Utilize
interference from burnans. the "D2" designator to
and predators, lack of cover,  provide a wider, more
and incompatible adjacent condguous wildlife corridor.
land uses. Allow only passive
recreation within buffer 1o
the San Dieguito River
Valley. Lighting of the
bridge over the San :
Dieguito River should be
minimized.
CULTURAL Thirty (30) archaeology sites  All tested or unevaluated Not significant,
RESOURCES would be directly impacied.  sites must be tested to
Some sites have not been determine site importance,
tested for importance under ~ Mitigation techniques such
CEQA. and once tested, may  as site avoidance, capping
not be significant. preceded by Limited data
recovery, or a combination
shall be used.
VISUAL Site-specific visual impacts  Site-specific contour Not significant.
QUALITY/ w nawral open space areas  grading, revegetation of
AESTHETICS would be significant. siopes. terraced foundations,
Landform alteration would vegetation screening of large
occur on steep slopes. in cut/fill slopes shall be used.
areas within the viewshed of Compliance with "D1"
an identified scenic highway  designator for hillsides and
(i.e., Del Dios Highway),  ridgelines and "D3"
and in areas visible to a larpe  designator for community
number of people. The design guidelines is required. -
project would result in
cut/fill slopes in excess of 15
feet in height, vegetation
removal, and substantial
grading in areas of high
landform and visual quality.
Implementation of the
proposed "D1" and "D3"
designators would reduce
visual impacts.
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SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES
FOR THE SANTA FE VALLEY SPECIFIC PLAN

Table ES-1 (Continued)

Issue Area Impact Mitigation Residual Impact
TRAFFIC/ The project would contribute Not significant.
CIRCULATION 1o an already congested

) regional circulation sysiem.
would impact the following
segments, and intersections: _
- Del Dios Highway from  Widening of Del Dios
the project entrance to Highway and Paseo Delicias
El Camino del Nonte at 10 accommodate more traffic
the Phase ] West and improve LOS is
development phase; inconsistent with the San
Dieguito Community Plan
- Paseo Delicias berween because of disruption to the
El Camino del Norte and community’s rural character.
Via de la Valle ar project '
buildout;
+  Camino de] Notte The project shall contribute
between West Bemardo its fair share w fund
Drive and ]-15 at project  intersection improvements
buildout; at Camino del Norie and
Bemardo Center Drive.
= Camino del Nore The project shall conmibme
southbound ramp 10 I-15 its fair share 10 fund
at the Phase II interchange improvements
development phase: and at the Camino del Nore
, ramps at J-15.
- Camino del Norte ‘
northbound ramp w J-15
at project buildout.
between West Bemardo its fair share w fund traffic
Drive and I-15 a1 project  improvements on Rancho
buildout. Bemardo Road berween
West Bernardo Drive and
15
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Table ES-1 (Continued)
SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES

FOR THE SANTA FE VALLEY SPECIFIC PLAN

Issue Area Impact Mitigarion Res:dual Impact
NOISE Commercial uses located on ~ Site-specific noise analyses  Not significant.
the neighborhood commercial will be necessary for each _
site may impact proposed comumnercial land use as they
residences and the group care  are proposed (o ensure
facility, Noise from the compliance with the County
proposed sewage treatment noise ordinance, If the
plant may impact nearby businesses are designed and
residendal areas to the west  operated in compliance with
and south of the site. the County noise ordinance,
these noise impacts would
be fully mitigated. A site-
specific noise analysis is
required for the sewage
trearment plant in
compliance with the County
noise ordinance.
AIR QUALITY Exhaust emissions from Emissions from Not significant.
construction activities would construction activities are
be significant, bt localized and short-term. and
temporary. can therefore be mitigated
using appropriate control
Vehicle emissions would nat  measures for NOy, CO, and
contribute a significant PM g emissions. This
amount 10 the region; shall be accomplished
although CO emission through minimization of
standards would be slightly  simultaneous operation of
exceeded. maultiple construction
equipment, using phased
grading and low pollutant-
emitting construction
equipment, and by using
water sprinklers or other
. appropriate soil stabilization
techniques. The project
proponents shall promote
use of aliernative
transportation methods such
as shuttle services, rideshare
opportunities, and use of a
trail sysiem.
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SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES
FOR THE SANTA FE VALLEY SPECIFIC PLAN

Table ES-1 (Continued)

Issue Area Impact Mitigation Residual Impact
HYDROLOGY/  Flooding impacts associated  The paved trail shall be Not significant,
WATER with development of the relocated outside of the
QUALITY SPA would be significant floodway channel of the San

because of the powential Dieguito River Valley.
changes in floodway channel

geomerry and associated

floodway channel capacity

resulting from a proposed

paved trail within the San

Dieguito River Valley

floodway.

The project would result in
increased surface run-off,

Drainage systems foreach  Not significant.

proposed development shall
be designed in accordance

Drainage channels shall be
unfined where feasible to
allow for infilraton.

feasible. Ground cover shall
be used in conjunction with
low-pressure sprinkler
systems on graded slopes.
Drainage facilities shall be
maintained reguiarly.

ES-10
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Table ES-1 (Continued)

SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES
FOR THE SANTA FE VALLEY SPECIFIC PLAN

Issue Area

Impact

Mitigation

" Residual Impact

HYDROLOGY/
WATER
QUALITY
(CONTINUED)

210741000

The project would result in
erosion and sedimentation
impacts.

m project would result in

impacts 1o surface and ground
water quality.

Exposed soil shail be
covered with plastic
sheeting during inclement

weather. Hay bales. berms.

and other devices shall be
used 10 help control
sedimentation during
grading. Inwoduced slopes
shall be seeded immediately
following grading.
Construction and grading
shall be avoided during
periods of inclement
weather. Temporary
sedimentetion/desilting
basins shall be constructed
where needed.

Source control practices to
reduce the amount and
likelihood of contaminants
shall be implemented. A
spill prevention and control
plan shall be developed.
TDS levels shall be
monitored and controlled.
Final graveling plans shall
include measures to reduce
crusion and sedimentation.

ES-11
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Table ES-1 (Continued)

SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES

FOR THE SANTA FE VALLEY SPECIFIC PLAN

Issue Area Impact Mitigation Residual Impact
GEOLOGY/ Impacts on project Comprehensive, Not significant.
SEISMICITY/ components proposed for development-specific
So1Ls construction in areas geotechnical evaluations are

underlain by poteatiaily required for each proposed

liquefiable alluvium would  subdivision.

be significant. Recommendations provided
in these evaluations shall be
reviewed and approved by
the County prior to
incorporation into the final
grading and construction
plans. Liquefaction-prone
areas shall be identified as
pan of the site-specific
geotechnical evaluations.
For thinner deposits, loose
and unconsolidated soils
shall be removed and
replaced with properly
compacted fill soils. For
thicker deposits, in situ
densification techniques
shall be implemented.

Impacts caused by landslides Site-specific studies shall be Not significant.
would be significant. performed to further identify

passible landslide masses.

Slide masses may then be

remnoved or stabilized,

Cutfill slopes shall be

constructed according 1o the

Uniform Building Code.

The project could result in The project shall be required  Not significant,
impacts due 10 soil erosion,  to use engineering
expansion, or contraction. techniques 1o reduce these

hazards as outlined in

Section 4.9 of the EIR.
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Table ES-1 (Continued)

SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES
FOR THE SANTA FE VALLEY SPECIFIC PLAN

Issue Area Impact Mitigation Residual Impact
PALEON- Development proposed in Direct project impacts 10 Not significant.
TOLOGICAL cenain areas of the SPA paleontological resources, if

RESOURCES could result in impacts to recovered during .
paleontological resources that construction activities, shall
may exist in the Mission be mitigated by onsite

Valley and Delmar monitoring and recovery. A
Formations. qualified paleontological
monitor shall be onsite
during subject grading
operatons.
POPULATION/  No significant population/  No mitigation is required. -
DEMO- demographic impacts were
GRAPHICS identified.
SOCIOECO- No significant No mitigation is required. -
NOMICS socioeconomic impacts were
identified
PUBLIC The proposed 1.5-acre fire Discretionary developmeat  Not significant
SERVICES AND swion is not adequate in size approvals shall not be
UTILITIES according 10 the Rancho granted until the size,
Santa Fe Fire District. No  timing, and funding of a fire
other significant impacts to  station on the SPA is
public services and utilities accepted by the Districx.
would occur.
210741000 ES-13
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SECTION 1
INTRODUCTION

1.1 PURPOSE OF THE ENVIRONMENTAL IMPACT REPORT

The purpose of the Environmental Impact Report (EIR) is to inform the public and decision
makers about the nature and scope of the proposed project, the type and extent of expected
environmental impacts associated with the proposed project, mitigation measures proposed
to reduce such impacts, project alternaives, and discretionary actions and permits required
for project approval. This EIR has been prepared in compliance with the requirements of
the California Environmental Quality Act (CEQA) (California Public Resources Code
Section 2100 et. seq.) and the state CEQA Guidelines as amended June 1986 (California
Administrative Code Section 15000 et. seq.), and as subsequently updated. This document
contains all EIR sections mandated by CEQA and the CEQA Guidelines. Environmental
assessment in this document includes all general issue areas identified during public
scoping as having potentially significant impacts.

1.2 BRIEF PROJECT DESCRIPTION/BACKGROUND OF THE PROJECT

This Draft EIR has been prepared pursuant to the CEQA environmental review process.
The County of San Diego is the Lead Agency for the project and will be responsible for
discretionary actions taken to implement the Santa Fe Valley Specific Plan. This Draft EIR
will be available for review by the public and agencies for a period of 45-days. Comments
on the Draft EIR are invited and may be submitted to the County of San Diego, Department
of Planning and Land Use, 5201 Ruffin Road, Suite B, San Diego, CA 92123-1666. The
Planning Department will consider all written cormments on the Draft EIR before making
recommendations to the County's Planning Commission and the County Board of

Supervisors regarding the extent and nature of the environmental impacts of the proposed
project.

In order to provide the County of San Diego and the public with a thorough analysis of
options, this EIR analyzes the proposed project which is described in detail in Section 3.0,
Project Description. In summary, the proposed project is a specific plan for the
development of 1,200 residential dwelling units and ancillary uses on 3,163 acres of muiti-
owned land. Three project alternatives are also evaluated in this EIR which include the No
Project Alternative, as required by CEQA, and two clustered development plan altemnatives.
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In addition, four individual development projects are currently proposed in the planning
area. Landowners have submitted Tentative Maps and/or Major Use Permits for these
properties which include the Balcor Tentative Map; the McCrink Ranch Tentative Map; the
Bemnardo Lakes Tentative Map; and the Seaton Tentative Map. Specific detzils about the
number of units proposed, the Tentative Map and/or Major Use Permit numbers, and other
relevant information are provided in Section 3, Project Description.

Pursuant to CEQA Guidelines section 15082, a Notice of Preparation (NOP) describing the
County's intent to prepare an EIR for the proposed Santa Fe Valley Specific Plan Area
(SPA) project was distributed on October 4, 1994. The NOP process is intended to foster
informed discourse among public agencies in order to determine the scope of the EIR
analysis. This EIR focuses on the following 13 potentially significant environmental
issues: land use, biological resources, cultural resources, visnal quality/aesthetics,
traffic/circulation, noise, air quality, hydrology/water guality, geology/seismicity/soils,
paleontological resources, population/demographics, socioeconomics. and public services
and utilities.

The Draft EIR for the Santa Fe Vallcy SPA provides the basis for the County of San Diego
to make an informed decision regarding the proposed project. These decisions include:

* Which alternative would provide the most efficient and practicable

implementation of the proposed project such that the project proponents would
be able to effecmate the project objectives.

* Which alternative, including the "No Project Alternative”, would result in the
minimum environmental impacts, after incorporating the effects of the proposed
mitigation. '

*  What specific mitigation measures will be recommended to avoid or minimize
the identified significant environmental impacts resulting from the selected
alternative.

The County of San Diego Department of Planning and Land Use will gather public input
and will consider recommendations when preparing the Final EIR on the project to the
Planning Commission and County Board of Supervisors. The County Board of
Supervisors must certify the Final EIR as complete and in compliance with CEQA before
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approving or disapproving the project. Public input is encouraged at ail public hearings.
In the final review of the project plan. environmental considerations as well as economic

factors and social factors will be weighed to determine the most appropriate form of

developmcht.

1.3 MITIGATION MONITORING FRAMEWORK

General guidelines for a monitoring and reporting program for the proposed Santa Fe
Valley Specific Plan are included as part of this Draft EIR in response to AB 3180;
California Public Resources Code Section 21081.6. To implement and monitor the
mitigation measures contained in this EIR, a mitigation monitoring program (MMP) is
required as a condition of approval of the Specific Plan. The MMP is designed to ensure
compliance with adopted mitigation measures and to verify that the required mitigation
measures are effective at reducing identified significant impacts. The MMP will be applied
to those mitigation measures adopted by County decision makers as conditions of project
approval. The MMP is available for review at the County of San Diego Department of
Planning and Land Use, located at 5201 Ruffin Road in San Diego, California.

1.4 DOCUMENT ORGANIZATION

This Draft EIR is organized as follows: Executive Summary, which briefly describes the
project and provides a summary of potentially significant impacts; Section 1, Introduction,
comtains a brief project description and background to the project, and a discussion
regarding the mitigation monitoring framework; Section 2, Envnronmental Setting,
summarizes the existing environmental characteristics of the project area; Section 3, Project
Description, provides a detailed description of the project location, characteristics,
background, and objectives, and outlines the steps for Specific Plan implementation,
including the required discretionary actions: and Section 4 contains the environmental
analysis of project-specific effects. Unavoidable significant environmental effects are
discussed in Section 5; significant irreversible environmental changes are discussed in
Section 6; growth inducement and cumulative impacts are discussed in Sections 7 and 8,

respectively; Section 9 provides an evaluation of feasible alternatives to the proposed

- project; Section 10 s a discussion on effects not found to be significant; Section 11

provides a list of individuals and agencies contacted; Section 12 provides a list of
references: and-certification of accuracy and qualifications are presented in Section 13.
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SECTION 2 ‘
ENVIRONMENTAL SETTING

2.1 REGIONAL AND LOCAL ENVIRONMENTAL SETTING
2.1.1 Surrounding Setting

The Santa Fe Valley Specific Plan Area (SPA) is 3,163 acres in size located in western San
Diego County, California approximately 2 1/2 miles west of Interstate 15 and immediately
south of the western extension of Lake Hodges as shown in Figure 2-1, and Figures 3-1
and 3-2 in Section 3.0, Project Description.

Santa Fe Valley is located between the communities of Rancho Santa Fe and Fairbanks
Ranch 1o the west and Rancho Pefiasquitos and Rancho Bernardo 1o the east. Access to
Santa Fe Valley is from the northeast and west via Interstate 15 and Dei Dios Highway.
Dei Dios Highway parallels the San Dieguito River for about 2 miles downstream from the
dam at Lake Hodges and generally forms the majority of the northern and western
boundary of the site. The southern boundary of Santa Fe Valley is formed by the County's
and City of San Diego's jurisdictional boundary.

The existing and proposed developments surrounding Santa Fe Valley are generally
characterized by estate and large-lot, high-amenity residential communities. Land
immediately to the south and east of Santa Fe Valley is generally undeveloped, but planned
for future development. The mostly undeveloped 4S Ranch Specific Pan Area forms Santa
Fe Valley's eastern boundary. The partially developed 4S Business Park is further to the
cast. Rural residential development is located in the Santa Fe Hills community on the
southern boundary of Santa Fe Valley. Rancho Cielo SPA is located across the San
Dieguito River Valley north of Santa Fe Valley. The planned but currently undeveloped
Black Mountain Ranch which is within the City of San Diego's designated North City
Future Urbanizing Area is located to the south of Santa Fe Valley.

2.1.2 Onsite Characteristics
With the exception of a few scattcrcd residences and some agricultural development, the

site is generally undeveloped. The agricultural operations are limited primarily to the more
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level areas in the central portion of the site. An SDG&E electrical transmission corridor,
and the San Diego County Water Authority's Second Aqueduct pipeline easement run
through the project in a northwest to southeast direction.

Vegetaﬁon communities onsite include coastal sage scrub, chaparral. coyote bush scrub.
nalive and non-native grasstands, riparian forests, nparian scrub, freshwater marsh. coast
live 0ak woodland and Eucalypws woodland, and wetlands. Other habitat communities
include rock outcrops, vernal pools, and disturbed areas. The San Dicguito River Valley
and Lusardi Creek are considered significant wildlife corridors through this area.

Site topography is characterized by gendy rolling hillsides in the central and southern
portions of the site and steep, rugged canyons and ridges in the northeastern portion of the
site where topographic relief is greatest. Slopes in the northeastern portion of the site
generally range from 25 percent to greater than 50 percent. Elevations range from
approximately 80 feet above mean sea level (MSL) at the confluence of Lusardi and
San Dieguito Creeks to approximately 1,380 feet 2bove MSL in the hills above the Lake
Hodges dam in the northeastern portion of the site.
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SECTION 3
PROJECT DESCRIPTION

Article 9 of the State CEQA Guidelines mandates that all environmental impact reports
(EIRs) must contain a project description. In accord with CEQA Guidelines section 15 124,
the project description for the Santa Fe Valley Specific Plan Area EIR includes ail
appropriate graphics and a detailed discussion of the following:

Project Location and Boundaries

Project Background

Project Objectives

Project Characteristics
Land Use Plan
Environmental Characteristics
Specific Plan Implementation
Tentative Map Proposals
Supporting Public Services/Utilities

Intended Uses of This Environmental Impact Report
Decision Making Agencies
Discretionary Measures
Permitting Requirements

3.1 LOCATION AND BOUNDARIES

The Santa Fe Valley Specific Plan Area (SPA) is part of the San Dieguito Community
Planning Area in northern San Diego County. The SPA is approximately 2 1/2 miles west
of Interstate 15, approximately 5 miles east of Interstats 5, and generally south of and
adjacent to Del Dios Highway and north of Artesian Road (see Figure 3-1) in the
unincorporated portion of San Diego County.

The Santa Fe Valley SPA cncompasses approximately 3,163 acres of land (see Figure 3-2)
along the northern border of the City of San Diego. The areas to the north, east, and south
of the SPA are currently undeveloped with the exception of scatiered rural development and
grazing land. The SPA is located in an area of transition from undeveloped, mainly

agricultural uses, to future development under several County and City of San Diego
planning documents approved for the area,
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The northern boundary of the SPA is formed by the western end of Lake Hodges and the
San Dicguito River. The southern boundary is partially formed by the City/County
jurisdictional boundary. The approved Rancho Cielo SPA (future development) is to the
north of Santa Fe Valley and the existing Fairbanks Ranch community is to the southwest.
The communities of Rancho del Rio and Rancho Santa Fe are located west of Santa Fe
Valley, with the 45 Ranch Specific Plan Area and 4S Business Park to the east. The City
of San Diego's Rancho Bernardo community is located further east of Santa Fe Valley.
Santa Fe Valley surrounds the partially developed Santa Fe Hills community on three
sides. Santa Fe Hills is located adjacent to Lusardi Creek and north of the planned Black
Mountain Ranch project. The Black Mountain Ranch project is within the City of
San Diego's Narth City Future Urbanizing Area (NCFUA), south of Santa Fe Valley.

Access to Santa Fe Valley is from the northeast and east via Interstate 15 to Rancho
Bemardo/Artesian Road and Del Dios Highway. Del Dios Highway parallels the
San Dieguito River for approximately two miles downstream from the Lake Hodges Dam.
Rancho Bernarda/Artesian Road exists to the south and east of the project site.

32 PROJECT BACKGROUND

Land use planning and development in the unincorporated areas of the county are regulated
by the San Diego County General Plan. The General Plan for the county is a long-term
comprehensive plan for the physical development of the unincdrpomted land. The plan
consists of maps and text setting forth land use planning objectives, policies, and goals for
San Dicgo County. The General Plan consists of a series of required and optional
clements. The elements of the General Plan provide the basic struciu_rc by which
community and subregional plans are organized. The County General Plan geographically
divides unincorporated county lands into communities and subregional areas for which
more Jocalized plans are adopted. Specific plan areas are adopted under the auspices of
community and subregional plans pursuant to California Government Code
Section 65450. The Santa Fe Valley Specific Plan Area is one of several SPAs within San
Diego County's San Dieguito Community Plan area. Generally, specific plans provide a
more flexible method of implementing the community plan objectives than zoning
regulations. This is especially important when a particular area contains sensitive resources
or requires strategies for the provision and f'mancing of infrastructure improvements such
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as the Santa Fe Valley SPA proposal. The purpose of the Specific Plan Area designation
therefore. is to encourage comprehensive land planning of large contiguous areas. .

In 1987, the County amended the San Dieguito Community Plan to designate the Santa Fe
Valley area as (21) Specific Plan Area. This action was primarily in recognition of several
important considerations. These considerations included: the presence of sensitive
environmental and visual resources: the proposed San Dieguito River Regional Open Space
Park: multiple ownership patterns; lack of public services and facilities; adjacent community
concerns for comprehensive planning, compatible land use, and coordinated development;
and encroaching urbanization from the cast and south. L

Pursuant 1o the County's Land Use Element, the (21) SPA General Plan land use
designation is applied to lands where a Specific Plan must be adopted by the Board of
Supervisors prior to any further division of land. The purpose of the (21) SPA General
Plan land usc designation is to initiate a planning framework for a comprehensive Specific
Plan text and map for the Sama Fe Valley SPA consistent with the objectives and policies
established by the San Dieguito Community Plan and the County of San Diego's General
Plan. The Specific Plan is intended to promote coordinated development of individual
parcels consistent with policies designed to address open space and conservation, land use,
circulation, community facilities, infrastructure, facility phasing and financing, as well as
site planning and design gmdelmes

Prior to establishing the General Plan land use category (21) Specific Planning Area
designation to Santa Fe Valley, the San Dieguito Community Plan designated the area for
(17) Estate Residential land use on the more level portion of the Santa Fe Valley,
(18) Multiple Rural Residential land use for the steeper sloped areas, and (24) Impact
Sensitive land uses for the floodplains and areas within the San Dieguito River Valley.
These designations were replaced with the SPA designation as described above.

The preparation of a Specific Plan for the Santa Fe Valley SPA was authorized by the
Board of Supervisors on Deccmber 18, 1991. This authorization was subsequent to
adoption of a specific plamung process which was developed based on extensive
coordination with property owners, the San Dieguito Planning Group, adjacent
communities, and interested organizations and individuals. Development of the Santa Fe
Valley Specific Plan included extensive public participation and community involvement.

210741000 3.5



The Santa Fe Valley SPA planning process consists of four phases which are discussed

* Phase i: Existing Conditions - This phase consisted of an environmental and
planning inventory analysis, in which relevant data was collected, mapped, and
evaluated. The resulting environmental data base for the entire SPA was
compiled consisting of detailed mapping of biological, palebntological and
cultural resources, geology/geotechnical characteristics, viewshed analysis, and
other environmental constraints. Based on this information, a composite
cnvironmental constraints analysis was performed and an Existing
Environmental Conditions Report was prepared which identified the areas that
were cither potentially suitable or unsuitable for development in Santa Fe Valley
(Ogden 1993). The determination of which Jands are suitable for development
was primarily focused on environmental considerations. Other reports were
prepared as part of this initial phase, including the Santa Fe Valley Market
Study. Extensive information was also collected for public facility,

infrastructure, and community support systems: transportation; and economic
factors.

Phase 2: Specific Plan Alternatives - The second phase of the Specific Plan
preparation process explored alternative land use, circulation, and infrastructure
alternatives with input from property owners, the San Dieguito Planning
Group, adjacent communities, resource agencies, and various governmental
agencies and special districts. A number of alternative plans were developed
and environmental impacts of each alternative were evaluated. This process
culminated in the preparation of a preferred Specific Plan.

Phase 3: Preferred Specific Plan - In the third phase, the preferred Specific
Plan was refined to produce a draft Santa Fe Valley Specific Plan text and map
for public review. The California Department of Fish and Game and the United
States Fish and Wildlife Service were consulted through a series of mectings to
cvaluate consistency of the draft Specific Plan with applicable regional open
space and conservation programs. Phase 3 also involved the preparation of this
draft EIR for public review in order to assess the potential environmental
impacts from the proposed project, and to identify mitigation measures,
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. EM&M@ - Phase four will consist of the preparation of

the final Specific Plan by further refining the Specific Plan text. and preparation
of the final EIR including responding to comments. This phase will be
completed when the Board of Supervisors adopts the Santa Fe Valiey Specific
Plan and certifies the EIR.

33 PROJECT OBJECTIVES

An EIR must describe a range of alternatives to the proposed project, or to its location, that
could feasibly attain the project's basic objectives. Therefore, a statement of project
objectives delineated in the Specific Plan must be included in the project description.

The goal of the Specific Plan is to supply the necessary planning, engineering, and
financing framework to support the ultimate buildout of all planned land uses for the
Specific Plan Area, The fdllow'mg project objectives of the proposed Santa Fe Valley
Specific Plan are summarized as follows:

210741000

Provide for land uses that establish a sense of community in Santa Fe Valley
consistent with the character of adjoining existing and planned communities.

Allow for comprehensive environmental planning consistent with the goals and
objectives of the State's Narral Communitics Conservation Program (NCCP),
therefore qualifying the Specific Plan project for permitting authority under the
4(d) rule or as a subarea under the NCCP which requires no further permit.

Provide cconomic feasibility for each property owner by maintaining an
economic use of individua] ownerships.

Implement the San Dieguito River Park Concept Plan, by providing regional
trails, a staging area, and site planning guidelines.

Provide for public facilities and services at the time of need concurrent with

development in a manner that ensures adequate provision of essential facilities
and services.



Provide for a range of residential land uses to allow for a gradual residential
development consistent with the present and future demand for housing in the
region.

Provide recreational and educational opportunities accessibile by public roads
and trails in close proximity to residential areas.

Establish conservation and open space areas to maintain and enhance existing
sensitive environmental and cultural resources.

Provide for convenient commercial land uses in the proximity of residential land
uses to reduce overall vehicular travel demand.

In order to accomplish the project objectives, issuance of the following discretionary
permits would be required:

Planning Commission and Board of Supervisors adoption of the Specific Plan
and Certification of this EIR

County approval of Resource Protection Plans and Site Plans

Approval of applicable Tentative Maps, Major Use and Minor Use Permits. Site
Plans and Administrative Permits

Approval of Grading Permits
Applicable resource agency permits (e.g., Section 404, Section 7 consultation,

401 Water Quality Cerification, 1601 Strcambed Alteration Agreement,
Section 2080 Permit).

For a more detailed discussion of discretionary permits, refer to Sections 3.5.2 and 3.5.3
of this EIR.
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3.4 PROJECT CHARACTERISTICS

3.4.1 Land Use Plan

The Santa Fe Valley Specific Plan outlines general policies and implementing measures 1o
allow future development within the SPA consistent with the San Dieguito Community
Plan. The Specific Plan proposes to accommodate 2 maximum of 1.200 residential
dwelling units at varying densities throughout the SPA. The residential development is
proposed to encompass land primarily consisting of slopes having less than 15 percent
grade. The plan aiso proposes other amenities intended to serve the community such as
schools, recreational facilities, and commercial areas. The distribution of land use is based
upon the location of cuvironmcntal; visual and cultural resources, accessibility, and major
physical features. Figure 3-3 depicts the proposed land use plan for the Santa Fe Valley
SPA. Tentative map subdivision proposals for development of the SPA under the Specific
Plan are described in Section 3.4 4.

The Specific Plan establishes the framework for the future development of the Santa Fe
Valley SPA through six implementation elements: Conservation and Open Space, Land

Use, Circulation, Public Facilities, Facilities Financing, and Community Design. The

Santa Fe Valley Specific Plan also establishes regulatory provisions, development phasing
strategies, and implementation procedures. These components will comprise the Specific
Plan criteria under which future residential development proposals will be evaluated. The
following is a summary of the above referenced planning framework.

Conservation and Open Space Element

The Conservation and Open Space Element identifies the sensitive environmental, cultural,
and visual resources that exist in the SPA and was established with the intent of protecting
and maintaining all sensitive lands designated as open space within the Santa Fe Valley
SPA. The Conservation and Open Space plan identifies two open space categories. In the
Specific Plan, land dcsignau:d as Open Space I would be preserved as permanent open
space. Land designated as Open Space I would allow active and passive recreational uses.
Figure 3-3 illustrates the open space categories of the Specific Plan.

The environmentally sensitive lands proposed onsite to be conserved as permanent open
space under Open Space I (OS-]) include: 1) areas along the San Dieguito River Valley that
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include the 100-year floodplain, high quality coastal sage scrub and riparian wetland
habitats, important archacological sites. and most slopes over 25 percent; 2) areas along
Lusardi Creek that are within the 100-year floodplain, significant areas of coastal sage
scrub and riparian wetlands: and 3) areas in the southwestern portion of the SPA containing
biological resources considered to be of maximum sensitivity, and most slopes over
25 percent. These areas are intended to be dedicated as part of a regional open space
corridor and habitat preserve system and will not be disturbed by any uses except for trails,
essential utility lines, and circulation, as shown on Figure 3-3.

The Open Space II (OS-1I) arcas are immediately adjacent to the OS-] areas. OS-II areas
are designated for passive and active recreational uses. The passive areas of OS-II are
planned to act as a buffer between the biological arcas associated with OS-I and developed
areas. The active recreational areas of OS-II are mostly goif courses.

Sensitive lands in the SPA are an integral component of several open space and wildlife
corridors and potential biological core areas in the region. The Specific Plan proposes a
"D2" special area designator that applies to certain sensitive biological areas (see
Figure 3-4). The objective of the "D2" designator is 10 "assure that all feasible measures
are taken to maximize the amount and viability of sensitive habitat resources in
environmentally sensitive areas approved for residential development in Santa Fe Valley.”
The "D2" designator would apply to Rural and Very Low density residential areas as
shown on Figure 3-4. The "D2" designator establishes standards for site design in order
to maximize preservation of sensitive biological resources. The standards of the "D2"

designators are contained in a separate proposed rezone ordinance to be adopted
concurrently with the Specific Plan.

Land Use Element

The Land Use Element of the Specific Plan establishes the following proposed land use
categories for the Santa Fe Valley SPA: Open Space (Categories I and IT), Residential
(under six types of land use densities), Commercial, and Community Facilities. Table 3-1
lists the proposed land uses and associated gross acreage and Figure 3-3 illustrates
Land Use Plan for the SPA. A '

-
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Table 3-1

SANTA FE VALLEY SPECIFIC PLAN
PROPOSED LAND USES

Acreage Total Gross Dwelling Units

Land Use Category Subtotal Acres (DUs)
Open Space
Open Space | 1,404.0
Open SpaceI . 374.5
Golf Courses (2)! 355.0
Equestrian Facility 7.0
Clubhouse 12.5
1,200 DUs
Residential 1,287.0 (Total at full buildout)
Rural (1 DU/6 acres and 132.8 21
larger)
Very Low (1 DU/4-5.9 acres) 293.0 58
Low (1 DU/2-3.9 acres) 69.0 23
Low Medium (1 DU/1-1.9 394.0 297
acres)?
Medium (1.1 - 2 DW/acres) 265.6 384
Medium High (2.1-4 132.4 417
DU/acres)
Commercial 40.0
Neighborhood Commercial 7.0
Resort/Hotel 25.6
Group Care 7.3
Community Facilities 58.3
Neighborhood Park 14.0
Fire Station 1.5
Sewage Treatment Plant 8.0
Water Storage Facilities 34.2
Water Treatment Facility 0.6
Total Acres 3,163

'Includes an 18-hole and a 9-hole golf course.- May allow up to 14 dwelling units rather than the 9-hole
golf course under the Specific Plan, transferred from residential areas.
?Inciudes 12-acre elementary school and 30-acte middle school,

Note: Numbers may not sum w totals due w rounding.
DU = Dweiling Unit

Source: Santa Fe Valley Specific Plan Land Use Map, June 1995
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As discussed under the Open Space and Conservation Element, the Open Space ]
designation applies to lands suitable for conservation and permanent protection of
environmental resources, consistent with the goals and objectives of the regional open
space planning efforts currently underway, and also consistent with the County's General
Plan Open Space Element. The Open Space II designation applies to lands immediately
adjacent to permanent open space areas. Open Space II is proposed for passive and active
recreational uses.

The clusteririg of residential units is encouraged by the Specific Plan to minimize the actual
development arca. Under the Land Use Element, residential land use densities vary from
Rural (1 dwelling unit per 6 acres and larger) to higher residential demsities (up 0 4
dwelling units per acre). The total number of dwelling units proposed for the Santa Fe
Valley SPA is based on the maximum allowable density, per the San Dieguito Communirty
Plan, of the previous land use designations (17), (18), and (24) through application of the
Counry's Slope Density Formula as described in Policy S-1 of the Department of Planning
and Land Use Codes Division. The Low Medium density residential land use designation
listed in Table 3-1 also includes two proposed school sites.

As an aliernative to developing the proposed 9-hole golf course as part of the McCrink
Ranch Tentative Map, estate-type residential development (up to 14 units) could be built
instead under the Specific Plan. Should residential development occur in lieu of the 9-hole
golf course, development densities over the remaining portion of the McCrink Ranch
Tentative Map would be reduced in order to avoid exceeding the maximum number of
dwelling units allowed.

In order to serve future commercial needs of Santa Fe Valley residents, a 7-acre
neighborhood retail site is proposed at a maximum Floor Area Ratio (FAR) of 0.25.

A number of other land uses may be allowed in the SPA, subject to approval of a Major
Use Permit. These uses include: golf course(s) and clubhouse(s), tennis facilities, a resort
hotel with a maximum of 250 rooms, a congregate care facility with a maximum of 200
beds, and institutional uses including an elementary school, a middle school, a fire station,
and a local park. The community facilities proposed as part of the Land Use Plan are
described further on in this section under the Public Facilities Element.
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The development of the SPA is expected to occur in three phases over a 15-vear period.
Phase I would inciude development of approximately 100 dwelling units (including the
existing homes within the SPA) and an 18-hole golf course with a ciubhouse facility.
Phase II would include development of up to approximately 700 additional dwelling units
(for 2 total of 800 dwelling units through Phase II), a resort hotei. a 9-hole golf course, a
clubhouse, and a group care facility. Phase III would represent full build out of the SPA.

Circulation El

The Circulation Element identifies the circulation system proposed to serve Santa Fe Valley
at specified developmental threshoids, and establishes transportation facilities performance
standards. Figure 3-5 illustrates the proposed streets to accommodate the projected
buildout traffic volumes. The proposed strest system was determined based upon a traffic
analysis conducted in conjunction with the development of the Circulation Element.

The proposed Circulatior Plan incorporates a system of anterials that will provide internal
circulation throughout the SPA as well as controlled access to Del Dios Highway and
Interstate 15. The Specific Plan provides a number of policies and implementation
measures intended to integrate the SPA with the regional transportation system. The
Specific Plan allows one ingress/egress point to the existing Del Dios Highway and

" eliminates through traffic by providing a network of private roads in Santa Fe Valley which -

are proposed to be gated.

Higher density residential development areas and the Neighborhood Commercial site are
located on the southern edge of Santa Fe Valley to encourage regional access to and from
Camino del Norte. To accommodate development in the eastern portion of the Santa Fe
Valley.twolanesofCaminodcleemustbeimprovedpﬁortoﬁnal approval of any land
division applications as a condition of tentative map approval. Future construction of

SR 56 through City of San Diego land to the south is also planned to provide additional -

cast/west access 10 and from the SPA when Black Mountain Ranch develops.

The Specific Plan provides for an onsite road system, consisting of both public and private
roads. The existing Artesian Road that currently connects to Camino del Norte would
provide access to existing residential development in the southwestern portion of the Santa
Fe Valley. Access to the majority of the proposed future development located in the
western portion of Santa Fe Valley is provided from West Loop Road and East Loop Road,
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which are planned to connect 1o Camino del Norte at two signalized intersections. West
Loop Road is proposed to cross the San Dieguito River via a bridge to connect with
Del Dios Highway. Access to West Loop Road would be restricted by gates north of the
intersection with Camino del Norte and south of the intersection with De] Dios Highway.
Access to the eastern portion of Santa Fe Valley is provided from East Loop Road and Four
Gee Road. These roads would connect to Camino del Norte at signalized intersections.
The Circulation Element also addresses alternative modes of transportation such as public
transit, bicycle routes, horseback niding trails, and pedestrian circulation.

Public Facilities Eleent

The Specific Plan provides for a system of public facilities and community support systems
to serve planned development in the SPA. Policies in the Specific Plan address applicable
facilities and services including law enforcement, fire protection, parks. schools, water,
wastewater, and storm drainage. The Public Facilities Element for Santa Fe Valley is based
on the County's Public Facilities Element of the General Plan. The purpose of the element
is to provide for adequate public safety, services, and facilities to accommodate the Specific
Plan land uses in Santa Fe Valley.

The Specific Plan proposes to accommodate necessary elementary school and midd]e
school facilities in locations designated on the Specific Plan Land Use Map (see
Figure 3-3). The potential schoo} sites are also designated as residential land uses in the
cvent that the sites are not needed for school facilitics. The Specific Plan proposes to
accommodate a local park in conjunction with potential school sites.

Water services will be provided by the Olivenhain Municipal Water District (OMWD).
Potential water system facility improvements to serve Santa Fe Valley include a new
reservoir in the northeastern portion of the SPA to provide adequare fire and emergency
storage. The one-million galion Golem Reservoir in the eastern portion of the-SPA would
be replaced by a larger facility to support buildout of Santa Fe Valley. Reclaimed water

services for the golf courses will be provided by the Rancho Santa Fe Community Services
District (CSD).

Currently there is no sewer service in Santa Fe Valley. The few existing residences on the
site therefore utilize individual septic systems. The Specific Plan proposes to ultimately
provide wastewater treatment and disposal by construction of an onsite regional waste
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water treatment plant, or through annexation to the existing Rancho Santa Fe CSD. If
annexation occurs, a hew pump station would be required to facilitate conveyance of
effluent from portions of the SPA to the Rancho Santa Fe CSD treatnent plant.

The Specific Plan also proposes to plan and manage stormwater runoff in a manner
consistent with County Department of Public Works requirements. Urbanization typically
increases the amount of impermeable surfaces which typically resuits in increased storm
water runoff volume and velocity. Accordingly, drainage facilities would be constucted
within the SPA as necessary to accommodate anticipated increases in storm water runoff.

. ity Desien El

The Community Design Elemnent presents the overall design concept for the Santa Fe Valley
SPA. Under the Community Design Element, policies and implementation measures
address the Special Area Zoning Designators proposed on the SPA to protect scenic visual
resources, ensure visual compatibility, and promote high quality design. Additionally, a
Streetscape Plan and design standards, and site planning and building design are identified
under this clement. The proposed Specific Plan includes a set of Community Design
Guidelines implemented through the "D3" zoning designator, discretionary permits and
review (see Figure 3-4). The goal of these guidelines is to establish a consistent design
expression among site planning, engineering, architectural, and landscaping components.
These guidelines contain both general guidelines for all subject development within the
SPA as well as specific design guidelines for certain areas. Proposed development in the
SPA subject to the design "D3" designator includes: subdivisions (i.., proposed tentative
maps to subdivide land), multi-family residential structures, all non-residential structures,
and development within specified viewsheds. These guidelines supplement County
standards and regulations, including, but not limited to the Zoning Ordinance, Subdivision
Ordinance, Uniform Building Code, and Uniform Fire Code.

The Community Design Guidelines for all subject development within the SPA address:
1) subdivision design (open space linkages, clustering, viewshed determinations, lot
arrangement on ridgelines and hilltops, road design, entry treatments, and grading),
2) grading (general grading, grading on slopes, phased grading, creative grading
technigues, and retaining walls), 3) site plaiming (entry treatments, walls, fences, parking
lots, site lighting), 4) non-residential site planning, 5) residential architecture, 6) non-
residential architecture, 7) signage, 8) landscaping, and 9) hillside development.
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Design guidelines are also proposed for development within the specific viewsheds of Del
Dios Highway and the San Dieguito River as determined by the visual sensitivity analyses
discussed earlier in this section. These guidelines include: 1) subdivision design,
2) grading, 3) building characteristics, 4) roads and hardscape, 5) landscaping,
6) lighting, 7) fencing, and 8) drainage and erosion control.

A "DI" zoning designator is proposed as part of the Specific Plan which addresses design
controls within subject areas visible from the future San Dieguito River Park and De] Dios
Highway. The "D1" designator addresses Hillside/Ridgeline development, the purpose of
which is to mitigate visual impacts of development in particularly sensitive hillside and
ridgeline areas from the adjoining Del Dios Highway, San Dieguito River Park, and
residential communities.

The "D2" designator establishes standards for site design in order to maximize preservation
of sensitive biological resources. The standards of the "D1" and "D2" designators are
contained in a separate rezone ordinance adopted concurrently with the Specific Plan.

The "D3" designator has been applied to land proposed for multi-family residential and
certain non-residential development in the SPA. Standards and ol:gecuvcs of the "D3"
designator are contained in the Design Guidelines.

Facilities Financins

The Facilities Financing Element establishes the options under which the SPA will be
financed. Within the SPA, property owners will be expected to finance the construction of
all required 'public facilities on a "fair share” basis to serve the anticipated development in
advance of need prior to any further division of land. To assist in up-front financing, the
County and special districts may allow the formation of Improvement Districts to finance
cerain area-wide improvements. Financing of all private roads and omsite facility

improvements will be the responsibility of individual property owners within the SPA
boundaries.
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3.4.2 Environmental Characteristics

Santa Fe Valley is generally characterized by rugged terrain and varied topography
associated with the San Dieguito River Valley and its corresponding variety of vegetation
communities and habitats. Numerous vaileys and ridges in the l'u'lly terrain of Santa Fe
Valley have been created by the San Dieguito River . The central and southern portions of
Santa Fe Valley are characterized by gently rolling hills and intervening areas of more level
terrain. Elevations range from a low of approximately 80 feet above mean sea level (MSL)
at the confluence of Lusardi and San Dicguito Creeks 1o a high of approximately 1,380 feet
above MSL in the hills ahove the Hodges Dam in the northeaster portion of the site.

The majority of Santa Fe Valley is undeveloped and contains sensitive environmental
resources such as coastal sage scrub, chaparral, wetland habitats, and both native and non-
native grassjands.

Santa Fe Valley functions as an important link in maintaining a continuous wildlife corridor
system between undeveloped habitat areas in the region. The San Diegnito River Vailey
and Lusardi Creek are considered significant wildlife corridors through this area for species
such as mule deer, mountain lion, and bob cat. Santa Fe Valley also provides habitat for a
significant population of California gnatcatchers and many of other sensitive flora and
fauna.

Imporant cultral resources and archaeological sites exist within the SPA, the most well
known of which is the archacological site known as the Harris Site. The Harris Site and
other known archaeology sites exist along the San Dieguito River Valley and throughout
portions of the SPA.

3.4.3 Specific Plan Implementation

The Santa Fe Valley Specific Plan contains regulatory provisions and design guidelines for
implementing the policies contained in each of the elements described in Section 3.4. In
order to implement the policies of the Specific Plan, customized reguiations are proposed to
augment the provisions of the County's Zoning Ordinance. Customized zoning districts,
use regulations, and development regulations are also proposed.
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Regulatory Provisi

The regulatory provisions include a development phasing process: facilities financing pian:

and implemcntalion strategies. These provisions are summarnized below.

Dzﬂmmmm Development phasing in the Santa Fe Valley SPA is

proposed to be in three development phases over 15 years. Ultimate development of the
Santa Fe Valley will be phased with the ability to provide adequate public facilities and
services, particularly circulation capacity. Residential development is expcctcd be phased
in response to market demand. :

| Impiementation _Strategies. In order to implement the Circulation and Public Facility

Elements of the Santa Fe Valley Specific Plan, a Local Assessment District may be
necessary to issue bonds and charge the proportionare tax or assessment liability to each
property and construct improvements within the SPA. Implementation will also require
coordination with numerous other groups, including, federal and state resource agencies,
the Rancho Santa Fe Fire Protection District, and the City of San Dicgo.

3.4.4 Tentative Map Proposals

Four tentative maps for residential subdivisions are proposed under the Santa Fe Valley
Specific Plan (Figure 3-6) and are evaluated in this EIR. The tentative map areas represent
approximately 1,656 acres or about 50 percent of the acreage of SPA. The proposed
Tentative Maps are discussed in more detail below and include: 1) Balcor, 2) McCrink

Ranch, 3) Seaton, and 4) Bernardo Lakes. Relevant tentative map characteristics are
summarized in Table 3.2, -
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Table 3-2
TENTATIVE MAP SUMMARY

McCrink Bemardo

Balcor Seaton Ranch Lakes

Tentative Map Number T™ 5073 TPM 20196 TM 5069 TM 5070
Major Use Permit Number NA . NA

P95-009 -

Golf Course

P95-010 -

Resort
Administrative Permit AD 95015
# of Residential Dwelling Units 246 units 4 lots 390 units 139 units
Total Developed Acreage 226 acres 27 acres 369 acres 129 acres
Total Open Space 1 167 acres - 273 acres 97 acres
Total Open Space II 253 acres 13 acres 102 acres -

Total Acreage of Tentative Map 646 acres 40 acres 744 acres 226 acres

The Balcor Temtative Map area totals approximately 646 acres of land in the western portion
of the Santa Fe Valley SPA (Figure 3-7). Del Dios Highway and the San Dieguito River
channei generally form the northern boundary, and the San Dieguito River channel
generally forms the western boundary of the tentative map area. The McCrink Ranch
Tentative Map area exists to the east, and Santa Fe Hills generally forms the southern
boundary of the proposed Balcor Tentative Map area. Access to the Tentative Map area
would be from West Loop Road via Camino Del Norte and Artesian Road to the south, and
from via Del Dios Highway to the northwest.

The proposed Balcor subdivision includes a total of 246 dwelling units and an 18-hole golf
course with associated uses. Grading for the Balcor subdivision includes approximately
3,000,000 cubic yards of cut volume and fill volume. Four existing residences are within
the map area. Three lots would allow for the future development 176 condominium units
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document the environmental implications of their actions. CEQA contains substantive
provisions with which agencies must comply. The provision requiring public agencies to
deny approval of a project having significant adverse effects when feasible alternatives or
feasible mitigation measures can substantially reduce such effects is generally regarded as
the most important substantive provision of CEQA. Further, CEQA requires that public
* agencies prepare an environmental impact report (EIR) whenever a proposcd project may
cause significant adverse effects on the environment.

To determine the "scope” of an EIR the Lead Agency must consult with responsible
agencies, trustee agencies, and any federal agency whose approval or funding the proposed
project will need. These agencies are listed in Section 3.5.1 of this document.
Additionally, CEQA encourages each public agency to include provisions in its
environmental review procedures for wide public involvement, both formal and informal,
consistent with its existing activities and procedures, in order to receive and evaluate public
reactions to environmental issues relative to the agency's activities.

The intended purpose of this EIR is to facilitate development of specific information about
how the proposed project may adversely affect the environment, to involve the public in
environmental decision making, to facilitate interagency consultation, to allow applicable
public resource agencies to make informed decisions regarding the requisite permitting
needed for project approval, and to generate proposals for project modification to be
effected through the adoption of alternatives or mitigation measures. Means of project
modification generally include: 1) revising a project, 2) imposing conditions on project
approval, 3) choosing an environmentally superior project alternative, or 4) disapproving
the project (CEQA Guidelines, section 15002, subd. (h)).

3.5.1 Decision Making Agencies

The CEQA Guidelines define the roles of three primary types of agencies with regard to
interagency division of labor for environmental review. The three primary types of
agencies include: 1) lead agencies, 2) responsible agencies, and 3) trustee agencies.
Additionally, advisory bodies are often involved in the environmental review process as

well. A summary of the relationship of these agcncxes with each other, and to the CEQA
review process follows.
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Lead Agencies

The Lead Agency for the Santa Fe Valley Specific Plan EIR is the County of San Diego.
The Lead Agency is the public agency which has the principal responsibility for carrving
out or approving a project which may have a significant effect upon the environment
(CEQA Guidelines section 15367).

ib] :

A Responsible Agency is a public agency, other than the Lead Agency which has
responsibility for carrying out or approving a project, for which a Lead Agency is
preparing or has prepared an EIR. A Responsible Agency includes all public agencies
(i.e.. any state agency, board, or commission and any local or regional agency, as defined
by CEQA Guidelines, Section 15381).

Trustee Agencies

Lead Agencies must consult with Trustee Agencies, although the Trustee Agencies may or
may not have actual permitting authority or approval power over aspects of the project in
question (CEQA Guidelines, section 15086). A Trustes Agency is a state agency having
jurisdiction by law over natural resources affected by a project which are held in trust for
the people of the State of California (CEQA Guidelines, section 15386).

sdvisory Bodi
‘Where an advisory body such as a planning commission is required to make a
recommendation on a project to the decision-making body, the advisory body shall aiso
review and consider the applicable environmentai disclosure document in draft or final form
(CEQA Guidelines section 15025). '

The foﬂowing is a list of decision making agencies for the proposed project:

Lead Agency

County of San Diego
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B ible Asencics:

Local Area Formation Committes (LAFCO)
California Regional Water Quality Control Board
U.S. Fish and Wildlife Service

U.S. Army Corps of Engineers

San Diego County Air Pollution Control District

ImmAg:ﬁsisa

California Departent of Fish and Game
State Department of Parks and Recreation
State Lands Commission

\visorv Bodi

San Dieguito River Valley Regional Open Space Park Joint Powers Authority
San Dieguito Planning Gronp

Poway Unified School District

Solana Beach School District

Escondido Union High School District

San Dieguito High School District

Rancho Santa Fe Five Protection District

Rancho Santa Fe Community Services District

3.5.2 Discretionary Actions Required

CEQA review applies to "discretionary projects”, but it does not apply to "ministerial
projects”. A discretionary project is one that requires the exercise of judgment or
deliberation when the public agency or body decides to approve or disapprove a particular
activity. Such discretion may exist where the approving agency can impose reasonable
conditions based on professional judgment, or where the standards guiding decision
makers are relatively general,

The following discretionary actions will be required to implement the Santa Fe Valley
Specific Plan:
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Planning Commission review and recommendations of the Santa Fe Valley
Specific Plan and centification of the EIR 10 the San Diego County Board of
Supervisors.

Planning Commission and Board of Supervisors review of four teniative maps
submitied concurrently with the Specific Plan.

Board of Supervisors adoption of the Santa Fe Valley Specific Plan and
certification of the Final EIR.

Any development proposed in areas jdentified and designated with the "D" for
Design Review Special Area Regulations would be required 10 prepare site
plans consistent with development standards developed for Santa Fe Valley as
described in the Conservation and Open Space Element and the Community
Design Element of the Specific Pian.

A number of land uses may be allowed in the Specific Plan Area, subject to
approval of a Major Use Permit. These uses include: golf course(s) and
clubhouse(s), tennis facilities, a resort hotel with a maximum of 250 rooms, a
congregate (group) care facility with a maximum of 200 beds, an equestrian
facility, a staging area, and institutional uses including an elementary school, a
middle school, and a local park.

Approval of Temative Map proposals, major use permits, and site plans

submitted subsequent to approval of the Specific Plan and certification of the
EIR.

Issuance of various resource agency permits listed in Section 3.5.3 could be
discretionary measures.

. A fire station may be allowed subject to the approval of a Site Plan.
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3.5.3 Permitting Reqqirements

The following is a list and brief explanation summarizing the required permits for project

implementation:
Permitting
Resource Permit Authority Purpose
FEDERAL
"Wetlands and Section 404: US. Army A total of 36 nationwide permits (NWP)
Federal Nationwide Corps of are available under the USACE's
Waters of the Permit # 26 for  Engineers permitting program. The permits cover
u.s. impacts to (USACE) general activities which have been pre-
junisdictional approved by the USACE so long as
habitat less than certain conditions are met. The NWP
1 acre in size #26 permits wetland impacts of less
than 1 acre automarically, and may
permit such impacts of between 1 and
10 acres after the processing of a Pre-
discharge Notification. In California,
NWP:s are issued contingent upon prior
receipt of the state's water quality
certification or waiver of such need by
the state and after receipt of
confirmation that nationally registered
historic properties will not be affected.
Wedands and Section 404: US. Army  Proposed impacts to wetlands and
Federal Nationwide Corps of jurisdictional drainages of between 1
Waters of the Permit # 26 for  Engineers and 10 acres (that meet all conditions
U.S. wetland impacts (USACE) stated in the NWP program), must
between 1 and - process a Pre-Discharge Notification
10 acres in size with the USACE. Additionaily,
projects that may affect a federally-listed
species, and where such affect is a
direct result of the proposed wetland
impacts, must also process an informal
Section 7 permit with the U.S. Fish and
Wildlife Service before the Pre-
Discharge Notification.
Wetlands and Section 404: US. Army  Proposed wetland and jurisdictional
Federal Individual Corps of impacts greater than 10 acres or that
Waters of the Engincers otherwise do not meet the conditions of
U.S. (USACE) the Nationwide Permit Program (e.g.,
"take" of a federaliy-listed species).
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Permitting
Resource Permit Authority Purpose
STATE
Historic National Historic U.S. Army  Associated with all 404 permits from
Resources  Preservarion Act  Corps of the USACE is the mandatory review of

Water

Quality

210741000

Engineers
(USACE)

State 401 Water ~ Regional

Quality Water
Certificarion, Quality
Clean Water Act Control
33CFR Board

§330.4(c) (RWQCB)

California State . California
Code 1601: Deparmment
Streambed of Fish and
Alteration Game

- Agreement (CDFG)

Section 2080 California

Permit, . Deparment
California of Fish and
Endangered Game
Species Act
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whether state histonic properties will be
affected by the proposed wetland
impacts. Assurance that historic
properties will not be affected must be
obtained before the USACE can issue
either an individual or nationwide 404
permit.

Associated with all 404 permits from
the USACE is the mandatory
processing of a state water quality
certification or waiver with the
RWQCB. Either certification or waiver
must be obtained before the USACE
can issue the either an individual or
nationwide 404 permit. Review by the
RWQCB will insure that the

impacts will not adversely affect local
water quality.

For the regulation of any proposed
activity that will divert or obstruct the
natural flow or substantially change the
bed, channel, or bank of any river,
stream, or lake designated by CDFG.

If a 2080 permit is required, proposed
impacts to state-listed species will

reviewed and approved by the CDFG
and will require the review and approval
of mitigation and management for the
affected species.



Permitting
Resource Permit Authority Purpose
STATE (Continued)
Waters of the Point Source and State Water Point Source NPDES Permitting: The
U.S. Non-point Resources CWA requires NPDES permits for
Source National Control discharpes from point sources such as
~ Pollutant Board and municipal wastewater treatment piants,
. Discharge the Regional industries, animal feedlots, and mining
Elimination Water operations. NPDES permits specify
System: ity effluent limitations for each individual
(NPDES Control industrial and municipal discharges, a
Permits, Federal Board compliance schedule, monitoring and
Water Pollution (RWQCB)  reporing requirements, and any other
Control Actof  under the terms and conditions necessary to
1972 as amended auspices of  protect water quality.
by the Clean the federal
Water Act Environ. -poj itting:
(CWA)of 1977 Protection The 1987 amendments to the Clean
and the Water Agency Water Act added Section 402(p)
Quality Act of (EPA) requiring the US EPA to promulgate
1987 regulations for NPDES permit
applications from storm water
discharges. The requirements pertain to
storm water discharges from municipal
storm water syst:al;:‘f and storm water
drainages associated with construction
‘and industrial activity.
(NPDES permitting requirements are
not the same as CWA Section 401
certifications, or Section 404 permits.)
LOCAL '
Land Use Major Use County of Certain land uses consistent with the
Permits, Minor  San Diego ~ Santa Fe Valley Land Use Plan may be
Use Permits, conditionally allowed subject to
Tentative Maps, discretionary approval.
Tentative Parcel
Maps,
Administrative
Permits, Site
Plans, and
Grading Permits,
Compliance with
Design
Guidelines
3.42 210741000




SECTION 4
ENVIRONMENTAL ANALYSIS

4.1 LaND USE

4.1.1 Existing Conditions

. The following analysis addresses the existing regulatory setting, physical development. and

planned land use patterns within and adjacent to the project area; potential land use impacts
in the area; and any necessary mitigation measures to reduce such impacts.” The-analysis is
based on review of the proposed Santa Fe Valley Specific Plan and associated tentative
maps, field observations of existing land uses, land use regulations, and a review of
applicable planning documents/maps (e.g., County of San Diego General Plan,
San Dieguito Community Plan, San Dieguito River Park Concept Plan).

The Santa Fe Valley SPA is part of the San Dieguito Community Planning area in narthem
San Diego County. The SPA is approximately 2 1/2 miles west of Interstate 15,
approximately 5 miles east of Interstate 5, generally south of and adjacent to Del Dios
Highway, and north of Artesian Road (see Figure 3-1).

The Santa Fe Valiey SPA encompasses approximately 3,163 acres of land. The site is at
the northern edge of development in San Dicgo County, along the border of the City of
San Diego. The northern boundary of the SPA is formed by the western end of Lake
Hodges and the San Dieguito River. The southern boundary is partially formed by the
City/County jurisdictional boundary. Lake Hodges and the community of Rancho

Bernardo exist to the east. The communities of Fairbanks Ranch and Rancho Santa Fe
exist to the west.

Access 1o Santa Fe Valley is from the north via Del Dios Highway and from the south via
Artesian Road. Del Dios Highway parallels the San Dieguito River for approximately 2

miles downstream from the dam at Lake Hodges and Anesian Road forms part of the
SPA's southern boundary.

The concept of "land use” can be separated into two major categories: 1) natural, and
2) human-modified. Natural land use includes rangeland and other open or undeveloped

areas. The nature of land in regard to its location, soil composition, topographic features,
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vegetation. minerals, watershed, etc., determine its value as a natural resource. Human-

modified land use deveiopment is guided by various plans. regulations, and ordinances and
encompasses various types of developed iand.

An EIR must discuss any inconsistencies between the proposed project and existing

general, community, and regional plans. If a particular project is inconsistent with any
such plans, its impacts would normally be considered significant (Guidelines, Appendix G,
subd. (a)). ‘The discussion of significant environmental effects should include the human
use of the land including commercial and residential development. The EIR must aiso
analyze any significant environmental effects the project might cause by bringing'
development and people into the area (CEQA Guidelines, section 15126, subd. (a)). The
following sections include these analytical issues.

Land use is typically implemented pursuant to plans, policies, regulations, ordinances and
other guidelines that determine the type and extent of allowable land uses and also protect
specially designared or environmentally sensitive areas. Typically, land use planning
processes ultimately result in a comprehensive plan (i.e., a general plan) or group of
interrelated plans followed by ordinances regulating the use of land. .The General Plan
functions as a standard for evaluating all significant future development proposals of both
government and private enterprise. '

Land use planning and development in the unincorporated areas of San Diego County is
regulated by the San Diego County General Plan. The General Plan for the County is
intended to be a long-term comprehensive plan for the physical development of the
unincorporated land. The County General Plan geographically divides unincorporated
countj' lands into communities and subregional areas for which more localized community
or subregional plans are adopted.

Santa Fe Valley is within the San Dieguito Community Plan area and is one of several
Specific Plan Areas (SPAs) specified in the San Dieguito Community Plan. The SPA was
developed pursuant to the goals, objectives and policies set forth in the community plan.
The purpose of the SPA designation is to encourage relatively detailed yet comprehensive
land planning of contiguous arcas. Generally, specific plans provide a more flexible
method of implementing the community plan objectives than zoning regulations. This is
especially important when a particular area contains sensitive resources or requires
strategies for the provision and financing of infrastrucrure improvements such as Santa Fe
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Valley. The San Diego County General Plan, the Regional Land Use Element. and the
San Dieguito Community Plan, as well as the San Dieguito River Park Concept Plan,
provide an overall policy framework for the development and conservation of the Santa Fe
Valley SPA. Relevant information and policies concerning these plans are discussed in
each element of the Santa Fe Valley Specific Plan.

The following sections describe background issues and policies from the San Dieguito
Community Plan and the San Dieguito River Park Concept Plan.

San Dieguito Community Plan

The San Dieguito Community Plan provides explicit policy regarding the specific planning
of Santa Fe Valley since the Santa Fe Valley SPA is an important component of the
San Dieguito Communirty Planning Area. Because of the multipie property ownership and
the sensitive environmental resources, the Community Plan requires that the SPA planning
process be funded by the property owners, managed by County staff and planned through
a specific plan process.

Land use-related goals, objectives, and policies stated in the San Dieguito Community Plan
relevant to the Santa Fe Valley SPA include:

» Land Use: Protect "scenic qualities of the area” by allocating a limited number
of dwelling units to be developed in Santa Fe Valley.

* Conservation: Establish two Resource Conservation Areas in Lusardi Canyon
and San Dieguito River to protect the natural resources in these areas.

* Floodplains and Water Courses: Prcvent any alteration of the natural riparian
habitat within the San Dieguito River.

* Trails: Determine locations of riding and hiking trails throughout the

San Dicguito Community Planning area and place them on a set of Tax
Assessor's Parcel Maps.

* Open Space: Preserve open space using open space casements, uuhty
easements, and trail easements,
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« Scenic Highways: Lands within the scenic viewshed of Circulation Element
roads are to be subject to the "S" Scenic Area Designator for protection of

SCEnic resources.

The Communiry Plan further states thar: "The focus of this plan is the implementation of
the San Dieguito River Regional Park." According to the Community Plan, “the basic
elements of this park and open space system are as follows:

« Maintain the scenic qualities of the San Dieguito River Valley.
» Protect sensitive environmental resources throughout the Specific Plan Area.
o Accommodate a system of riding and hiking trails.

» Link with open space systems established within the San Dieguito Community
Plan Area and with adjacent jurisdictions.

San Dieguito River Park Concept Plan

The San Dieguito River Park Concept Plan (Concept Plan) provides important policy
relevant 1o Santa Fe Valley and was used as a guide for establishing open space areas in the
Santa Fe Valley Specific Plan. However, the Concept Plan has not been formaily adopted

by the San Diego County Board of Supervisors.

The River Park is planned to protect environmental resources and provide recreational trails
and visual amenities for the Santa Fe Valley and the San Diego region. The San Dieguito
River Park Joint Powers Authority (JPA) was established in 1987 by San Diego County
and five cities 1o implement the San Dieguito River Valley Park. The JPA is cmpowered by
its member agencies to acquire, hold, and dispose of property for park purposes, to
undertake overall pianning for, and to plan, design, operate and manage the San Diego
River Valley Park.
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The implementing legislation for the JPA established two main goals:

* Preserve and restore lands within the Focused Planning Area (FPA) (i.e.. an
area within the watershed of the river which has the greatest visual and
environmental impact on the river valiey) as a regional open space greenbelt and
park system, protecting natural resources, and providing compatible recreational
opportunities.

* Provide a continuous and coordinated system of preserved lands, with a
connecting corridor of walking, equestrian and bicycle trails, encompassing the
River Valley from the ocean to the River's source.

The JPA must rely on its member agencies to implement the elements of the San Dieguito

River Valley Park Concept Plan. A major concept for the River Park is to create a trail
system that reaches all segments of the community.

The FPA boundary delineates areas that are either to be part of the River Park as permanent
open space or are to be planned carefully for compatible development, consistent with the
park's Concept Plan. Within the main river valley, the FPA boundary is intended to
coincide with the bluff edges or ridgelines behind which potential development would be
relatively unobtrusive to the open space character of the valley floor.

The San Dieguito River Park Concept Plan establishes a number of unique "landscapes” or
subareas within the River's course to be individually planned. The Concept Plan envisions
this landscape to be a passive use area, emphasizing trails for the appreciation of nature and
visual amenities. According to the Concept Plan, the Santa Fe Valley SPA is located within
the Del Dios Gorge and Santa Fe Valley landscapes.

While the JPA has not formally established specific land use designations for specific areas
within its planning ares, goals and policies have been proposed which indicate high priority
for land within the Focused Planning Area of the San Dieguito River Valley. The JPA
seeks a regional open space greenbelt and park system that protects the natural waterway of -
the San Dieguito River and the natral and cultural resources and sensitive lands, while
providing compatible recreational opportimities that do not damage sensitive lands.
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The San Dieguito River Park Concept Plan contains design and development standards
recommended for private and other public proposals within the focused planning area for
the park. The JPA encourages its member agencies (which includes the County of
San Diego) to adopt the Concept Plan or incorporate the goals and recommendations of the
Plan into their respective general plans, local coastal plans, and/or other appropriate
planning documents. The standards set forth in the Concept Plan address preservation of
significant physical and visual resources within the focused planning area for the Park. It
is left up to the discretion of the member agencies to determine which, if any, of the
standards recommended in the Concept Plan are appropriate for inclusion in the standards
ultimately adopted by the agencies in order to implement the goals of the Concept Plan.
The standards include recommendations addressing grading, structural design, subdivision
plans, fencing, landscaping, drainage and erosion control, and resource management. The
County of San Dicgo has not yet officially adopted these standards.

Existing Land Uses

Existing |and Use in Santa Fe Vall

Santa Fe Valley is currently owned by a multitude of land owners with a iaﬂery of land
ownership sizes. Currently, a substantial amount of land within the SPA (approximately
30%) is owned by three major property owners; the remaining acreage is divided between
many other land owners each with smaller respective properties. While most of the land in
Santa Fe Valley is under private ownership, the vast majority of parcels are currently
vacanvundeveloped or used for agricultural purposes. Most of the landscape therefore,
exists in a relatively natural and undisturbed state. Currently, there are approximately
20 single family residential dwelling units scattered widely throughout Santa Fe Valley.

Some of the more level terrain near the central portion of the SPA is used for
agricultural/horticultural purposes. Plant nurseries, truck crops, and orchards primarily
comprise agricultural activities in Santa Fe Valley. Some previously farmed areas in the
western portion of Santa Fe Valley are now fallow and are reverting back to more narural
vegetative condition. Table 4.1-1 lists the existing land uses and corresponding acreages
for each use within the SPA boundaries.
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Table 4.1-1
EXISTING LAND USES IN THE SPA

Exisung Land Use Acres
Spaced Rural Residential 5.17
Single Family Residential 2.46
Orchards and Vineyards . 117.02 -
Field Crops 803.34
Vacant and Undeveioped ' 2,144.28
Residential Under Construction : 16.02
Intensive Agriculture 74.80

Total 3,163.09

Source: SANDAG

Existing Land Use S , v

Existing developments surrounding Santa Fe Valley to the west and southwest are
generaily characterized by the high-amenity, estate residential communities of Rancho
Santa Fe, Rancho Del Rio, and Fairbanks Ranch. These communities contain one- and
two-acre estate housing with high-amenity attributes including golf courses, trails, and
parks. Other existing nearby residential developments are located in the City of
San Diego's communities of Rancho Pefiasquitos and Rancho Bernardo to the east and the
City of Escondido further to the northeast. These areas are typically developed at higher
densities than the unincorporated land.

Santa Fe Valley surrounds the partially developed Santa Fe Hills community on three sides.
Santa Fe Hills is located adjacent to Lusardi Creek and north of the City of San Diego's
planned Nonth City Future Urbanizing Area. The approved but only partially developed
Rancho Cielo exists to the north of Santa Fe Valley across Del Dios Highway. The
community of Del Dios along Lake Hodges exists to the northeast of Santa Fe Valley.
Lake Hodges, which is operated by the City of San Diego, forms the northeastern
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boundary of the SPA. These areas are shown in Figure 4.1-1. The 4S Business Park
exists further to the east of Santa Fe Valley adjacent to Rancho Pefiasquitos.

Planned Land Use
Planned Land Use in Santa Fe Valley

In 1987, the County amended the San Dieguito Community Plan to designate the Santa Fe
Valley area as (21) Specific Plan Area. This action was primarily in recognition of the
presence of sensitive environmental and visual resources; the proposed San Dieguito River
Regional Open Space Park; multiple ownership patterns; lack of public services and
facilities; adjacent community concerns for comprehensive planning, compatible land use,
and coordinated development; and encroaching urbanization from the east and south.

Pursuant to California Government Code Section 65451, the (21) SPA land use
designation is applied to lands where a specific plan must be adopted by the Board of
Supervisors prior 10 any further division of land. The purpose of the (21) SPA land use
designation in Santa Fe Valley was to initiate a planning framework for a comprehensive
Specific Plan text and map for the Santa Fe Valley SPA consistent with the objectives and
policies established by the San Dieguito Community Plan and the County of San Diego's
General Plan. The Specific Plan is intended to promote development of individual parcels
consistent with policies designed to address open space and conservation, land use,
circulation, community facilities, infrastructure, facility phasing and financing, as well as
site planning and design gnidelines.

Prior to establishing the (21) Specific Planning Area designation to Santa Fe Valley, the
San Diegnito Community Plan designated the area for (17) Estate Residential land use on
the more topographically level portions of the Santa Fe Valley, (18) Multiple Rural
Residential land use for the steeper sloped areas, and (24) Impact Sensitive land uses for
the floodplains and areas within the San Dieguito River Valley. These designations were
replaced with the (21) SPA designation which necessitated preparation of the Santa Fe
Valley Specific Plan.
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There are several major residential projects either recently approved, planned. or proposed
for development in the project vicinity. These include Black Mountain Ranch and the other
associated subareas that make up the North City Fumre Urbanizing Area (NCFUA) directly
adjacent to the south, the proposed 4S Ranch Specific Plan to the east, and the Rancho
Cielo SPA directty adjacent to the north. The Rancho Cielo SPA is approved but very
limited development has occurred. The general locations of these projects are shown in
Figure 4.1-1.

North City Future Urbanizing Area (NCFUA). The City of San Diego NCFUA is
comprised of over 12,000 acres located south and west of the project site. The NCFUA is
designated as a Future Urbanizing Area (FUA), as defined under the City's Growth
Management Plan. The FUA is land designated for future development once a plan for the
development is adopted and the area is redesignated to Planned Urbanized Area (PUA).
Approximately 6,300 acres were designated for development and approximately
3,900 acres were designated for retention as predominantly open space. Approximately
14,800 residential units with an estimated population of 38,400 people would be generated
under the land use densities identified in the NCFUA Framework Plan.

However, buildout for the NCFUA is currently limited to a maximum of 3,750 dwelling
units. Under the City's Growth Management Plan, a vote of the general public is required
10 allow the greater level of development contained in the NCFUA Framework Plan. Uantil
such time, development is only permitted according to the existing zoning in the City
General Plan. Unless a future vote of the people approves a phase shift in the FUA,
development within the NCFUA will, thus, occur at a relatively slower pace and at a lower
density than that projected in the Framework Plan.

The NCFUA is divided into five separate subareas (I, II, III, IV, and V), each requiring
development plans at a specific plan level of detail to be prepared based on the land use
designation and development densities provided in the Framework Plan.

The 4,172-acre NCFUA Subarea I is divided into two subareas focated directly south of the
Santa Fe Valley SPA. These areas arc called: Black Mountain Ranch North (Subarea IB)
and Black Mountain Ranch South (Subarea IA). The Black Mountain project proposes
1,119 dwelling units at the maximum allowable density of 1 dwelling unit per 4 acres per
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exisung entitiements under the City's General Plan. The other components of the project
include two golf courses, community parks. and open space within the San Dieguito River
Valley Park FPA.

43 Ranch General Plan Amendment and Specific Plan. Located immediately adjacent to the

east of the project site, 45 Ranch consists of a 3.525-acre Specific Plan Area. Of this area.
a 634-acre parcel is currently designated as Current Urban Development Area (CUDA) and
is developed as an industrial business park. The remaining 2,891 acres are designated as
Future Urbamzmg Development Area (FUDA) and identified under the Communiry Plan as
(21) Specific Planning Area with no density allocated. Proposed land uses for 4S Ranch
include a mixture of 5,365 dwelling units. approximately 1,814 acres of park and open
space uses, and a 12-acre central commercial area. The proposed overall density of the
2,891-acre portion of the Specific Plan is 1.85 dwelling units per acre.

Rancho Cielo Specific Plan. The Rancho Ciclo.SPA was approved in 1981 and is located
directly north of Santa Fe Valley on the north side of the Del Dios Highway. The project

consists of 770 dwelling units on 2,815 acres. Other approved uses for the Rancho Cielo
project include an equestrian center, a neighborhood commercial center, a 6-acre village
center, fire station, a water reclamation facility, and 1,689-acres of open space.

Community Character

Community character is not defined by CEQA bu is specifically addressed in Article 9.2 of
the County of San Diego CEQA Guidelines (1991). The County CEQA Guidelines define
communiry character as:

"An overall qualitative perception of a communiry, a sense of unigueness,
alse commonly known as a "sense of place” is a common reference point in
defining the communiry character of an area. It is based on a sense of space
and boundaries, physical characteristics (i.e., geographical setting, presence
of unique natural and man made features, ambient noise and air quality) and
qualitative psychological responses shared in common (i.e., "rural,”
"friendly”).”
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Each community/subregional planning area within San Diego County has community
character autributes common to the area as outlined in the respective community/subregional
plans.

The community character goal as outlined in the San Dieguito Community Plan (1993) is
to:

"Perpetuate the present state of spaciousness and rural living in the
San Dieguito Plan Area, utilize the open spaces provided by. low-
intensity land uses to separate distinct neighborhoods, and esrablish and
maintain San Dieguito as an economicallv and socially balanced
community while ensuring thar development is gradual, orderlv, and in
harmony with the existing environment.”

Much of the land in the vicinity of the Santa Fe Valley SPA is undeveloped and exists in a
natural state. This condition lends itself well to the goals of the San Dieguito Community
Plan such that there is maintenance of low-density rural or suburban neighborhoods within
a natural setting. This rural atmosphere is typified by the low density residential
developments in such surrounding neighborhoods as Del Dios, Santa Fe Hills,
San Pasqual, and Mt. Israel. Some limited agriculture uses across these areas further adds
to the rural ambiance. Recreational and visual amenities of Lake Hodges are evident
throughout the area. The natural setting of the San Dieguito River channel/Lake Hodges
provides the predominant visual characteristic through Santa Fe Valley.

Much of the land near and within the Santa Fe Valley SPA boundaries is currently devoted

to agriculmral production. Approximately 995 acres of land is currently being used to
support orchards, field crops, and/or horticultural activities.
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4.1.2 Specific Plan Area Impacts

Santa Fe Valley Land Use Policy Consistency

Criteria For Sienifi Determinat

The project would have a significant land use impact if it is not consistent with the
San Diego County General Plan's San Dieguito Community Plan and San Diego County's
Regional Land Use Eiement of the General Plan.

The Draft Santa Fe Valley Specific Plan (October 1994) was reviewed for consistency with
the San Diego County General Plan's San Dieguito Community Plan and San Diego
County’s Regional Land Use Element of the General Plan. This evaluation indicated thar
the Santa Fe Valley Specific Plan would be consistent with the aforementioned planning
documents.

For a detailed discussion of the policy consistency analysis, refer to the Santa Fe Valley
Specific Plan Policy Consistency Analysis on file and available for public review at the
County of San Diego Department of Planning and Land Use located at 5201 Ruffin Road in
San Diego.

Santa Fe Valley Environmental Plan/Goal Consistency

~riteria For Signif Determinati

CEQA Guidelines Appendix G, indicates that a project will normally have a significant
effect on the environment if it will conflict with adopted environmental plans and goals of
the community where it is located. Therefore, the project would result in a significant
impact if it is inconsistent with adopted environmental plans and goals of the local
community.

consi with Envi {P)
The San Dieguito Community Plan sets forth various goals related to protection of natural

resources and sensitive habitats within its planning arca. These goals focus on scenic
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qualities. open space. recreational amenities. sensitive habitats. and natwral resources as
discussed in Section 4.1.1.

The Santa Fe Valley Specific Plan addresses local environmental goals through
identification of and planning for conservation of sensitive resources. These goals are
addressed in the various elements of the Specific Plan including the Open Space and
Conservation, Land Use, and Community Design Elements.

Sensitive resources have been identified and are planned to be conserved and/or mitigated
as part of the Open Space and Conservation Element of the Specific Plan. These include
sensitive environmental, cultural, and visual resources. The major areas proposed for
conservation include: 1) areas along the San Dieguito River Valley that include the 100-year
floodplain, high quality coastal sage scrub, riparian wetland habitats, significant
archaeological sites, and slopes over 25 percent; 2) areas along Lusardi Creek that are
within the 100-year floodplain, significant areas of coastal sage scrub, riparian wetlands:
and 3) areas in the southwestern portion of the SPA containing biological resources of
substantial sensitivity and slopes over 25 percent. In order to conserve these areas, the
Specific Plan designates the above areas as permanent open space.

It is the objective of the Specific Plan to encourage the protection, dedication, acquisition
and/or exaction of sensitive lands. Open space areas are preserved using two categories:
Open Space 1 and Open Space II. Open Space [ is planned to be preserved as permanent
open space; Open Space II is planned to act as a buffer between the core biological areas
within Open Space I and development areas. In Open Space II, active and passive
recreational uses are allowed.

The Specific Plan also requires that prior to recordation of any subdivision map or
obtaining final approval of any other discretionary permits for land with a "D" Sensitive
Area Designator, the affected projects must dedicate sensitive lands designated-as Open
-Space I to a conservator agency approved by the County of San Diego. These lands are
planned to be preserved and managed as permanent open space, contributing to the
establishment of regional open space corridors.

The Santa Fe Valley Open Space and Conservation Element is intended to protect and

maintain all sensitive lands designated as open space within the Santa Fe Valley Specific
Plan Area. This component of the Specific Plan is developed through close coordination
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with appropriate local. state, and federal resource agencies, and Santa Fe Vallev property

owners. The Open Space and Conservation Element reflects the agreements and
compromises of land owners. State and Federal resource agencies. various County staff,
and the San Dieguito River Park Joint Powers Authority staff.

The Recreation Element of the General Plan and San Dieguito Community Plan indicate
that planned land uses in the Santa Fe Valley SPA will generate the need for a local park.
The Spec1ﬁc Plan proposes 10 accommodate a 14-acre neighborhood park on a site
designated on the Specific Plan Land Use Policy Map, in conjunction with potential school
sites. If implemented, San Diego County Service Area 83 will maintain the park, possibly
joindy with the Poway Unified School District. Trails will also be provided throughout the
SPA for recreational purposes.

Centain significant impacts to cultural, biclogical, and visual resources have been identified
in the applicable sections of this EIR. These impacts would be mitigated through the
proposed mitigation measures, Refer to the apphcablc sections of this EIR for a detailed
discussion of these issues.

Therefore, through project planning and design features: requirements of the Specific
Plan's Open Space and Conservation, Land Use, and Community Design Elements; and
mitigation measures the project is in compliance with the adopted environmental plans and
goals in the local community.

Physical Land Use Conflicts and Land Use Compatibility

Criteria for Significance Determias

A significant land use impact would occur if the proposed project would result in or require
substantial physical alteration of the present or planned land use of an area, or substantially
degrade the quality of the environment as a result of land use incompatibility.

Displacement of 2 Large Number of People
Pursuant to CEQA Guidelines Appendix G -(m). a significant land use impact would resuit

if the proposed project displaced a large number of people. The Santa Fe Valley SPA is
generally undeveloped. Approximately 20 residences exist onsite, Assuming

4.1-16 210741000



2.87 persons per household (SANDAG 1990), the current population of the SPA is
estimated to be approximately 57 persons.

The existing residences are primarily single family detached homes on estate and rural-type
lots. Development of the Santa Fe Valley SPA wouid not displace most of the existing
homes within the SPA boundaries. These residences would be maintained in their existing
condition. However, as individual property owners bcgin to develop their land towards
more intensive uses, the existing homes and agricuitural uses would be replaced by more
intensive residential. recreational, and commercial land uses. Using aerial photo
interpretation. approximately five homes could be displaced by developmetit proposed
within the SPA. This would equate to displacement at ultimate build-out of up to

* approximately 14 persons. Therefore, while displacement would occur, it would be minor

and incremental, and is not considered a significant impact. Each of the land owners
associated with the Santa Fe Valley SPA would develop only property owned by them: it is
not likely that any persons would be displaced who did not opt to develop their own
property. Since more intense development would be implemented in lieu of the existing
limited onsite development, no significant impacts to residents would be expected.

Pursvant to CEQA Guidelines Appendix G (u), a significant land use impact would result if
the proposed project disrupted or divided the physical arrangement of an established
community. While limited development exists within the boundaries of the Santa Fe Valley
SPA, the area is largely undeveloped and is not an organized, established "community."
The small Santa Fe Hills area is the nearest "communiry” to the SPA. Low density rural
type development is proposed as part of the Specific Plan in the area of Santa Fe Valley that
surrounds Santa Fe Hills and is not expected to divide or disrupt the existing development
in Santa Fe Hills. Therefore, the project would not disrupt or divide the physical
arrangement of an established communiry. o

According to CEQA Guidelines Appendix G (w), a significant impact would resuit of the
proposed modifications conflicted with established recreational, educational, religious, or
scientific uses of an area. There are no established educational, religious (i.c., non-
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prehistoric/historic), or scientific uses on site. Past prehistoric/historic religious uses on
the site are addressed in Section 4.3, Cultural Resources. The existing trails onsite would
be enhanced by a formalized trail system as part of project implementation. No other
organized recreational uses of the site exist. Therefore, the project would not conflict with
established recreational, educational, religious. or scientific uses of an area.

CEQA Guidelines Appendix G(y) stipulates that a project will normally have a significant
effect on the environment if it will convert prime agriculural land to non-agricultural use or
impair the agricultural productivity of prime agricultural land. Designation of what
constitutes “prime” agricultural land for this impact analysis includes Prime Farmlands as
defined by the California Department of Conservation. lands categorized as Farmiand of
Local Impontance as defined by the County of San Diego. and/or Agricultural Preserves
identified by the County of San Diego under the Williamson Act. Therefore, effects to
these agricuitural resources would be considered a significant land use impact.

The Farmiand Conversion Report 1986 1o 1988 prepared by the State of California
Department of Conservation Office of Land Conversion (California Department of
Conservation 1990), defines Prime Farmiand Land as:

Lands with the best combination of physical and chemical features able to
sustain long-term production of agricultural crops. The land must be
cropped and be supported by a developed irrigation water supply that is
dependable and of adequate quality during the growing scason.

Through the California Land Conservation Act of 1965 (Williamson Act), the California
Legislarure has established the priority of preserving the state's most productive agricultural
lands. The Williamson Act places the responsibility for identifying significant agriculmural
open space lands with local general purpose governments and established standards by
which to identify such lands. The Williamson Act encourages local governments to
identify prime agricultural lands within their jurisdiction by designating agricultural
preserves (Public Resources Code Section 30241 and 30113).
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Farmiand of Local Importance designated by the County of San Diego includes land that
meets all the characteristics of Prime Farmland and Farmland of Statewide Importance as
defined by the California Department of Conservation. with the exception of irrigated
farmland (agricultural lands need not be irrigated in San Diego County to qualify as
Farmiand of Local Importance). The Farmiand Conversion Report 1986 to 1988 prepared
by the State of California Department of Conservation Office of Land Conversion
(California Department of Conservation 1990), defines Farmland of Statewide Importance
as:

Lands similar to Prime but with minor shortcomings, such as greater slopes
or with less ability 1o hold and store moisture, and have the same reliable
source of adequate quality irrigation water available during the growing
season as required for Prime Farmtand.

Acreages of prime farmlands on Santa Fe Valley were caiculated using two data layers:
1) the California Department of Conservation Farmiand Mapping and Monitoring Program
and 2) SANDAG Agricultural Preserves from the County of San Diego (Figure 4.1-2).

There are currently approximately 995 acres of agricultural/horticultural land within the
Santa Fe Valley SPA boundaries. Analysis of this arca revealed that there are no Prime
Farmlands, nor are there Williamson Act farmiands (i.c., Agricultural Preserves) within the
Santa Fe Valley SPA boundary. However, approximately 575 acres of land are classified
as Farmlands of Local Importance. Development on or impairment of agricultural
productivity would occur on all of the Farmiands of Local Importance with the SPA.

The County of San Diego currently has approximately 107,237 acres of land designated as
Farmlands of Local Importance. Therefore, the loss of 575 acres of Farmlands of Local
Importance within the SPA would constitute an approximate 0.54 percent overall regional
reduction of such acreage. Given the limited and minor affects upon regional Farmlands of

Local Importance resulting from development within the SPA, this is not considered to be a
significant impact.

Community Character

Several developed or developing communities either abut or are near the Santa Fe Valley
SPA. These communities include Fairbanks Ranch, Rancho Santa Fe, Del Dios, Rancho

210741000 4.1-19



Del Rio, and Santa Fe Hills. Generally, these communities are characterized by large-lot.
high-amenity residential development.

Several proposed and/or planned communities either abut or would be near the proposed
Santa Fe Valley SPA. These communities include the County of San Diego's 4S Ranch
and Rancho Cielo SPAs, and the City of San Diego's Planned North City Future
Urbanizing Area Black Mountain Ranch SPA. Generally, these communities are
characierized by large-lot, high-amenity residential development. These areas also include
relatively high density clustered residential development and supporting commercial areas.

The Santa Fe Valley Specific Plan establishes a land use planning framework for the
development of residential and commercial development. Development is planned to be
compatible with existing environmental resources, natural features, and adjoining
communities. The SPA also addresses protection, management, and long-term
conservation of sensitive biological, cultural, and visual resources within the SPA. The
Plan proposes to accommodate a maximum of 1,200 residential dwelling units with varying
densities to facilitate preservation of open spaces.

Development proposed by the Specific Plan would be consistent with the present state of
spaciousness and rural living in the San Dieguito Community Planning area. The SPA
provides. for low-intensity land uses and conservation of sensitive open spaces.
Deveiopment would be gradual/incremental, orderly, and would not result in any
unmitigated environmental impacts to the existing environment. As such, the type of
deveiopment proposed by the project would be consistent with the community character
goals established in the San Dieguito Community Plan for residential devolopment, as well
as the surrounding and planned residential development.

Compatiilicy with Ousite and Suounding L and U

The Santa Fe Valley Specific Plan outlines general policies and implementing measures to
allow future development within the SPA consistent with the Specific Plan. The Plan
proposes to accommodate a maximum of 1,200 residential dwelling units with varying

-densities. The plan also proposes other amenities intended to sarve the community such as

schools. recreaional facilities, and commercial areas. The distribution of land use is based
upon the jocation of environmental, visual and cultural resources, accessibility, and major
physical features. Figure 3-3 depicts the proposed jand usc plan for the Santa Fe Valley
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SPA. For a detailed discussion of the proposed land uses associated with the SPA. refer 1o
Secuion 3.0, Project Description, of this EIR.

San Diegpito River Park. The San Dieguito River Park area is characterized by diverse.
high quality visual character. including varied topographic features, prominent ridgelines
and landforms, and water features. Certain aspects of the proposed project would detract
from the park-like resources along the river valley, impacting the visual quality along this
scenic corridor. The SPA is within the San Dieguito River Park FPA. However, there is
clear policy direction to preserve the scenic and environmental resources of the
San Dieguito River Valley within the Santa Fe Valley SPA as part of the Specific Plan.
Several chapters in the Santa Fe Valley Specific Plan contain policies that address issues
concerning the River Park, including Open Space and Conservation, Land Use,
Circulation. and Community Design Elements. The Specific Plan proposes implementation
of mutual goals and objectives as described by the County's General Plan and San Dieguito
River Valley Park Concept Plan. The Specific Plan proposes preservation of the San
Dieguito River Valley under open space land use designations. To minimize the visnal
impact of residential development on visually sensitive ridgeline and hillside propertics, the
Specific Plan proposes a special area designator called the "D" designator overlay which
sets planning and design standards for development in visually sensitive areas. Issues
associated with visual qualirty of the San Dieguito River Valley viewshed are identified in
Section 4.4, Visual Quality/Aesthetics.

San Diego County Water Authoriry Existine ond Aqueduct Easement, The San Diego
County Water Authority's (CWA) existing Second Aqueduct easemem crosses the western
portion of the Santa Fe Valley SPA in a northwest-southeast alignment. This large
aqueduct delivers water to the CWA's member agencies who then distribute the potable
water to the public. The CWA maintains a permanent easement over the pipeline of up to
approximately 130 feet in width. Permanent structures requiring a reinforced concrete
building pad are not allowed within the easement; although, streets, parking, utility
infrastructure, trails, and shallow-rooted vegetation are typically allowed. The Santa Fe -
Valley Specific Plan does not propose any development directly over the easement,

therefore no significant impacts would occur,

SDG&E Transmission Line Easement, An SDG&E transmission line easement crosses the

northwestern portion of the Santa Fe Valley SPA in a northwest-southeast alignment.
SDG&E maintains a permanent easement under the transmission line of up to

210741000 ' 4.1-23




approximately 200 feet in width. Permanent structures are not allowed within the
casement; although. streets, parking, utility infrastructure. trails. and shallow-rooted
vcgetation would typically be allowed. The Santa Fe Valley Specific Plan does not propose
any development directly within the easement. therefore no significant impacts would
occur.

4.1.3 Level of Significance

Land Use Policy Impacts

The project would not have a significant policy consistency-related land use impact becau#e
it is consistent with the San Diego County General Plan's San Dieguito Community Plan
and San Diego County's Regional L.and Use Element of the General Plan,

Environmental Plan/Goal Impacts

The project is consistent with adopted local environmental plans and goals. Therefore, no
significant environmentally-related land use impacts were identified. Refer to specific
discussions as they relate to other environmental jssues in this EIR.

Physical Land Use Impacts

No significant physical land use conflicts or physical land use incompatibilities were
identified. therefore, no significant physical land use impacts would occur.

4.1.4 Mitigation Measures

Land Use Policy Impacts

No mitigation is required.
Environmental Plan/Goal Impacts

No additional mitigation is required beyond the issue-specific measures proposed in other
applicable sections of this EIR.
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Php;sical Land Use Impacts

No additional mitigation is required bevond the issue-specific measures proposed in other
applicable sections of this EIR.

4.1.5 Tentative Map Area Impacts

The land use issues analvzed at the Specific Plan level of detail in Section 4.1.2 were found
not to be significant. Therefore, no land use-related tentative map impacts are addressed.
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4.2 'BIOLOGICAL RESOURCES

This section summarizes the Biological Resources Technical Report prepared for the Santa
Fe Valley project included as Appendix C (separately bound) to this EIR. This section
describes existing biological resources in the Santa Fe Vallev SPA. including the general
distribution and species composition of the vegetation communities. as well as wiidlife
habitats and their utilization. Particular atiention was given to determining the presence or
absence of significant biological resources in the SPA and the degree to which the proposed
project will affect those resources. Significant biological resources are defined as plant or
animal species that are considered endangered, threatened, and/or rare by federal and state
resource agencies, depleted or declining species, and species or vegetation communities of
limited distribution. A discussion of permits and/or agreements that may be required from
regulatory agencies is provided, along with measures for mitigating project related
impacts.

4.2.1 Existing Conditions
Vegetation Communities

A total of eleven native vegetation associations, along with five associations dominated by
nonnative species, were identified within the SPA (Table 4.2-1). Native vegetation
communities include coastal sage scrub, chaparral (includes chamise (Adenostoma
fasciculatum)-dominated and southern mixed chaparral), southern maritime chaparral,
perennial (native) grassland, coastal and valley freshwater marsh, southern willow scrub.
mulefat scrub, southem arroyo willow riparian forest, southern coast live oak riparian
forest, San Diego claypan vernal pool, and coast live oak woodland. Nonnative
associations are nonnative grassland, tamarisk scrub, disturbed wetland, eucalyprus
woodland, and ruderal habitat. In addition, swale/wetland ecotones, natural
floodchannel/streambeds, seasonal streambeds. open water, rock outcrops, and agricuitural
and developed lands were also mapped. Table 4.2-1 lists the vegetation communities
represented on the SPA. For presentation purposes, vegetation communities and other
associations were aggregated into nine "habitar" types, the locations of which are presented
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Table 4.2-1

VEGETATION COMMUNITIES IN THE SANTA FE VALLEY SPA

Total
Acreage
Vegetation Community in SPA
GROUP 1: SENSITIVE HABITATS
WETLANDS/UNVEGETATED WATERS OF THE U.S.
Wetlands
Coasta] and Valley Freshwater Marsh 35.1
Southern Willow Scrub 25.8
Mulefat Scrub 6.2
Tamarisk Scrub 0.5
Southem Arroyo Willow Riparian Forest . 21.7
Southern Coast Live Oak Riparian Forest 0.3
Vemnal Pool 0.2
Disturbed Wetland 3.6
Swale/Wetland Ecotone 6.7
Total Wetlands 100.1
Un\"egetated Waters of the U.S.
Natural Floodchannel/Streambed 13.7
Seasonal Streambed! 4.1}
Open Water 209
Total Unvegetated Waters of the U.S. 34.6
TOTAL WETLANDS/UNVEGETATED WATERS OF THE U.S. 134.7
SENSITIVE UPLANDS ,
Coastal Sage Scrub - 1315.0
Undisturbed 965.0
Disturbed 350.0
Coastal Sage Scrub/Chaparral 41.5
Southern Maritime Chaparral 13.5
Perennial Grassiand 24.6
Coast Live Oak Woodland 1.9
Rock Outcrops 2.0

4.2.2
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Table 4.2-1 (Continued)

VEGETATION COMMUNITIES IN THE SANTA FE VALLEY SPA

Toual
Acreage
Vegetation Comumnunity in SPA
TOTAL SENSITIVE UPLANDS 1.394.4
TOTAL GROUP 1 HABITATS 1.533.2
GROUP 2: NONSENSITIVE HABITATS
Chaparral 470.8
Nonnative Grassland 251.3
Eucalyprus Woodtand 44.8
Ruderal Habitat 263.6
TOTAL GROUP 2 HABITATS 1.030.5
GROUP 3: MAINTAINED LANDS
Agriculwral Land 510.2
Developed - 89.4
TOTAL GROUP 3 HABITATS 599.6
TOTAL ALL HABITATS 3,163.3

1 Seasonal sireambed acreage is shown because it is Jurisdictionai habitat. This acreage is already
accounted for in the coincident habitat (e.g., chaparral) and is not counted in the total habitat acreages.
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on Plate [. Each of these habitais. and the vegeration communities and other associations
aggregated within them, are discussed in the Biological Resources Technical Report.

Wildlife Habitat and Sensitive Animal Species

A variety of wildlife habitats occur within the SPA. Table 1. Appendix B, lists the wildlife
species that were detected or have the potential to occur within the SPA. and the habitats
associated with these species. The value of the wildlife habitar ranges from high in some of
the undiswrbed upland and riparian vegetation eommunities, to low in areas that have been
converted to active agricultural lands. Food availability, cover and protection, water,
topography, vegetation, and soil composition are important in determining the value of a
habitat 10 wildlife. On a regional scale, high species diversity, unique vegetation
communities, and connection to surrounding natural open spaces give an area a higher
wildlife resource vaiue.

Sensikive Wildlif

Sensitive wildlife species are those given special sensitivity status designations by the
federal or state governments (i.e., the U.S. Fish and Wildlife Service (USFWS), or the
California Department of Fish and Game (CDFG)) (USFWS 1994a; CDFG 1992), the
County (1991), and recognized local sources (Everett 1979: SDHS 1980a, 1980b). For
organizational purposes and establishing criteria for determining impacts for this project,
sensitive wildlife species have been divided into three groups based on their sensitivity
status. These groups are:

* Group 1 - Federally and state-listed species, species proposed or petitioned for
listing, federal Cl candidates. and species protected by the Bald Eagle
Protection Act

‘+ Group 2 - Federal C2 and C3 candidaté species and CSC species that are not
proposed for listing;

* Group 3 - Locally sensitive species as identified by Everett ( 1979) and SDHS
(1980a. 1980Db).
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Thiitv (30) sensitive animal species were detected within the SPA during field surveys.
These species include 1 crustacean. | amphibian. 7 reptiles. 19 birds. and 2 mammalis.
Two additional species were not detected during recent surveys. but have been histoncally
documented from the SPA. Another 29 species have varving potential to occur onsite
based on the presence of suitable habitat and their occurrence in the region. Sensitive
animal species detected during recent or historic surveys and those with the potential to
occur within the Santa Fe Valley SPA are listed in Table | of Appendix B. Locations of
sensitive wildlife detected within the SPA are also presented in Plate 2. Sensitive species
with only a low potential to occur in the SPA are discussed in the Biological Resources
Technical Repor.

Sensitive Plants

Fourteen sensitive plant species were observed within the SPA and another two species
were reported from historic sightings (i.c.. pre-1992 surveys). While none of these
species is currently listed as threatened or endangered by the USFWS (1990), the CDFG
(1990) lists both San Diego thom-mint (Acanthomintha ilicifolia) and Encinitas baccharis
(Baccharis vanessae) as endangered. Two other species are proposed for listing as
endangered by the federal government. In addition, nine of these species are federal
candidate species (USFWS 1990). All sixteen of these species are also listed as sensitive
by the California Native Plant Society (CNPS) (Skinner and Pavlik 1994). For
organizational purposes and establishing criteria for determining significance of impacts,
sensitive plant species have been divided into three groups based on their sensitivity status.
These groups are:

¢ Group I- Federally and state-listed species, species proposed for listing, and
federal C1 candidate species

»  Group 2 - Federal C2 candidate species, CNPS List 1B and List 2 species
* Group 3 - CNPS List 4 species

A description of each species, along with their sensitivity status, distribution and
occurrence within the SPA is summarized in Table 2 of Appendix B, and species’
locations are presented on Plate 2.
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Wildlife Movement Corridors and Habitat Linkages

Habitat linkages are defined as natural areas that not only provide connectivity between
habitat patches but also provide- vear-round fordging and reproduction habitat for resident
plants and animals (Ogden 1995d). Corridors are defined as narrower connections that
allow for wildlife movement and dispersal.

Wiidlife Movement Corridors

A wildlife corridor can be defined as a linear landscape feature that allows animal
movement between two patches of habitat or berween habitat and geographically discrete
resources (e.g., water). It is useful to differentiate between regional and local wildlife
corridors. Regional corridors link two or more large areas of natural open space and are
necessary to maintain demographic and genetic exchange berween wildlife populations
residing within these geographically distinct areas. Local corridors allow resident animals
access lo necessary resources (e.g., water, food, cover, or den sites) within a large habitat
patch and they may also function as secondary connections to the regional corridor system.

The San Dieguito River Valley and adjacent siopes form an important regional wildlife
movement corridor (Figure 4.2-1). A variety of large animal species have been detected in
the river valley (such as mountain lion, mule deer, and bobcat) indicating the valley is
suitable for large animal movement. The steep topography serves to funnel animals
between Lake Hodges Dam and the relatively flat San Dicguito River Valley to the west
where animals can choose to continue to travel south and then west with the river, or can
wravel north across Del Dios Highway, or can tum east at Lusardi Creek. The San Dieguito
River connects wildlife habitats in the east part of the county (e.g.. Poway and Escondido)
with habitats north of the Del Dios Highway (Olivenhain, San Marcos, and Carlsbad) and
habitats to the west (Del Mar), and to the south (Black Mountain, Pefiasquitos Canyon).
This corridor is important as habitat in the area is becoming increasingly fragmented and the
linkages between large blocks of habitat become developed.

Lusardi Creek is an important regional corridor between the San Dieguito River Valley to
the west and Black Mountain to the east (Figure 4.2-1). It provides topography and
vegetative cover for animals moving through the southern portion of the SPA. Numerous
small intermittent drainages and drainage swales throughout the site may also function as
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local movement corridors providing access to interior habitat areas of the SPA and
surrounding areas.

al itat Linkag

The Santa Fe Valley SPA supports a substantial portion of an important regional California
‘gnatcatcher core reserve population (Ogden 1993, 1995¢c). The Lake Hodges/Santa Fe
Valley core gnatcatcher population is linked by coastal sage scrub and other nantral habitats
with other core reserves to the north (southeast Carlsbad, Olivenhain/De! Dios), and to the
east (Escondido/San Pasqual Valley, north Poway). Much of the habitat between these
population areas has been developed or is proposed for development (Figure 4.2-2)

The San Dieguito River Valley and coastal sage scrub and other naural habitats bordering it
provide linkages between core gnatcatcher populations to the north, east, and south.
Coastal sage scrub in this linkage also provides essential breeding habitat for this species.
There are substantial distances between some populations (e.g., Lake Hodges/Santa Fe
Valley and Black Mountain populations) which may be beyond the dispersal capability of
an individual gnatcaicher. Because of the increasing habirat fragmentation in the region and
the importance of genetic exchange between popuiations, it is essential to preserve any
existing linkages between core populations.

The San Dieguito River linkage is especially important as a pan of the linkage between
eastern gnatcaicher populations (Escondido, North Poway), the north shore of Lake
Hodges. and gnatcatcher popuiations to the north of the SPA (Olivenhain/Mount Israel,
Carisbad, and San Marcos). The San Dieguito River heads south at the northwest end of
the SPA and the linkage continues south to Lusardi Creek. At this juncture, gnatcaichers
can trave] east to Black Mountain or continue southwest toward Del Mar.

There is a second California gnatcatcher habitat linkage which is parallel to and south of the
San Dieguito River linkage. This linkage retains the east to west connectivity within the
Lake Hodges/Santa Fe Valley core gnarcaicher population area and connects gnatcatchers to
the east at 45 Ranch. The linkage consists of coastal sage scrub along the south shore of
Lake Hodges and 4S Ranch and extends west through sage scrub in the east-central portion
of the Santa Fe Valley SPA. The coastal sage scrub, with high gnatcatcher occupancy,
continues west through the SPA along south-facing ridges. It links up with 2 north to
south running ravine and heads northwest through patchy scrub and chaparral habitats until
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it connects with the San Dieguito River Valley gnatcarcher linkage at the northwest corner
of the SPA.

These two linkages are critical to maintain connectivity of regional California gnatcarcher
populations especially in light of other planned and approved developments in the area
including 4S Ranch. Black Mountzin Ranch. and Rancho Cielo.

4.22 Specific Plan Area Impacts

Impacts to vegetation communities. sensitive plant and wildlife species. and wildlife
corridors and habitat linkages are evaluated in this section.

Impacts can be divided into the following four categories: direct, indirect. permanent. and
temporary. Direct impacts occur when biological resources are altered. disturbed.
destroyed. or removed during the course of project implementation. Examples of direct
impacts include such activities as removal, grading, or brushing of vegetation. diverting or
channelizing surface water flows, filling wetland habitas, severing or degrading wildlife
corridors the loss of individual species from habitat clearing, loss of foraging, nesting, or
burrowing habitat for wildlife spccies;, and habitat disturbance.

Indirect impacts occur when project-related activities affect biological resources in a manner
other than direct. Potential indirect impacts include elevated noise levels, increased
lighting, increased human activity, introduction of nonnative predators (e.g., domestic cats

and dogs) and invasive plant species, increased erosion and sedimentation of stream
channels

Both direct and indirect impacts can be classified as either temporary or permanent,
depending on the duration of the impact. Temporary impacts are impacts that may be
considered reversible effects on biological resources. Permanent impacts are those impacts
resulting in the irreversible removal, disturbance, or destruction of biological resources.

Criteria for Significance
Criteria or thresholds for determining the significance of an impact are presented in the

following sections to clarify and quantify, to the extent feasible, at what point an impact to
a biological resource is considered significant. Significance thresholds are also presented
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here 1o achieve consistency when evaluating the i!hpacts associated with the different
project alternatives. In general. the primary criteria for determining significance are the
sensitivity ratings assigned to certain biological resources by the federal and state resource
agencies (e.g., U.S. Army Corps of Engineers (ACOE), USFWS, CDFG). The Coumy
generally uses the sensitivity ratings provided by these resource agencies when listing
sensitive resources or assessing the significance of potential impacts at the local or regional
level. Therefore, determinations of significance in this document will focus on the
sensitivity ratings of biological resources and the degree to which the resource may be
affected (e.g., temporary versus permanent impacts).

The significance of an impact can be evaluated at various geographic and spatial scales.
For example, biological resources could be considered sensitive on a local scale but not at 2
larger regional scale. For this analysis, the local scale consists of the SPA, and the regional
scale coastal San Diego County. Significance criteria are based on County of San Diego
(1991) CEQA guidelines and gnidelines provided in Nelson (1981), and can be applied to
significance determinations a1 both local and regional scales. Nelson (1981) was one of the
first published articles to formally orgamize ecological criteria for significance
determination.

For organizational and consistency purposes, sensitive biological resources (excluding
wildlife corridors and habitat linkages) in this document are divided into three groups based
on higher, moderate, and lower sensitivity ratings. As discussed above, significance
thresholds are based in large part on the current regulatory status of the resource.
Therefore, by grouping resources with equivalent or similar regulatory status, significance
criteria can be established that apply to all resources within a group. For example, most
impacts to the highest sensitivity group resources (e.g., wetlands, federally and state-listed
species) are considered significant, while a determination of significance for impacts to the
moderate (e.g., nonsensitive natural habitats, federal C2 candidate species) and lower
sensitivity groups (e.g., agricultural lands, locally sensitive species) will be more
dependent on such factors as setting (e.g., population size, habitat quality), and the
magnitude and nature of the impacts (i.¢., temporary versus permanent). It shouid also be
noied that grouping and the determination of significance for different types of resources
are sometimes based on z different set of criteria (e.g., moderate "sensitivity” vegetation
communities are "nonsensitive” natural habitars, while moderate “sensitivity" plant species
are based on their CNPS status (i.e., federal C2 candidate and CNPS Lists 1 and 2 taxa)).
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Specific significance thresholds are defined in the following sections for vegetation
comumunities. sensitive plants and wildlife. wildlife comdors, and habitat linkages.

Organization of Impacts Analysis

For the purpose of the impacts analysis, the Specific Plan land use categories are
aggregated into three designations: 1) "Open Space,” which includes Open Space |

{Sensitive Resource Protection Areas) and. due to proximity to the San Dieguito River

Valley, those areas within the Balcor tentative map golf course that will be preserved.
enhanced, and/or revegetated with native piant species after construction:; 2) Very Low and
Rural residential designations; and 3) "Developed,” which includes Open Space II (areas
within the Balcor and McCrink Ranch tentative map goif courses that will be revegetated
with turf or other nonnative/ornamental plant species after construction), residential
(excluding Very Low and Rural), commercial, community facilities, roadways, clubhouse,
resort, and driving range. It is assumed that 100 percent of the land within Open Space
will be preserved and managed as permanent open space, while ail land within the
Developed areas will be jost 10 development. .

Proposed Specific Plan Biological Resources Protection

The Santa Fe Valley Specific Plan was formulated taking into consideration the biological
resources present on the SPA. The Santa Fe Valley SPA Opportunities and Constraints
Study indicated the existence of significant biological resources within the SPA. A
Biological Resources Sensitivity map was used by the Specific Plan planners and county
staff to determine future development and preservation areas. The Specific Plan proposes
to permanently protect a large portion of the site's environmental resources, approximately
1,400 acres or 44 percent of the SPA. The Specific Plan identifies an open space network
within Santa Fe Valley to be established through dedication of open space easements and/or

dedication of iand to the County or a conservator agency through the discretionary permit
process.

The Specific Plan's Conservation and Open Space Element, identifies two open space
categories of the Specific Plan. Open Space-I identifies environmentally sensitive lands
designated for permanent open space protection. These areas are intended to be dedicated
as permanent open space as part of a regional open space corridor and habitat preserve
system. In addition, these areas are aiso intended to meet the objectives of the Natural
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Comminities Conservation Plan (NCCP), therefore. qualifying the Specific Plan for
permitting authoriry under the 4(d) rule or as a subarea under the NCCP (see further
discussion of NCCP under the heading California Gnatcatcher Habitat Linkages in this
section). The Open Space-l areas are not to be disturbed by any uses except those
identified on the Specific Plan such as the proposed bridge river crossing. trails and a trail
staging area, and essential public facilities such as utility lines and/or poles.

Open Space-II identifies both sensitive and nonsensitive lands designated for both passive
and active recreational uses. These areas are intended to serve as a buffer berween sensitive
Open Space-I areas and the more intensive development areas (i.e.. residential). Uses
permitted in Open Space-II include golf courses, irrigation/water storage ponds, trails, and
essential public facilities such as utility lines and/or poles. The Conservation and Open
Space Element of the Specific Plan gives direction for implementing conservation of
sensitive biological resources through its related goals, policies, and implementation
strategies.

The D2 designator proposed by the Specific Plan to be applied 1o lands within the Very
Low and Rural residential designated areas, and the low residential area in the southwestern
portion of the SPA, was also taken into consideration for this impact analysis (see Figure
3-4 for areas that are labeled with the D2 designator). According to the Specific Plan, the
objective of this designator is to assure that all feasible measures are taken to maximize the
amount and viability of sensitive habitat resources in environmentally sensitive areas
approved for residential development in the Santa Fe Valley Specific Plan (County of San
Diego 1995).

Standards for protection of coastal sage scrub and/or chaparral have been dcvcloped and
include maximizing connectivity, minimizing brush clearing for fire control, and dedication
of open space-easements outside the development envelope to the County. Standards for
vernal pools include maximizing protection, conducting site-specific studies to document
habitat value, providing offsite mitigation as appropriate, and dedicating open space
easements, including buffers, 10 the County. According to the D2 designator, the
development envelope (exclusive of access roads/driveways) within the Rural and Very
Low residential areas is limited to 1.5 acres per parcel on parcels that contain sensitive
biological resources. Because the location of these development envelopes is not currently
known, and the distribution of sensitive biological resources has not been quantified at the
parcel level. the impact analysis for these areas was done qualitatively.
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Impact Analysis
Impacts to the following habitats are analvzed below:

* Group ! - Sensitive habitats: wetlands and unvegetated waters of the U.S..
and sensitive uplands |

* Group 2 - Nonsensitive habitats
* Group 3 - Maintained Jands

Table 4.2-2 presents acreages of direct impacts to vegetation communities resulting from
implementation of the Specific Plan. Vegetation communities within the SPA, along with
proposed Specific Plan land uses, are shown on Plate 1.

Group 1 - Wetlands and Unvegetated Waters of the U.S.

Criteria for Siznificance Determinai

Wetland habitat is considered a sensitive and declining resource by several regulatory
agencies including the USFWS and CDFG. Wetland vegetation communities are aiso
given the highest priority within the state inventory by the California Narural Diversity Data
Base (CNDDB) (Holland 1986), and are considered sensitive by the County of San Diego
(1980 and 1991). The ACOE also exerts jurisdiction over all waters of the U.S., which
includes wetlands and unvegetated waters. In addition, ACOE and CDFG policies of “no
net loss” of wetland habitat require that all impacts to wetlands be mitigated by in-kind
creation of wetland habitat at a minimum ratio of 1:1. For these reasons, all direct and

indirect impacts to wetland habitat and unvegetated waters of the U.S. are adverse and
significant.

Dircct Impacts
Implementation of the proposed SPA development would result in the direct, permanent

loss of approximately 16.3 acres of wetlands and 0.9 acres of unvegetated waters
(including seasonal streambeds) of the U.S. (Table 4.2-2). These impacts include the loss
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of at least 4 vernal pool basins covering approximately 0.04 acre in the northwestern corner
of the SPA within the Balcor tentative map area (Figure 4.2-3). The watershed for these
pools, which includes both the vemnal pool basins and surrounding upland habitat

(approximately 6.2 acres in size) would also be directly impacted (Plate 1). Total direct
impacts to wetlands and unvegetated waters of the U.S. represents approximately
12.2 percent of the total acreage of these habitats in the SPA. .

In addition to the impacts discussed above, additional acreage of wetlands and unvegetated
waters of the U.S. could be directly impacted in areas proposed for Very Low and Rural
residential development as well as low residential development in the southwestern portion
of the SPA. Approximately 0.9 acre of these habitats occurs in these areas, including at
least 4 vemal pool basins covering approximately 0.2 acre in the southwestern comer of the
SPA (Figure 4.2-3). In addition, the vernal pool watershed in this area encompasses
approximately 12.0 acres, most of which is coastal sage scrub habitat (Plate 1). The exact
acreage of impacts would depend upon the distribution of these habitats among the parcels
within the Very Low and Rural residential development areas, the degree to which those
parcels are subdivided, and the degree to which direct impacts to these habitats can be
avoided or minimized through appropriate placement of development envelopes as per the
standards of the D2 designator. Currendy, single-family residential development envelopes
on parcels containing sensitive resources are restricted to a maximum of 1.5 acres per
parcel. This acreage includes fuel management zones, but does not include access roads
and driveways.

Permanent loss of approximately 16.3 acres of wetlands and 0.9 acres of unvegetated
waters of the U.S., and direct impacts to approximately 6.2 acres of the watershed for the
resources would represent significant, adverse impacts.

The Conservation and Open Space Element of the Specific Plan contains goals and policies
relevant to the protection of wetlands. The overall goal of the Conservation and Open
Space Element is to conserve significant environmental resources including wetiands.
Proposed development is subject to the following standards where the resources to be
protected involves wetland habitat:
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. 1. Disturbance to wetland habitat shall be limited to the maximum extent practical.

-

- Site specific studies shall be prepared to document the amount and habitat vaiue
of the wetland resources.

3. There shall be no net loss of wetland habitar. Wetland impacts shall be
mitigated as necessary 1o accomplish this standard.

Although the Specific Plan proposes to preserve wetlands where posslble the proposed
development footpnnt would impact a significant number of wetland acres. Therefore, the
project will be required 1o either avoid wetlands or obtain the appropriate wetlands permits
and mirigate permitted wetland loss.

Indirect Impacts

Potential indirect impacts to wetlands and unvegetared waters of the U.S. include decreased
water quality, fugitive dust emissions, introduction of invasive, nonnative plant species,
genetic contamination of native plants, and degradation of habitat due to increased human
access. While the production of fugitive dust emissions is expected to occur during the
construction stage of the project only, the remaining indirect impacts could be permanent.
All of the indirect impacts to wetlands and unvegetated waters of the U.S. would be
significant.

Water quality in wetlands can be reduced by stream siltation resulting from increased
crosion in and adjacent to wetland habitat, as well as from spills of toxic materials
(e.g.. equipment fuel and oil) in construction staging areas. Water quality can also be
affected by runoff from adjacent residential, commercial, and recreational development
(e.g., golf courses and parks) that is contaminated by toxic materials. fertilizers. and
pesticides. as well as by pesticides and fertilizers used in revegetation efforts adjacent to
wedtands. Decreased water quality adversely affects wetland vegetation. aquatic animais,
and terrestrial wildlife that depend upon wetlands for water, food, and cover.

Fugitive dust emissions produced by construction activities could settle on wetland
vegetation. This process could occur anywhere within the SPA in which wetiands are
adjacent 10 construction activities. Little information exists on the effects of dust on
vegetation. However, a continual cover of dust may reduce the overall vigor of individual
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plants by reducing their photosynthetic capabilities and increasing their susceptibility to
pests or disease. The use of invasive. nonnative plant species (e.g., certain species of
eucalyptus) in ornamental piantings can result in colonization of wetland habitat by these
species, and displacement of native wetland plants. Nonnative plants could also colonize
sites disturbed by construction activities. even in temporarily disturbed areas that are to be
revegetated with native species. Areas that will remain unvegetated after construction. such
as shouiders along permanent access roads and fire fuel management zones (both cleared-
and thinned zones) around buildings, are particularly suited for establishment of nonnative
plant populations. Roadways can also act as corridors for the movement of weedy plant
species into areas previously free of nonnatives.

Increases in human activity in the area could result in rampling and degradation of sensitive
wetland vegetation. habitat fragmentation from the creation of authorized and unauthorized
roads and trails, by disturbance or removal of existing vegetation, and illegal dumping of
lawn and garden clippings and other refuse. In addition, upland habitat that serves as
buffer zones to wetlands will be permanently lost due to implementation of the proposed
project. '

Group 1 - Sensitive Upland Habitats

~iteria for Significance Determigat

Sensitive upland habitats are nonwetland habitats that are considered sensitive by the
resource agencies and/or County (1980, 1991) and are given the highest im}entory prionty
by the CNDDB (Holland 1986). Sensitive upland habitats within the SPA are coastal sage
scrub, southern maritime chaparral, perennial grassland, coast live oak woodland, and rock
outcrops.

Coastal sage scrub was listed as the third most extensive vegetation commum'ty in San
Diego County over 25 years ago (CDFG 1965); however, Oberbauer and Vanderwier
(1991) suggest that nearly 72 percent of the County's original sage scrub habitat has been
destroyed or modified, primarily duc to urban expansion. Coastal sage scrub is also
considered habitat for the federally threatened California gnatcatcher, and therefore receives
regulatory protection from the USFWS. Southern maritime chaparral is restricted in
distribution and is often associated with coastal sandstone formations. Sensitive species
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characteristic of this habitat include Del Mar manzanita, wart-stemmed ceanothus. and
summer-holly. among others.

Perennial grassland is considered sensitive because of its limited distribution, potential to
support sensitive plant species, and regional reduction by agricultural activities and urban
and rural development. Oak woodlands are considered sensitive primarily due to their
limited acreage, high wildlife value, gradual loss as a result of development, and lack of
regeneration. Rock outcrops often support unique floristic assemblages, with many of the
characteristic plant species being wholly or partially restricted to this habitat. Rock
outcrops, and the crevices within them, also represent potential roosting and nesting sites
for a number of sensitive reptile, bird, and bat species. For these reasons, all direct and
indirect impacts to sensitive upland habitats are adverse and significant.

Direct Impacts

Implementation of the proposed Specific Plan would result in the direct, permanent loss of
approximately 344.1 acres (24.7 percent of the total within the SPA) of sensitive upland
habitats (Table 4.2-2). These impacts include 323.7 acres of coastal sage scrub (147.3
acres undisturbed, 176.4 acres disturbed), 14.4 acres (34.7 percent) of coastal sage
scrub/chaparral, 3.0 acres of southern maritime chaparral (22.4 percent), 2.3 acres of
perennial grassiand (9.4 percent), and 0.4 acre of coast live oak woodland (21.0 percent).

Additional acreage of sensitive upland habitat could be directly impacted within areas
designated for Very Low and Rural residential development. Approximately 232.3 acres
of these habitats occur in these areas, including approximately 224.0 acres of coastal sage
scrub and 0.7 acre of perennial grassland. As discussed above for wetlands and
unvegetated waters. the exact acreage of impacts would depend upon the distribution of
these habitats. the amount of future subdivision within existing parcels, and the degree to
which direct impacts to these habitats can be avoided or minimized as required by the D2
designation review procedures. The low residential development area north of Arnesian
Road is predominantly coastal sage scrub and is also covered by the D2 designator. Direct
impacts 10 sensitive upland habitat would be significant.
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Indirect impacts

Potential indirect impacts to sensitive upland habitats includes fugitive dust emissions. soil
erosion on slopes during project construction. introduction of invasive. nonnative plant
species, genetic contamination of native plants. and degradation of habitat due to habitat
fragmentation. edge effect. and increased human access. The effects of these impacts on
regulated upland habitats are similar to those to wetand habitat and unvegetated waters of
the U.S. as discussed above.

In addition to those impacts, increases in the moisture regime from runoff associated with
irtigation of landscaped areas could alter conditions in areas supporting upland vegetation
that is adapted to xeric (dry) conditions. The potential for this to occur is not limited to any
particular site within the SPA. This runoff could also be contaminated with fertilizers and
pesticides. as well as toxic materials, that would adversely affect the native vegetation.
Both the increase in moisture regime and poor water quality could promote establishment of
nonnative plants and displace native species. Indirect impacts to sensitive upland habitat
would be significant. ‘

Group 2 - Nonsensitive Habitats

Criteria for Sienifi Determina

Chaparral. nonnative grassland, eucalyptus woodland, and ruderal habitat are relatively
abundant and widely distributed at both local and regional scales. In addition, none of
these habitars is under immediate threat from agricultural or urban land uses, is considered
critical habitat for federally or state-listed species, or receives regulatory protection from the
resource agencies. Therefore, impacts to these habitats are generally considered adverse,
but not significant.

If. however, the diversity or population size of sensitive plant or animal species is high
within any of these habitats, the habitat functions as an imporant regional habitat linkage or
wildlife movement corridor, or the habitat functions as a buffer 10 wetland habitat, impacts
to those habitats would be considered adverse and significant. It is also possible that if the
magnitude of the impact (i.e., total acreage of habitat impacted) is great enough, impacts to
the habitat would also be adverse and significant, regardiess of the presence or absence of
sensitive species or the habitat’s functional role as a corridor or habitat linkage.
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Direct Impacts

Approximately 11.0 acres of chaparral lost 1o the SPA development (Table 4.2-2) is
dominated by wart-stcmmed ceanothus, a federal C2 candidate plant species. Impacts 1o
this species are discussed in more detail under sensitive plant species impacts. The
incremental reduction of perching and foraging habitat for raptors is considered
cumulatively significant on a regional basis. This impact is mitigated through participation
in the NCCP and subarea planning process.

Each of the nonsensitive habitars within the SPA occurs adjacent to wetland habitat
(i.e., functions as a wetland buffer) and/or within wildlife movement corridors or habitat
linkages at one or more locations. While habitats such as cucalypms woodland and ruderal
habitat arc considered degraded relative to native habitat (e.g., chaparal), they do have
some functional value as wetland buffers and habitat for wildlife movement. Therefore, an
undetermined percentage of the acreage of each of the nonsensitive habitats that will be
directly impacted within the SPA represents losses of wetland buffers and wildlife
movement corridors or babitat linkages. A more detailed discussion of impacts to wildlife
corridors and habitat linkages is presented below.

Indirect Impacts

The effects of these impacts on nonsensitive habitats are similar to those discussed above
for sensitive upland habitats. These effects are not expected to be significant with a
combination of open space preservation and best construction practices.

Group 3 Habitats ~ Maintained Lands

Agriculwral and developed lands are cither unvegetated or are dominated by agriculwral or
omamental species and, therefore, have very low or no value as habitat for native plant and
animal species. These lands contribute very little to the biological diversity of the region
and receive no protection from the resource agencies. Therefore, impacts to these lands are
generally not considered significant.
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Sensitive Plants

This section analyzes impacts to three groups of plant species that differ in sensitivity
status. Those groups are:

* Group 1 - Federally and state-listed species. species proposed for listing, and
federal Cl candidate species

* Group 2 - Federal C2 candidate species, and CNPS List 1B and List 2 species
* Group 3 - CNPS List 4 species

Impacts to sensitive plant species as a result of implementation of the Specific Plan are
summarized in Table 4.2-3. Locations of sensitive plant specics within the SPA, along
with proposed Specific Plan land uses, are shown on Plate 2.

Relevant data collected during field surveys include the number (population size) and
location of each sensitive plant species. The number of individuals is sometimes
approximate (estimates for large populations of shrubs or clonal species) and is used for

assessing the overall magnitude of an impact rather than for describing a precise population
size.

Group 1 Plants — Federally and State-listed Species, Species Proposed for
Listing, and Federal C1 Candidate Species

Criteria for Significance Determuinad

Because of their overall rarity and rate of decline, any direct or indirect impact to a Group 1
plant species would be adverse and significant. In addition, the County may consider any

loss of a federally or state-listed plant species as significant and unmitigable (County of
San Dicgo 1991).
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Direct Jmpacts

San Diego Thom-mint. San Diego thorn-mint was recorded on the northern shoreline of
one of the ponds in the west-central portion of the McCrink Ranch Tentative Map area
(Ogden 1995¢; Plate 2). During 1992 surveys of this area, however, this population had
been extirpated by agricultural activities. Another population of this species was
encountered in 1992 just outside of the southwestern portion of the SPA, on the slopes
north of Lusardi Creek. Although all potential habitat for San Diego thom-mint (i.e., clay
soils in grassiand and open scrub and chaparral} was surveyed in 1992, this species was
not encountered within the SPA. Because of considerable annual variation in the
occurrence and size of populations of many native annual species, however. there is a
moderate potential for San Diego thorn-mint to occur within the SPA, especially in the
relatively undisturbed. southwesternmost portion. If this species were to be reestablished
on site, the potential for significant project-related impact would occur.

Del Mar Manzapita. The Del Mar manzanita population within the SPA includes
approximately 447 shrubs at 5 locations (Plate 2). Of this number, at least 10 shrubs
would be directly impacted by development, and an additional 31 plants by the proposed
golf course within the Balcor tentative map area. However, the project would preserve
over 90 percent of the population within OS-I; therefore, the impact is not significant.

Encinitas Baccharis. An historical sighting of Encinitas baccharis was reported from a
single location on the steep, chaparral covered slopes in the northeasternmost portion of the
SPA. north of Del Dios Highway (Plate 2). This species also occurs on ridgetops to the
east of the SPA on the adjacent 4S Ranch property (Dudek 1991). Most of the area in and
around this historical sighting is proposed for preservation; however, direct impacts to
Encinitas baccharis could occur just north of the historical sighting in an area proposed for
Very Low and Rural residential development. Because of the proximity of this proposed
residential area to the historical sighting, and the presence of suitable habitat, there is a high
potential for this species to occur there.

There is also a2 moderate potential for Encinitas baccharis 1o occur on the upper slopes and
ridgelines in the northwestern portion of the SPA, south of the San Dieguito River. While
most of this area is proposed for preservation, a portion does fall within an area proposed
for Very Low and Rural residential Development. This area would be subject to the D2
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designator: therefore. compliance with the D2 designator would either preserve this species
or appropriate mitigation would be required.

Stickv Dudleva. A single population of sticky dudleya occurs within the north-central
portion of the SPA, on cliff faces and rock outcrops along a tributary to the San Dieguito
River (Plate 2). Because the entire population of sticky dudieya is on Jand proposed for
preservation, no direct impacts 1o this species wouid occur.

Indirect Impacts

Significant indirect impacts that could potentially occur to Group 1 plant species include
many of the same indirect impacis discussed above for upland vegetation communities. All
four Group 1 species discussed above could be adversely affected to varying degrees by
fugitive dust emissions, soil erosion on slopes, introduction of invasive, nonnative plant
species, degradation of habitat due to habitat fragmentation, edge effects, and increased
human access, and increases in the moisture regxme from runoff associated with irrigation
of landscaped areas.

Because San Diego thom-mint is a smal} herbaceous annual, it is particularly susceptible to
trampling, soil erosion, and competition from nonnative plant species. Although the only
population currently known from the vicinity of the SPA occurs just outside of its
southwestern boundary, the offsite increase in human activity in the area could put this
population at risk.

Increases in human activity in the SPA would increase the potential that the sticky dudleya
Population be impacted by horticultural collecting. This population would also be at risk
from trampling by hikers wandering off trails.

Group 2 Plants - Federal C2 Candidate Specxes and CNPS List 1B and
List 2 Species

C . - ﬂ s. 'ﬁ D . - V

In general, County (1991) guidelines stipulate an allowable loss of semsitive plants
(excluding federally and state-listed species) due to development of 0 to 20 percent of their
population on a project site. Therefore, the loss of greater than 20 percent of a population
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of a Group 2 plant species within the SPA would be considered adverse and significant.
Losses of less than 20 percent of a species’ population may be significant. however, if
impacts are to a major population. a significant portion of a major population. or a
population important to the genetic diversity, geographic range. or diversity of occupied
habitat of that species. Major population is defined for each species according 1o its
biology, including patterns of distribution, growth, and reproduction. For example, a
species which is aggregated into several large populé.tions would have different population
characteristics and dynamics than a species that occurs in small numbers at widely scattered
localities. ,

Direct Impacts

Nine different Group 2 plant species occur within the SPA, including California adolphia,
San Diego sagewort, Orcutt's brodiaea, wart-stemmed ceanothus, summer-holly,
varicgated dudleya, San Dicgo barre] cactus, San Diego marsh-elder, and Nuttal's scrub
oak. Impacts to each of these species are discussed below and presented in Table 4.2-3.

California Adolphia Approximately 3,601 California adolphia occur at scattered locations
throughout the SPA (Table 4.2-3). Of that number, 70.0 percent (2,522 individuals) of
the population occurs in areas proposed for preservation (OS-I), while 6.9 percent
(247 individuals) of the population is in areas designated for Very Low and Rural
residential development (subject to the D2 designator). Based on a 1.5-acre development
envelope per legal lot, per the D2 designator, up to 93 (2.6 percent) of the California
adolphia could be impacied within the Very Low and Rural residential development areas;
these impacts could be avoided or minimized, however, by siting development envelopes in
areas where this species does not occur. The remainder of the California adolphia
population (832 individuais, 23.1 percent) occurs in areas proposed for the remaining land
uses, and therefore would be considered lost to development. Although relatively large
populations occur at a number of locations throughout coastal San Diego County, the Del
Dijos-Lake Hodges area supports one of the larger extant populations of this species (Reiser
1994). While levels of impact to this species are above the County's guidelines for
development projects (20 percent in County of San Diego 1991a), the overall protection of

a large number of plants in a contiguous open space system (OS-I) reduces the impact to
less than significant.

4.2.30 210741000




TR GE NN N B A B IR IS G & Aam 2O B I B B o o=
~ —~—

San Diego Sagewort. One hundred percent of the known population of San Diego
sagewort within the SPA occurs on land proposed for preservation. Therefore. no adverse
significant impacts to this species are anticipated.

Orcutt's Brodigea. One hundred percent of the known population of Orcutt's brodiaea
within the SPA occurs on land proposed for preservation. Although not encountered. there
is a moderate potential for this species to occur in drainages in the southwestern portion of
the SPA. Because most of this area is proposed for open space dedication or Very Low
and Rural residential development, substantial losses of any newly discovered popuiations
are not expected to occur. Therefore, direct impacts to Orcutt's brodiaca are not significant.

Wart-stemmmed Ceanothus. Wart-stemmed ceanothus is dominant or co-dominant in
301.5 acres of chaparral within the SPA (Table 4.2-3). Approximately 72.3 percent
(218.0 acres) of that habitat occurs in areas proposed for preservation, while 23.8 percent
(71.9 acres) of the population is in areas designated for Very Low and Rural residential
development. Up to 27.0 acres (8.8 percent of the total acreage within the SPA) of
ceanothus-dominated chaparral could be impacted within the Very Low and Rural
residential development areas; however, these impacts could be avoided or minimized by
siting development envelopes in areas where this species does not occur. The remainder of
the wart-stemmed ceanothus population (11.6 acres, 3.8 percent) occurs in areas proposed
for all other land uses, and therefore would be considered lost to development. Although
relatively large populations occur at a number of locations throughout coastal San Diego
County, the Mt. Israci-Lake Hodges area supports the largest extant population of this
species (Reiser 1994). Because the proposed Specific Plan would preserve at least
72 percent of this species, impacts would not be significant.

Summer-holly. Summer-holly occurs at several scattered locations in the northeastern and
southwestern SPA. Of the 272 individuals encountered, 231 (84.9 percent) occur in areas
proposed for preservation, while the remainder (41 individuals) would be lost to
development (Table 4.2-3). Significant impacts to this species would not occur.

Yariegated Dudleva. A single population of approximately 300 variegated dudieya was
encountered along the northeastern boundary of the SPA, all of which is in an area
proposed for preservation (Table 4.2-3; Plate 2). Significant impacts to this spcies are not
anuctpated.
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San Diego Barre] Cactys. San Diego barrel cactus occurs at several scartered locations

throughout the SPA, with the majority of the population located on the slopes north of
Lusardi Creek (Plate 2). Approximately 65 percent (78 out of 120 individuals) are in areas
proposed for preservation, while the remaining individuals (42) occur in areas proposed for
Very Low and Rural residential development and other Jand uses (Table 4.2-3).
Significant tmpacts to this species are not anticipated.

San Diego Marsh-elder. San Diego marsh-elder is relatively common in the drainages in
the SPA in freshwater marsh and riparian habitars (Plate 2). Approximately 90.8 percent

(3,272) of this species' population within the SPA occurs in areas proposed for
preservation, thercfore impacts are not significant.

Nuttal's Scrub Qak. At the time of 1992 field surveys, Nuntal's scrub oak was not listed as
sensitive by the resource agencies, CNPS, or County, and therefore the size of its
population within the SPA was not determined, nor were its occurrences mapped. It was
noted, however, that this species occurs in chaparral on slopes along the San Dieguito
River and Lusardi Creek in the southwestern SPA. Sites supporting this species along the
San Dieguito River are proposed for a combination of open space preservation and golf
course and low density residential development. Impacts are not considered significant.

Group 3 Plants — CNPS List 4 Species

Because the County (1991) does not provids specific significance criteria for non-listed
species that differ in rarity or regulatory status (e.g., federal C2 candidates versus CNPS
List 4 species), the same allowable loss (0 to 20 percent) for Group 2 plants would also
apply to Group 3 species. Itis unlikely, however, that impacts to less than 20 percent of a
Group 3 species' population on a site would be considered significant unless those impacts
were to 2 substantial portion of the regional distribution of that species.

Impacts to Group 3 plant species found onsite (southern mountain misery, spiny rush, and
ashy spike-moss) are not considered significant because either a large portion of the

population will be preserved or the population is not considered a substantial portion of the
regional distribution.
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Impacts to Sensitive Wildlife Species

This section analyzes impacts to three groups of wildlife species that differ in sensitivity
status. These groups are:

*  Group | - Federally and state-listed species, species proposed or petitioned for
lisung, federal C1 candidates, and species protected by the Bald Eagie
Protection Act

* Group 2 - Federal C2 and C3 candidate species and California Species of
Special Concemn that are not currently proposed for listing

* Group 3 - Locally sensitive species as identified by Everett (1979) and SDHS
(19802, 1980b)

This section reviews impacts to sensitive wildlife species that have been recorded. or are
expected to occur, within the SPA. Due 1o the mobility of wildlife species, individuals
detected adjacent to the SPA are considered to occur within the SPA if the appropriate
habitat is present. The number of individuals impacted is based on an overlay of the
proposed land uses on the sensitive wildlife database.

Potential indirect impacts from human activity, noise, light, dust, pollutants, and erosion
are discussed, as appropriate, within the evaluation of an individual species or a group of
species. Potential direct and indirect impacts to wildlife linkages and corridors are
discussed in the following section. Impacts to sensitive wildlife species detected or
expected to occur onsite are summarized in Table 3 in Appendix B. Potential impacts to
species with only a low potential to occur in the SPA are discussed in the Biological
Resources Technical Report, but are not discussed here.
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Group 1 Wildlife — Federally and State-listed Species, Species Proposed or
Petitioned for Listing, Federal C1 Candidates, and Species Protected by the
Bald Eagle Protection Act

Criteria for [ ination of Siemific

A significant impact to the Group 1 species would occur if individuals or essential habitat
(e.g., nesting habitat or breeding season foraging habitat) for these species is adversely
affected by the proposed project. Significance of impacts for Group | species is
determined on a species-specific basis considering such factors as relative population size
(if known), expected population density, overall distribution and abundance within the
SPA and surrounding region, projected direct and indirect impacts to suitable habitat, and
the degree of protection of the species in the vicinity of the SPA. Species within the three
sensitivity groups are discussed in taxonomic order: crustaceans/insects, amphibians and
reptiles, birds, and mammais.

In general, a loss of essential habitat for Group 1 species is considered significant. A
determination of whether a habitat is imporant or essential is based in part on whether the
species may breed in the habitat within the project impact areas.

Analvsis of Impacts
Riverside and San Diego Fairy Shrimp. Riverside fairy shrimp were not detected during

cursory February 1995 surveys of the two vernal pool complexes within the SPA
(Figure 4.2-3). San Diego fairy shrimp were detected in the relatively undisturbed pools at
the southwestern portion of the SPA. These pools are in an area proposed as Low
residential development and subject to the D2 designator. The pools could be preserved if
site plans are developed to ensure avoidance of vemal pool habitat and watershed as per the
standards of the D2 designator. The northwestern pools are proposed as Medium
residential development and would be lost to development.

If protective measures are not implemented. impacts to San Diego fairy shrimp are likely to
occur in the southwestern vernal pools. Because of the level of disturbance and lack of
previous sightings, it is less likely that impacts to this species would also occur in the
northwestern pools. Although Riverside fairy shrimp were not detected, impacts could
also occur to this species if it were found to be present within the SPA in the future.
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Indirect impacts to fairy shrimp and vernal pool habitat are potentially significant with
implementation of this plan. Fairy shrimp in the southwestern vernal pools could be
adversely impacted by modification of the watershed. causing changes in run-off panierns
that could affect the formation and chemistry of the vernal pools. Other potential indirect
impacts include contamination with herbicides, pesticides. and other toxic substances of the
pool watersheds, increased human and domestic animal access leading to degradation of
vernal pool habitat, and increased off-road vehicle activiry that could crush eggs and
destroy vernal pools (Ogden 1995d; MBA 1991).

However, these impacts could be avoided by effective use of the D2 designator which
could retain vernal pools and their associated watershed in combination with contiguous
narural open space. Significant effects to potential Riverside fairy shrimp habitat may occur
and would need to be resolved with additional surveys prior to development.

Quino Checkerspot. Quino checkerspot was not detected in the Specific Plan SPA,
although no focused butterfly surveys were conducted. The larval host plant (Plantage
spp.) occurs within the SPA. Quino checkerspot has only a low potential to occur onsite
due to its apparent extirpation from most of the county (Brown 1991). The proposed
Specific Plan would result in development of 702.0 acres (37.8 percent) of this species’
potential habitat (vernal pools, coastal sage scrub, perennial grasslands, nonnative
grasslands, and ruderal). Additional acreage of potential habitat could be lost in areas
proposed for Very Low and Rural residential development. Overall, up to approximately
60 percent of this species’ potential habitat within the SPA would be preserved. Direct
impacis to this species wouid not be significant.

Golden Eagle. Resident golden eagles would lose approximately 39.1 percent
(1.006.4 acres) of potential foraging habitat (coastal sage scrub, chaparral, perennial
grassland, nonnative grassiand, coast live oak woodland, rock outcrops, and agriculmre) to
development within the SPA. An additional 386.6 acres of potential foraging habitat
occurs within the Very Low and Rural residential development areas, which could be

fragmented by the plan.
An aliernate golden eagle nest site in the vicinity of the Lake Hodges Dam is located within

500 feet of the proposed Very Low and Rural residential development north of Del Dios
Highway. This nest site has not been documented as active in at least the last four years
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(Ogden unpubl.). An active golden eagle territory at Lake Hodges is associated with nine
alternate nest sites. including the one in the SPA. There is the potential for indirect impacts
from residential development on the ridge above this nest site. The pair could abandon the
nest site altogether due to the proximity of residential development and associated human
acuvity although this nest has not been occupied for four years. The eagles could also be
impacted by rodent control programs involving the poisoning of California ground
squirrels (Spermophilus beechevi) and other rodents. Any impacts to golden eagle are
considered to be cumulatively significant. This cumulative effect is being addressed by the
ongoing NCCP and subarea planning efforts which are setting aside significant acreage in
open space within and adjacent to the San Dieguito River Valley.

California Gpatcatcher. Direct impacts to California gnatcatchers may occur as a result of
permanent loss of birds, and/or loss of occupied or potentially occupiable coastal sage
scrub habitat. This loss of habitat can impair essential behavioral activities such as
breeding, feeding, sheltering, and dispersal. The proposed Specific Plan would reduce
breeding habitat and constrain important linkages and dispersal corridors in the western and
south-central portions of the SPA (Figure 4.2-4). Detailed discussions of impacts to
California gnatcatcher linkages are presented below under wildlife corridors.

The level of direct impact to California gnatcatcher territories and habitat is presented in
Table 3 in Appendix B. As shown in this table and on Figure 4.2-4, the project would
directly impact approximately 17 gnatcatcher territories, and potentially impact another
9 territories in the Very Low and Rural residential areas. Application of the D2 designator
would reduce these impacts. Up to 47 territories may be retained in the OS-] area.

Within the SPA, all coastal sage scrub habitat (Diegan coastal sage scrub, coyote bush
scrub. and coastal sage scrub/chaparral) is considered potential California gnatcatcher
habitat. Under the Specific Plan. 323.7 acres (24.6 percent) of coastal sage scrub habitat
would be developed. An additional 224.0 acres of coastal sage scrub habitat occurs within
the Very Low and Rural residential development areas. A portion of the habitat would be
lost 10 development in these areas as well as the Low residential area north of Aresian
Road: but effective use of the D2 designator will minimize the impacts.
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The number of gnatcaicher termitories in any one area varies within and between vears
depending on natural variation in population density. occurrence of habitart disturbance
(e.g., wildfires), and survey effort. Although gnaicatcher territories have not been
delineated in the field. their locations may be inferred based on the distribution of adult
gnatcatcher sightings, habitat type, and topography. Estimation of termitones impacted
(both directly and indirectly) was based on such an inference. The maximum carrying
capacity of the sage scrub within the SPA is exbecxed 10 be greater than the number of pairs
documented due to the presence of burned/disturbed sage scrub and the lack of survey
information for a portion of the SPA. Impacts to the California gnatcatcher are considered
significant.

Group 2 Wildlife - Federal C2 and C3 Candidate Species and California
Species of Special Concern

~diteria for Sienifi T i

In determining impacts and levels of significance, factors considered for the Group 1
species were evaluated for each Group 2 species individually. These factors include
relative population size (if known), expected population density, overall distribution and
abundance within the Santa Fe Valley Specific Plan SPA and surrounding region, projected
direct and indirect impacts to suitable habitat. and the degree of protection of these species
(singly and as a group) in the vicinity of the SPA. Determination of significance for Group
2 species is also analyzed with a broader focus on the condition and functioning of habitats
and ecosystems. This broader ecosystem approach is consistent with regional planning
programs (¢.g., NCCP).

In general, some loss of suitable habitat for Group 2 species can occur without the impact

being significant. A determination of whether a habitat is important or essential is based in
part on the degree to which the species is expected to utilize impact areas of the SPA.

Impacts

There would be no substantial effects to populations or essential habitats of any Group 2
wildlife species by implementation of the Specific Plan.
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Group 3 Wildlife - Locally Sensitive Species

There would be no substantial effects to populations or essential habitats of any Group 3
wildlife species by implementation of the Specific Plan. The effective use of the Specific
Plan’s D2 designator and participation in the NCCP and subarea planning process would
menimize effects to Group 2 species which include western spadefoot toad. southwestern
pond trtle, upland amphibians and reptiles, and raptors associated with open foraging

habitat. The Santa Fe Valley Biological Resources Technical Repont contains a detailed
analysis of these species.

Wildlife Movement Corridors

Critria for Significance Determinsi

A significant impact to wildlife corridors would occur if an identified corridor is
substantially affected by the proposed project. The permanent blockage or substantial
constriction by direct or indirect effects of a regional movement corridor would constitute a
significant adverse effect. Permanent blockage or substantial constriction by direct or
indirect effects of a local movement corridor where there are no alternate local movement
corridors available would also be considered significant.

Analysis of Impacts

Wildlife corridors may be adversely impacted by loss of habitat within the corridor, by
barriers to movement such as roads, constricted segments, interference from humans and
predators, lack of cover, and incompatible adjacent land uses. Other indirect impacts may
result from construction and road noise, human activity, and lighting. Corridors for large
mammals (mountain lions, bobcats, and mule deer) should encompass the entire drainage
(rim to rim topography) and contain adequate vegetative cover (Ogden 1992f, 19954).
Wider corridors are necessary where topographical relief or cover is lacking. At a
minimum, wildlife movement corridors should be at least 500 feer in width with 250 feer of
buffer zone on either side of the corridor. The most constrained segments should be less
than 500 feet in length and a minimum of 400 feet in width (Ogden 1992f). Compatible
land uses (e.g., golf course or agriculure) may buffer wildlife corridors.
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Wildlife movement along the San Dieguito River Valley will be affected by an overall
reduction of available habiiat. constrictions of narural open space at a number of locations.
and the piacement of a roadway bridge across the river. Generally. the retention of natural
open space varies from 400 feet to 900 feet along the western border of the Specific Plan
area (Figure 4.2-5. Plate 1). This distance inciudes the riverine wetland habitats. but does
not include currently undeveloped lands offsite to the west. Where the corridor is restricted
to the recommended minimum of 400 feet, those stretches of the corridor are short and do
not pose a significant problem. The riverine corridor is buffered in the east by golf course
and driving range. The golf course, which is a links style course amidst coastal sage scrub
where it is adjacent to the river, provides a development setback of over 1,000 feet along
much of the corridor. The corridor is buffered by steep topography along most of its
western edge.

The westernmost 4,000 feet of the river corridor is relatively narrow or lacks cover due to
previous agricultural disturbance. This cormidor segment 1s, however, bordered by steep
topography on the west and by Very Low residential land use on the east. Effective use of
the D2 designator could provide additional width to the comidor in this segment.

Wildlife movement up Lusardi Creek will not be significantly impeded by the development
plan. The comridor along the creek measures 700 - 1,000 feet at the narrowest points but is
generally much wider (Figure 4.2-5, Plate 1). The Very Low residential land use borders
the cormdor on the north and should increase natural habitat in the corridor through the
effectve use of the D2 designator. The Very Low residential land use potentially constricts
the corridor as it leaves the site and crosses onto the Black Mountain Ranch property. The
D2 designator should allow for some minimal corridor width onsite, and plans for Black
Mountain Ranch show an open space corridor of approximately 1,600 feet adjacent to the
creek at this point. Thus, the Lusardi Creek corridor is adequate and consistent with offsite
plans.

The proposed wildlife movement corridor between the McCrink Ranch and Bernardo Lakes
tentative map areas linking the SPA with Black Mountain Ranch in the southeastern SPA is
not currently used as a movement corridor and is not functional as designed. It also does
not link with an existing functional corridor to the south. Only by substantially modifying
the topography, widening the corridor and its buffer, and conducting extensive habitat
restoration would this proposed corridor be functional. Allowance would also have to be
made by the project to the south for an underpass for wildlife use at the proposed Camino
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del Norte roadway. This proposed corridor could provide linkage for California
gnatcatchers if it is restored. and a connective coastal sage scrub corridor is restored on
Black Mountain Ranch.

California Gnatcatcher Habitat Linkages

A significant impact to California gnatcatcher linkages would occur if an identified linkage
is substantially affected by the proposed project. The permanent blockage or substantial
constriction of a linkage by direct or indirect effects would constitute a significant adverse

effect. Impacts are significant if a linkage ceases to function as essential breeding habitat
through direct and indirect impacts.

Analvsis of Impacts

The habitat linkage for the gnatcatcher that would remain after development of the SPA is
relatively narrow between the San Dieguito River and the proposed golf course
(Figure 4.2-5, Plate 1). This narrow linkage averages about 200 feet and extends roughly
1.5 miles before encountering more extensive habitat and the Very Low residential land
use area in the southern area of the SPA. The narrowness of the linkage is augmented
somewhat by the proposed links-style golf course, but represents marginal breeding
capacity for the species (possibly two brecding territories). The regional database of
gmatcatcher home range size suggests that a typical gnaicatcher home range for the Santa Fe
Valley area would likely be between 5 and 10 acres (Ogden 1995c). The narrow linkage
may not preclude breeding by the species, but the territories may not reliably suppont the
species over time due 1o isolation and increased edge effects. Edge-affected coastal sage
scrub habitat can be expected to have lower gnatcatcher productivity and adult survival
(Paton 1994, Alberts et al. 1993, Vissman 1993). The length of the linkage may also affect

the ability of the species to effectively disperse between core populations. Typical dispersal

distances for banded gnatcaichers are usually less than 1.5 miles (Ogden 1992a, Atwood et
al. 1995. G. Braden pers. comm.). Thus, the gmatcatcher linkage along the western edge
of the SPA is constrained by the length and narrow width of the linkage which reduces the

long-term reliability of the connection to ensure adequate dispersal and genetic exchange
between core populations.
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The gnatcatcher habitat linkage between 4§ Ranch SPA and Santa Fe Valley is potenually
constrained by development (Figure 4.2-5. Plate 1). A shon 2000-foot-wide habitat
connection across Four Gee Road provides connectivity to 45 Ranch from the eastern
portion of the SPA, but the habitat connection to the west (north of Camino Santa Fe)
necessarily crosses the Very Low residential area in the east-central portion of the SPA.
Gnatcatcher movement across this area will rely on the effective use of the D2 designator to
maintain connectivity of sensitive coastal sage scrub habitat.

The Lusardi Creek linkage to Black Mountain and Los Pefiasquitos Canyon would be

- constrained by Very Low residential development in the southwestern portion of the

Specific Plan. This is a constriction point for east-west gnatcaicher movement, especially
with the likely future development of the adjacent Black Mountain Road and the City of San
Diego Future Urbanizing Area. The long-term maintenance of namral vegetation with 4- to
G-acre residential parcels would require continual monitoring and enforcement by the
County to ensure that a viable habitar linkage is maintained.

Although direct impacts to coastal sage scrub and California gnatcatcher habitat linkages
would occur, the open space preserve (OS-I) proposed for Santa Fe Valley, in conjunction
with adjacent open space plans (i.c., Rancho Cielo and 4S Ranch), is expected to constitue
mitigation for these impacts based on a subregional habitat approach. An open space
design for the Santa Fe Valley SPA was developed by the County of San Diego in

consultation with the USFWS and CDFG. This consultation took place as part of the

subarea planning process for the NCCP program. The onsite preservation of coastal sage
scrub will complement other contiguous open space designs within the subarea. The
process will ultimately lead to the acquisition of a Section 10(a) permit under the federal
Endangered Species Act for the "take" of California gnatcatchers and coastal sage scrub
babitat. The process requires the formation of a viable open space system and considers
overall ecosystem continuity rather than absolute acreage. Losses of coastal sage scrub
habitat onsite have been accepted by the resource agencies. An important aspect of the
process is the development of a Subarea Habitat Management Plan which is essential to the
monitoring and maintenance of the natural open space. This should include undeveloped
acreage within the Very Low and Rural residential development areas on the SPA.

In addition to the Specific Plan's Open space design, land supporting coastal sage scrub in

areas proposed for Very Low and Rural residential development are subject to the Specific
Plan’s D2 designator that requires avoiding impacts to sensitive resources to the degree
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feasible and maximizing contiguity of the coastal sage scrub linkage. The total area where

grading is permitted for house, parking areas and other outdoor use areas, exclusive of
access driveways. is known as the development envelope. According to the Specific Plan.
development envelopes arc to be limited to one-quarter acre per building site, or to the
amount of site area not containing sensitive habitat as determined by the Director.
whichever is greater. Areas for leach lines are not required to fall within the development
envelope provided such areas are revegetated to their nawral state. Clearing for fuel
modification is to be limited to the minimum required by the applicable fire district. but may
be located outside the development envelope. Development envelopes are also 1o be located
to maximize connectivity of sensitive habitat, both within the individual lot and between
adjacent lots, and to maximize opportunities for corridors of natural habitat through
development areas. Open space easements are to be dedicated to the County of San Diego
for all land owside the approved building envelope. Habitat disturbance is prohibited in the
open space easements other than clearing to satisfy fuel modification requirements.

Because all of the Group 1 upland habitats are considered sensitive and declining resources
by the regulatory agencies and/or the County, direct impacts to sensitive upland habitats
associated with implementation of the Specific Plan are adverse and significant. The
Specific Plan in combination with the D2 designator will preserve over 70 percent of the
sensitive upland habitats. This total includes all of the rock outcrops, an estimated
90 percent of the perennial grassland, 77 percent of the southern maritime chaparral,
74 percent of a very small coast live oak woodland, and over 70 percent of the coastal
sage scrub. Coastal sage scrub accounts for 94 percent of the sensitive upland habitat
acreage onsite. The inherent effects of the open space design on the California gnatcatcher
and the maintenance of habitat linkages and movement corridors is addressed in
Sections 4.4.3.1 and 4.4.4. The overall impact to sensitive habitats is also strongly related
to the configuration and continuity of the preserved habitat and the amount and type of edge
effects. These factors affect the viability and capacity of the habitat to support sensitive
species. In this regard, the open space design of the Specific Plan has been tentatively
accepted by the resource agencies as part of the framework for the local Subarea Plan as per
the NCCP regional planning process.
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4.2.3 Level of Significance
Vegetation Communities - Group 1 Habitats

Because ali wetland and Group | upland habitats are considered sensitive and a declining
resource by the regulatory agencies and the County. direct impacts to wetlands and upland
habitar associated with implementation of the Specific Plan are significant.

Vegetaﬁon Communities - Group 2 Habitats

Because none of the Group 2 habitats (chaparral, nonnative grassland, eucalyptus
woodland, and ruderal habitat) is considered sensitive by the regulatory agencies or the
Counry, direct impacts to most of the nonsensitive habitat within the SPA are adverse but
not significant. Aithough the exact acreage has not been determined, the direct loss of
those portions of the nonsensitive habitats that function as wedand buffers and/or wildlife
movement corridors and habitat linkages is significant, but mitigable by the combination of
effective open space planning onsite, the use of the D2 designator, and wetland permitting
processes.

Vegetation Communities - Group 3 Habitats

Because maintained lands have little or no biological importance, and they contribute very
litle to regional biological diversity, direct and indirect impacts to them are not significant.

Sensitive Plants - Group 1

San Dicgo Thorp-mint. At this time, no direct impacts to San Diego thorn-mint are
anticipated. If, however, populations of this species are discovered within the SPA
through preconstruction surveys in the future, direct impacts could be significant depending
upon the location of the population(s) and the land use proposed for the area where it
occurs.

Del Mar manzanita. Because over 90 percent of the onsite Del Mar manzanita will be
preserved, impacts are not significant, '

2106741000 4.2-47



Encinitas baccharjs. At this time. the presence of Encinitas baccharis within the SPA
cannot be verified. If the presence of this species is verified. direct impacts could
potentially be significant depending upon the location of the population(s) and the land use
proposed for the area where it occurs.

Sticky dudleva. Because the entire population of sticky dudleya is on land proposed for
preservation, no direct impacts to this species would occur.

Indirect impacts. Indirect impacts to Group 1 plant species associated with the production
of fugitive dust emissions, soil erosion on slopes, introduction of invasive, nonnative plant
species, and increases in the moisture regime would be significant if protective measures
are not impiemented to avoid or minimize those impacts.

Sensitive Plants - Group 2

California_adolphia. While levels of impact to this species arc above the County's
guidelines for development projects (20 percent), the overall protection of a large number
of plants in a contiguous open space system (OS-I) reduces the impact to less than

significant.

Impacts to the remaining Group 2 plant species: wart-stemmed ceanothus, variegated
dudleya, San Diego marsh-elder, and Nutntal's scrub oak are not considered significant.

Sensitive Plants - Group 3

Because of the relatively small number of shrubs that could be impacted, and because those
impacts may be avoided or minimized, direct impacts to southem mountain misery, spiny
rush, and ashy spike-moss are not significant.

Wildlife Species - Group 1

Eairy shrimp. Direct and indirect impacts 1o the San Diego fairy shrimp may be significant.
These effects may be avoided by effective use of the D2 designator which may retain vernal
pools and their associated watershed in combination with contiguous natural Open space.
Significant effects to potential Riverside fairy shrimp habitat may occur and would need to
be determined with additional surveys prior to development activity.
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Quino checkerspot. Direct impacts to potential habitat for Quino checkerspot from
implementaton of the Specific Plan are not significant.

Golden eagle. Golden eagle would be impacted by the incremental loss of foraging habitat
and potential indirect impacts to a nesting site. All direct and indirect impacts to golden
eagle are considered cumulatively significant when taken into consideration with other
projects in the vicinity (Rancho Cielo, 4S Ranch. Olivenhain Water Storage project, and
Black Mountain Ranch). Impacts to this species are being addressed by the ongomg
regional NCCP and subarea planning efforts.

California gnatcatcher. Direct and indirect impacts to California gnatcatcher and associated
habitat would be significant. The reduction of habitat linkages and increased edge effects
would have adverse effects on California gnaicatchers and their habitat.

Wildlife Species - Group 2

None of the Group 2 wildlife species would be substantially affected by implementation of
the Specific Plan,

Wildlife Species - Group 3

There would be no significant effects to populations or essential habitats of any Group 3
wildlife species.

Wildlife Movement Corridors
Impacts to wildlife corridors would be adverse, but not significant.
California Gnatcatcher Habitat Linkages

The San Dieguito River Valiey, Lusardi Creek, and 4S Ranch habitat linkages are

‘regionally important in maintaining landscape connectivity between California gnatcatcher

core populations within the Santa Fe Valley Specific Plan, as well as to adjacent core
popuiations located to the north, south. and east. The overall open space design on the
Santa Fe Valley SPA was tentatively accepted by the state and federal wildlife agencies as
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part of the foundation of the local subarea pian per the NCCP regional planning process,
The effectiveness of the retained linkages will rely on the habitat management program
established by the subarea plan. the judicious use of the D2 designation. and through
habitat recovery and rehabilitation in designated open space preserves,

With the implementation of mitigation measures in Section 4.2.4. all impacts to biologicai
resources will be mitigated.

4.2.4 Mitigation Measures

Wetlands

* Wetland impacts shall be avoided and minimized through project redesign,
where feasible per discretionary permit review, application of the D2
designator, and state and federal permitting processes (1603 and 404,
respectively). Site-specific wetland delineation studies shall be prepared 10
document the amount and habitat value of the wetland resources including
vernal pools.

* All unavoidable impacts shall be mitigated by creation and/or enhancement of
wetland habitat onsite or offsite within the vicinity of the SPA (e.g., Lusardi
Creek drainage) at a mitigation ratio of no less than 1:1. Mitigation will include
the preparation of a detailed wetland mitigation plan and dedxcauon of the
mitigation areas as permanent open space.

* The loss of the disturbed vemal pools in the northwestern portion of the SPA
could be mitigated by acquiring the land containing the vernal pools and
adjacent watershed in the southwestern SPA. If this mitigation measure is
feasible. it should include preparation of a vernal pool management plan, and
dedication of the vernal pools and surrounding watershed as permanent open
space. Identification and protection of watershed is critical to protecting the
hydrology of the vernal pool system and assoc:ated pollinators of vernal pool
species. This impact could also be mitigated by acquisition or restoration of
vernal pools offsite. '
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Appropriate vegetated buffers shall be established around all wetland habitat and
unvegetated waters. Buffer widths will vary depending upon the tvpe fe.g.,
unvegetated drainage versus riparian forest) and quality of the habitat. adjacent
land uses. whether the habitat functions as a wildlife movement corridor or
habitat linkage (see below), and whether it supports sensitive plant or wildiife

species.

An open space easement. including appropriate buffer areas around vernal
pools, shall be dedicated to the County of San Diego and shall prohibit
disturbance of any kind.

Activities in wetland habitat and buffers shall be limited to passive recreation
(e.g., hiking). Fencing shouid be used to protect particularly sensitive areas
such as wetland dominated by herbaccous species (e.g., vernal pools.
freshwater marsh) and populations of sensitive plant species.

To mitigate for impacts associated with increased runoff from developed areas.
a drainage control plan shall be prepared by a qualified geologist or hydrologist.
Mitigation will also include the use of unlined drainage channels, energy
dissipating structures, detention ponds, and permeable materials on paved
surfaces where practical, reduction of irrigation requirements through the use of
native, drought-tolerant vegeiation, and conducting necessary irrigation
operations 1o minimize runoff and evaporation.

To mitigate for impacts associated with erosion and sedimentation during

.construction, construction activities adjacent to wetlands and unvegetated waters

shall be conducted during the dry season where feasibie, standard erosion
control procedures (c.g., temporary berms, sandbags, sedimentation/desiltation
basins) shall be used, disturbance to vegetated siopes shall be minimized, and
graded slopes shall be revegetated immediately after construction is completed.

To reduce impacts associated with decreased surface water quality, fueling
zones shall be established during construction that are at least 50 feet from
wetlands and drainages. ' In addition, a spill prevention and control program
shall be implemented, the proper use and disposal of pesticides. herbicides,
fertilizers, and other toxic materials shall be encouraged, alternative methods for
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pest-control and fertilization shall be encouraged. and retention ponds and
infiltration trenches and basins shall be incorporated into the project design for
the removal of nutrients. sediments. and toxicants.

Only native wetland plant species indigenous to the area shall be used for
wetland enhancement and revegetation. The use of invasive nonnative species.
such as pampas grass (Cortaderia spp.) and giant reed (Arundo donax). shall be
prohibited in all landscaped areas throughout the SPA. Cultivars of native
blams and native species from different geographic regions shall also be
prohibited. All plant material used for wetland enhancement and revegetation
shall be collected onsite or in the vicinity of the SPA, to the degree feasible.

Standard dust control procedures shall be used to reduce fugitive dust emissions
during construction.

To mitigate for impacts associated with increased human activiry, access trails
shall be limited to existing roads and trails and entry into wetland habitats shall
be discouraged by fencing and other barriers. A public education program that
- includes signage along trails shall be implemented to inform residents about the
value and sensitivity of wetland habitats.

Protection of vernal pool resources shall include preservation of supportive
watershed to avoid indirect impacts of human presence and siltation.

Sensitive Upland Habitats

Coastal Sage Scrub

* Uplands identified for natural open space preservation which have been
disturbed by various activities includ‘ing agriculture shall be restored to coastal
sage scrub or other native scrub or grassland habitat as dictated by location and
soils. This mitigation requirement will offset some of the internal losses of

habitat while adding coastal sage scrub to the preserve and establishing better

habitat linkage and cover for wildlife movemeat.
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Maitime C

Direct impacts to southern maritime chaparral shall be minimized to the extent
feasible during final design of. the Balcor tentative map golf course.

Perennial Grassland

Direct impacts shall be mitigated by avoidance to the extent feasible.
Unavoidable impacts shall be mitigated by onsite enhancement/restoration of
this habitat. adjacent to existing stands of perennial grassland in areas to be
dedicated as open space.

Coast Ljve Oak Woodland

Sensitive

210741000

The single small (approximately 0.4 acre) stand of coast live oak woodland in
Open Space II (McCrink Ranch tentative map) shall be avoided through project
redesign, if feasible. Unavoidable impacts to this habitat should be mitigated by
onsite habitat creation at a ratio of no less than 3:1 and dedication as permanent
open space.

Plant Species

Field surveys shall be conducted for San Diego thorn-mint (early spring) and
Encinitas baccharis (any time of year) prior to development of the Very Low
and Rural residential development areas in the southwestern and northeastern
portions of the SPA, respectively. Newly discovered populations shall be
preserved, if feasible. Unavoidable losses shall be mitigated by acquiring and
preserving an offsite population(s), within an area that can be incorporated into
a regional preserve system. Based on past experience, the success of relocating
existing populations is questionable, and therefore would not rcpres'ent
sufficient mitigation alone. Seed from impacted populations should, however,
be salvaged for germ plasm storage and experimental introduction studies.

Impacts to California adoiphia and wart-sternmed ceanothus should be avoided

to the extent feasibie. For unavoidable impacts, incorporation of these species
into coastal sage scrub (California adolphia) and chaparral (war-stemmed
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ceanothus) revegetation and enhancement plant paiettes is recommended.
Material used in these plant palettes must be collected onsite. Introduction of
these species should be done in areas that are contiguous with existing
populations in areas dedicated for open space preservartion.

* Impacts to summer-holly, San Diego barrel cactus, and San Diego marsh-elder
shouid be avoided 10 the extent feasible. For unavoidable impacts. salvage of
plant materials (seed, stem curtings, individual plants) in areas to be impacted
and incorporate the materials into revegetation and habitat enhancement plant
palettes.

Sensitive Wiidlife Species

* Focused preconstruction surveys for Riverside and San Diego fairy shrimp
shall be conducted to determine their status in the northwestern vernal pools. If
either fairy shrimp species is found, an appropriate mitigation program would
be required which may include acquisition of onsite or offsite vernal pools.

* To prevent impacts to San Diego fairy shrimp, and potentially to Riverside fairy
shrimp, future residences, roads, strucures, and other potentially detrimental
land uses shall be located away from the southwestern vernal pool complex
through the D2 designator process. The group of pools and their associated
watershed shall be preserved in permanent open space. Indirect impacts to the
vernal pools and the associated watershed shall be minimized'by following
appropriatc construction practices; banning the introduction of pesticides,
herbicides, and pollutants into the watershed; providing a buffer zone around
the preserved vernal pools: and restricting human and off-road vehicular activity
in the preserved and buffer open space.

* Lands that contain important stands of coastal sage scrub or represent critical
linkages in areas designated with the D2 designator shall be considered for
public acquisition through the regional funding program established as part of
the regional habitat planning programs.

« For any construction zones within 1.000 feet of the riparian habitat along the
San Dieguito River and Lusardi Creek, preconstruction surveys for

-
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southwestern willow flvcarcher and least Bells' vireo shall be conducted. If
either one of these species is observed in the npanan habitat in these areas.
construction shall be prohibited within 1,000 feet of the habitat during these

species’ breeding periods.

Wildlife Movement Corridors

Habitat previously disturbed and/or used for agricultural purposes shall be
restored within areas identified to be preserved as natural open space (i.e., Open

Space I). These areas shall be restored to coastal sage scrub, chaparral, or

native grassland as dictated by adjacent habitats and soils. Restoration shall be
prioritized along the San Dieguito River north of the confluence with Lusardi
Creck.

The D2 designator shall be utilized to provide a wider more contiguous wildlife
corridor in the southwesternmost portion of the SPA (i.e., adjacent to Lusardi
Creek).

With the exception of the golf course in the Balcor tentative map area, only
passive recreation (i.e., hiking trails) shall be aliowed within the buffer to the
San Dieguito River Valley corridor.

Outdoor lighting of the clubhouse shall be minimized. Lighting and nighttime
activity on the golf course and associated facilities (e.g., parking areas, storage
and maintenance facilities) shall be prohibited.

Lighting of the bridge over the San Dieguito River shall be minimized. Fencing
along the roadway leading onto the bridge shall be constructed to direct wildlife
movement under the bridge and away from the roadway.

California Gnatcatcher Habitat Linkages

210741000

The D2 designator shall be used to avoid fragmentation of habitat and widen
linkages to accommodate dispersal and breeding within the three linkage areas
identified (i.e., between the San Dieguito River and the proposed golf course,
between the 4S5 Ranch SPA and Santa Fe Valley, and the Lusardi Creek to
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Black Mountain to Los Pefiasquitos Canyon linkage). Disturbed lands

identified for preservation shall be restored to coastal sage scrub along these
linkages. or other native scrub or grassland habitat as dictated by location and
soiis. '

4.2.5 Tentative Map Area Impacts

This section presénts impacts associated with the four proposed tentative maps within the
Santa Fe Valley SPA: the Balcor Subdivision, the McCrink Ranch Subdivision, the Seaton
Subdivision, and the Bernardo Lakes Subdivision. The tentative map subdivisions are
shown in Figures 3-7 through 3-10 in Section 3 of this EIR. The following discussion
focuses primarily on significant impacts that are unique or specific to one or more of the
tentative maps. Impacts that are broader in scope or that are more appropriately addressed
at the Specific Plan level are presented in Section 4.2.2. The organization of this impact
analysis is similar to that used for the SPA (Section 4.2.2). Significance criteria for
impacts to the various biological resources (e.g.. vegetation communities, sensitive plants,
sensitive wildlife) are the same as those presented in Section 4.2.2. Mitigation measures
for significant impacts are discussed above (at the SPA level only) in Section 4.2.4. .

Balcor Subdivision Tentative Map Impacts
Vegetation Communities
W v w

Direct impacts to wetlands and unvegetated waters of the U.S. within the Balcor tentative
map are presented in Table 4.2-4 and on Plate 1. Approximately 4.8 acres (14.4 percent
of the total within the tentative map) of wetland habitat and 0.2 acre (2.8 percent) of
‘unvegetated waters of the U.S. would be lost to development within this tentative map.
These impacts represent approximately 30 and 22 percent of the total impacts to wetlands
and unvegetated waters, respectively, within the SPA. Of these wetland impacts, at least 4
vernal pool basins covering approximately 0.04 acre, and approximately 6.1 acres of
adjacent upland habitat (primarily disturbed coastal sage scrub and nonnative grassiand)
that serve as a buffer or watershed to these pools, would be directly impacted. Direct
impacts associated with the proposed goif course within this tentative map include 2.9 acres
of wetlands (0.8 acre of freshwater marsh, 1.4 acres of southern willow scrub, 0.2 acre of
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muiefat scrub. 0.3 acre of disturbed wetland. and 0.2 acre of swale/wetland ecotone} and
0.1 acre of unvegetated seasonal streambed. None of the impacts to wetlands or
unvegetated waters is associated with the golf course clubhouse or driving range.

Indirect impacts to wetlands include decreased water quality, fugitive dust emissions.
introduction of invasive. nonnative plant species, genetic contamination of native plants.
and degradation of habitat due to increased human presence. In particular, runoff from the
Balcor golf course. driving range. and adjacent residential development that could contain
ferilizers, pesticides and other contaminants could affect water quality and indirectly impact
wetland habitat in the San Dieguito River. A more detailed discussion of these impacts is
presented in the Specific Plan impact analysis. A number of mitigative measures (refer to
Section 4.2.4) can be taken to avoid or minimize most indirect impacts to wetlands and
unvegetated waters.

Direct impacts to sensitive upland habitats within the Balcor tentative map are presented in
Table 4.2-4 and on Plate 1. Approximately 173.8 acres of sensitive upland habitat would
be lost within this tentative map, including 162.2 acres (59.3 percent of the total within
the tentative map) of coastal sage scrub, 6.9 acres of coastal sage scrub/chaparral
(62.7 percent), 3.0 acres (22.2 percent) of southern maritime chaparral, and 1.6 acres
(69.6 pércent) of perennial grassland. Direct impacts associated with the proposed golf
course include the loss of 59.6 acres of coastal sage scrub (4.0 acres undisturbed,
55.6 acres disturbed). 1.2 acres of southern maritime chaparral, and 1.5 acres of
perennial grassiand. An additional 12.0 (9.8 acres undisturbed, 2.2 acres disturbed) and
13.5 (0.9 acre undisturbed, 12.6 acres disturbed) acres of coastal sage scrub would be
directly lost as a result of construction of the clubhouse and driving range, respectively.
All direct and indirect impacts 1o sensitive upland habitats would be adverse and significant.

In addition. the coastal sage scrub within this tentative map forms a habitat link between
sage scrub occupied by California gnatcatchers along Lusardi Creek and occupied habitat in
the north-central and northeastern portions of the SPA. Impacts to California gnatcatchers
and coastal sage scrub habitar linkages are further discussed in the following sections.

Potential indirect impacts to sensitive upland habitars include fugitive dust emissions, soil
erosion on slopes during project construction, introduction of invasive, nonpative plant
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species, genetic contamination of native plants. increases in the moisture regime from

runoff. and degradation of habitat due to habitat fragmentation. edge effect. and increased
human presence. A more detailed discussion of these impacts is presented in the Specific
Plan impact analysis (Section 4.2.2). Most of these indirect impacts can. however. be
avoided or reduced by implementing the mitigative measures outlined in Section 4.2.4.

Group 2 Habitats

Direct impécts 1o Group 2 habitats within the Balcor Subdivision tentative map are
summarized in Table 4.2-4 and on Plate 1. None of the direct impacts to Group 2 habitats
associated with this tentative map would be significant.

Group 3 Habitats

Direct impacts to Group 3 habitats within the Balcor Subdivision tentative map are
summarized in Table 4.2-4 and on Plate 1. None of the direct or indirect impacts to Group
3 habitats associated with this tentative map would be significant.

Sensitive Plant Species

Group 1 Plants

The only Group 1 plant species that occurs within the Balcor Subdivision tentative map is
Del Mar manzanita. Of the approximately 310 individuals in the tentative map,
269 (86.8 percent of the total within the tentative map) are in areas proposed for
permanent open space, while the remaining 41 (13.2 percent) shrubs would be lost to
development of the golf course and residential development in the southern portion of the
tentative map (Table 4.2-5, Plate 2). These losses also account for 100 percent of the direct
impacts to this species within the SPA (Table 4.2-3).

Group J Plants
Impacts to Group 2 plant species resulting from development of the Balcor tentative map
are presented in Table 4.2-5 and on Plate 2. Direct impacts to California adolphia

(236 individuals. 43.3 percent of the total within the tentative map) are not considered
significant. Direct impacts to wart-stemmed ceanothus (approximately [1.1 acres of

4.2.60 210741000

N | T -



mrg L1374 Jupnpxa) jenuapsay "(sapads weyd jewsweusupaneutoy 2
: (as103 Jjud ul wopie1dBaa sy Jo suase) pansasasg - i 22edg uad pue (seary uopdajolg 20

PRUIUIRAP wu F7is =o_.r_=u& N AL W3NSIMYINGS U PaAIqo s3pdadg ‘
531305 sy Suiucddns amigey Jo sasae 58 UMOYS 218 S20UNDQ ¢
‘skempens ‘sapigoe.| Lunwe) “epsawwo)) ‘(Ausuaqg

‘3dues Jupaup pue ‘yosn ‘asnoyqng
Yio pue jim yitm paiuepd asanoa jjo3

ul seue

) Paqunistq - [) %eds uadg sopnjouy padojarag
1053y 3Apisuas) § szeds uad(y sapnjauy aoeds uadgy

By el

PAURIUDEY 1Y §
(<o
{gsrrg
(LRI ET
(G'REY 6L
oy
@y el

{te)ol

(8'81) 9¢

PRHULSEPUNY
e Lz
oo
e N

asnze
owo
(1'61) #01

o e

Slepipue] ) |=aapag pus ‘Jupsyy a0y pasoduag sapadg

(€rL) evl

pauLIpU)

(598) 081
sve)o
(rigroee
ESP T6
woon poz
(£'95) 60E

14|

PPNy
BOT
"
4[4
E0T
00z
Spe

ysny Ludg

§3P3dg ¢ ISIT SIND  iE dnoagy

p¥B0 QIS s jenN
12pja-ysep ofaiq ueg
smae) ppucg odag ueg
Ajog-12unung
£SYI10UBa) PAUWR)S- MR
uomddes odaiq ueg
ejydjopy wiwojyen

s3padg 7 5Ky pus g1 15y SaND pus sajepjpus) 1) eaapag. :7 dneuy)

(8'98) 69T

1119

elRZURY By (3]

‘5a3adg  pasy1-a)8ig Jo Ajesapag :f daosn

wawdopaaag

PaInys|q 123eds uadg AT saads
BYO Y - i 5edg uadg s[enpiaipy] jo
: Jaquiny e,
T ZPoEA]
i ~ {iFiDi jo %) Senpiatpug jo iiingg
AHODALYD AS ANV AALVHIADOV AG

JVIN JALLVLINAL H0D'1Vq 3

HL NILLIM (IAYISHO SAIDAJS INV'ID HALLISNAS

$-TP 3qe],

4.2-61



retention of chaparrai habitats onsite and within the Specific Plan. Direct impacts to all
other Group 2 plant species would be adverse. but not significant. San Diego marsh-elder
could be substantially affected by the indirect effects of increased streambed erosion.
decreased water quality, and habitat degradation.

Group 3 Plants

Impacts to Group 3 plant species resulting from development of the Balcor Subdivision
tentative map are presented in Table 4.2-5 and on Plate 2. Although above the County's
maximum allowable loss (20 percent) for development projects, direct impacts to spiny
rush (48 individuals, 25.5 percent of the tentative map total) would not jeopardize either
species’ local or regional populations. |

Adverse indirect impacts could potentially occur to the spiny rush populau'dn both within
the Balcor Subdivision tentative map as a result of increased streambed erosion, decreased
water quality, and overall habitat degradation. Section 4.2.4 includes mitigative measures
that could be implemented to reduce these 1mpacts

Sensitive Wildlife Species
Eairy Shri

A small group of highly degraded vernal pools in the northern portion of this tentative map
would be directly impacted by proposed residential development. Although not
encountered during cursory field surveys, Riverside and San Diego fairy shrimp could
potentially occur in these pools. Focused surveys for these species during a year with
adequate rainfall would be necessary to determine their presence or absence at this location.

Califomia G I

A minimum of 8 California gnatcatcher territories (approximately 162 acres of coastal sage
scrub) would be directly lost as a resuit of development within the Balcor tentative map.
These losses represent approximately 57 percent of the termritories within the tentative map.
Of the territories impacted, 3 would be directly impacted by the golf course and driving
range, 1 by the clubhouse, and 4 by residential development. It should be noted that 2
territories would be partially impacted by development within the Balcor Subdivision
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Of the territories impacted. 3 would be directly impacted by the golf course and driving
range. 1 by the clubhouse. and 4 by residential development. It shouid be noted that 2
territories would be partially impacted by development within the Baicor Subdivision
tentative map, and partially by the Seaton tentative map, with the overall effect of both
territories being lost (Figure 4.2-4).

Indirect impacts to California gnaicatchers and their habitat would occur due to
fragmentation of the remaining coastal sage scrub habitat within the tentative map,
especially in the area proposed for the golf course. Reduced nesting and reproductive
success could occur from the high levels of human activity in or adjacent.to coastal sage
scrub, especially in "islands” of habitat incorporared into the golf course. The introduction
of herbicides, pesticides and other toxic marterials associated with golf course maintenance
could adversely impact both gnatcaichers and their habitat. A more detailed discussion of
the affects of habitat fragmentation and edge effects is presented in the analysis of impacts
to coastal sage scrub habitat linkage below.

Because the California gnatcatcher is listed as a federally threatened species, all direct and
indirect impacts to it and its habitat would be considered significant.

Qther Wildlife

This tentative map also impacts a variety of sensitive species and their habitats in the

northwest comner of the site such as orange-throated whiptail. heron species, black-
shouldered kite, northern harrier, Bell's sage sparrow, black-tailed jackrabbit, and others
(see Section 4.2.2). These impacts are cumularively significant in a regional context, and
are addressed and mitigated through the NCCP process and the local subarea plan.

Wildlife Corridors

The Baicor tentative map could impact wildlife movement along the San Dieguito River and
one of its tributaries. The San Dieguito River Valley is recognized as a regional corridor
that provides for movement of large mammals (e.g., mule deer, bobcat, mountain lion)
between Lake Hodges and the San Pasqual Valley to the east and Lusardi Creek/La Jolla
Valley and Black Mountain to the south.
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Although the tentative map would not biock this corridor. it would reduce the combined
width of the corridor and adjacent buffer to less than 400 feet at the proposed bridge
crossing over the river (Figures 3-7 and 4.2-5). Despite this constriction. wildlife should
be able to move under this bridge. During fiood events. however. wildlife may have 1o
move through the area by traversing around the bridge. This would only be possible on the
cast side of the bridge, where they would have to cross the proposcd road, driving range,

and golf course. Fencing in this area could hinder wildlife movement during the rainy
season and the potential for roadkills increases if wildlife were forced 1o cross the road.

Indirect impacts to the San Dieguito River corridor are associated primarily with the
increase in human activity in the area, especially on the golf course and at the clubhouse.
Lighting of the clubhouse, resort, bridge and roadway, and golf course facﬂmes at night
could also discourage wildlife movement a]ong the river.

Also within the northern one-half of the Balcor tentative map, a local movement corridor
associated with a drainage berween the San Dieguito River and irrigation ponds on the
adjacent McCrink Ranch tentative map would be impacted (Plate 1). This corridor is
expected to be used by small mammals, birds, and possibly larger reptiles to access this
reliable source of water. Because these ponds will be retained as part of the McCrink
Ranch tentative map development, the source of water would still be available to wildlife.

This is especially true of the western-most pond that currently abuts the castern end of the

riparian corridor on the Balcor tentative map, and that would be incorporated into the

McCrink Ranch golf course. Development of the proposed golf course within the Balcor
tentative map, however, would fraginent the corridor by eliminating portions of the wetland

habitat along the drainage. Edge effects from the surrounding golf course and resort would

further degrade the corridor. While wildlife may continue to travel berween the river and

the ponds after project implementation, the effects of fragmentation and edge effect may
reduce the value of both the open water habitat (i.e., ponds) and the narrow riparian

corridor.

The proposed Balcor tentative map does not permanently block the San Dieguito River
regional movement corridor, and golf courses are generally considered a compatible use of
movement corridor buffers. In addition. if allowances are made for wildlife movement
around the east end of the bridge during the rainy season. direct impacts to this corridor
would be adverse but not significant. Indirect impacts associated with the increase in
human activity could be reduced by implementing the mitigative measures outlined in
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Section 4.2.4. Impacis to the local corridor within the tentauve map would be adverse but
not significant because there are alternative open space iinkages providing access between
the river and the McCrink Ranch irmigation ponds.

California Gnatcatcher Habitat Linkages

The Balcor tentative map encompasses the San Dieguito River, river floodplain. and
adjacent slopes from just east of where the river diverges south away from Del Dios
Highway to approximately 1.5 miles south of the highway. With the exception of riparian
and other wetland habitat along the river and its tributaries, much of this land supports
coastal sage scrub, nonnative grassiand, and ruderal habitat. Because of past agricultural
actvities, the coastal sage scrub currently consists of small, highly fragmented paiches of
good 1o moderate quality habitat distributed throughout a matrix of highly disturbed, low
quality scrub and nonnative habitat. Although this coastal sage scrub (273.3 acres) is in
relatively poor condition, it supported gnatcatchers in 1992 (Figures 4.2-4 and 4.2-5).

Because the land adjacent 10 the southwestern SPA (i.e., San Dieguito River Valley and
western La Jolla Valley) does not currently function as a sage scrub habitat linkage 10 other
gnatcatcher populations (with the possible exception of occasional dispersal to Black
Mountain over disturbed habitat along Lusardi Creek), the only remaining reliable
opportunity for genetic exchange for the Santa Fe Valley-Lusardi subpopulation is by
dispersal along the river valley to the north. Maintaining the habitat within the Balcor
tentative map as a linkage capable of supporting breeding gnarcaichers is important for the
long-term viability of the Santa Fe Valley-Lusardi gnatcarcher subpopuiation.

Implementation of the Balcor development would reduce the number of gnatcatcher
territories from 14 to 6 in the northern portion of the sage scrub linkage along the western
river valiey. Three of the territories retained are located at the northernmost end of this
linkage, leaving only 3 territories over a distance of 1.5 miles within the linkage (i.c.,
between Del Dios Highway and the southern boundary of the tentative map). South of the
Balcor tentative map, proposed Very Low and Rural residential development along the river
north of Lusardi Creek could further reduce the carrying capacity of the habitat within this
linkage. The cumulative effects of the Balcor tentative map and the Very Low and Rural

residential designated lands could marginalize the adequacy of this linkage.
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Enhancement of disturbed coastal sage scrub on the proposed links-stvle golf course could
improve the vegetative aspect of the habitat. but these gains in habitat quaiity mayv be offset
by the effects of habitat fragmentation and edge effects. Considerable human activity on

the golf course and adjacent residential development could reduce the likelihood of

successful gnatcatcher breeding.
Balcor Level of Significance
Significant impacts identified for the Balcor Tentative Map are listed below:

* Weilands. All direct and indirect impacts to wetlands and unvegetated waters of
the U.S. are significant and require federal and state wetland permits.

* Uplands. All direct and indirect impacts to sensitive upland habitats (coastal
sage scrub and perennial grassland) are significant.

* Fairy shrimp. Focused surveys for Riverside and San Diego fairy shrimp must
be completed in order to determine if significant impacts would occur to these
species.

* California gnatcatcher. Because this species is listed as federally threatened, all
direct and indirect impacts would be significant.

* Impacts to Group 2 wildlife species would be cumulatively significant in a
larger San Diego context and is addressed through participation in the NCCP
program. '

With the implementation of mitigation measures in Section 4.2.4 and specific mitigation
measures for Balcor tentative map impacts, all impacts to biological resources will be
mitigated.

Balcor Mitigation Measures

Mitigation measures listed in Section 4.2.4 for the SPA aiso apply to the Balcor tentative
map. The following measure is specific to the Balcor tentative map:
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« A substantial amount of acreage associated with the development of the golf
course is proposed for “native enhancement.” This transition acreage shall be
restored 1o native coastal sage scrub to the extent feasible to maximize the
effectiveness of the habitat for dispersing or breeding California gnatcatchers.
Native species should cleérly predominate the percent cover and composition of
the native enhancement areas. Complementary species (size. drought tolerance)
or ornamental accent plants should be used sparingly. No invasive species

should be utilized.
MecCrink Ranch Subdivision Tentative Map Impacts

Vegetation Communities
Wetlan veg W !

Direct impacts to wetlands and unvegetated waters of the U.S. within the McCrink Ranch
tentative map are presented in Table 4.2-6 and on Plate 1. Approximately 1.3 acres
(8.1 percent of the total within the tentative map) of wetlands, including 0.4 acre of
freshwater marsh, 0.6 acre of southern willow scrub, 0.1 acre of mulefat scrub, 0.1 acre
of tamarisk scrub, and 0.1 acre of swale/wetland ecotone, would be lost to development.
Approximately 0.3 acre of unvegetated waters of the U.S. would also be directly impacted.
These combined impacts represent about 9.5 percent of the total impacts to wetlands and
waters within the SPA.

Five irrigation ponds currently exist within the McCrink Ranch tentative map (Figure 3-8).
These ponds were created by damming several of the drainages and filling them by
capruring natural runoff from the surrounding slopes and pumping water from the San
Dieguito River. A sixth pond was also observed in the southwestern corner of the tentative
map area during 1992 surveys. However, this pond has since gone dry.

~ All five of the existing ponds will be incorporated into the tentative map development,

primarily within the proposed golf course. One of these ponds will be refilied as part of the
development project. Because these ponds will be retained, no impacts to open water
habitat would occur. Portions of the wetland vegetation around these ponds would,
however, be impacted by the proposed development, and these impacts are reflected in the
above discussion and in Table 4.2-6. The sixth pond located in the southwestern portion
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of the tentauve map is in an area proposed for residential development. Because this pond
does not occur in a drainage. it is unlikely that it would support wetiand vegetation or open
water habitat naturally. and therefore would not be within the jurisdiction of the ACOE or
CDFG. Its loss was not considered an impact to wetlands or unvegetated waters.

Sensitive Upland Habi

Impacts to sensitive upland habitats are shown on Table 4.2-6 and Plate 1. Approximatelv
34.5 acres of coastal sage scrub would be lost to development, the majority of which
(19.6 acres) is undisturbed. The only other Group 1 habitat affected is 0.5 acre of coast
live oak woodland. The loss of coastal sage scrub is considered a significant impact. The
small reduction of the oak woodland is an adverse impact which could be alleviated by
minor redesign along the margin of the golf course.

G 2 Habi
Direct impacts to Group 2 habitats within the McCrink Ranch tentative map are summarized
on Table 4.2-6 and are shown on Plate 1. None of these direct effects is considered
significant. Only 5 percent of the 103 acres affected is chaparral and this represents just
8 percent of the chaparral in the tentative map.

Group 3 Habitats

Direct impacts to Group 3 habitars within the McCrink Ranch tentative map are summarized
in Table 4.2-6 and on Plate 1. None of these impacts are considered significant.

Sensitive Plant Species

Group | Plants

The only Group 1 piant species that occurs within the McCrink Ranch tentative map is
sticky dudleya (Table 4.2-7). This species will not be directly impacted. Restrictions on
activity in preserved narral open space will alleviate any indirect effects.
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Group 2 Plants

Impacts 10 Group 2 plant species resulting from the McCrink Ranch tentative map are
presented in Table 4.2-7 and on Plate 2. Direct impacts to California adolphia (565 plants).
summer-holly (7 plants). San Diego marsh-elder (228 plants). and an estimated [ acre of
wart-stemmed ceanothus do not constinute significant effects.

Group 3 Plants

Impacts to Group 3 plants are shown on Table 4.2-7 and Plate 2. They amount to a small
number of spiny rush (38 plants) and a small fraction of an acre of ashy spike-moss.
These effects do not constitute significamt reductions of these species.

Sensitive Wildlife Species
California G l
Poruons of 3 1o 4 territories are affected by the tentative map development envelope. All of

these sightings are on the border of the proposed development area and none is internal to
the proposed development area. Any direct or indirect effect to loss of this listed species is

considered significant. The open space plan proposed for this area would mitigate these

impacts.

Group 2 Wildlif

This tentative map incrementally affects upland Group 2 species, but is not considered
substantial within the tentative map. Only 16 percent of the supportive natural upland
habitats within the tentative map is lost. This effect is cumulatively significant on a regional
basis and is addressed through participation in the NCCP program.  Similarly, wetland-
associated Group 2 species would be affected by the tentative map, but this effect is
tempered by the retention of the San Dieguito River and adjacent drainages in natural open
space and the retention of the system of ponds onsite as part of the golf course and wetland
restoration.
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Group 3 Wildlife

No significant impacts would occur to Group 3 wildlife species as a result of the

implementation of the McCrink Ranch subdivision.
Wildlife Corridors

The McCrink Ranch tentative map, in retaining the San Dieguito River and adjacent open
space in Open Space I, maintains the nawral wildlife corridor through the northern portion
of the SPA. No impacts to wildlife corridors would occur.

California Gnatcatcher Habitat Linkages

As noted above, the preservation of the northern portion of the tentative map allows for
gnatcatcher dispersal along the river and eastward past the northern limits of the Bernardo
Lakes tentative map to 4S Ranch. Proposed golf course development causes some
reduction in gnatcatcher linkage where the arm of the course swings northward
(Figure 4.2-4). Much of this area is currently disturbed however, and the golf course
should not preclude gnatcatcher movement around or even across the course.

McCrink Ranch Level of Significance
Significant impacts identified for the McCrink Ranch Tentative Map are listed below:

« Wetlands All direct and indirect impacts to wetlands and unvegetated waters of
the U.S. are significant and require federal and state wetland permits.

« Uplands. All direct and indirect impacts to sensitive upland habitats (coastal
sage scrub and coast live cak woodland) are significant.

. Impacfs to Group 2 wildlife species would be cumulatively significant within
the San Diego region, and is addressed through panticipation in the NCCP

program.
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With the implementation of mitigation measures in Section 4.2.4 and specific mitigauon
measures for McCrink Ranch tentative map impacts. all 1impacts to biological resources will
be mitigated.

McCrink Ranch Mitigation Measures

The mitigation measures for wetlands and uplands, discussed in Section 4.2.4. would
apply 1o the McCrink Ranch tentative map. No additional measures are required.

Seaton Subdivision Tentative Map Impacts

Vegetation Communities

Wetlands and Unvegetated Warers of the 1S,

Direct impacts to wetlands and unvegetated waters of the U.S. within the Scaton tentative
map are presented in Table 4.2-8 and on Plate 1. Approximately 0.3 acre (100 percent of
the total within the tentative map) of wetlands, including 0.1 acre of freshwater marsh and
0.2 acre of mulefat scrub, would be lost to development. Unvegetated waters wou]d not be
directly impacted by this tentative map.

Because of the sensitivity and biological importance of wetland habitat. all direct impacts to
wetlands would be significant and require federal and state permits.

Sensitive Upland Habi

Approximately 16.5 acres of sensitive upland habitat would be lost within the Seaton
tentative map, including 9.0 acres (64.3 percent of the tentative map total) of coastal sage
scrub and 7.5 acres of coastal sage scrub/chaparral. These impacts combined represent
approximately 5 percent of the total impacts to these two habitats within the SPA.
Undisturbed coastal sage scrub that supported a pair of gnatcatchers in 1992 would be
retained in open space in the southern portion of the tentative map. This acreage will be
connected to other natural open space, albeit this connectivity includes native enhanced
slopes and a golf course. The long-term viability of this patch of habitat, and its value as
gnatcatcher breeding habitat may be reduced because of adjacent development if the
tentative map were implemented.
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In addition. the coastal sage scrub within this tentative map is part of a habitat linkage
between sage scrub occupied by California gnatcatchers along Lusardi Creek and occupied
habitat in the north-central and northeastern portions of the SPA. Impacts 1o California
gnaicatchers within this tentative map are discussed below, while impacts to the coastal
sage scrub habita linkage are discussed in the Balcor tentative map impact analysis.

Indirect impacts to sensitive upland habitats would be similar to those presented for the
Balcor Subdivision tentative map. Most of these indirect impacts can, however, be avoided
or reduced by implementing the mitigative measures outlined in Section 4.2.4.

Because of the sensitivity and biological importancé of sensitive upland habitat, all direct
impacts 1o them would be significant.

Group 2 Habitats

No significant direct or indirect impacts to Group 2 habitats would occur as a result of the
development proposed within the Seaton Subdivision tentative map.

Group 3 Habitats
None of the direct or indirect impacts to Group 3 habitats associated with this tentative map
would be significant.

Sensitive Plant Species

No Group | plant species occur within the Seaton tentative map, and thercfore no direct
impacts would occur to these species.

Indirect impacts could potentially occur to the stand of California adolphia (approximately
300 individuals) that will be retained in open space in the southern portion of the tentative
map. These plants, and the patch of coastal sage scrub in which they occur, will be
isolated from other stands of native habitat by a golf course and development.
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Sensitive Wildlife Species

A single pair of California gnatcatchers was observed in 1992 in a patch of undisturbed
coastal sage scrub in the southem portion of the Seaton Subdivision tentative map (Plate 2).
Although this patch of habitat would be retained in open space. it wouid be partiaily
surrounded by development, and therefore will likely be influenced adversely by edge
effects. Two additional pairs of gnatcatchers were detected in the northern portion of the
tentative map. The habitat supponting these gnatcatchers wouid be lost by development
occurring within both the Seaton and Balcor subdivision tentative maps. In. addition. the
Seaton tentative map is within the existing coastal sage scrub habitat linkage that occurs
along the San Dieguito River within the western SPA. Impacts to this linkage are
discussed in detail in the Balcor tentative map impact analysis. No other Group | wildlife
species would be impacted by the Seaton Subdivision tentative map.

Because it is listed as a federally threatened species. all direct and indirect impacts to the
California gnatcatcher would be adverse and significant. The open space plan design as
part of the Specific Plan is expected to mitigate these significant impacts.

S'im!!p 7 W]' |dht§

No group 2 wildlife species would be significantly impacted by direct or indirect effects of
development within the Seaton tentative map.

Group 3 Wildlife

No group 3 wildlife species would be significantly impacted by direct or indirect effects of
development within the Seaton tentative map.

Wildlife Corridors

No signiﬁcaﬁt direct or indirect effects would occur to regional or local wildlife movement
corridors as result of development within the Seaton tentative map.
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California Gnatcatcher Habitat Linkages

Coastal sage scrub and coastal sage scrub/chaparral habitats within the Seaton tentauve map
are within the sage scrub habitat linkage along the western portion of the SPA (Plate 1).
Three of the 16 gnatcatcher territories within the northern portion of this linkage (i.e.. the
habitat between Del Dios Highway and the southern boundary of the Balcor tentauve map)
are at least partiallv within the Seaton tentative map (Figure 4.2-4). Development within
the Seaton tentative map would account for a very minor percent of the impacts to potential
gnatcatcher habitat within the northern portion of the SPA's San Dieguito River Valley
gnatcatcher habitat linkage. Therefore, the reduction in functional reliability of this linkage
from this tentative map alone would not be significant. The combined impacts of
development within both the Seaton and Balcor tentative maps, however, would reduce the
carrving capacity of the linkage in this area by over 62 percent (16 to approximately
6 territories): therefore, impacts associated with the Seaton tentative map to this habitat
linkage would be cumulatively significant. The Specific Plan's open space design is
expected to mitigate this impact.

Seaton Level of Significance
Significant impacts identified for the Seaton Tentative Map are lisied below:

* Wetlands. All direct and indirect impacts 1o wetlands and unvegetated waters of
the U.S. are significant and require federal and state wetland permits.

* LUplands. All direct and indirect impacts to sensitive upland habitats (coastal
sage scrub) are significant.

* Impacts to Group 2 wildlife species would be cumulatively significant within
the San Diego region, and is addressed through participation in the NCCP

program.

With the implementation of mitigation measures in Section 4.2.4. all impacts to biological
resources will be mitigated.
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Seaton Mitigation Measures

The mitigation measures for wetlands and uplands. discussed in Section 4.2.4 would

apply to the Seaton Tentative Map. No additional measures are required.
Bernardo Lakes Tentative Map Impacts

Vegetation Communities
Wetlands and Unvegetated Waters of the U,S.

Direct impacts to wetlands and unvegetated waters of the U.S. within the Bernardo Lakes
tentative map are shown on Table 4.2-9 and Plate 1. An estimated 3.7 acres of wetlands
will be Jost to development. This total includes 0.4 acre of marsh, 0.2 acre of southern
willow scrub, 0.3 acre of mulefat scrub, and 2.8 acres of swale/wetland ecotone. An
additional. but very minor reduction of unvegetated waters (0. | acre) would be lost also.
Because of the sensitivity of wetlands, any loss is considered a significant impact.

Sensitive Upland Habi

The impacts to sensitive uplands are shown in Table 4.2-9 and on Plate 1. An estimated 32
acres of sensitive upland habitats will be directly affected by the tentative map. All of this
total is coastal sége scrub with the majority of the total (76 percent) being undisturbed
coastal sage scrub. This reduction of habitat is considered to be a significant impact
because of its sensitivity and capability to support California gnatcatcher and other sensitive
species. The open space plan proposed for the SPA is expected to mitigate this impact.

Group 2 Habitats
The total impact to Group 2 habitats is 38.1 acres and is not considered significant.
Group 3 Hahitats

Group 3 impacts total 57.3 acres and are not considered significant.

4.2-80 210741000




i oo (owaey W oo 00 : leuedey)/qruog a8eg jeiseo)

RO NN owoo W oy 4] pagunisICy
v pe oo rewdeos - orL . paqnisipug)
W oze 0000 Te9) 6'vs 8'98 yaiuas adeg (eison)
SANY’1dN JAILISNES
(sah) L€ 00 00 (0'18) L'si €6l §'0 AL 40 SHILYM GILYLIDTAN/SAONVILIIM 1VIO]
o) oo (0'0) o0 _e,._.& 80 B0 'S’ Y1 Jo sNep pIeRTaaNg [Ejo)
omaoo 0090 won Lo Lo _ 1318 U0
wos) 1'0 oo ao (0os) 1o o) §PIQWBING [euosess
o o (0o oo (oo 10 10 : PAQUIBIS/UITYIPOOL] [EanieN
‘SN W) Jo staepy pawedaaug
00z ¢ 0’0 00 (s'08) &'pl $°81 Spus)Ipy w0
R FE {00) 00 T vl tr 301077 PUB|PASF[EMS
wo o oo 00 00 00 PURliaA PIQIMISI
wm oo wopo o) oo 00 1004 |ewdp
wo) o oo oo wooo 00 15210, usLRdiY YeQ 3417 10D WayInog ....m
oo oo o oo 0 00 00 153104 ueliRdiy mojji M 0oLy WIAYOg n
wo oo (00) 00 (0woo 00 qnIg Ysisewe )
o o) oo () vo Lo qniag rejapnpy
IO A oo (€6 6T I't YIS mojIp WIyInog
g ro (Vo) oo (res) Tol <01 Ysrep s3iemysal] £2)j6A pUE [E1SEO)
spusjia 4

'§°N AL 40 SHALYM GALYLIADIAN{VSANVILIM
SLVLIAVH JALLISNAGS :1 dOHD

gPdiganaq [BIUApISaY |einy 1 udg uadg WL U AHununuo)) unye)adap
pue Ausudg afeany
mor| Kap [TATR
- (ieio jo %) 99ea15y

AHODALYD SO ANV'1 AALVDIUIDV Atf JVIW FALLVINAL
SANVT OUHVYNYIE HHL NI SALLINNWWOD NOILVLADTA

- bl N e s ER l__a.ﬂ.'u_._a:l - l I - . bl L




*$33uDI00 IWIKGNY (RO NN BY PAURHD KA

sEpne (praadingy *3-3) ungu UapILD 341 1y 1) paRGa Apesne 5 282100 SpL, “IWHYEY PAONIIPSKNT 5§ 1) 3$NTI BMOYS 5| ITEIIIE PIGUILINS PUNSEIS ¢
"quas ysng 040D pue gnuos ades gseos eeda sIpmos) ¢

sAEmpuG P *soniae.) Aunwe)) ey "(Ausudq) mor ) K34 Suipugaxa) jepuspisay sopnjau pocanag] ¢

"(s98eYuif WHgRY Pk *SI0PLIND JyNPim *s31ads P KDY JARISHIS *2'1) SIS 3ANSHIS

o) sieding 3zpupun of (omudisap  7q.) 219415 ueyd s [e133ds 0 13[qNs 5§ SEIE DS} UN JMUYORAIP JENUIPISTY "SAIIE ' - PN Bujmp du()

4.2.82

"(SE3Y UL 22Masay Aanisuag) | annds uatk) st adudg uadgy w
(6°LS) nIE 00 1'e (0°Tr) rse £'9TT SLYLIUVIL “TIV "TIV.LOL
(P'LL) t'Ls (rortro (971 91 | 6°€L SLV¥LIGYH £ 4dNOYD "1VI0L
eD €9 @nhto 9yt 98 PdoRAN)
_ WeLe) 608 0 0o 0z bl £'59 puc] eimpaydy
SANV'] QANIVAINIVI € 4N0oYD
(8°78) 1'8¢ 0'0) 00 'L viL o' 9Fr SLVLIGVH T dn0oY¥D 1VLi0L
(6's8) §°9) oo oo UKD XA r'al RHqeE) [eRpnY
gLy eo 00) 0o o wTe 60 purjpoop, sniddjeong
(e 6nr 0o oo (681)6'F 6'sT pujsswny saneuLaN
ro) oo WMo 0o oo . 00  puwdoy)
SLYLIUVIL JALLISNASNON 3T 4NOYHD
(9'CE) L'se (g’e) 00 (9799) ¢6'69 Poot SLVLIAVH | 400¥D 1vi0L
(9 0'ZE (0’0} o0 r'e9) " T'ss 1°L8 SANVId() SALLISNGS ‘IVIOL
o) tro 00) 00 w0000 00 SUOIIIND Y0y
wmeo o oo o oo 00 PuepOU JEQ) AT ISC0)
woron wor oo o ¢o (] PUUISSEID JRIUURIDY
woroo wmon wwoon oo (wuedvy) Swm i wagmng
(Padopanaq Zlehuapisay jemny (1 20eds ualg WL u Amenmunnn)) voneadap
pue Ansuaqy Adeany
mo) Ko e}
(§%161 jir 95 ) odeaoy

AYODHLYD ASN ANV'I AALVOHUOOV A JVIN FALLVANAL
SANVT OUUVNYAN AL NI STLLINNIWWOD NOLLVLIDAA

(panupuo)) 6-7'p aquy,




Sensitive Plant Species

No Group | plant species are present in the tentative map: thus no direct impacts will occur
to these species. Two Group 2 plant species are impacted by the Bernardo Lakes tentative
map (Table 4.2-10): Catifornia adolphia (16 plants) and San Diego barrei cactus (28
plants). These losses are not considered significant due to the low number affected and
their low sensitivity status. No impacts to Group 3 plants will occur.

Sensitive Wildlife Species

Five California gnatcatcher sightings/territories may be directly affected by the Bernardo
Lakes tentative map. All of these occurrences are in the west-central portion of the tentative
map south of the drainage. This impact is addressed cumulatively on the basis of habitat
and open space design through the NCCP process.

Both upland and wetland-associated Group 2 species will be incrementally impacted by the
tentative map. These effects are being addressed through the Specific Plan and the subarea
planning process (NCCP).

No Group 3 wildlife species would be significantly affected by the tentative map.

Wildlife Corridors

The Bernardo Lakes tentative map will not directly affect any identified wildlife movement
corridor. The tentative map allows for a possible open space connection to Black Mountain
Ranch 1o the south along its western boundary and retains west to cast drainage across the
property within an open space casement.

California Gnatcatcher Habitat Linkages

The northeastern portion of the Bernardo Lakes tentative map (Unit 3 on Figure 3-10)
blocks a coastal sage scrub linkage across the northern portion of the property. This
linkage is blocked offsite, however, by proposed development along Four Gee Road. The
gnatcatcher linkage would go around the northern portion of proposed development in
McCrink Ranch, across natural open space in the northern portion of the Bernardo Lakes
tentative map, and northward across Four Gee Road into 4S Ranch. The viability of this
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linkage is dependent on the effective use of the D2 designator north of the Bemardo Lakes
tentative map to retain adequate habitat to allow breeding and dispersal.

Bernardo Lakes Level of Significance
Significant impacts identified for the Bernardo Lakes Tentative Map are listed below:

» Wetlands. All direct and indirect impacts to wetlands and unvegetated waters of
the U.S. are significant and require federal and state wetland perrmuts.

» Uplands. All direct and indirect impacts to coastal sage scrub are significant.

* Impacts to Group 2 wildlife species would be cumulatively significant within
the San Diego region, and is addressed through participation in the NCCP

program.

With the implementation of mitigation measures in Section 4.2.4, all impacts to biological
resources will be mitigated.

Bernardo Lakes Mitigation Measures

The mitigation for wetiands and uplands. discussed in Section 4.2.4, would apply to the
Bemnardo Lakes Tentative Map. No additional measures would be required.
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4.3 CULTURAL RESOURCES
4.3.1 Existing Conditions

The following is summarized from the Santa Fe Valley Cultural Resources Technical
Report on file at the County of San Diego, Deparument of Planning and Land Use.
According ro CEQA and the Office of Historic Preservation, a cultural (historical) resource
"includes, but is not limited to. any object, building, structure, site. area, place. record. or
manuscript which is historically or archaeologically significant, or is significant in the
architectural, engineering, scientific, economic, agricultural, educational, social, political,
military, or cultural annals of California” (Office of Historic Preservation 1994). "For the
purposes of CEQA, [Appendix K] an 'important archaeological resource’ is one which:

A. Is associated with an event or person of:

1. Recognized significance in California or American history, or
2. Recognized sciemific importance in prehistory.

B. Can provide information which is both of demonstrable public interest and
useful in addressing scientifically consequential and reasonable or
archaeological research questions;

C. Has a special or particular quality such as oldest. best example, largest, or last
surviving example of its kind;

D. Is at least 100 years old and possesses substantial stratigraphic integrity; or

E. Involves important research questions that historical research has shown can be
answered only with archaeological methods.” (CEQA, Appendix K 1984)."

The determination of the "importance” of a cultural resource varies according to the nature
of the resource being evaluated. For example. evaluation of imporance of a standing
structure would entail a review of records with emphasis placed on association with
persons or events of historical significance, and architectural or engineering criteria.
Whereas, evaluation of importance of a prehistoric archacological site is more often
accomplished by means of a limited testing (excavation or recording) program in order to
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“idenuify scientifically consequential and reasonable or archaeological research questions”
(CEQA. Appendix K 1984). The term “important” is used in reference to resources.
whereas "significant” refers to impacts.

Survey Methodology

Survey of the Santa Fe Valley Specific Plan Area (SPA) was conducted by Ogden berween
July 28 and August 28, 1992 with subsequent minor surveys. The survey was, in general.
performed by a single team of trained archaeologists ranging in size from three to six
persons. The survey methodology incorporated walk-over transects of 2,350 acres not

previously surveyed or inadequately surveyed given today's more stringent state and .

county standards and requirements (minus areas omitted due to survey limitations, see
below). Survey personnel, while spaced at fifteen meter intervals. identified 59 previously
unrecorded sites and relocated 34 previously recorded sites over the SPA. These sites
ranged from prehistoric scatters of lithic tools and debris to extensive occupation locales to
historic artifact scatters, deposits and structural fearures. In addition, 49 cultural resource
finds were recorded as isolates given the sparse artifact density (less than ten artifacts
within 100 square meters) and lack of site association (in general, greater than 30 meters
from an archaeological site).

~ The Santa Fe Valley SPA survey was limited by three factors: terrain, large portions of the

property contain exceedingly steep terrain; ground visibility, as evidenced by large stands
of chaparral and dense grass; and access. Data concerning cultural resources within these
unsurveyed parcels are limited to documents on file with the South Coastal Information
Center, the San Diego Museum of Man, the County of San Diego. and various instimutions
and repositories. Sources include, but are not limited to, previous cultural resource
stdies, California state archaeological inventory (site) forms. historic maps. rcgional
histories, ahd aerial photographs.

An archaeological records and literature search was conducted for the project area by the
South Coastal Informarion Center and the San Diego Museum of Man. The records search
emphasized previously identified cultural resources and cuitural resource smdies
undertaken within the SPA and a one mile radius the project area. Analysis of records
search data identified 35 previously recorded archacological sites within the area of the
Santa Fe Valley SPA (Table 4.3-1). Reference sources. notably the South Coastal

- Information Center and the San Diego Museum of Man, have led to the identification of
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