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A. OVERVIEW

The purpose of this staff report is to provide the Planning Commission with the information necessary to
recommend approval, approval with modifications, or denial of the proposed Bonsall Carefield Facility
(Project) to the Board of Supervisors. Discretionary actions required for the proposed Project include a
Zone Reclassification (REZ) and a Site Plan (STP).

The proposed Project is a 74,000-square-foot assisted care facility, with a total of 86 beds in 56 assisted
living units and 24 memory care units. The Project is located on a 3.9-acre parcel at the intersection of
Thoroughbred Lane and Mission Road/State Route 76 within the Bonsall Community Planning Area.

The Project includes a REZ to change the zoning for the site from C30 (Office Professional) to C46
(Medical Center Use Regulations). The proposed use is allowed in a C46 zone with approval of a Site
Plan, which is being processed concurrently. The Project site is currently zoned with two building heights,
“C” which allows for a maximum building height of 25 feet and “G” which allows for a maximum building
height of 35 feet. The REZ will change the building height designator to “G,” to allow for the same building
height throughout the property. The County’s Zoning Ordinance separates use regulations and
development regulations into individual “designators.” These designators specify the allowed uses, lot
size, density, height, building types, open space, and other requirements. A zone is a combination of all
designators; therefore, a change in any designator requires a REZ.  The sections contained in this report
describe the following: development proposal, analysis and discussion, community planning group and
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public input, CEQA compliance, and the Planning & Development Services (PDS) recommendation. PDS 
analyzed the Project for consistency with the General Plan, Zoning Ordinance, and other applicable 
regulations, policies and ordinances, and found the Project to be consistent with the inclusion of 
conditions in the Project Form of Decision (Attachment B). Based on the analysis of the Project, staff has 
made the required findings and recommends approval of the Project. 

B. REQUESTED ACTIONS 

Staff recommends that the Planning Commission make the following recommendations to the Board of 
Supervisors: 

a. Adopt the Environmental Findings, which includes the adoption of a Mitigated Negative Declaration 
(MND) according to California Environmental Quality Act (CEQA) guidelines (Attachment D). 
 

b. Adopt the Ordinance for REZ PDS2019-REZ-19-001 titled AN ORDINANCE CHANGING THE 
ZONING CLASSIFICATION OF CERTAIN PROPERTY WITHIN THE BONSALL COMMUNITY 
PLAN AREA, REF: PDS2019-REZ-19-001 (Attachment B).  
 

c. Grant Site Plan PDS2019-STP-19-005, which includes the requirements and conditions set forth in 
the Form of Decision (Attachment C).  

C. DEVELOPMENT PROPOSAL 
 

1. Project Description 

The applicant is proposing a Zone Reclassification (REZ) and Site Plan (STP) for the development 
of an assisted care facility on approximately 3.9 acres of land within the Bonsall Community Plan 
area.  The site is subject to the General Plan Regional Category Village, Land Use Designation Office 
Professional. Zoning for the site is Office Professional (C30).  The Project includes a proposed REZ 
to change the zoning for the site from C30 (Office Professional) to C46 (Medical Center Use 
Regulations). The proposed use is allowed in C46 zone with an approval of a STP.  
 

 
 Figure 1: Photo simulation of proposed assisted care facility, looking northwest from above.   

Fox Run Subdivision 

Thoroughbred Lane 

Mission Road 
Entrance 

Commercial Plaza 
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The proposed two-story 74,000-square-foot assisted care facility will consist of a total of 127 
occupants, with 86 beds in 56 assisted living units, 24 memory care units and 41 staff members, 
including a culinary director. There are 74 single-occupant suites and six double-occupant suites, for 
the 86 residents. Staff members are divided into three shifts to provide full-time care. The memory 
care units located adjacent to Thoroughbred Lane will be one-story, while the remainder of the 
proposed facility will be two-story (Figure 1). The Project will include amenities such as an outdoor 
swimming pool, a bocce field, an outdoor dining area, and two gardens.  

A majority of resident programing, entertainment and activities are within the indoor common areas 
of the community, although there will be weekly classes in the pool led by an instructor.  There are 
no amplified speakers or music in these classes.  A total of 45 parking spaces will be located on-site 
for residents, guests and employees. Assisted care residents may come and go as they please, 
however, they must have their physician’s approval to leave the property, and all trips are pre-
scheduled and escorted. Residents are not permitted to drive to and from the property or have their 
own vehicle, unless they obtain approval with a physician’s order.  

Architecture and Design 

The architectural design of the Project incorporates materials, colors and textures that are similar to  
surrounding structures, specifically the adjacent two-story shopping centers. The Project includes 
terracotta roofing, accent walls at the entrances and building corners, as well as arched entrance 
frames with mission tile details (Figures 2 and 3). The exterior finish consists of concrete in earth 
tone colors with decorative stone, steel and wood accents. The variation in color and finishes serve 
to break up the mass of the building and visually divide the structure into separate components, 
reducing visual prominence of the building. The Project’s architectural design is consistent with the 
Bonsall Community Plan. 

 
Figure 2: Photo simulation of assisted care facility entrance looking north from onsite.  
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Figure 3: Northeast building elevation.  
 
Assisted Care Facility Operation 
 
At full capacity, the Project will serve 86 residents and have 41 staff. There are four existing Carefield 
Assisted Living and Memory Care facilities located throughout the State. These assisted care 
facilities average approximately five visitors a day on weekdays and approximately 10 visitors on 
weekends. Visiting hours are from 9AM to 7PM, seven days a week. Visitor data collected from 
existing Carefield facilities indicate a majority of weekday visits occur between 5PM and 7PM, and 
on weekends between Noon to 1:30PM or 4PM to 6PM. The Project does not limit the number of 
visitors. 
 
The facility receives deliveries twice a week for food, medical and office supplies. It anticipates 
hosting four events a month, with three of them held indoors. The outside event would typically be a 
themed barbeque where residents can invite guests to attend. A maximum of 50 guests are permitted 
to attend these events. Indoor and outdoor events will not have any amplified music. Hours of 
operations for the events are between 3 PM and 4 PM or 6 PM to 7 PM.   

The proposed facility will be licensed by the California Department of Social Services under Title 22, 
Division 6, Chapter 8 as a Residential Care Facility for the Elderly (RCFE). This licensing category 
allows for the housing of seniors over the age of 62. The community is based on a social model of 
services and not clinical, and as an RCFE, provides residents with assistance with the activities of 
daily living.  State regulations do not require any on-site nursing presence for assisted living 
communities. However, Bonsall Carefield Facility will employ a licensed nurse in-house at all times 
for oversight of the community care being delivered and medication management.  

Access will be provided by a proposed private driveway connecting to an existing public road, Mission 
Road. The Project frontage along Mission Road is a cul-de-sac that serves two commercial zoned 
properties. Mission Road also continues parallel to the Mission Road cul-de-sac and converges with 
State Route 76.  

The Project will be served by the Rainbow Municipal District for sewer and water. Emergency 
services for the Project will be provided by the North County Fire Protection District and the San 
Diego County Sheriff’s Department. The Project has demonstrated that all necessary services and 
facilities are available as required by the General Plan and Board of Supervisors Policy I-84 (Project 
Facility Availability Forms for Public Water, School, and Fire Services – Attachment G).  
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Please refer to Attachment A – Planning Documentation, to view the Plot Plans, Elevations, 
Preliminary Grading Plans, and Conceptual Landscape Plans. 

2. Subject Property and Surrounding Land Uses  

The Project site, which is vacant, undeveloped land, is located within the Bonsall Community Plan 
Area at the intersection of Thoroughbred Lane and Mission Road/State Route 76 (SR-76). Figures 
4 and 5 show the Project site of the proposed assisted care facility outlined in yellow. The Project 
site is bounded by Mission Road/State Route 76 to the south and Thoroughbred Lane to the west. 
The north and east boundaries are adjacent to single-family residential uses, known as the Fox Run 
Subdivision, and a commercial center with restaurants, a movie theater, and other retail and 
commercial uses. Approximately 250 feet south of the Project site across Mission Road is another 
commercial area with a gas station.  

 

 
 Figure 4: Vicinity Map 

 
Lands surrounding the Project site are primarily rural residential and commercial uses, with some 
agricultural uses and vacant land. The Project site is approximately 140 feet northwest of SR-76 and 
access is provided by a private driveway that connects to Mission Road, a County-maintained road. 
Please refer to Attachment A – Planning Documentation, for maps of surrounding land uses and zoning 
designations. 
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Figure 5: Existing Site 
 
Table C-1: Surrounding Zoning and Land Uses 

 
Location 

 
General Plan 

 
Zoning Adjacent 

Streets Description 

North 
Village Residential (VR-

2.9), Office 
Professional 

Residential (RS), 
Office Professional 

(C30) 
Rio Valle Drive 

Single-Family 
Residential, 

Office  

East Village Residential (VR-
2.9) Residential (RS) Thoroughbred 

Lane 
Single-Family 
Residential 

South General Commercial  
Office Professional 

(C30), General 
Commercial (C36) 

Mission Road/ 
SR-76 

Commercial, 
Vacant Land 

West Rural Lands (RL-40) Limited Agriculture 
(A70) 

Mission Road/ 
SR-76 Vacant Land 

 
D. ANALYSIS AND DISCUSSION 

The Project has been reviewed for conformance with all relevant ordinances and guidelines, including 
the San Diego County General Plan, the Bonsall Community Plan, the County Zoning Ordinance, and 

N 

Project Site 
 

Fox Run 
Subdivision 

Commercial Plaza 

NCFPD Fire Station #5 
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CEQA Guidelines. A discussion of the Project’s consistency with applicable codes, policies, and 
ordinances, is described on the following pages.  

1. Key Requirements for Requested Actions 

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

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

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

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

e. Does the project comply with CEQA?  

2. Project Analysis 

Zoning Reclassification  
 
The Project requires a zone reclassification to change the existing zoning designation from Office 
Professional (C30), which does not allow for group care use, to Medical Center Use (C46). The 
proposed C46 zoning designation is consistent with the existing General Plan designation of Office 
Professional and authorizes the group care use upon approval of a Site Plan. The Project site is 
currently zoned with two building heights, “C” which allows for a maximum building height of 25 feet 
and “G” which allows for a maximum building height of 35 feet. The REZ will change the building 
height designator to “G,” to allow for a consistent maximum building height of 35-feet throughout the 
property.    
 
Staff has concluded that the proposed zone reclassification from C30 to C46 and the proposed “G” 
height designator is consistent with adjacent uses including single-family residential and commercial 
uses. Immediately to the north of the Project site are single-family residences, and to the east and 
west are commercial and office buildings. Adjacent properties to the north and east have a “G” height 
designator. Residents may use an existing trail to travel northeast or southwest along Mission Road 
to access nearby commercial uses such as grocery stores, restaurants, and banks. Mission Road 
converges to the south and becomes SR-76. The proposed assisted care facility will provide senior 
housing and will be compatible with the existing character of the community.  

 
Community Character and Visual Impacts 
The Project is located between commercial development fronting a major thoroughfare and single-
family homes located on the surrounding hillsides. It has been designed using earth-tone colors and 
natural architectural elements, such as stone and wood, consistent with the visual character of the 
surrounding area, and includes measures to eliminate potential compatibility issues. Measures 
include setting back the proposed facility from adjacent roads and using landscaping as a buffer to 
the residential uses and public roads. A total of 150 proposed trees will range from 10 to 40 feet tall 
at maturity and will be drought tolerant. One of the proposed gardens includes a 1,600 square foot 
turf area, the remainder of the property will be drought tolerant, fire resistant shrubs, groundcovers, 
and trees. All irrigation will be consistent with the Water Conservation in Landscaping Ordinance and 
Water Efficient Landscape Design Manual. The proposed assisted care facility will also install a six-
foot-tall wall along the north side of SR-76. No public comments were received specifically regarding 
visual resources. 
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Figure 6: Photosimulation of proposed project looking north from Mission Road/ State Route 76.  
 

 
Figure 7: Site Plan aerial of proposed assisted care facility. 
 
Traffic  
Comments were received indicating that the Project will have significant traffic impacts to the 
adjacent roads, Thoroughbred Lane and Mission Road/SR-76. An Issue Specific Traffic Impact Study 
(TIS) dated October 30, 2019, prepared for the Project determined it will generate 238 average daily 
trips (ADT), with 16 morning and 22 afternoon peak hour trips. Intersection analysis was not required 
by the County of San Diego Guidelines for Determining Significance for Transportation and Traffic 
because less than 25 morning and afternoon peak hours trips would be added to nearby 
intersections. Thoroughbred Lane is a dead-end road and provides access to 85 single-family 
residences. According to the San Diego Association of Governments (SANDAG) trip generation 
rates, Thoroughbred Lane is assumed to have 850 daily trips with a maximum capacity of 4,500 daily 
trips. Staff determined that the Project’s trips are within the allowable limits for adjacent intersections 
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and road. Additionally, SR-76 is a Caltrans facility and was recently widened to its ultimate 
configuration. Caltrans reviewed the Project’s TIS and had no comments. The Project includes 
contribution to the Transportation Impact Fee (TIF) program, to mitigate for any potential cumulative 
impacts related to transportation and traffic. The environmental determination for the Project was 
made on May 29, 2020 and is therefore not subject to the recently adopted Traffic Study Guide 
Vehicle Miles Traveled (VMT) criteria for determining significant transportation impacts under CEQA.   
 
The County’s Zoning Ordinance requires a minimum of one space per three assisted living units and 
one space per employee, for a total of 44 required parking spaces. A total of 45 parking spaces are 
provided on-site, including three accessible spaces as part of the guest parking and one space for 
an electric vehicle charging station.  

 
Fire Access and Emergency Response 
Public comments raised concerns regarding the Project site being within a high fire severity zone. 
The Project is within the North County Fire Protection District (NCFPD) and the nearest responding 
station is the NCFPD Station 5 located approximately 750 feet to the south of the project site. The 
Project includes a Fire Protection Plan that has been approved by the County of San Diego Fire 
Authority and NCFPD. The Project will place fire department connections and two commercial 
hydrants on project access roads as required by NCFPD. Travel time to the project site has been 
estimated to be less than five minutes, well within the 10-minute standard specified by the County of 
San Diego General Plan Safety Element. The NCFPD will provide ambulance services to the Project. 
 
The nearest emergency response facility is the Fallbrook Family Medical Center, located 6.8 miles 
northeast from the Project site. The Fallbrook Medical Center also offers full-time urgent care 
services. In the event of a medical emergency, the NCFPD Station 5 has the capacity to respond 
and provide care.   

 
Greenhouse Gas Emissions  
A Global Climate Change study prepared for the Project analyzed emissions associated with the 
Project using a qualitative analysis applying Appendix G of the CEQA Guidelines as the threshold of 
significance to evaluate the environmental effects related to the Project’s GHG emissions. The study 
determined that because the Project would generate fewer GHG emissions than the General Plan 
would allow, it would not have significant impacts. The County’s General Plan buildout allows for the 
construction of a 50,000-square feet general office building that would generate 707 MT annually. 
The Project was estimated to generate 507 MT annually with incorporation of sustainable design 
standards and reduction measures. The Project is required to incorporate efficient outdoor water 
usage, energy efficient outdoor lighting, electric vehicle charging stations, vanpool parking spaces, 
building efficiency standards, and recycling areas. This demonstrates the Project’s greenhouse gas 
emissions will not have a significant impact on the environment or conflict with any applicable plan, 
policy or regulation adopted for the purpose of reducing the emissions of greenhouse gases because 
it shows the Project’s emissions will not exceed the levels necessary to accomplish reductions within 
the County to meet applicable targets. 
 
The Global Climate Change study also evaluated and found the Project consistent with the County’s 
Climate Action Plan (CAP). The Project incorporates reduction measures included in the CAP; 
however, the Project does not rely on the CAP, which was overturned by the Court of Appeals in 
June 2020, for analysis of the impacts of its greenhouse gas emissions. 
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3. General Plan Consistency 

The site is subject to the Village General Plan Regional Category and Office Professional Land Use 
Designation. The Project is consistent with the following relevant General Plan goals, policies, and 
actions as described in Table E-1.  

Table E-1: General Plan Conformance 
General Plan Policy Explanation of Project Conformance 
GOAL S-2 – Emergency Response.  
Effective emergency response to disasters 
that minimizes the loss of life and damage to 
property, while also reducing disruption in the 
delivery of vital public and private services 
during and following a disaster. 

The proposed project has been reviewed by the 
North County Fire Protection District and County 
of San Diego Fire Authority, and both concluded 
there is adequate service available to the 
proposed project.   

Policy S-3.7 – Fire Resistant Construction. 
Require all new, remodeled, or rebuilt 
structures to meet current ignition resistance 
construction codes and establish and enforce 
reasonable and prudent standards that 
support retrofitting of existing structures in high 
fire threat areas.  

The proposed project is required to obtain all 
necessary building permits prior to occupancy of 
the facility. The proposed project will meet fire 
code, and include the installation of a fire 
sprinkler system.  

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

The Project includes development of previously 
cleared site consistent with the Biological 
Mitigation Ordinance and Grading Ordinance. 
The entire parcel has been periodically mowed 
at the direction of the North County Fire 
Protection District. The Project will not impact 
any existing biological open-space easements in 
the Project vicinity. 

Policy LU-6.5 – Sustainable Stormwater 
Management. Ensure that development 
minimizes the use of impervious surfaces and 
incorporates other Low Impact Development 
(LID) techniques as well as a combination of 
site design, source control, and stormwater 
best management practices (BMP), where 
applicable and consistent with the County’s 
LID Handbook. 

The Project has incorporated required 
stormwater management features in accordance 
with the County’s LID Handbook. Additionally, 
the Project includes structural BMPs and 
biofiltration basins in order to address treatment 
of stormwater for the Project. 

Policy LU-13.1 – Commitment of Water 
Supply. Require new development to identify 
adequate water resources, in accordance with 
State law, to support the development prior to 
approval. 

The Project will obtain water service from the 
Rainbow Municipal Water District for the 
operations of the Project. The Project will not rely 
on groundwater or deplete groundwater 
resources in the area. 
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General Plan Policy Explanation of Project Conformance 
POLICY H-1.4 – Special Needs Housing 
near Complementary Uses. Encourage the 
location of housing targeted to special needs 
groups, in close proximity to complementary 
commercial and institutional uses and 
services. 

The proposed project is within seven miles of the 
Fallbrook Family Healthcare Center. The nearest 
fire station (North County Fire Station #5) is 750 
feet away. North County Fire Protection District 
(NCFPD) has reviewed the proposed project and 
concluded it has adequate capacity to serve the 
proposed project. Additionally, the project site is 
within 0.2 mile from two commercial plazas 
which include banks, grocery stores, 
restaurants, and a movie theatre.    

 

4. Community Plan Consistency 

 The proposed Project is consistent with the following relevant Bonsall Community Plan goals, 
policies, and actions as described in Table E-2.  

 
Table E-2: Bonsall Community Plan Conformance 
Community Plan Policy Explanation of Project Conformance 
Policy LU-3.1.5 – Preserve ridgelines by 
siting buildings below ridges or set back with 
sufficient distance to minimize visual impacts. 
Encourage screening to visually shield all 
structures, including the use of vegetation, as 
well as appropriate and varied building 
materials. 

The Project will be buffered from surrounding roads 
through landscaping, a six-foot tall privacy wall and 
site design. The Project proposes architectural 
designs compatible with the rural character of the 
Bonsall community, including earth-tone colors and 
natural architectural elements, such as stone and 
wood, consistent with the visual character of the 
surrounding area, and includes measures to 
eliminate potential compatibility issues. Measures 
include setting back the proposed facility from 
adjacent roads and using landscaping as a buffer to 
the residential uses and public roads. A total of 150 
proposed trees will range from 10 to 40 feet tall at 
maturity and will be drought tolerant. 

Policy LU-7.1.4 – Protect surface and 
groundwater supplies from pollution by 
periodic monitoring of the region to determine 
if groundwater quality is impacted by sewage 
systems, septic tanks and leach lines.  
 
Policy LU-7.1.6 – Encourage storm runoff to 
be captured and retained in reservoirs for use 
with reclamation water. 
 

To ensure no impacts to groundwater will occur, a 
soils compaction report will be required prior to 
ground disturbance activities. In addition, a 
Geotechnical Monitor will be required during all 
grading activities.  The proposed project will be 
served by sewer.  
 
A Stormwater Quality Management Plan (SWQMP) 
has been prepared and identifies how stormwater 
will be adequately captured and treated on-site. 
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5. Zoning Ordinance Consistency 
 The Project site is zoned Office Professional (C30). As discussed in the project analysis section 

above, a Zone Reclassification (REZ) is proposed to change the zoning from Office Professional 
(C30) to Medical Center Use (C46) to permit the group care use. The REZ is also required to change 
the building height designators from  “C” (25-feet) and “G” (35-feet) to only include the “G” designator. 
The proposed zoning regulation revisions will not change the existing General Plan Land Use 
Designation and will continue to be consistent with the Zoning Use Regulations Compatibility Matrix 
(Zoning Ordinance Section 2050).  
Table E-3: Zoning Ordinance Development Regulations 

ZONING 
REGULATIONS 

CURRENT PROPOSED CONSISTENT? 

Use Regulation: C30 C46 Yes 
(Upon approval of REZ)  

Animal Regulation: Q Q Yes 
Density: - - - 
Lot Size: - - - 
Building Type: W W Yes 

Height: C/(25’)/G (35’) G (35’) Yes  
(Upon approval of REZ) 

Lot Coverage: - - - 
Setback: O O Yes 

  Special Area 
  Regulations: B B Yes 

 

Table E-4: Zoning Ordinance Development Regulations Compliance Analysis 
Development Standard Proposed/Provided Complies? 
Section 2705.b of the Zoning 
Ordinance allows for Group Care 
use types within the C46 zone 
upon issuance of a STP. 

The Project is for an assisted care 
facility which is classified in the 
Zoning Ordinance as Group Care. 
Therefore, the Project will comply 
with the C46 Use Regulations upon 
approval of a STP. 

Yes   No  
 
 
Upon approval of a 
STP. 

Section 4600 of the Zoning 
Ordinance requires that the project 
meet the “C” height requirement of 
25 feet and “G” height requirement 
of 35 feet. 

The Project site consists of two 
height designators, “C” (25 feet) 
and “G” (35-feet). The proposed 
Project will meet the 35-foot height 
requirement with the highest roof 
line at 32-feet, upon approval of 
REZ. 

Yes   No  
 
 
Upon approval of 
REZ. 
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Development Standard Proposed/Provided Complies? 
Section 4800 of the Zoning 
Ordinance requires that the project 
meet the “O” setback requirements 
of a 50-foot front yard setback, 10-
foot interior side yard setback, 35-
foot exterior side yard setback, and 
a 25-foot rear yard setback. 

The proposed Project meets all 
setback requirements of the 
Zoning Ordinance.  

Yes   No  

 

6. California Environmental Quality Act (CEQA) Compliance 

The Project has been reviewed for compliance with CEQA, and a Mitigated Negative Declaration 
(MND) was prepared and was available for 30-day public review period from May 29, 2020, through 
June 29, 2020, on file with PDS under PDS2019-ER-19-02-002. The MND found that the project, 
with incorporation of mitigation measures for air quality, cultural resources and traffic, would not 
cause any significant effects on the environment. Mitigation measures for air quality, cultural 
resources and traffic impacts have been included in the conditions of approval for the project. The 
Initial Study and MND can be found in Attachment D of this report. 

7. Applicable County Regulations 

Table E-5: Applicable Regulations 
County Regulation Policy Explanation of Project Conformance 
a. Resource Protection 

Ordinance (RPO) 
The Project has been found to comply with the RPO because it will 
not impact any wetlands, floodplains/floodways, steep slopes, or 
sensitive habitat lands. 

b. County Consolidated 
Fire Code 

The Project and Fire Protection Plan have been reviewed by the 
San Diego County Fire Authority and the North County Fire 
Protection District and have been found to comply with the County 
Consolidated Fire Code.  

c. Noise Ordinance 
The Project as conditioned will not generate significant noise levels 
which exceed the allowable limits of the County Noise Element or 
Noise Ordinance. 

d. Light Pollution Code The Project will implement outdoor lighting and glare controls which 
will ensure compliance with the Light Pollution Code. 

e. Watershed Protection 
Ordinance (WPO) 

A Stormwater Quality Management Plan (SWQMP) was prepared 
for the Project in compliance with the WPO.  

 
E. COMMUNITY PLANNING GROUP (CPG) 

On April 2, 2019, the Bonsall Community Sponsor Group (CSG) voted to recommend approval of the 
Project by a vote of 4-1-1-1 (4 aye, 1 no, 1 vacant, 1absent). Members of the Bonsall CSG requested 
that no parking be visible from the frontage of the property on Mission Road, as specified by the Bonsall 
Community Design Guidelines. The proposed project will install a six-foot wall and landscaping along 
Mission Road so that parking will not be visible from Mission Road. 

The Bonsall CSG Meeting Minutes can be found in Attachment F – Public Documentation.  
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F. PUBLIC INPUT

At the time of application submittal and in accordance with Board Policy I-49, public notices were sent to
property owners within a minimum radius of 300 feet of the project site until at least 20 different property
owners were noticed and no comments or phone calls were received. A total of two comment letters
were received during the public review period of the Mitigated Negative Declaration from May 29, 2020,
to June 29, 2020 (30 days). Comments were received from members of the public residing in the adjacent
Fox Run subdivision to the north of the project site. Concerns raised related to traffic and fire which were
discussed in the Analysis and Discussion section of this report. The comment letters and corresponding
responses are in Attachment D, Environmental Documentation.

Report Prepared By: 
Angelica Truong, Project Manager 
858-495-5421
angelica.truong@sdcounty.ca.gov

Report Approved By: 
Mark Wardlaw, Director 
858-694-2962
mark.wardlaw@sdcounty.ca.gov

AUTHORIZED REPRESENTATIVE:  __________________________________________________ 

MARK WARDLAW, DIRECTOR 

ATTACHMENTS: 
Attachment A – Planning Documentation  
Attachment B – Zoning Reclassification Resolution PDS2019-REZ-19-001 
Attachment C – Form of Decision Site Plan PDS2019-STP-19-005  
Attachment D – Environmental Documentation 
Attachment E – Public Documentation 
Attachment F – Service Availability Forms  
Attachment G – Ownership Disclosure  
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R1 – MISSION TILE ROOF, 3-COLOR RANDOM BLEND R1 – W EATHERED

R1 – MACHINED

R1 – DK TERRACOTTA

R1 – SLATERED

R1 – BEACHBROWN

R1 – SUNSET RED

R1 – TERRACOTTA

Bonsall Senior Living – Aesthetic / Materials

GLAZED PORCELAIN TILES

TP2 – MADRID BROWN

NATURAL STONE TILE @ 
OUTDOOR AMENITY SPACES.

S2b– JURA GREY

S3 – RUSTIC GOLD SLATE

W1 – IPE, NATURAL

BRONZE ACCENTS AND HARDWARE.

WOOD TELLISES, SITE FURNITURE,  ACCENTS

January 31,2020

HYDROLOGIC PERMEABLE CONCRETE PAVERS

SITE WALLS:  SPLIT FACE CMU WITH SMOOTH, 
GROUND AND/OR POLISHED ACCENTS

“GREEN SCREEN” METAL SHADE TRELLISES 
AT OUTDOOR AMENITY SPACES.

“GREEN SCREEN” COLUMN
COVERS & SCREEN WALLS.

P3 – PRECAST CONCRETE

S2a – INCA GOLD

TP1 – “WOOD” TILE

AND HARDWARE

BRUSHED STAINLESS SITE RAILINGS
AND  POOL ENCLOSURE POSTS.

R2 - STANDING SEAM  METAL ROOF , SIMILAR COLOR TO HOTEL CHEVAL

COPPER & COPPER TONE 
FINISH METALS

“Tuscan is an Old World style of design that is inspired by the rolling hills of 
Tuscany, with its plentiful vineyards, farmhouses & tile roofs. The raw textures 
and rich colors of nature guide the Tuscan style.”

“With its earthy tones and natural elements such as wood, stone and 
iron”, “Tuscan design is strong, simple, romantic and rustic all at the 
same time.”

“Warm tones of brown, green, gold, russet 
and sand are a hallmark of Tuscan style”

“RUSTIC” WOOD SHADE TRELLISES 
AT OUTDOOR AMENITY SPACES.

THE BUILDING’S NEUTRAL EARTH-
TONES BECOME THE BACKDROP
FOR COLORFUL LANDSCAPE

LOBBY GALLERIA, WOOD & IRON

RAFTER DETAIL @ HOTEL CHEVAL

CONTEMPORARY TUSCAN DETAILS

P1 – SMOOTH, SANTA BARBARA FINSH

SANTA BARBARA FINISH CEMENT  PLASTER P2 – SMOOTH, SANTA BARBARA FINSH

TP4  - MORENO DECO

TP3 – MADRID RED

WOOD  FRAMES, DOORS & WINDOWS

W2 – MAHOGANY, DARK

S1 - EL DORADO MONTECITO CLIFFSTONE @ GATEHOUSE
AND OUTDOOR AMENITY SPACES.

CONTEMPORARY TUSCAN 
DETAILS @ HOTEL CHEVAL

A002A501February 07, 2020
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PLANT MATERIAL LEGEND
BOTANICAL NAME / COMMON NAME

PERCENTAGE
/ SIZE

MATURE
HEIGHT /
SPREADSYMBOL QTY.

LARGE SEMI DECIDUOUS TREE SUCH AS * :
LIQUIDAMBAR STYRACIFLUA - SWEET GUM
PISTACIA CHINENSIS - CHINESE PISTACHE
PLATANUS RACEMOSA-CALIFORNIA SYCAMORE
PLATANUS ACERFOLIA - LONDON PLANE TREE

2840'/40'

SHRUBS

LARGE SCALE SUCCULENT SUCH AS:
AGAVE AMERICANA - CENTURY PLANT
AGAVE AMER. MARGINATA - VARIEGATED CENTURY PLANT
AGAVE WEBERI - WEBER'S AGAVE
FURCRAEA FOETIDA 'MEDIOPICTA - VARIEGATED FURCRAEA

SMALL SCALE BORDER SHRUB, SUCH AS:
CALLISTEMON 'LITTLE JOHN' - DWARF BOTTLEBRUSH
DALEA FREMONTII - INDIGO BUSH
EREMOPHILA MACULATA V BREVIFOLIA - RED EREMOPHILA
HESPERALOE PARVIFLORA - RED YUCCA
LEUCOPHYLLUM FRUTESCENS - TEXAS RANGER
MUHLENBERGIA RIGENS - DEER GRASS

MEDIUM SCALE ACCENT SHRUB, SUCH AS:
ARCTOSTAPHYLOS 'HOWARD MCMINN' - H. MCMINN MANZANITA
ECHIUM FASTUOSUM - PRIDE OF MADEIRA
GREVILLEA 'NOELLII' - NOELLII GREVILLEA
PHORMIUM 'ALISON BLACKMAN' -  NEW ZEALAND FLAX
PHORMIUM 'MAORI CHIEF' - NEW ZEALAND FLAX
RUSSELLIA EQUISETIFORMIS - CORAL FOUNTAIN
SALVIA ULIGINOSA - BLUE SPIKE SAGE

MEDIUM SCALE EVERGREEN SHRUB, SUCH AS:
ANIGOZANTHOS FLAVIDUS - KANGAROO PAW
BULBINE FRUTESCENS - BULBINE
DIETES VEGETA - FORTNIGHT LILY
LANTANA MONTEVIDENSIS - TRAILING LANTANA
SALVIA CHAMAEDRYOIDES - GERMANDER SAGE
SALVIA CLEVLANDII 'WINIFRED GILMAN' - W. GILMAN SAGE
PHORMIUM 'YELLOW WAVE' - YELLOW WAVE FLAX

*100% / 5 GAL. 3'/3' 165

*100% / 5 GAL. VARIES/10' 162

*100% / 1 GAL. 4'/4' 167

*100% / 1 GAL. 5'/5' 51

LARGE EVERGREEN ACCENT TREE SUCH AS * :
CERATONIA SILIQUA - CAROB TREE
LIRIODENDRON TULIPIFERA - TULIP TREE
QUERCUS AGRIFOLIA - COAST LIVE OAK
QUERCUS ENGELMANNI - ENGELMANN OAK

100% / 36" BOX 25'/25' 22

MEDIUM SCALE ACCENT TREE SUCH AS:
CITRUS X TANGELO - TANGELO
CITRUS X LIMON 'MEYER' - MEYER LEMON
OLEA EUROPA - OLIVE
LAGERSTROEMIA INDICA - CRAPE MYRTLE
PUNICA GRANATUM - POMEGRANATE

100% / 24" BOX 3030'/25'

TREES

100% / 36" BOX

HARDSCAPE LEGEND

CLASSIC BRICK PAVER OR EQUAL
TYPE SIZE / REMARKSSYMBOL

HARVEST, HERRINGBONE PATTERN

MEDIUM SCALE TREE SUCH AS * :
ARBUTUS UNEDO - STRAWBERRY TREE
CERCIS OCCIDENTALIS - WESTERN REDBUD
LAGERSTROEMIA INDICA - CRAPE MYRTLE
LYONOTHAMNUS FLORIBUNDUS - CATALINA IRONWOOD

100% / 15 GALLON 20'/20' 70

3
4" MINUS, 3" DEPTH

DESERT GOLD STABALIZED DECOMPOSED
GRANITE OR EQUAL (GARDEN / FARM)

DESERT GOLD DECOMPOSED GRANITE OR
EQUAL

RANDOM, 2"- 4"

BAJA CRESTA RED BOULDERS OR EQUAL

TURF SUCH AS
TIFFGREEN HYBRID BERMUDA

SOD - -

VINE, SUCH AS:
BOUGAINVILLEA SPECIES
DISTICTIS RANDICANS - TRUMPET VINE
ROSA BANKSIAE - BANKS ROSE

100% / 5 GAL.

GROUNDCOVER & VINES

VARIES 7

MEDIUM SCALE SUCCULENT ACCENT, SUCH AS:
ALOE VERA - MEDICINAL ALOE
AGAVE ATTENUATA - FOXTAIL AGAVE
AGAVE VILMORINIANA - OCTOPUS AGAVE
ASCLEPIAS TUPEROSA - BUTTERFLY WEED
HESPERALOE PARVIFOLIA - HESPERALOE

3'/3' 264*100% / 1 GAL.

* DEFENSIBLE SPACE (MANUFACTURED SLOPE) SHRUB PLANTING SUCH AS:
ARCTOSTAPHYLOS SPP. - MANZANITA
ATRIPLEX CANESCENS - HOARY SALTBUSH
BACCHARIS PILULARIS 'PIGEON POINT' - DWARF COYOTE BRUSH
CEANOTHUS GRISEUS MARTIMUS - CARMEL CREEPER
ENCELIA CALIFORNICA - CALIFORNIA CELIA
LOTUS SCOPARIUS - DEER WEED
MIMULUS LONGIFLORUS - MONKEYFLOWER
RHAMUS CALIFORNICA - COFFEEBERRY
RIBES VIBURNIFOLIUM - CATALINA CURRANT
ROMNEYA COULTERI - MATILIJA POPPY

VARIES100% / 1 GAL.

DEFENSIBLE SPACE (MANUFACTURED SLOPE) HYDROSEEDED PLANTING SUCH
AS: LOW FUEL SEED MIX - PRESCRIBED BY S&S SEEDS, INC.

FESTUCA MICROSTACHYS - SMALL FESCUE
ENCELIA CALIFORNICA - CALIFORNIA CELIA
MIMULUS AURANTIACUS PUNICEUS - SOUTHERN RED MONKEY FLOWER
ACHILLEA MILLEFOLIUM - COMMON YARROW
CAMISSONIOPIS CHEIRANTHIFOLIA - BEACH EVENING PRIMROSE
STIPA PULOCHRA - PURPLE NEEDLEGRASS
POA SECUNDA - PINE BLUEGRASS
MELICA IMPERFECTA - COAST RANGE MELIC
ESCHSCHOLZIA CALIFORNICA - CALIFORNIA POPPY
LUPINUS MICROCARPUS DENSIFLORUS - WHITEWHORL LUPINE
PHACELIA CAMPANULARIA - DESERT BELLS
BAHIOPSIS LACINIATA - SAN DIEGO SUNFLOWER
COLLINSIA HETROPHYLLA - PURPLE CHINESE HOUSES
CLARKIA AMOENA - FAREWELL-TO-SPRING

SLURRY COMPONENTS:
PROMATRIX
HYDROPOST PREMIUM COMPOST
BIOSOL FORTE 7-2-1
TRI-C HUMATE SOIL CONDITIONER
AM 120 MYCORRHIZAL INOCULUM

* GENERAL MANUFACTURED SLOPE PLANTING NOTE:
ALL GRADED SLOPES SHALL BE PLANTED WITH CONTAINER PLANT STOCK AT AN
AVERAGE RATE OF ONE PER 100 SQUARE FEET UNLESS APPROVED OTHERWISE BY
THE DIRECTOR OF PLANNING AND LAND USE.  CONTAINER STOCK SHALL BE A
MINIMUM OF ONE GALLON FOR SHRUBS AND FIFTEEN GALLONS FOR TREES.  ALL
CONTAINER STOCK SHALL BE PROVIDED WITH A PERMANENT IRRIGATION SYSTEM.

230

1,575 SF

DEFENSIBLE SPACE (MANUFACTURED SLOPE) HYDROSEEDED PLANTING SUCH
AS: LOW FUEL SEED MIX - PRESCRIBED BY S&S SEEDS, INC.

FESTUCA MICROSTACHYS - SMALL FESCUE
ENCELIA CALIFORNICA - CALIFORNIA CELIA
MIMULUS AURANTIACUS PUNICEUS - SOUTHERN RED MONKEY FLOWER
ACHILLEA MILLEFOLIUM - COMMON YARROW
CAMISSONIOPIS CHEIRANTHIFOLIA - BEACH EVENING PRIMROSE
STIPA PULOCHRA - PURPLE NEEDLEGRASS
POA SECUNDA - PINE BLUEGRASS
MELICA IMPERFECTA - COAST RANGE MELIC
ESCHSCHOLZIA CALIFORNICA - CALIFORNIA POPPY
LUPINUS MICROCARPUS DENSIFLORUS - WHITEWHORL LUPINE
PHACELIA CAMPANULARIA - DESERT BELLS
BAHIOPSIS LACINIATA - SAN DIEGO SUNFLOWER
COLLINSIA HETROPHYLLA - PURPLE CHINESE HOUSES
CLARKIA AMOENA - FAREWELL-TO-SPRING

SLURRY COMPONENTS:
PROMATRIX
HYDROPOST PREMIUM COMPOST
BIOSOL FORTE 7-2-1
TRI-C HUMATE SOIL CONDITIONER
AM 120 MYCORRHIZAL INOCULUM

APACHE BROWN CRUSHED ROCK OR
EQUAL

3
4" MINUS, 3" DEPTH

RANDOM, 2' - 4'

SCORED CONCRETE PEDESTRIAN PAVING NATURAL GREY

MEDIUM SCALE FLOWERING ACCENT SHRUB, SUCH AS:
ANGIGOZANTHOS ‘YELLOW GEM’ - KANGAROO PAW
ANIGOZANTHOS ‘ORANGE CROSS’ -KANGAROO PAW
COPROSMA ‘MARBLE QUEEN’ - MIRROR PLANT
DIETES VEGETA VARIEGATA - VARIGATED FORTNIGHT LILY
GREVILLEA ‘NOELLII’ - NOELLI GREVILLEA
DIETES VEGETA - FORTNIGHT LILY

*100% / 5 GAL. 4'/5' 101

SMALL SCALE ACCENT GRASS, SUCH AS:
CAREX DIVULSA - BERKELEY SEDGE
FESTUCA OVINA GLAUCA - BLUE FESCUE
JUNCUS PATENS - CALIFORNIA GREY RUSH
MUHLENBERGIA CAPILLARIS - PINK MUHLY
PENNISETUM MESSIACUM - RED BUNNY TALES

*100% / 1 GAL. 2'/3' 211

BOTANICAL NAME / COMMON NAME
PERCENTAGE
/ SIZESYMBOL QTY.

GROUNDCOVER SUCH AS:
BOUGAINVILLEA ‘MONKA’ - BOUGAINVILLEA 
COPROSMA KIRKII  - CREEPING MIRROR PLANT
MYOPORUM PARVIFOLIUM 'PROSTRATUM'-MYOPORUM
SENECIO SERPENS - PUNK PICKLE

100% / 1 GAL. VARIES 15

MATURE
HEIGHT /
SPREAD

DESIGN STATEMENT:
THE LANDSCAPE CONCEPT FOR CAREFIELD SENIOR LIVING, BONSALL IS INFLUENCED BY THE  GEOGRAPHIC LOCATION AS WELL
AS THE  STYLE AND CHARACTER OF THE ADJACENT COMMUNITY AND COMPLEMENTS THE ARCHITECTURAL STYLE OF THE
BUILDING.  THE ARRANGEMENT OF HARDSCAPE AND PLANTINGS PROMOTES MOVEMENT THROUGH THE SITE.  STREET TREES
AND STREET FRONTAGE PLANTINGS WILL CREATE A "ROAD EDGE ZONE" AND VISUALLY TIE INTO THE ADJACENT COMMUNITY AS
WELL AS THE ADJACENT OPEN SPACE PROPERTIES.  THE DESIGN WILL PROVIDE A VISUALLY UNIFIED PROPERTY AND
STREETSCAPE.  VEGETATION HAS BEEN SELECTED WITH CONSIDERATION OF DROUGHT TOLERANCE, EASE OF MAINTENANCE,
STRUCTURE, FLOWER AND FOLIAGE.  A RESTRICTED PALETTE OF PLANT MATERIAL SHALL MAINTAIN THE COHESIVE THEME OF
THE LANDSCAPE DESIGN.  THE  LANDSCAPE STYLE SHALL MAINTAIN CONSISTENCY TO AVOID COMPLEX PLANT MIXTURES AND
VISUAL CONFUSION.

DESIGN CRITERIA:
1. ALL LANDSCAPE AND IRRIGATION SHALL CONFORM TO THE LANDSCAPE DESIGN STANDARDS OF BONSAL, SAN DIEGO

COUNTY'S WATER CONSERVATION IN LANDSCAPING ORDINANCE AND WATER EFFICIENT LANDSCAPE DESIGN MANUAL AND
OTHER LANDSCAPE-RELATED COUNTY AND REGIONAL STANDARDS, UNLESS OTHERWISE NOTED.

2. PLANTING WILL BE DESIGNED TO HIGHLIGHT ENTRANCE AREAS TO THE PROPOSED PROJECT AND ADD VISUAL INTEREST TO
THE SITE.

3. ARCHITECTURAL ELEMENTS OF THE SITE WILL BE HIGHLIGHTED AND ENHANCED WITH PLANTINGS OF SIMILAR DESIGN
CHARACTER.

4. ALL PLANT MATERIAL SELECTED FOR USE WILL BE OF A TYPE KNOWN TO BE SUCCESSFUL IN THE AREA OR IN SIMILAR
CLIMATIC AND SOIL CONDITIONS.

5. COLOR FROM PLANT FOLIAGE, BARK, OR FLOWERS WILL BE UTILIZED TO CREATE AN INVITING, WARM, AND VISUALLY
APPEALING LANDSCAPE ENVIRONMENT.  THEMATIC COLOR SCHEMES WILL BE UTILIZED TO CONVEY PERMANENCE,
SUBSTANCE, TIMELESSNESS AND CONSTRAINT.

6. THE PLANTING DESIGN SHALL COMPLY WITH THE COUNTY OF SAN DIEGO DEFENSIBLE SPACE GUIDELINES.  ALL PLANTING
AREAS ADJACENT TO THE BUILDING WILL BE IRRIGATED BY MEANS OF A PERMANENT, UNDERGROUND IRRIGATION SYSTEM.
PROPOSED CONTAINER PLANT SPECIES FOR THE MANUFACTURED SLOPE AREAS  WERE SELECTED FROM THE COUNTY OF
SAN DIEGO SUGGESTED PLANT LIST FOR DEFENSIBLE SPACE.  ALL SLOPES IN EXCESS OF 15 FEET SHALL RECEIVE A LOW
FUEL HYDROSEED MIX.

GENERAL NOTES:
1. ALL GRADED, DISTURBED, OR ERODED AREAS THAT WILL NOT BE PERMANENTLY PAVED OR COVERED BY STRUCTURES

SHALL BE PERMANENTLY REVEGETATED AND IRRIGATED
2. GRADED PAD AREAS SHALL BE HYDRO-SEEDED TO PREVENT EROSION IN THE EVENT

THAT CONSTRUCTION OF BUILDINGS DOES NOT OCCUR WITHIN 30 DAYS OF GRADING. HYDRO-SEED SHALL BE IRRIGATED OR
REAPPLIED AS NECESSARY TO ESTABLISH GROWTH.

3. ROUTINE STRUCTURAL BMPS:
A. COMMON AREAS FOR TRASH WILL BE PROVIDED AND WILL BE MAINTAINED TO REDUCE ANY RUNOFF FROM THE AREA.

THE PROPERTY MANAGERS WILL BE RESPONSIBLE FOR THIS MAINTENANCE.
B. WATER-EFFICIENT IRRIGATION SYSTEMS WILL BE USED.  DROUGHT-TOLERANT PLANTS WILL BE INCORPORATED INTO

THE LANDSCAPE DESIGN.
4. NON-BIODEGRADABLE ROOT BARRIERS SHALL BE INSTALLED AROUND ALL NEW TREES PLANTED NEAR PUBLIC CURBS,

SIDEWALKS OR BICYCLE TRAILS .
5. ALL TREES SHALL BE MAINTAINED SO THAT ALL BRANCHES OVER THE PEDESTRIAN WALKWAYS ARE AT LEAST 6 FEET ABOVE

THE WALKWAY GRADE AND SO THAT ALL BRANCHES OVER VEHICLE TRAVEL WAYS ARE 14 FEET ABOVE GRADE OF THE
TRAVEL WAY.

6. ALL REQUIRED PLANTING AREAS SHALL BE MAINTAINED FREE OF WEEDS, DEBRIS, AND LITTER.
7. ALL PROPOSED IRRIGATION SYSTEMS WILL USE AN APPROVED RAIN SENSOR SHUTOFF DEVICE.
8. ALL PLANTINGS SHALL BE COMPOSED OF MODERATE OR LOW-WATER-USE PLANT MATERIAL.  ALL PLANTING SHALL BE IN

CONFORMANCE WITH THE COUNTY OF SAN DIEGO WATER EFFICIENT LANDSCAPE DESIGN MANUAL, THE COUNTY OF SAN
DIEGO 2017 CONSOLIDATED FIRE CODE AND THE BONSALL  DESIGN GUIDELINES WHERE APPLICABLE .

9. AN AUTOMATIC, ELECTRICALLY CONTROLLED IRRIGATION SYSTEM SHALL BE INSTALLED  IN ACCORDANCE WITH THE
CRITERIA AND STANDARDS OF THE RAINBOW MUNICIPAL WATER DISTRICT AND COUNTY OF SAN DIEGO REQUIREMENTS.
IRRIGATION SYSTEMS SHALL BE MAINTAINED FOR PROPER DEVELOPMENT AND MAINTENANCE OF THE VEGETATION IN A
HEALTHY, DISEASE-RESISTANT CONDITION.  THE DESIGN OF THE SYSTEM SHALL PROVIDE ADEQUATE SUPPORT FOR THE
VEGETATION SELECTED.

10. NO TREES OR SHRUBS EXCEEDING THREE FEET IN HEIGHT AT MATURITY SHALL BE INSTALLED WITHIN TEN FEET OF ANY
SEWER FACILITIES AND FIVE FEET OF ANY WATER FACILITIES.

11. ALL GRADED SLOPES IN EXCESS OF 15 FEET WILL BE PLANTED WITH ROOTED CONTAINER STOCK AT AN AVERAGE RATE OF
ONE PER 100 SQUARE FEET.  CONTAINERS SHALL BE A MINIMUM OF ONE GALLON FOR SHRUBS AND FIVE GALLONS FOR
TREES.

12. ALL PROPOSED PLANTING AND IRRIGATION IMPROVEMENTS WITHIN THE RIGHT OF WAY OF MISSION ROAD SHALL BE
INCLUDED IN THE PROJECT ENCROACHMENT REMOVAL AGREEMENT.

IRRIGATION CONCEPT:
THE LANDSCAPE ASSOCIATED WITH THIS PROJECT SHALL BE IRRIGATED BY MEANS OF AN AUTOMATIC IRRIGATION SYSTEM. THE
SYSTEM SHALL INCLUDE THE FOLLOWING:

1. IRRIGATION SYSTEM SHALL BE PROTECTED BY A BACKFLOW PREVENTION DEVICE.
2. IRRIGATION SYSTEM SHALL BE AN AUTOMATIC, PERMANENT, BELOW-GRADE SYSTEM.
3. HOSE BIBBS AND/OR QUICK COUPLING VALVES SHALL BE INCLUDED TO SERVICE PLANTING AREAS.
4. IRRIGATION SYSTEMS SHALL BE SPRAY OR DRIP SYSTEMS.
5. NO IRRIGATION RUN-OFF SHALL DRAIN OFF-SITE INTO THE PUBLIC RIGHT-OF-WAY, STREETS, DRIVES, OR ALLEYS.  A

CONNECTION SHALL NOT BE MADE TO ANY STORMWATER SYSTEM WITHOUT PROPER BMP'S.
6. IRRIGATION SYSTEM WILL INCLUDE A WEATHER BASED CONTROLLER, AND SHALL BE A WEATHER BASED AUTOMATIC

SYSTEM.

MAINTENANCE:
ALL REQUIRED LANDSCAPE AREAS INCLUDING THE PUBLIC RIGHT-OF-WAY SHALL BE MAINTAINED BY THE OWNER. LANDSCAPE
AREAS SHALL BE FREE OF DEBRIS AND LITTER AND ALL PLANT MATERIAL SHALL BE MAINTAINED IN A HEALTHY GROWING
CONDITION. DISEASED OR DEAD PLANT MATERIAL SHALL BE SATISFACTORILY TREATED OR REPLACED PER THE CONDITIONS OF
THE PERMIT. ALL PRUNING SHALL COMPLY WITH THE STANDARDS OF THE NATIONAL ARBORIST ASSOCIATION.

Carefield Senior Living, Bonsall, California
Preliminary Plant Legend & Notes

Mission Road & Thoroughbred lane, Bonsall,California  92003  2.7.2020   Site Plan Rezone Application

BIOFILTRATION BASIN GRASS SUCH AS
CAREX SUBFUSCA - RUSTY SEDGE

100% LINERS- 12" 1,583 SF
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SITE DISTANCE TRIANGLE
OUTDOOR PATIO W/
WATER FEATURE & BBQ

CMU SOUND WALL

COMMUNITY
GARDEN AREA

CENTRAL GROUP ACTIVITY AREA:
THERAPUETIC POOL
OPEN EXCERSIZE AREA
BOCCE BALL COURT
FIRE PIT W/SEATING

DECORATIVE METAL SECURITY
FENCE ON TOP OF WALL

DEFENSIBLE SPACE LANDSCAPE

OUTDOOR SEATING AREA

GARDEN PROMENADE

NORTH0' 30' 120'60'
SCALE:  1" = 30'-0"

DRY STREAM BED

CRUSHED ROCK / GRAVEL
TYPICAL SYMBOL

ROAD EDGE ZONE PLANTING OUTDOOR DINING AREA

DECOMPOSED GRANITE
PATHWAY

ROAD EDGE ZONE PLANTING

MEMORY CARE GARDEN
INTERCONNECTED/MEANDERING WALKWAYS
'WIND GARDEN'
MULTI-USE TURF AREA
INFORMAL NATURE WALK

SENSORY GARDEN

Carefield Senior Living, Bonsall, California
Preliminary Landscape Plan

Mission Road & Thoroughbred lane, Bonsall,California  92003

FIRE DEPT. ACCESS W/GATE

FENCE ON TOP OF WALL LANDSCAPED SLOPE

DECORATIVE METAL SECURITY
FENCE ALONG DRIVE

POOL ENCLOSURE
FENCE

ASPHALT DRIVEWAY

 2.7.2020   Site Plan Rezone Application

PARKING NOTE
WHEEL STOPS WILL BE PROVIDED
FOR PARKING STALLS THAT ARE
ADJACENT TO PLANTING AREAS AND
SIDEWALKS.

ALL PLANTING AREAS TO
BE PLANTED WITH
SHRUBS / GROUNDCOVER
UNLESS OTHERWISE
NOTED

PLANTING AREA WITH TURF

CLIMATE ACTION PLAN
OUTDOOR WATER USE WILL
COMPLY WITH THE COUNTY'S
CLIMATE ACTION PLAN (CAP)
MEASURE W-1.2, IN ORDER TO
REDUCE THE MAXIMUM APPLIED
WATER ALLOWANCE BY 40% FROM
THE CAP'S BASELINE YEAR OF 2014

32
'-1

"

34
'-3

"

25
'31
'-6

"

SITE DISTANCE TRIANGLE

SIDE YARD SETBACK RIGHT OF WAY LINE

50
'

FRONT YARD SETBACK

35'-7"

REAR YARD SETBACK

25
'

BIOFILTRATION BASIN
VEGETATION

DRIVEWAY PAVERS
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'THE FARMS' COMMUNITY GARDEN

PLATANUS RACEMOSA
CA. SYCAMORE

LIQUIDAMBAR STYRACIFLUA
SWEETGUM

QUERCUS AGRIFOLIA
COAST LIVE OAK

CERATONIA SILIQUA
CAROB TREE

ARBUTUS UNEDO
STRAWBERRY TREE

LAGERSTROEMIA INDICA
CRAPE MYRTLE

ECHIUM FASTUOSUM
PRIDE OF MADEIRA

GREVILLEA 'NOELLII'
NOELLII GREVILLEA

RUSSELLIA EQUISET.
CORAL FOUNTAIN

CALLISTEMON 'LITTLE JOHN'
DWARF BOTTLE BRUSH

HESPERALOE PARVIFLORA
RED YUCCA

LEUCOPHYLLUM FRUTESCENS
TEXAS RANGER

FURCRAEA FOETIDA 'MEDIOPICTA
VARIEGATED FURCRAEA

ANIGOZANTHOS FLAVIDUS
KANGAROO PAW

DIETES VEGETA
FORTNIGHT LILY

SALVIA CHAMAEDRYOIDES
GERMANDER SAGE

MUHLENBERGIA RIGENS
DEER GRASS

MUHLENBERGIA CAPILLARIS
PINK MUHLY

PENNISETUM MESSIACUM
RED BUNNY TALES

DRY CREEK BED LANDSCAPE BOCCE BALL COURT

Carefield Senior Living, Bonsall, California
Landscape Images

Mission Road & Thoroughbred lane, Bonsall,California  92003    2.7.2020   Site Plan Rezone Application

PARKING STALL BUMPER DIMENSIONS
TYPICAL ALL LOCATIONS
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Attachment B – Zoning Reclassification 
Resolution PDS2019-REZ-19-001
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https://www.sandiegocounty.gov/content/sdc/pds/ceqa/SP-15-001/NSDEIR.html
https://www.sandiegocounty.gov/content/sdc/pds/ceqa/SP-15-001/NSDEIR.html


 
ORDINANCE NO.                 (NEW SERIES) 

 
AN ORDINANCE CHANGING THE ZONING CLASSIFICATION OF CERTAIN PROPERTY 

WITHIN THE BONSALL COMMUNITY PLAN AREA, REF: PDS2019-REZ-19-001 
 
The Board of Supervisors of the County of San Diego ordains as follows: 
 
 Section 1.  The zoning classification of certain real properties is hereby changed as set 
forth herein, and more precisely delineated on the Rezone plat, as illustrated in Exhibit “A”.  All 
documents are on file with the Clerk of the Board of Supervisors of the County of San Diego. 
 
 Section 2.  The zoning classification of the real property identified on the Rezone plat is 
hereby changed as follows: 
 

ZONING REGULATIONS CURRENT  PROPOSED 
Use Regulation: C30 C46 
Animal Regulation: -  
Density: - - 
Lot Size: - - 
Floor Area Ratio:  - - 
Building Type: W W 
Height: C (25’)/G (35’) G (35’) 
Lot Coverage: -  - 
Setback: O O 
Open Space -  - 
Special Area Regulations:  B B 

 
Section 3.  Effective Date.  This Ordinance shall take effect and be in force thirty (30) days 

after the date of its passage, and before the expiration of fifteen (15) days after its passage, a 
summary shall be published once with the names of the members voting for and against the same 
in the San Diego Daily Transcript, a newspaper of general circulation published in the County of 
San Diego. 
 
 
 

APPROVED AS TO FORM AND LEGALITY COUNTY COUNSEL 
By: Justin Crumley,  
Senior Deputy County Counsel 
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FIGURE 1: EXISTING ZONING
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FIGURE 2: PROPOSED ZONING
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Attachment C – Form of Decision Site Plan 
PDS2019-STP-19-005 
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December 9, 2020 
  
PERMITEE:   CAREFIELD FACILITY  
SITE PLAN NO.:  PDS2019-STP-19-005       
E.R. NUMBER:  PDS2019-ER-19-02-002 
PROPERTY:   THOROUGHBRED LANE AND STATE ROUTE 76 
APN(S):   126-230-55-00 
 

FORM OF DECISION 
 
This Site Plan for STP-19-005 consists of 12 sheet(s) including plot plan, floor plans and elevations 
dated April 24, 2020This permit authorizes the operation and maintenance of a 74,000-square-
foot assisted care facility, with a total of 86 beds in 56 assisted living units and 24 memory care 
units, with 41 on-site staff for four shifts pursuant to Sections 2461, 7150 and 7509,  of the Zoning 
Ordinance. 
 
Approval of this site plan also approves the Preliminary Grading and Improvement Plan dated 
February 2, 2012 consisting of seven sheets.  In accordance with the Section 87.207 of the 
County Grading Ordinance, Environmental Mitigation Measures or other conditions of approval 
required and identified on the plan(s), shall be completed or implemented on the final 
engineering plan before any final improvement or grading plan can be approved and any permit 
issued in reliance of the approved plan.  Any Substantial deviation therefrom the Preliminary 
Grading and Improvement Plan may cause the need for further environmental review.  
Additionally, approval of the preliminary plan does not constitute approval of a final engineering 
plan.  A final engineering plan shall be approved pursuant to County of San Diego Grading 
Ordinance (Sec 87.701 et. al.) 
 
This Site Plan has been reviewed and approved only for the “B” Designator requirements for 
community design review pursuant to the Bonsall Design Review Guidelines. 
 
SITE PLAN EXPIRATION:  This Site Plan expires on September , 2022 (two years from the 
date of approval except where construction or use of the property in reliance on such Site Plan 
approval has commenced prior to its expiration).  If construction or use of the property in reliance 
on a Site Plan approval has not commenced within the two year period, said period may be 
extended by the Director of Planning & Development Services at any time prior to the original 
expiration date.  The request for an extension of time shall be filed prior to the expiration date 
and accompanied by the required filing fee. 
 
 
    
 

MARK WARDLAW 
DIRECTOR 

 
 

PLANNING & DEVELOPMENT SERVICES 
5510 OVERLAND AVENUE, SUITE 310, SAN DIEGO, CA 92123 

(858) 694-2962 ▪ Fax (858) 694-2555 
www.sdcounty.ca.gov/pds 

 

KATHLEEN A. FLANNERY 
ASSISTANT DIRECTOR  
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ANY PERMIT: (Prior to the approval of any plan, issuance of any permit, and prior to occupancy 
or use of the premises in reliance of this permit). 
 
1. GEN#1–COST RECOVERY 

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

2. GEN#2–RECORDATION OF DECISION 
INTENT:  In order to comply with Section 7019 of the Zoning Ordinance, the Permit 
Decision shall be recorded to provide constructive notice to all purchasers, transferees, 
or other successors to the interests of the owners named, of the rights and obligations 
created by this permit. DESCRIPTION OF REQUIREMENT:  The applicant shall sign, 
notarize with an ‘all purpose acknowledgement’ and return the original recordation form 
to PDS. DOCUMENTATION:  Signed and notarized original recordation form.  TIMING:  
Prior to the approval of any plan and prior to the issuance of any permit and prior to use 
in reliance of this permit, a signed and notarized copy of the Decision shall be recorded 
by PDS at the County Recorder’s Office.  MONITORING: The PDS Zoning Counter shall 
verify that the Decision was recorded and that a copy of the recorded document is on file 
at PDS. 

 
3. CULT#1 ARCHAEOLOGICAL MONITORING   

INTENT: In order to mitigate for potential impacts to undiscovered buried archaeological 
resources and human remains, an Archaeological Monitoring Program and potential Data 
Recovery Program shall be implemented pursuant to the County of San Diego Guidelines 
for Determining Significance for Cultural Resources and the California Environmental 
Quality Act (CEQA).  DESCRIPTION OF REQUIREMENT:  A County Approved Principal 
Investigator (PI) known as the “Project Archaeologist,” shall be contracted to perform 
archaeological monitoring and a potential data recovery program during all grading, 
clearing, grubbing, trenching, and construction activities.  The archaeological monitoring 
program shall include the following:     

 
a. The Project Archaeologist shall perform the monitoring duties before, during and 

after construction pursuant to the most current version of the County of San Diego 
Guidelines for Determining Significance and Report Format and Requirements for 
Cultural Resources.  The Project Archaeologist and Luiseno Native American 
monitor shall also evaluate fill soils to determine that they are clean of cultural 
resources. The contract or letter of acceptance provided to the County shall include 
an agreement that the archaeological monitoring will be completed, and a 
Memorandum of Understanding (MOU) between the Project Archaeologist and the 
County of San Diego shall be executed.  The contract or letter of acceptance shall 
include a cost estimate for the monitoring work and reporting.  
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a. The Project Archeologist shall provide evidence that a Luiseno Native American 

has been contracted to perform Native American Monitoring for the project.  
 

c. The cost of the monitoring shall be added to the grading bonds or bonded 
separately.   

 
DOCUMENTATION: The applicant shall provide a copy of the Archaeological Monitoring 
Contract or letter of acceptance, cost estimate, and MOU to [PDS, PPD].  Additionally, the 
cost amount of the monitoring work shall be added to the grading bond cost estimate.   
TIMING: Prior to approval of any grading and or improvement plans and issuance of any 
Grading or Construction Permits.  MONITORING: [PDS, PPD] shall review the contract or 
letter of acceptance, MOU and cost estimate or separate bonds for compliance with this 
condition. The cost estimate should be forwarded to [PDS, PPD] for inclusion in the grading 
bond cost estimate, and grading bonds and the grading monitoring requirement shall be 
made a condition of the issuance of the grading or construction permit. 

 
 
4. LNDSCP#1–LANDSCAPE DOCUMENTATION PACKAGE 

INTENT:  In order to provide adequate Landscaping that addresses screening, and to 
comply with the Bonsal Design Guidelines, a landscape plan shall be prepared.  
DESCRIPTION OF REQUIREMENT:  The Landscape Plans shall be prepared pursuant 
to the COSD Water Efficient Landscape Design Manual and the COSD Water 
Conservation in Landscaping Ordinance, the COSD Parking Design Manual, the COSD 
Grading Ordinance, the Bonsal Design Guidelines, and Measure W-1.2 of the County’s 
Climate Action Plan.  All Plans shall be prepared by a California licensed Landscape 
Architect, Architect, or Civil Engineer, and include the following information: 
a. Indication of the proposed width of any adjacent public right-of-way, and the 

locations of any required improvements and any proposed plant materials to be 
installed or planted therein.  The applicant shall also obtain an Encroachment 
Maintenance and Removal Agreement with the Department of Public Works 
approving the variety, location, and spacing of all trees proposed to be planted 
within said right(s)-of-way, including the tree well.  A copy of this Agreement and 
a letter stating that all landscaping within the said right(s) -of-way shall be 
maintained by the landowner(s) shall be submitted to PDS.   

b. A complete planting plan including the names, sizes, and locations of all plant 
materials, including trees, shrubs, and groundcover.  Wherever appropriate, native 
or naturalizing plant materials shall be used which can thrive on natural moisture.  
These plants shall be irrigated only to establish the plantings. 

c. A complete watering system including the location, size, and type of all backflow 
prevention devices, pressure, and non-pressure water lines, valves, and sprinkler 
heads in those areas requiring a permanent, and/or temporary irrigation system.   

d. The watering system configuration shall indicate how water flow, including 
irrigation runoff, low head drainage, overspray or other similar conditions will not 
impact adjacent property, non-irrigated areas, structures, walkways, roadways or 
other paved areas, including trails and pathways by causing water to flow across, 
or onto these areas. 

e. Spot elevations of the hardscape, building and proposed fine grading of the 
installed landscape. 

3 - 54

3 - 0123456789

http://www.sdcounty.ca.gov/dplu/docs/POD_08-016_Landscape_Design_Manual.pdf
http://www.sdcounty.ca.gov/dplu/docs/POD_08-016_Landscape_Ordinance.pdf
http://www.sdcounty.ca.gov/dplu/docs/POD_08-016_Landscape_Ordinance.pdf
http://www.sdcounty.ca.gov/dplu/docs/Offstreet_Parking_Manual.pdf


PDS2019-STP-19-005 -4- December 9, 2020 
 
 

f. The location and detail of all walls, fences, and walkways shall be shown on the 
plans, including height from grade and type of material.  A lighting plan and light 
standard details shall be included in the plans (if applicable) and shall be in 
compliance with the County’s Light Pollution Code. 

g. No landscaping material or irrigation or other infrastructure shall be located within 
a proposed trail easement or designated pathway.  

h. Parking areas shall be landscaped and designed pursuant to the  Parking Design 
Manual and the County Zoning Ordinance Section 6793.b 

i. Additionally, the following items shall be addressed as part of the Landscape 
Documentation Package: Planting at both driveway entrances shall be compliant 
with sight line requirements per Section 86.709 (c.9) of the Water Conservation in 
Landscaping Ordinance. 

j. Measure W-1.2 (Reduce Outdoor Water Use) now requires an Evapotranspiration 
Adjustment Factor (ETAF) value of 0.42 be used within the Maximum Applied 
Water Allowance formula to show a 40% reduction in water use from what was 
used in the formula during the CAP’s baseline year of 2014. 

k. Show fuel modification zones on the plans.  Planting shall be compliant with the 
Defensible Space and Vegetation Management requirements of the Fire 
Protection Plan, Letter Report, dated February 15, 2019. 

l. Show the location and provide construction details of the six-foot high noise wall 
along the perimeter of the recreation area as per the Noise Assessment Report, 
dated January 28, 2020.  Ensure that adequate screening is provided from 
surrounding properties. 

 
DOCUMENTATION: The applicant shall prepare the Landscape Plans using the 
Landscape Documentation Package Checklist (PDS Form #404), and pay all applicable 
review fees.  TIMING: Prior to approval of any plan, issuance of any permit, and prior to 
use of the premises in reliance of this permit, the Landscape Documentation Package 
shall be prepared and approved.  MONITORING: The [PDS, LA] and [DPR, TC, PP] shall 
review the Landscape Documentation Package for compliance with this condition. 

 
5. ROADS#1–RELINQUISH ACCESS 

INTENT: In order to promote orderly development and to comply with the Mobility 
Element of the General Plan access shall be relinquished along the project frontage. 
DESCRIPTION OF REQUIREMENT:  
 
a. Relinquish access rights onto Old Mission Road with the exception of the two (2) 

driveways as shown on the approved plot plan. The access relinquishment shall 
be free of any burdens or encumbrances, which would interfere with the purpose 
for which it is required. Only the two (2) access points are permitted along Old 
Mission Road as indicated on the approved plot plan.  
 

b. Relinquish access rights onto Thoroughbred Lane along the project frontage. 
 

c. The access relinquishment shall be free of any burdens or encumbrances, which 
would interfere with the purpose for which it is required. 

 
DOCUMENTATION:  The applicant shall prepare the legal descriptions of the 
easement(s), submit them for preparation with the [DGS, RP], and pay all applicable fees 
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associated with preparation of the documents.  TIMING:  Prior to approval of any plan or 
issuance of any permit, and prior to use of the premises in reliance of this permit the 
access shall be relinquished.  MONITORING: The [DGS, RP] shall prepare the 
relinquishment documents and forward a copy of the documents to [PDS, LDR] for 
preapproval. [DGS, RP] shall forward copies of the recorded documents to [PDS, LDR].  
The [PDS, LDR] shall review the documents for compliance with this condition.    

 
6. ROADS#2–SIGHT DISTANCE 

INTENT:  In order to provide an unobstructed view for safety while exiting the property 
and accessing a public road from the site, and to comply with the Design Standards of 
Section 6.1.E of the County of San Diego Public Road Standards, an unobstructed sight 
distance shall be verified.  DESCRIPTION OF REQUIREMENT:   
 
a. A registered civil engineer or a licensed land surveyor provides a certified signed 

statement that: “There is _________feet of unobstructed intersectional sight distance 
in both directions from the private driveway openings, fronting the project along Old 
Mission Road in accordance with the methodology described in Table 5 of the March 
2012 County of San Diego Public Road Standards.  These sight distances exceed the 
required intersectional Sight Distance requirements of _____ as described in Table 5 
based on a speed of _______ , which I have verified to be the higher of the prevailing 
speed or the minimum design speed of the road classification. I have exercised 
responsible charge for the certification as defined in Section 6703 of the Professional 
Engineers Act of the California Business and Professions Code.” 
 

b. A registered civil engineer or a licensed land surveyor provides a certified signed 
statement that: “There is _________feet of unobstructed intersectional sight distance 
in both directions from Mission Road, fronting the project along Thoroughbred Lane 
in accordance with the methodology described in Table 5 of the March 2012 County 
of San Diego Public Road Standards.  These sight distances exceed the required 
intersectional Sight Distance requirements of _____ as described in Table 5 based on 
a speed of _______ , which I have verified to be the higher of the prevailing speed or 
the minimum design speed of the road classification. I have exercised responsible 
charge for the certification as defined in Section 6703 of the Professional Engineers 
Act of the California Business and Professions Code.” 

 
c. If the lines of sight fall within the existing public road right-of-way, the engineer or 

surveyor shall further certify: "Said lines of sight fall within the existing right-of-way 
and a clear space easement is not required." 

 
DOCUMENTATION:  The applicant shall complete the certifications and submit them to 
the [PDS, LDR] for review. TIMING:  Prior to occupancy of the first structure built in 
association with this permit, or use of the premises in reliance of this permit, and annually 
after that until the project is completely built, the sight distance shall be verified. 
MONITORING:  The [PDS, LDR] shall verify the sight distance certifications for 
compliance with this condition. 

 
GRADING PERMIT: (Prior to approval of any grading and/or improvement plans and issuance 
of any Grading or Construction Permits). 
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7. PLN#1–PLAN CONFORMANCE    

INTENT:  In order to implement the required mitigation measures for the project, the 
required Site Plan, Grading and Improvement Plans shall conform to the approved 
Conceptual Grading and Development Plan pursuant to Section 87.207 of the County 
Grading Ordinance.  DESCRIPTION OF REQUIREMENT:  The Site Plan, Grading and 
Improvement Plans shall conform to the approved Conceptual Grading and Development 
Plan, which includes all of the following mitigation measures: Cultural, Noise, Traffic and 
Stormwater. All conditions, requirements, mitigation measures and information stated on 
the sheets of the plans shall be made conditions of the permit’s issuance and shall be 
implemented pursuant to the adopted Mitigation Monitoring and Reporting Program 
(MMRP) of this Permit.  No deviation of the requirements can be made without 
modification of this permit.  DOCUMENTATION:  The applicant shall submit the grading 
plans and improvement plans, which conform to the conceptual development plan for the 
project.  TIMING: Prior to approval of any grading or improvement plan and prior to 
issuance of any grading or construction permit, the notes and items shall be placed on 
the plans as required.  MONITORING: The [DPW, ESU, DPR, TC, or PDS, BD for Minor 
Grading] shall verify that the grading and/or improvement plan requirements have been 
implemented on the final grading and/or improvement plans as applicable.  The 
environmental mitigation notes shall be made conditions of the issuance of said grading 
or construction permit. 

 
8. AQ#1- Fugitive Dust 
 

INTENT:  In order to mitigate for fugitive dust during construction activities.  
DESCRIPTION OF REQUIREMENT:  The project shall comply with the following Air 
Quality measures: 

a. All haul/dump trucks entering or leaving the site with soil or fill material must 
maintain at least two (2) feet of freeboard or cover loads of all haul/dump trucks 
securely. 

b. Areas recently disturbed by dozer/scraper passes and any unpaved roads within 
the project limits will be watered a minimum of three (3) daily. 

c. Grading activities will  be terminated in winds in excess of 25 miles per hour (mph). 
d. Dust and debris at public street access points shall be cleaned regularly using 

sweepers and water trucks. 
e. Dirt storage piles will be stabilized by chemical binders, tarps, fencing, or other 

suppression measures. 
f. Internal construction-roadways will be stabilized by paving, chip sealing or applying 

stabilizing chemicals after rough grading. 
g. A 15-mph speed limit on unpaved surfaces shall be enforced. 

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

9. AQ#2-Construction Exhaust Emissions 
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INTENT: In order to mitigate for exhaust emissions during construction activities. 
DESCRIPTION OF REQUIREMENT: The project shall comply with the following Air 
Quality and Greenhouse Gas measures: 

a. The project shall require the construction contractor to provide a construction fleet 
that uses heavy-duty diesel-powered equipment equipped with Tier 4 diesel 
engines or better. An exemption from these requirements may be granted by the 
County in the event that the applicant documents that equipment with the required 
tier is not reasonably available and corresponding reductions in criteria air pollutant 
emissions are achieved from other construction equipment. Before an exemption 
may be considered by the County, the applicant shall be required to demonstrate 
that three construction fleet owners/operators in the San Diego Region were 
contacted and that those owners/operators confirmed Tier 4 equipment could not 
be located within the San Diego region. 

b. The project shall require the construction contractor to equip all heavy-duty diesel-
powered construction equipment with diesel particulate filters (DPFs). 

c. Construction equipment shall be outfitted with best available control technology 
(BACT) devices certified by the California Air Resources Board. A copy of each 
unit’s BACT documentation shall be provided to the County of San Diego at the 
time of mobilization of each applicable unit of equipment. 

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

10. AQ#3-Construction Architectural Coatings 

INTENT: In order to reduce emissions of volatile organic compounds (VOC). 
DESCRIPTION OF REQUIREMENT:  The project shall use architectural coatings with a 
VOC content of 100 grams per liter (g/L) or less for exterior coatings and 50 g/L or less 
for interior coatings. DOCUMENTATION: The applicant shall comply with the Air Quality 
requirements of this condition. TIMING: The following action shall occur throughout the 
duration of the construction activities involving the application of architectural coatings. 
MONITORING: The [DPW, PDCI] shall make sure that the construction contractor 
complies with the Air Quality requirement of this condition. The [DPW, PDCI] shall contact 
the [PDS, PCC] if the applicant fails to comply with this condition. 

11. DRNG#1- LINES OF INUNDATION COMPLIANCE  
INTENT:  In order to provide protection from flood damage for the structures and to 
comply with the County Flood Damage Prevention Ordinance (Title 8, Division 11 Sec 
501 (c)(2)), County Watershed Protection Ordinance (WPO) No.10410, County Code 
Section 67.801 et. seq., all on-site structures located within the inundation area shall be 
elevated one foot above the 100-year base flood elevation (BFE).  DESCRIPTION OF 
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REQUIREMENT:  The building plans shall indicate that all proposed on-site structures 
located within the inundation area, including the solar panels at maximum tilt and the 
inverter pads will be raised one-foot above the 100-year base flood elevation.  
 
DOCUMENTATION:  The applicant shall indicate on the building plans that the 
requirement above has been met.  TIMING:   Prior to approval of any building plan and 
the issuance of any building permit associated with the structures referenced above, 
compliance with this condition is required.  MONITORING:   The [PDS, BPPR] shall 
review the building plans for consistency with this condition. 
 

12. ROADS#3–TRAFFIC CONTROL PLAN  
INTENT: In order to mitigate below levels of significance for temporary traffic impacts, a 
traffic control plan shall be prepared and implemented.  DESCRIPTION OF 
REQUIREMENT:  Have Registered Civil Engineer or licensed Traffic Control Contractor 
prepare a Traffic Control Plan (TCP) to the satisfaction of the Director of Department of 
Public Works (DPW). DOCUMENTATION: The applicant shall have the TCP prepared 
by a Registered Civil Engineer or a licensed Traffic Control Contractor and submit it to 
[PDS, LDR] for review by [DPW, Traffic].  TIMING:  Prior to the approval of any plan, 
issuance of any permit, any grading and/or improvement plans and issuance of any 
Grading, Construction, or Excavation Permits and prior to use of the premises in reliance 
of this permit, a TCP shall be prepared and approved.  MONITORING: The [PDS, LDR] 
shall review the TCP for compliance with this condition.  
 

13. ROADS#4–HAUL ROUTE PLAN  
INTENT: In order to ensure roads are not damaged by heavily loaded trucks on the route 
identified during the construction phase (or subsequent operations). A Haul Route Plan 
(HRP) shall be prepared and implemented.  DESCRIPTION OF REQUIREMENT:  A HRP 
shall be prepared that addresses the following, but is not limited to: haul routes, truck 
types and capacity, number of trips per day, estimated quantity of import & export, 
destination, duration of the haul, and hours of operation. 
 
a. The implementation of the HRP shall be a condition of any grading, construction, 

or excavation permit issued by the County.  The applicant is responsible for the 
road maintenance (sweeping as necessary) and repair of any damage caused by 
them to the on-site and offsite County maintained roads that serve the property 
either during construction or subsequent operations.  
 

b. The applicant will repair those portions of the roads that are damaged by the heavy 
loaded trucks. An agreement shall be executed, to require (1) a cash deposit for 
emergency traffic safety repairs; (2) long-term security for road maintenance and 
repair of any damage caused by the project to the County maintained roads that 
serve the project during construction phase on the route identified; and (3) All the 
roads identified on the haul route plan shall be returned to the existing condition or 
better. 

 
c. Prior to the import/export, all affected property owners in the residential 

neighborhood shall be notified; no equipment or material storage on public roads 
will be allowed, and sweeping to be performed at the end of each week or more 
frequently depending on hauling schedule. 
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DOCUMENTATION: The applicant shall have the HRP prepared by a Registered Civil 
Engineer or a licensed Traffic Control Contractor and submit it to [PDS, LDR] for review 
by [DPW, Road Maintenance].  The applicant shall also execute a secured agreement for 
any potential damages caused by heavy trucks on road mentioned above. The agreement 
and securities shall be approved to the satisfaction of the [DPW, Road 
Maintenance].   TIMING: Prior to the approval of any plan, issuance of any permit, any 
grading and/or improvement plans and issuance of any Grading, Construction, or 
Excavation Permits and prior to use of the premises in reliance of this permit, a HRP shall 
be prepared and approved.  MONITORING: The [PDS, LDR] shall review the HRP for 
compliance with this condition. 
 

14. STRMWTR#1–STORMWATER MAINTENANCE DOCUMENTATION  
INTENT:  In order to promote orderly development and to comply with the  County 
Watershed Protection Ordinance (WPO) No.10410, County Code Section 67.801 et. seq., 
the maintenance agreements shall be completed.  DESCRIPTION OF REQUIREMENT:  
 
a. Process a Maintenance Notification Agreement to assure maintenance of the 

Category 1 Structural BMPs to the satisfaction of the Director of DPW and/or PDS. 
The Maintenance Notification Agreement shall be signed, notarized and recorded 
by the applicant. 

 
b. Process a Stormwater Facilities Maintenance Agreement (SWMA) to assure 

maintenance of the Category 2 Structural BMPs and  provide security to back up 
the maintenance pursuant to the County Maintenance Plan Guidelines to the 
satisfaction of the Director of DPW and/or PDS. The SWMA shall be signed and 
notarized by the applicant and recorded by the County.  

 
DOCUMENTATION:  The applicant shall process the agreement forms with [PDS, LDR] 
and pay any deposit and applicable review fees. TIMING: Prior to approval of any grading 
or improvement plan or construction permit, prior to use of the property in reliance of this 
permit; execution of the recorded agreements and securities shall be completed.  
MONITORING: The [PDS, LDR] shall review the agreements/mechanisms for 
consistency with the condition and County Standards. 
 

15. STRMWTR#2–EROSION CONTROL 
INTENT: In order to Comply with all applicable stormwater regulations the activities 
proposed under this application are subject to enforcement under permits from the State 
Construction General Permit, Order No. 2009-00090-DWQ, or subsequent order and the 
County Watershed Protection Ordinance (WPO) No.10410, County Code Section 67.801 
et. seq., and all other applicable ordinances and standards for this priority project.  
DESCRIPTION OF REQUIREMENT:  The applicant shall maintain the appropriate on-
site and offsite Best Management Practices pursuant to the approved Stormwater Quality 
Management Plan (SWQMP) and Erosion Control Plan including, but not limited to the 
erosion control measures, irrigation systems, slope protection, drainage systems, 
desilting basins, energy dissipators, and silt control measure. 
 
a. An agreement and instrument of credit shall be provided for an amount equal to 

the cost of this work as determined or approved by the [PDS, LDR], in accordance 
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with the County of San Diego Grading Ordinance Section 87.304.  The cash 
deposit collected for grading, per the grading ordinance, will be used for 
emergency erosion measures. The developer shall submit a letter to [PDS, LDR] 
authorizing the use of this deposit for emergency measures. 

 
b. An agreement in a form satisfactory to County Counsel shall accompany the 

Instrument of Credit to authorize the County to unilaterally withdraw any part of or 
all the Instrument of Credit to accomplish any of the work agreed to if it is not 
accomplished to the satisfaction of the County PDS and/or DPW by the date 
agreed.  

 
DOCUMENTATION:  The applicant shall process an Erosion Control Plan and provide 
the letter of agreement and any additional security and/or cash deposit to the [PDS, LDR]. 
TIMING: Prior to approval of any grading or improvement plan or construction permit, and 
prior to use of the property in reliance of this permit, the Erosion Control Plan shall be 
approved and the agreement and securities shall be executed.  MONITORING: The 
[PDS, LDR] shall ensure that the Erosion Control Plan adequately satisfies the 
requirements of the conditions to potentially perform the required erosion control and 
stormwater control measures proposed on all construction and grading plans. [DPW, 
PDCI] shall use the securities pursuant to the agreement to implement and enforce the 
required stormwater and erosion control measures pursuant to this condition during all 
construction phases as long as there are open and valid permits for the site. 
.   

16. UTILITIES#1–PAVEMENT CUT POLICY 
INTENT: In order to prohibit trench cuts for undergrounding of utilities in all new, 
reconstructed, or resurfaced paved County-maintained roads for a period of three years 
following project pavement treatment, and to comply with County Policy RO-7 adjacent 
property owners shall be notified and solicited for their participation in the extension of 
utilities. DESCRIPTION OF REQUIREMENT:  All adjacent property owners shall be 
notified who may be affected by this policy and are considering development of applicable 
properties, this includes requesting their participation in the extension of utilities to comply 
with this policy. No trench cuts for undergrounding of utilities in all new, reconstructed, or 
resurfaced paved County-maintained roads for a period of three years following project 
surface.  DOCUMENTATION: The applicant shall sign a statement that they are aware 
of the County of San Diego Pavement Cut Policy and submit it to the [PDS LDR] for 
review.  TIMING: Prior to approval of any grading or improvement plan and prior to 
issuance of any grading or construction permit, and prior to use of the property in reliance 
of this permit, the Acknowledgement of Department of Public Works Pavement Cut Policy 
shall be submitted for approval.  MONITORING: [PDS, LDR] shall review the 
acknowledgement letter to determine compliance with the condition. 

 
BUILDING PERMIT: (Prior to approval of any building plan and the issuance of any building 
permit). 
 
17.  AQ#4- Site Design 

INTENT: In order to implement a sustainable project design that would minimize energy 
consumption, and Air Quality and Greenhouse Gas emissions. DESCRIPTION OF 
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REQUIREMENT: The following design features shall be implemented on all building 
plans for the project. 
 

a. All street and area lighting installed shall be high-efficiency light emitting diode 
(LED) lighting. 

b. The project will install landscaping and screening in parking areas consistent with 
the County’s Parking Design Manual, Section 7 and the California Air Resources 
Board’s “cool parking” requirements. 

c. The project will install High-Efficiency heating, ventilation, and cooling (HVAC) 
systems, sealed (tight) air ducts, and Low Emissivity (Low E) dual pane windows. 

 
DOCUMENTATION: The applicant shall comply with the requirements of this condition. 
TIMING: Prior to approval of any building plan or the issuance of any building permit, 
these design measures shall be implemented on the building plans and landscape plans. 
MONITORING: The [PDS, BPPR] shall make sure that the sustainable design measures 
are implemented on all building plans for the project. 

18.  AQ#5- County Climate Action Plan Satisfaction 
INTENT: In order to comply with the County’s Climate Action Plan (CAP) measures, the 
project shall include the following features. DESCRIPTION OF REQUIREMENT: The 
project shall implement or install the following measures or features as required within 
Step 2 of the CAP Measure Consistency Checklist. 
a. Measure 3: Tankless electric or gas water heaters or electric heat pump water 

heaters shall be installed at each residential unit. 
b. Measure 4: Low-flow faucets, kitchen faucets, toilets, and showers shall be 

installed at each residential unit with maximum flow rates of 1.5 gallons per minute 
at 60 psi. At least one  appliance installed in the residential units shall be ENERGY 
STAR certified. 

c. Measure 5: One rain barrel shall be installed on the property if incentives or 
rebates are available, as determined through communication with County staff and 
the regional/local water district. 

d. Measure 6: A Landscape Document Package shall be submitted that complies 
with the County’s Water Conservation in Landscaping Ordinance and 
demonstrates a 40 percent reduction in current Maximum Applied Water 
Allowance for outdoor use. 

e. Measure 9: Trees shall be planted on-site at a rate of two (2) trees per dwelling 
unit. At a minimum, the project shall plant 2 total trees.  

 
DOCUMENTATION: The applicant shall comply with the requirements of this condition. 
TIMING: Prior to approval of any building plan or the issuance of any building permit, 
these design measures shall be implemented on the building plans and landscape plans. 
MONITORING: The [PDS, LA] and [DPR, TC, PP] shall review the Landscape Plans for 
compliance with Measure 6 of this condition. The [PDS, BPPR] shall verify that the 
Building Plans comply with Measure 3, Measure 4, Measure 5, and Measure 9 of this 
condition. 
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19. NOISE#1–NOISE RESTRICTION [PDS, FEE X 3] 

INTENT:  In order to reduce the exposure to noise levels in excess of standards 
established by the County of San Diego General Plan Noise Element (Table N-1 & N-2), 
and as evaluated in the County of San Diego Noise Guidelines for Determining 
Significance a noise restriction shall be placed on the parcel to mitigate present and future 
noise exposure of land uses for sensitive receptors below levels of significance.  
DESCRIPTION OF REQUIREMENT:  Any habitable unit with direct line of sight to SR-76 
pursuant to this permit, that are in the Noise Restriction Zone as indicated on the 
approved plot plan for REZ-19-001, shall comply with the following: 
 
a. A County Approved Acoustical Consultant, shall perform an acoustical analysis, which 

demonstrates that the proposed habitable unit(s) will not be exposed to present and 
anticipated future noise levels exceeding the allowable sound level limit of the General 
Plan community noise equivalent levels (CNEL) of 45 dB for interior noise, and a 
(CNEL) of 60 dB for exterior noise levels (65 dB for multi-family).  Exterior noise 
sensitive land uses include all Group or Private Usable Open Space as defined by the 
General Plan Noise Element (Table N-1 & N-2).   
 
1. Future traffic noise level estimates must utilize a Level of Service “E/F” traffic flow 

for a Major roadway for State Route 76, which is its designated General Plan 
Circulation Element buildout roadway classification. 

 
b. The acoustical analysis shall make recommendations that shall be implemented in the 

project design and building plans, so the proposed structures and project site can 
comply with the noise standards referenced above. 

 
c. The unauthorized removal of documented noise control measures at a future date 

after the initial condition is satisfied shall make the affected noise sensitive land use 
still subject to this building restriction for protection of these uses before subsequent 
approval of any future building permit. 
 

DOCUMENTATION: The applicant shall prepare the acoustic analysis and incorporate 
the proposed project design recommendations and mitigation measures, into the Building 
Plans.  The applicant shall submit the acoustical analysis along with the building plans to 
the [PDS, BD] for review and approval before the building permits can be issued.  To the 
satisfaction of the [PDS, PCC], the applicant shall revise the building plans or site design 
to incorporate any additional proposed mitigation measures.  TIMING:  Prior to the 
approval of any building plan and the issuance of any building permit for all the habitable 
units, the requirements of this condition shall be completed.  MONITORING:  The [PDS, 
BD] shall route the building plans and noise analysis to the [PDS, PCC] for review.  The 
[PDS, PCC] shall review the acoustical analysis and building plans for compliance with 
this condition and make any recommendations that shall be implemented on the proposed 
building plans. The [PDS, BPPR], shall verify that the building plans comply with this 
condition and the recommendations of [PDS, PCC].   

 
20. NOISE#2–NOISE REQUIREMENT [PDS, FEE  X1] 

INTENT: In order to reduce the exposure to noise levels in excess of standards 
established by the County of San Diego General Plan Noise Element (Table N-1 & N-2) , 
and to mitigate the noise exposure of exterior noise sensitive land uses below levels of 

3 - 63

3 - 0123456789

http://www.sdcounty.ca.gov/dplu/docs/NoiseGPElement.pdf
http://www.sdcounty.ca.gov/dplu/procguid.html
http://www.sdcounty.ca.gov/dplu/procguid.html
http://www.sdcounty.ca.gov/dplu/docs/NoiseGPElement.pdf
http://www.sdcounty.ca.gov/dplu/docs/NoiseGPElement.pdf
http://www.sdcounty.ca.gov/dplu/docs/NoiseGPElement.pdf
http://www.sdcounty.ca.gov/dplu/docs/NoiseGPElement.pdf


PDS2019-STP-19-005 -13- December 9, 2020 
 
 

significance as evaluated in the County Noise Guidelines for Determining Significance, 
the following design measures shall be implemented on the building plans and 
incorporated into the site design. DESCRIPTION OF REQUIREMENT: The following 
design elements and noise attenuation measures shall be implemented and indicated on 
the building plans and made conditions of its issuance:  
 
a. Construction of the a 6-foot high solid wall along the perimeter of the Recreational 

Area (as shown in Figure 2-A of the Noise Report prepared by Ldn Consulting, Inc 
and dated January 28, 2020). Label the wall as “Noise Project Design Feature” on 
the building plans. The solid noise wall may be vinyl, ¾-inch or thicker consisting of 
solid panel on minimum 4x4-inch posts with no cracks or gaps through or below and 
all seams or cracks will be filled or caulked.     
 

b. On the building plans, please specify the proposed HVAC units as “8 Ton and 10 
Ton Samsung or equivalent sized units with a single unit sound pressure levels of 
58 dBA and 60 dBA, respectively”.   

 
DOCUMENTATION: The applicant shall place the design elements or notes on the 
building plans and submit the plans to [PDS, BPPR] for review and approval. TIMING: 
Prior to issuance of any building permit, the design elements and noise attenuation 
measures shall be incorporated into the building plans. MONITORING: The [PDS, BPPR] 
shall verify that the specific note(s), and design elements, and noise attenuation 
measures have been placed on all sets of the building plans and made conditions of its 
issuance. 

 
21. DRNG#2–FLOODPLAIN COMPLIANCE  

INTENT:  As required by the Code of Federal Regulations (CFR) and to protect persons 
and property from harm in an area of special flood hazard in the unincorporated County 
by ensuring compliance with the more restrictive of the Flood Damage Prevention 
Ordinance (FDPO), Section 811.101, et seq. of the San Diego County Code, of 
Regulatory Ordinances (County Code) or the National Flood Insurance Program 
requirements set forth at 44 Code of Federal Regulations, (CFR) Section 60.1 et seq. 
References to the 44 CFR Section 60.1 et seq. are for convenience only and are not 
intended to limit the applicability of other federal laws or regulations that comprise the 
National Flood Insurance Program.  DOCUMENTATION: The applicant shall complete 
the following: 

 
DESCRIPTION OF REQUIREMENT:  The project site is located within an *** Flood Zone 
as indicated on FEMA Flood Insurance Rate Map (FIRM) map panel 06073C049G FEMA 
mapped Zones A and X are required to be developed and used in accordance with 
restrictions set forth in the County’s Flood Damage Prevention Ordinance for “special 
flood hazard areas.”  These requirements were developed to allow for continued County 
participation in the National Flood Insurance Program (NFIP) in accordance with 44 CFR 
60.1 et seq.  Consistent with these requirements, the following must be complied with: 
 
1. Determine the base flood elevation (BFE) and flood plain boundary during the 

occurrence of the base flood of the *** River both before and after all proposed 
work, through hydraulic analyses acceptable to County Department of Public 
Works (DPW) Flood Control Section and performed by a California licensed civil 
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engineer in accordance with standard engineering practice, to the satisfaction of 
the County Flood Plain Administrator, Demonstrate compliance with all NFIP and 
FDPO requirements to the satisfaction of the County Flood Plain Administrator and 
DPW Flood Control.    

 
2. Demonstrate to the satisfaction of the County Flood Plain Administrator through 

acceptable hydrologic and hydraulic analyses, acceptable to DPW Flood Control 
and performed by a California licensed engineer in accordance with standard 
engineering practice, that all proposed structures will be reasonably safe from 
flooding of the one percent annual chance event as calculated following the 
methodology described in the County Hydrology Manual. 

 
3. All structures to be constructed or substantially improved shall comply with the 

more restrictive of the County’s Flood Damage Prevention Ordinance or the criteria 
set forth in 44 CFR 59.1 et seq.    

 
4. Show and label existing drainage easements on the plans. 

 
5. Elevation Certificates for structures located within the Special Flood Hazard Area 

(SFHA). 
 

TIMING:  Elevation Certificates required prior to certificate of occupancy or final sign-off 
by Building Dept., all other items required prior to approval of any building plan or 
issuance of any building permit.. MONITORING: The [PDS, LDR, DPW, FCE] shall 
review the hydraulic analysis, and associated plans and maps for compliance with this 
condition. 

 
PLAN CONDITIONS NOTES: [DPW, PDS].  Intent: In order to implement the required 
mitigation measures for which was the basis for approval of this project pursuant to the County 
Subdivision Ordinance Section 81.303, County Subdivision Ordinance Section 81.604, the 
condition notes shall be implemented on the grading and improvement plans and made 
conditions of the permit issuance.  Description of requirement: The Grading and 
Improvement Plans shall include the following condition notes and made conditions of the 
issuance of said permit(s): 
 
22. ROADS#5–CENTERLINE REVIEW 

INTENT: In order to promote orderly development and to comply with the Centerline 
Ordinance 9974 (Amended by Ord. 10224), County Code Section 51.301 et seq., frontage 
improvements will be required. DESCRIPTION OF REQUIREMENT: This project is 
subject to the Centerline Ordinance (unless otherwise noted per Sec. 51.305). The 
applicant must initiate the centerline review process with the Building Official in the 
Department of Planning and Development Services (PDS) as early as possible in order 
to coordinate requirements and processing time, and to determine if review is required by 
PDS Land Development.  Requirements will include, but are not limited to granting of 
right-of-way, irrevocable offers of dedication, relinquishment of access rights, traffic 
striping, installation of curb, gutter, & sidewalk, alley improvements, road widening, 
trails/pathways, street lights, drainage facilities, no-parking restrictions, and 
undergrounding of utility distribution facilities along the project frontages, and off-site road 
improvements. TIMING: Prior to approval of any building permits, the centerline review 
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shall be completed. MONITORING: The [PDS, LDR] shall review the plans for 
consistency with the centerline conditions and County Standards. 

 
23. ROADS#5.1–ROAD IMPROVEMENTS  

 INTENT:  In order to promote orderly development and to comply with the Centerline 
Ordinance 9974 (Amended by Ord. 10224), County Code Section 51.301 et seq., and the 
County Community Trails Master Plan, Old Mission Road and Thoroughbred Lane 
shall be improved.  DESCRIPTION OF REQUIREMENT:  
 

a. Improve or agree to improve and provide security for Old Mission Road along the 
project frontage in accordance with the Public Road Standards for a Frontage 
Road with thirty-two feet (32) of paved asphalt concrete pavement width over 
approved base and a graded width of forty-two foot (42’) starting from the terminus 
of the existing Cul-de-Sac to the terminus of the project frontage with Portland 
cement concrete  curb, gutter and a five and one-half foot (5.5’) wide contiguous 
PCC sidewalk. . Provide transition striping for all widenings. tapers, and traffic 
striping to match existing pavement All the foregoing shall be to the satisfaction of 
the Directors of Public Works and PDS. 
 

b. Improve or agree to improve and provide security for Thoroughbred Lane along 
a portion of the project frontage in accordance the Public Road Standards for a 
Residential Road, to a one-half graded width of twenty-eight feet (28') from 
centerline, and an improved one-half width of sixteen feet (16’) with asphalt 
concrete pavement over approved base, with Portland cement concrete curb, 
gutter, and a five foot (5’) wide PCC sidewalk All the foregoing shall be to the 
satisfaction of the Directors of Public Works and PDS. 

 
 

c. Asphalt concrete surfacing material shall be hand-raked and compacted to form 
smooth tapered connections along all edges including those edges adjacent to 
soil. The edges of asphalt concrete shall be hand-raked at 45 degrees or flatter, 
so as to provide a smooth transition next to existing soil, including those areas 
scheduled for shoulder backing.  

 
All plans and improvements shall be completed pursuant to the County of San Diego 
Public Road Standards, the PDS Land Development Improvement Plan Checking 
Manual and the Community Trails Master Plan.  The improvements shall be completed 
within 24 months from the approval of the improvement plans, execution of the 
agreements, and acceptance of the securities.  DOCUMENTATION:  The applicant 
shall complete the following: 

 
b. Process and obtain approval of Improvement Plans to improve Old Mission Road 

and Thoroughbred Lane. 
 

c. Provide Secured Agreements. The required security shall be in accordance with 
Section 7613 of the Zoning Ordinance. 
 

d. Pay all applicable inspection fees with [DPW, PDCI]. 
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e. If the applicant is a representative, then one of the following is required:   a 
corporate certificate indicating those corporation officers authorized to sign for the 
corporation, or a partnership agreement recorded in this County indicating who is 
authorized to sign for the partnership.  

 
f. Obtain a Construction Permit for any work within the County road right-of-way. 

PDS Construction/Road right-of-way Permits Services Section should be 
contacted at (858) 694-3275 to coordinate departmental requirements. Also, 
before trimming, removing or planting trees or shrubs in the County Road right-of-
way, the applicant must first obtain a permit to remove, plant or trim shrubs or trees 
from the Permit Services Section. 

 
TIMING: Prior to issuance of any permit, and prior to use of the premises in reliance of 
this permit the plans shall be approved and securities must be provided.  MONITORING: 
The [PDS, LDR] and [DPR, TC] shall review the plans for consistency with the condition 
and County Standards and Community Trails Master Plan.  Upon approval of the plans 
[PDS, LDR] shall request the required securities and improvement agreements.  The 
securities and improvement agreements shall be approved by the Director of PDS before 
any work can commence. 

 
OCCUPANCY:  (Prior to any occupancy, final grading release, or use of the premises in reliance 
of this permit). 
 
24. ROADS#6–ACCESS IMPROVEMENTS 
  INTENT:  In order to promote orderly development and to comply with the Policy I-18 

and the County Consolidated Fire Code Sec. 503 et al., a project access shall be 
improved.  DESCRIPTION OF REQUIREMENT: Improve or agree to improve and 
provide security for:  
 
a. The project driveways, which shall be designed and constructed per standard 

drawing G14A or DS7 to the satisfaction of the Director of Planning & Development 
Services. 
 

b. .The Pavement taper from the ultimate right-of-way line to the existing edge of 
pavement, with asphalt concrete to the satisfaction of the Director of Planning & 
Development Services. 

 
All plans and improvements shall be completed pursuant to the County of San Diego 
Public Road Standards, the PDS Land Development Improvement Plan Checking Manual 
and the Community Trails Master Plan.  The improvements shall be completed within 24 
months from the approval of the improvement plans, execution of the agreements, and 
acceptance of the securities.  DOCUMENTATION:  The applicant shall complete the 
following: 
 
c. Process and obtain approval of Improvement Plans to improve the project 

driveways on Old Mission Road. 
 
d. Provide Secured Agreements.  The required security shall be in accordance with 

Section 7613 of the Zoning Ordinance. 
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e. Pay all applicable inspection fees with [DPW, PDCI]. 
 
f. If the applicant is a representative, then a one of the following is required:   a 

corporate certificate indicating those corporation officers authorized to sign for the 
corporation, or a partnership agreement recorded in this County indicating who is 
authorized to sign for the partnership.  

 
g. Obtain approval for the design and construction of all driveways, turnarounds, 

pathways and private easement road improvements to the satisfaction of the San 
Diego County Fire Authority and the [PDS, LDR]. 

 
h. Obtain a Construction Permit for any work within the County road right-of-way. 

Contact DPW Construction/Road right-of-way Permits Services Section, (858) 
694-3284. Also, before trimming, removing or planting trees or shrubs in the 
County Road right-of-way, the applicant must first obtain a permit to remove plant 
or trim shrubs or trees from the Permit Services Section. 

 
TIMING:  Prior to occupancy or use of the premises in reliance of this permit, the plans 
shall be approved and securities must be provided.  MONITORING: The [PDS, LDR] and 
[DPR, TC] shall review the plans for consistency with the condition and County Standards 
and Community Trails Master Plan.  Upon approval of the plans [PDS, LDR] shall request 
the required securities and improvement agreements.  The securities and improvement 
agreements shall be approved by the Director of PDS before any work can commence.  
 

25. ROADS#6–ANNEX TO LIGHTING DISTRICT 
INTENT: In order to promote orderly development and to comply with the Street Lighting 
Requirements of the Centerline Ordinance 9974 (Amended by Ord. 10224), County Code 
Section 51.301 et seq., County of San Diego Board Policy I-18 and The County of San 
Diego Public Road Standards, the property shall transfer into the Lighting District.  
DESCRIPTION OF REQUIREMENT: Allow the transfer of the property subject of this 
permit into Zone A of the San Diego County Street Lighting District without notice or 
hearing, and pay the cost to process such transfer. DOCUMENTATION: The applicant 
shall pay the Zone A Lighting District Annexation Fee at the [PDS, LDR].  The applicant 
shall provide the receipt to [PDS, PCC]. TIMING: Prior to occupancy of the first structure 
built in association with this permit, or use in the premises in reliance of this permit, the 
fee shall be paid.  MONITORING: The [PDS, LDR] shall calculate the fee pursuant to this 
condition and provide a receipt of payment for the applicant. 
 

26. ROADS#7–INSTALL STREETLIGHTS 
INTENT: In order to promote orderly development and to comply with the Street Lighting 
Requirements of the Centerline Ordinance 9974 (Amended by Ord. 10224), County Code 
Section 51.301 et seq., County of San Diego Board Policy I-18, street lights shall be 
installed and energized.  DESCRIPTION OF REQUIREMENT:  Install or arrange to install 
streetlights to County standards and the satisfaction of the Director of PDS, and deposit 
with PDS, a cash deposit sufficient to energize and operate the street lights until the 
property has been transferred into Zone A. DOCUMENTATION: The applicant shall pay 
the Zone A Lighting District Annexation Fee at the [PDS, LDR], and arrange for the 
installation and energizing of the streetlights.  TIMING:  Prior to occupancy of the first 
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structure built in association with this permit, final grading release, or use in the premises 
in reliance of this permit, the streetlights shall be installed and all fees paid.  
MONITORING: The [PDS, LDR] shall calculate the fee pursuant to this condition and 
provide a receipt of payment for the applicant.  The [PDS, LDR] shall ensure that the 
streetlights have been installed and all fees have been paid. 
 

27. STRMWTR#3–VERIFICATION OF STRUCTURAL BMPs 
INTENT:  In order to promote orderly development and to comply with the County 
Watershed Protection Ordinance (WPO) No.10410, County Code Section 67.801 et. seq., 
verification of Structural BMPs shall be completed.  DESCRIPTION OF REQUIREMENT: 
Complete a Structural BMP Verification Form as shown in Attachment 4 of the PDP 
SWQMP. DOCUMENTATION:  The applicant shall process the Structural BMP 
Verification Forms with [DPW, PDCI] or [PDS, BLDG]. TIMING: Prior to any occupancy, 
final grading release, or use of the premises in reliance of this permit; execution of the 
Structural BMP Verification Form shall be completed.  MONITORING: The [PDS, LDR] 
and [DPW, WPP] shall review the Structural BMP Verification Forms for consistency with 
the condition and County Standards. 

 
28. STRMWTR#4–PROVISION OF STORMWATER DOCUMENTATION TO PROPERTY 

OWNER 
INTENT:  In order to promote orderly development and to comply with the County 
Watershed Protection Ordinance (WPO) No.10410, County Code Section 67.801 et. seq., 
stormwater documentation shall be provided to property owner.  DESCRIPTION OF 
REQUIREMENT: Demonstrate that copies of the following documents are provided to the 
property owner and initial occupants: 
 
a. A copy of the project’s approved SWQMP (with attached Operation & Maintenance 

Plan). 
b. A copy of project’s recorded Maintenance Notification Agreement and/or Stormwater 

Facilities Maintenance Agreement and/or Private Road Maintenance Agreement 
showing the Structural BMPs pertaining to the property. 

c. Sample copies of the following:  
1) A Letter for Privately Owned Stormwater Treatment Control Best Management 

Practices Operation and Maintenance Verification. 
2) One Operation and Maintenance Verification Form for each type of Private 

Treatment Control BMP. 
 

DOCUMENTATION:  The applicant shall submit a letter stating that the above 
documentation has been submitted to the property owner and initial occupants. TIMING: 
Prior to any occupancy, final grading release, or use of the premises in reliance of this 
permit; provision of stormwater documents shall be completed.  MONITORING: The 
[PDS, LDR] and [DPW, WPP] shall review the letter provided by the applicant for 
consistency with the condition and County Standards. 

 
29. GEN#3–INSPECTION FEE 

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

30. PLN#2–SITE PLAN IMPLEMENTATION  
INTENT:  In order to comply with the approved project design indicated on the approved 
plot plan, the project shall be constructed as indicated on the approved building and 
construction plans.    DESCRIPTION OF REQUIREMENT:  The site shall conform to the 
approved site plan, grading plan, plot plan and the building plans.  This includes, but is 
not limited to: improving all parking areas trails, parks and driveways, installing all 
required design features, painting all structures with the approved colors, trash 
enclosures are properly screened, required and approved signage is installed and located 
properly, and all temporary construction facilities have been removed from the site.  
DOCUMENTATION:  The applicant shall ensure that the site conforms to the approved 
plot plan and building plans.  TIMING:  Prior to any occupancy, final grading release, or 
use of the premises in reliance of this permit, the site shall conform to the approved plans.  
MONITORING: The [PDS, BI] and [DPR TC, PP] shall inspect the site for compliance 
with the approved Building Plans. 

 
31. CULT#–2 -  CULTURAL RESOURCES MONITORING REPORT  

INTENT:  In order to ensure that the Archaeological Monitoring occurred during the earth-
disturbing activities, a final report shall be prepared.  DESCRIPTION OF 
REQUIREMENT: A final Archaeological Monitoring and Data Recovery Report that 
documents the results, analysis, and conclusions of all phases of the Archaeological 
Monitoring Program shall be prepared. The report shall include the following items:  

 
a. DPR Primary and Archaeological Site forms. 

 
b. Daily Monitoring Logs 
 
c. Evidence that all cultural materials collected during the survey, testing, and 

archaeological monitoring program have been conveyed as follows: 
 

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

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

 
(2) Historic materials shall be curated at a San Diego curation facility as described 

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

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

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

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

 
32. LNDSCP#2–CERTIFICATION OF INSTALLATION  

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

 
33. NOISE#3–NOISE CONTROL DESIGN MEASURES [PDS FEE X1]  

INTENT:  In order to reduce the impacts of the exterior sound levels from the project site 
on the adjacent parcels and to comply with the County of San Diego Noise Ordinance 
36.404 and County of San Diego General Plan Noise Element (Table N-1 & N-2) as 
evaluated in the County of San Diego Noise Guidelines for Determining Significance, the 
following design measures shall be verified that they are constructed.  DESCRIPTION 
OF REQUIREMENT:  The following noise control design measure(s) shall be constructed 
pursuant to the approved building plans: 
 
a. Construction of the a 6-foot high solid wall along the perimeter of the Recreational 

Area (as shown in Figure 2-A of the Noise Report prepared by Ldn Consulting, Inc 
and dated January 28, 2020). Label the wall as “Noise Project Design Feature” on 
the building plans. The solid noise wall may be vinyl, ¾-inch or thicker consisting of 
solid panel on minimum 4x4-inch posts with no cracks or gaps through or below 
and all seams or cracks will be filled or caulked.     

 
c. On the building plans, please specify the proposed HVAC units as “8 Ton and 10 

Ton Samsung or equivalent sized units with a single unit sound pressure levels of 
58 dBA and 60 dBA, respectively”.   

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

 
ONGOING:  (Upon establishment of use, the following conditions shall apply during the term of 
this permit). 
 
34. PLN#3–SITE CONFORMANCE    

INTENT: In order to comply with Zoning Ordinance Section 7703, the site shall 
substantially comply with the approved plot plans and all deviations thereof, specific 
conditions and approved building plans. DESCRIPTION OF REQUIREMENT: The 
project shall conform to the approved landscape plan(s), building plans, and plot plan(s).  
This includes, but is not limited to maintaining the following: all parking, trails, parks and 
driveways areas, watering all landscaping at all times, painting all necessary aesthetics 
design features, and all lighting wall/fencing and required signage.  Failure to conform to 
the approved plot plan(s); is an unlawful use of the land, and will result in enforcement 
action pursuant to Zoning Ordinance Section 7703.  DOCUMENTATION:  The property 
owner and permittee shall conform to the approved plot plan.  If the permittee or property 
owner chooses to change the site design in any away, they must obtain approval from 
the County for a Minor Deviation or a Modification pursuant to the County of San Diego 
Zoning Ordinance. TIMING: Upon establishment of the use, this condition shall apply for 
the duration of the term of this permit.  MONITORING: The [PDS, Code Enforcement 
Division] is responsible for enforcement of this permit.   

 
35. PLN#4–ACCESSORY USES  
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 INTENT:  A Minor Deviation or Modification to a Site Plan is not required for any building, 
structure or projection listed in Section 4835 or any use listed in the Accessory Use 
Regulations, section 6150-6199 (or as otherwise referenced), provided the building, 
structure, or projection or use meets the specific accessory use setbacks in the Site Plan 
and meets all other conditions and restriction in the Site Plan.  This condition is intended 
to comply with Zoning Ordinance Section 7175, ensuring the ability to allow for structures 
as detailed in this section without Minor Deviation or Modification.  DESCRIPTION OF 
REQUIREMENT:  The project shall conform to the approved landscape plan(s), building 
plans, and plot plan(s); should any accessory uses be proposed that do not meet the 
requirements as detailed in the Zoning Ordinance sections listed above, the property 
owner shall be responsible for obtaining all necessary permits. DOCUMENTATION:  
None. The property owner and permittee shall conform to the Zoning Ordinance 
requirements for Accessory Uses as detailed above and within the County Zoning 
Ordinance.  TIMING:  Upon establishment of the use, this condition shall apply for the 
duration of the term of this permit.  MONITORING: The [PDS, Code Enforcement Division] 
is responsible for enforcement of this permit.   

 
36. AQ#6-Waste Management 

INTENT: In order to notify future residents of existing adverse effects and sustainable 
practices.  DESCRIPTION OF REQUIREMENT:  The project shall comply with AB 341’s 
statewide requirement of 75 percent diversion policy by providing literature promoting 
recycling and discussing the recycling options provided on-site. DOCUMENTATION: The 
applicant shall comply with the requirements of this condition. TIMING: Disclosure 
statements shall be provided to all prospective residents; all new residents shall be 
provided with information material upon move in. MONITORING: The [DEH, LEA] shall 
make sure that the applicant complies with this condition. 

37. AQ#7-Waste Management 

INTENT: In order to reduce Greenhouse Gas emissions. DESCRIPTION OF 
REQUIREMENT:  The project shall comply with Assembly Bill (AB) 341’s statewide 
requirement of 75 percent diversion policy by providing areas for storage and collection 
of recyclables and providing literature promoting recycling and discussing the recycling 
options provided on-site. DOCUMENTATION: The applicant shall comply with the 
requirements of this condition. TIMING: Recycling storage facilities must be available on-
site Disclosure statements shall be provided to all prospective residents; all new residents 
shall be provided with information material upon move in. MONITORING: The [DEH, LEA] 
shall make sure that the applicant complies with this condition. 

38. NOISE#4–ON-GOING SOUND LEVEL COMPLIANCE: [PDS, CODES] [OG]    
INTENT:  In order to comply with the applicable sections of Title 3, Division 6, Chapter 4 
(County of San Diego Noise Ordinance), the site shall comply with the requirements of 
this condition. DESCRIPTION OF REQUIRMENT:  The project shall conform to the 
following requirements:   Site Plan Permit associated activities shall comply with the one-
hour average sound level limit property line requirement pursuant to the County Noise 
Ordinance, Section 36.404. DOCUMENTATION:  The property owner(s) and applicant 
shall conform to the ongoing requirements of this condition. Failure to conform to this 
condition may result in disturbing, excessive or offensive noise interfering with a person’s 
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right to enjoy life and property and is detrimental to the public health and safety pursuant 
to the applicable sections of Chapter 4.  TIMING:  Upon establishment of the use, this 
condition shall apply for the duration of the term of this permit.  MONITORING: The [PDS, 
CODES] is responsible for enforcement of this permit.  

 
The following Grading and or Improvement Plan Notes shall be placed on the Preliminary 
Grading Plan and made conditions of the issuance of said permits. An email or disc will be 
provided with an electronic copy of the grading plan note language.   
 
39. STRMWTR#5–SELF-VERIFICATION OPERATION AND MAINTENANCE LETTER 

INTENT:  In order to promote orderly development and to comply with the County 
Watershed Protection Ordinance (WPO) No.10410, County Code Section 67.801 et. seq., 
an operation and maintenance verification form for each Structural BMPs shall be 
completed.  DESCRIPTION OF REQUIREMENT: Every year the property owner shall 
receive from the County a BMP Verification Form to be completed for each privately 
owned Structural BMP. DOCUMENTATION:  Every year the property owner shall file with 
the County the completed Structural BMP Verification Form stating the maintenance 
performed during the reporting period for each privately owned Structural BMP with 
[DPW, WPP]. TIMING: Upon establishment of the use, this condition shall apply for the 
duration of the term of this permit.  MONITORING: The [DPW, WPP] is responsible for 
compliance of this permit 

 
40. ROADS#8–SIGHT DISTANCE 

INTENT:  In order to provide an unobstructed view for safety while exiting the property 
and accessing a public road from the site, and to comply with the Design Standards of 
Section 6.1.(E) of the County of San Diego Public Road Standards, an unobstructed sight 
distance shall be maintained for the life of this permit. DESCRIPTION OF 
REQUIREMENT:  There shall be a minimum unobstructed sight distance of ____ in both 
directions along Old Mission Road from the project driveway openings for the life of this 
permit.  DOCUMENTATION:  A minimum unobstructed sight distance shall be 
maintained.  The sight distance of adjacent driveways and street openings shall not be 
adversely affected by this project at any time.  TIMING:  Upon establishment of the use, 
this condition shall apply for the duration of the term of this permit.  MONITORING: The 
[PDS, Code Enforcement Division] is responsible for enforcement of this permit.   

 
PRE-CONSTRUCTION GRADING AND/OR IMPROVEMENTS: (Prior to any clearing, 
grubbing, trenching, grading, or any land disturbances.) 
 
41. CULT#GR-1- ARCHAELOGICAL MONITORING – PRECONSTRUCTION MEETING  

INTENT: In order to comply with the County of San Diego Guidelines for Significance – 
Cultural Resources, an Archaeological Monitoring Program shall be implemented. 
DESCRIPTION OF REQUIREMENT: The County approved Project Archaeologist and 
Luiseno Native American Monitor shall attend the pre-construction meeting with the 
contractors to explain and coordinate the requirements of the archaeological monitoring 
program.  The Project Archaeologist and Luiseno Native American Monitor shall monitor 
the original cutting of previously undisturbed deposits in all areas identified for 
development including off-site improvements.  The Project Archaeologist and Luiseno 
Native American monitor shall also evaluate fill soils to determine that they are clean of 
cultural resources.  The archaeological monitoring program shall comply with the County 
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of San Diego Guidelines for Determining Significance and Report Format and Content 
Requirements for Cultural Resources.  DOCUMENTATION: The applicant shall have the 
contracted Project Archeologist and Luiseno Native American attend the preconstruction 
meeting to explain the monitoring requirements.  TIMING:  Prior to any clearing, grubbing, 
trenching, grading, or any land disturbances this condition shall be completed. 
MONITORING: The [DPW, PDCI] shall confirm the attendance of the approved Project 
Archaeologist. 

 
ROUGH GRADING: (Prior to rough grading approval and issuance of any building permit). 
 
42. CULT#GR-2 - ARCHAEOLOGICAL MONITORING – ROUGH GRADING  

INTENT: In order to comply with the County of San Diego Guidelines for Determining 
Significance and Report Format and Content Requirements for Cultural Resources, an 
Archaeological Monitoring Program shall be implemented.  DESCRIPTION OF 
REQUIREMENT:  The Project Archaeologist shall prepare one of the following reports 
upon completion of the earth-disturbing activities that require monitoring: 

 
a.  No Archaeological Resources Encountered. If no archaeological resources are 

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

 
b. Archaeological Resources Encountered. If archaeological resources were 

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

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

 
FINAL GRADING RELEASE:  (Prior to any occupancy, final grading release, or use of the 
premises in reliance of this permit).  
 
43. CULT#GR-3 -  ARCHAEOLOGICAL MONITORING – FINAL GRADING  

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

 
a. Department of Parks and Recreation Primary and Archaeological Site forms. 
 
b. Daily Monitoring Logs 
 
c. Evidence that all cultural materials have been conveyed as follows: 

 
(1) Evidence that all prehistoric materials collected during the archaeological 

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

 
or 

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

 
(2) Historic materials shall be curated at a San Diego curation facility and shall not 

be curated at a Tribal curation facility or repatriated.  The collections and 
associated records, including title, shall be transferred to the San Diego 
curation facility and shall be accompanied by payment of the fees necessary 
for permanent curation.  Evidence shall be in the form of a letter from the 
curation facility stating that the historic materials have been received and that 
all fees have been paid. 

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

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

 
DOCUMENTATION:  The applicant’s archaeologist shall prepare the final report and 
submit it to [PDS, PPD] for approval.  Once approved, a final copy of the report shall be 
submitted to the South Coastal Information Center (SCIC) and any culturally-affiliated 
Tribe who requests a copy. TIMING: Prior to any occupancy, final grading release, or use 
of the premises in reliance of this permit, the final report shall be prepared.  

3 - 76

3 - 0123456789



PDS2019-STP-19-005 -26- December 9, 2020 
 
 

MONITORING:  [PDS, PPD] shall review the final report for compliance with this condition 
and the report format guidelines.  Upon acceptance of the report, [PDS, PPD] shall inform 
[PDS, LDR] and [DPW, PDCI], that the requirement is complete and the bond amount 
can be relinquished.  If the monitoring was bonded separately, then [PDS, PPD] shall 
inform [PDS or DPW FISCAL] to release the bond back to the applicant. 

 
DURING CONTRUCTION:  (The following actions shall occur throughout the duration of the 
grading construction). 
 
44. CULT#GR-4 - ARCHAEOLOGICAL MONITORING – DURING CONSTRUCTION  

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

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

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

 
c. Inadvertent Discoveries.  In the event that previously unidentified potentially 

significant cultural resources are discovered: 
 

1. The Project Archaeologist or the Luiseno Native American monitor shall 
have the authority to divert or temporarily halt ground disturbance 
operations in the area of discovery to allow evaluation of potentially 
significant cultural resources.   

2. At the time of discovery, the Project Archaeologist shall contact the PDS 
Staff Archaeologist.  

3. The Project Archaeologist, in consultation with the PDS Staff Archaeologist 
and the Luiseno Native American Monitor, shall determine the significance 
of the discovered resources.   

4. Construction activities will be allowed to resume in the affected area only 
after the PDS Staff Archaeologist has concurred with the evaluation.   

5. Isolates and clearly non-significant deposits shall be minimally documented 
in the field.  Should the isolates and/or non-significant deposits not be 
collected by the Project Archaeologist, then the Luiseno Native American 
monitor may collect the cultural material for transfer to a Tribal Curation 
facility or repatriation program.   
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6. If cultural resources are determined to be significant, a Research Design 
and Data Recovery Program (Program) shall be prepared by the Project 
Archaeologist in consultation with the Luiseno Native American Monitor.  
The County Archaeologist shall review and approve the Program, which 
shall be carried out using professional archaeological methods.  The 
Program shall include (1) reasonable efforts to preserve (avoidance) 
“unique” cultural resources or Sacred Sites; (2) the capping of identified 
Sacred Sites or unique cultural resources and placement of development 
over the cap, if avoidance is infeasible; and (3) data recovery for non-unique 
cultural resources.  The preferred option is preservation (avoidance).   

 
d. Human Remains.  If any human remains are discovered: 

 
1. The Property Owner or their representative shall contact the County 

Coroner and the PDS Staff Archaeologist.   
2. Upon identification of human remains, no further disturbance shall occur in 

the area of the find until the County Coroner has made the necessary 
findings as to origin.  If the human remains are to be taken offsite for 
evaluation, they shall be accompanied by the Luiseno Native American 
monitor. 

3. If the remains are determined to be of Native American origin, the NAHC 
shall immediately contact the Most Likely Descendant (MLD).  

4. The immediate vicinity where the Native American human remains are 
located is not to be damaged or disturbed by further development activity 
until consultation with the MLD regarding their recommendations as 
required by Public Resources Code Section 5097.98 has been conducted.   

5. The MLD may with the permission of the landowner, or their authorized 
representative, inspect the site of the discovery of the Native American 
human remains and may recommend to the owner or the person 
responsible for the excavation work means for treatment or disposition, with 
appropriate dignity, of the human remains and any associated grave goods.  
The descendants shall complete their inspection and make 
recommendations or preferences for treatment within 48 hours of being 
granted access to the site. 

6. Public Resources Code §5097.98, CEQA §15064.5 and Health & Safety 
Code §7050.5 shall be followed in the event that human remains are 
discovered. 

 
g. Fill Soils.  The Project Archaeologist and Luiseno Native American monitor shall 

evaluate fill soils to determine that they are clean of cultural resources.  
  
h. Monthly Reporting.  The Project Archaeologist shall submit monthly status 

reports to the Director of Planning and Development Services starting from the 
date of the Notice to Proceed to termination of implementation of the 
archaeological monitoring program.  The report shall briefly summarize all activities 
during the period and the status of progress on overall plan implementation. Upon 
completion of the implementation phase, a final report shall be submitted 
describing the plan compliance procedures and site conditions before and after 
construction. 
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DOCUMENTATION: The applicant shall implement the Archaeological Monitoring 
Program pursuant to this condition.  TIMING:  The following actions shall occur 
throughout the duration of the earth disturbing activities.  MONITORING: The [DPW, 
PDCI] shall make sure that the Project Archeologist is on-site performing the monitoring 
duties of this condition. The [DPW, PDCI] shall contact the [PDS, PPD] if the Project 
Archeologist or applicant fails to comply with this condition. 

 
45. GP#2 TEMPORARY CONSTRUCTION NOISE: [DPW, PDCI].   

INTENT:  In order to minimize temporary construction noise for grading operations 
associated with the project subdivision and to comply with County Noise Ordinance 
36.409.  DESCRIPTION OF REQUIREMENT:  The project shall comply with the following 
temporary construction noise control measures: 
 
a. Turn off equipment when not in use. 

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

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

 
c. Use equipment with effective mufflers. 
 
d. Ensure that when feasible, electrical power shall be used to run air compressors 

and similar power tools. 
 

e. Minimize the use of back up alarm. 
 

f. Equipment staging areas should be placed at locations away from noise sensitive 
receivers. 

 
g. Noise attenuation techniques shall be employed as needed to ensure that noise 

levels remain below 75 dBA Leq at existing noise sensitive land uses.  This step 
shall apply to all construction activity on and off the proposed project site.  

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

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

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

 
Section 21081(b) further states: 
 

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

 
As indicated above, a Mitigation Monitoring or Reporting Program is required to assure that a 
project is implemented in compliance with all required mitigation measures.  The Mitigation 
Monitoring or Reporting Program (MMRP) for this project is incorporated into the mitigation 
measures adopted as project conditions of approval. Each mitigation measure adopted as a 
condition of approval (COA) includes the following five components.  
 
Intent: An explanation of why the mitigation measure (MM) was imposed on the project. 
Description:  A detailed description of the specific action(s) that must be taken to mitigate or 
avoid impacts. 
Documentation: A description of the informational items that must be submitted by the applicant 
to the Lead Agency to demonstrate compliance with the COA. 
Timing: The specific project milestone (point in progress) when the specific required actions are 
required to implemented. 
Monitoring: This section describes the actions to be taken by the lead agency to assure 
implementation of the mitigation measure.  
 
The following conditions of approval required to mitigate or avoid significant impacts on the 
environment are listed below and constitute the MMRP for this project:  
 
Condition(s):  Air Quality (AQ#1-7), Cultural (Cult#1-2), Cultural Grading (CultGr#1-4) and Traffic 
Impact Fee  
   
SITE PLAN FINDINGS 
 
a. That the proposed development meets the intent and specific standards and criteria 

prescribed in Sections 2461, 7150 and 7509 of The Zoning Ordinance because the 
development is compatible with adjacent land uses as the General Plan and Bonsall 
Community Plan identifies the project location as Commercial. The Project is a 74,000-
square-foot assisted care facility, with a total of 86 beds in 56 assisted living units and 24 
memory care units, located on a vacant 3.9-acre parcel within the Bonsall Community 
Plan Area. The site is physically suitable for the design and siting of the proposed 
development as all development and grading on the site will occur on previously disturbed 
areas and the site is adjacent to SR-11. The proposed development is in conformance 
with the General Plan because the General Plan Designation is Office Professional and 
the project is in conformance with the Bonsall Community Plan.  
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The Project requires a zone reclassification to change the existing zoning designation 
from Office Professional (C30), which does not allow for group care use, to Medical 
Center Use (C46). The proposed C46 zoning designation is consistent with the existing 
General Plan designation of Office Professional and authorizes the group care use upon 
approval of a Site Plan. The Project site is currently zoned with two building heights, “C” 
which allows for a maximum building height of 25 feet and “G” which allows for a 
maximum building height of 35 feet. The REZ will change the building height designator 
to “G,” to allow for the same building height throughout the property.  
 
Staff has concluded that the proposed zone reclassification from C30 to C46 is consistent 
with adjacent uses including single-family residential and commercial uses. Immediately 
to the north of the Project site are single-family residences, and to the east and west are 
commercial and office buildings. Adjacent properties to the north and east have a “G” 
height designator. Residents may use an existing trail to travel northeast or southwest 
along Mission Road to access nearby commercial uses such as grocery stores, 
restaurants, and banks. Mission Road converges to the south and becomes SR-76. The 
proposed assisted care facility will provide senior housing and will be compatible with the 
existing character of the community.  

 
b. That the proposed development is compatible with the Bonsall Community Plan because 

the project meets the land use policies and site plan design guidelines set forth in the 
Bonsall Community Plan. The Project will be buffered from surrounding roads through 
landscaping, a six-foot tall privacy wall and site design. The Project proposes architectural 
designs compatible with the rural character of the Bonsall community, including earth-
tone colors and natural architectural elements, such as stone and wood, consistent with 
the visual character of the surrounding area, and includes measures to eliminate potential 
compatibility issues. Measures include setting back the proposed facility from adjacent 
roads and using landscaping as a buffer to the residential uses and public roads. A total 
of 150 proposed trees will range from 10 to 40 feet tall at maturity and will be drought 
tolerant. 

 
c. That any applicable standards or criteria waived by the Director pursuant to 

Section 7158d have been or will be fulfilled by the condition or conditions of a Use Permit 
or Variance.  No standard or criteria has been waived. 

 
d. That the project complies with the California Environmental Quality Act (CEQA) because 

a Mitigated Negative Declaration (MND) was prepared and was available for 30-day 
public review period from May 29, 2020, through June 29, 2020, on file with PDS under 
PDS2019-ER-19-02-002.The MND found that the project, with incorporation of mitigation 
measures for air quality, cultural resources and traffic, would not cause any significant 
effects on the environment. Mitigation measures for air quality, cultural resources and 
traffic impacts have been included in the conditions of approval for the project. 

 
 
 
ORDINANCE COMPLIANCE AND NOTICES:  The project is subject to, but not limited to the 
following County of San Diego, State of California, and US Federal Government, Ordinances, 
Permits, and Requirements: 
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NOISE ORDINANCE COMPLIANCE: In order to comply with the County Noise Ordinance 
36.401 et seq. and the Noise Standards pursuant to the General Plan Noise Element (Table N-
1 & N-2), the property and all of its uses shall comply with the approved plot plans, specific 
permit conditions and approved building plans associated with this permit.  No noise generating 
equipment and project related noise sources shall produce noise levels in violation of the County 
Noise Ordinance. The property owner and permittee shall conform to the approved plot plan(s), 
specific permit conditions, and approved building plans associated with this permit as they 
pertain to noise generating devices or activities. If the permittee or property owner chooses to 
change the site design in any away, they must obtain approval from the County for a Minor 
Deviation or a Modification pursuant to the County of San Diego Zoning Ordinance.   
 
ORDINANCE COMPLIANCE NOTIFICATIONS:  The project is subject to, but not limited to the 
following County of San Diego, State of California, and US Federal Government, Ordinances, 
Permits, and Requirements: 
 
STORMWATER ORDINANCE COMPLIANCE: In order to Comply with all applicable 
stormwater regulations the activities proposed under this application are subject to enforcement 
under permits from the San Diego Regional Water Quality Control Board (RWQCB) and the 
County of San Diego Watershed Protection, Stormwater Management, and Discharge Control 
Ordinance No. 10410  and all other applicable ordinances and standards for the life of this permit.  
The project site shall be in compliance with all applicable stormwater regulations referenced 
above and all other applicable ordinances and standards. This includes compliance with the 
approved Stormwater Management Plan, all requirements for Low Impact Development (LID), 
Hydromodification, materials and wastes control, erosion control, and sediment control on the 
project site. Projects that involve areas 1 acre or greater require that during construction the 
property owner keeps the Storm Water Pollution Prevention Plan (SWPPP) onsite and update it 
as needed. The property owner and permittee shall comply with the requirements of the 
stormwater regulations referenced above.  
 
Prior to construction, a Conditional Letter of Map Revision (CLOMR) may be required to be 
processed through the County and FEMA for this project that would, upon construction, affect 
the hydrologic or hydraulic characteristics of a flooding source and thus result in the modification 
of the existing regulatory floodway, the effective Base Flood Elevations (BFEs), or the Special 
Flood Hazard Area (SFHA). The CLOMR does not revise an effective FEMA Flood Insurance 
Rate Map (FIRM), it indicates whether the project, if built as proposed, would be recognized by 
FEMA. A Letter of Map Revision (LOMR) issued by FEMA is required at record plan stage and 
is FEMA’s modification to an effective FIRM. 
 
LOW IMPACT DEVELOPMENT NOTICE:   The San Diego Regional Water Quality Control 
Board (SDRWQCB) issued a new Municipal Stormwater Permit under the National Pollutant 
Discharge Elimination System (NPDES). The requirements of the Municipal Permit were 
implemented beginning in May 2013. Project design shall be in compliance with the new 
Municipal Permit regulations. The Low Impact Development (LID) Best Management Practices 
(BMP) Requirements of the Municipal Permit can be found at the following link: 
 
http://www.sandiegocounty.gov/content/dam/sdc/dpw/WATERSHED_PROTECTION_ 
PROGRAM/susmppdf/lid_handbook_2014sm.pdf 
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The County has provided a LID Handbook as a source for LID information and is to be utilized 
by County staff and outside consultants for implementing LID in our region. See link below. 
http://www.sdcounty.ca.gov/dplu/docs/LID-Handbook.pdf 
 
STORMWATER COMPLIANCE NOTICE: Updated studies, including Hydro-modification 
Management Plans for Priority Development Projects, will be required prior to approval of 
grading and improvement plans for construction pursuant to County of San Diego Watershed 
Protection, Stormwater Management and Discharge Control Ordinance No. 10410 (N.S.), dated 
February 26, 2016 and BMP Design Manual.  These requirements are subject to the MS4 Permit 
issued by the Regional Water Quality Control Board, Order No. R9-2013-0001 and any 
subsequent order   Additional studies and other action may be needed to comply with future 
MS4 Permits. 
GRADING PERMIT:   A grading permit is required prior to commencement of grading when 
quantities exceed 200 cubic yards of excavation or eight feet (8’) of cut/fill per criteria of Section 
87.202 (a) of the County Code. 
 
CONSTRUCTION PERMIT REQUIRED:  A Construction Permit and/or Encroachment Permit 
are required for any and all work within the County road right-of-way. Contact PDS 
Construction/Road right-of-way Permits Services Section, (858) 694-3284, to coordinate 
departmental requirements.  In addition, before trimming, removing or planting trees or shrubs 
in the County Road right-of-way, the applicant must first obtain a permit to remove plant or trim 
shrubs or trees from the Permit Services Section. 
 
EXCAVATION PERMIT REQUIRED: An excavation permit is required for undergrounding 
and/or relocation of utilities within the County right-of-way. 
 
TRANSPORTATION IMPACT FEE:  The project is subject to County of San Diego 
Transportation Impact Fee (TIF) pursuant to County TIF Ordinance number 77.201 – 77.223.  
The Transportation Impact Fee (TIF) shall be paid.  The fee is required for the entire project, or 
it can be paid at building permit issuance for each phase of the project.  The fee is calculated 
pursuant to the ordinance at the time of building permit issuance.  The applicant shall pay the 
TIF at the [PDS, LD Counter] and provide a copy of the receipt to the [PDS, BD] at time of permit 
issuance.   
 
NOTICE: To comply with State law, the applicant/owner must file the Notice of Determination 
(NOD)/Notice of Exemption (NOE) signed by the lead agency and remit required fees to the 
County Clerk’s Office within five (5) working days of the date of project approval. Payment or 
sufficient proof of prior payment to the County Clerk is required at the time of filing. The filing 
of a NOD or NOE reduces the period of time the CEQA document can be challenged to 35 
days. However, if the NOD/NOE is not filed, this period is extended to 180 days. The CDFW 
adjusts fees annually based on inflation. You must pay the amount effective January 1 of 
the year of the project decision. 
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EXPLANATION OF COUNTY DEPARTMENT AND DIVISION ACRONYMS 

Planning & Development Services  (PDS) 

Project Planning Division PPD Land Development Project 
Review Teams LDR 

Permit Compliance Coordinator PCC Project Manager PM 

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

Division ESU 

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

Parks Planner PP   

Department of General Service (DGS) 

Real Property Division RP   
 
APPEAL PROCEDURE:  Within ten calendar days after the date of this Decision of the Director, 
the decision may be appealed to the Double Click Here in accordance with Section 7166 of the 
County Zoning Ordinance.  An appeal shall be filed with the Secretary of the Double Click Here 
within TEN CALENDAR DAYS of the date of this notice AND MUST BE ACCOMPANIED BY 
THE DEPOSIT OR FEE AS PRESCRIBED IN THE DEPARTMENT’S FEE SCHEDULE, PDS 
FORM #369, pursuant to Section 362 of the San Diego County Administrative Code.  If the tenth 
day falls on a weekend or County holiday, an appeal will be accepted until 4:00 p.m. on the 
following day the County is open for business. Filing of an appeal will stay the decision of the 
Director until a hearing on your application is held and action is taken by the Planning 
Commission.  Furthermore, the 90-day period in which the applicant may file a protest of the 
fees, dedications or exactions begins on the date of approval of this Decision.  
 
PLANNING & DEVELOPMENT SERVICES 
MARK WARDLAW, DIRECTOR 
 
 
 
BY: 
 Ashley Smith, Planning Manager 
 Project Planning Division 
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cc: 
 Jim Chagala, 555 West Country Club Lane, Suite #254, Escondido, CA 92026 
 
 
email cc: 

Ed Sinsay, Team Leader, Land Development, PDS 
Angelica Truong, Project Manager, Project Planning, PDS 
Bonsall  Sponsor Group 

 

3 - 85

3 - 0123456789



 
 
 
 
 
 
 
 

Attachment D – Environmental Documentation 
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REVIEW FOR APPLICABILITY OF/COMPLIANCE WITH 
ORDINANCES/POLICIES  

 
FOR PURPOSES OF CONSIDERATION OF 

BONSALL CAREFIELD FACILITY REZONE AND SITE PLAN PDS2019-REZ-19-001 
AND PDS2019-STP-19-005 

 
May 29, 2020 

 
 
I.  HABITAT LOSS PERMIT ORDINANCE – Does the proposed project conform to the 
Habitat Loss Permit/Coastal Sage Scrub Ordinance findings? 
 
    YES  NO  NOT APPLICABLE/EXEMPT 
                       
 
Discussion: 

While the proposed project and off-site improvements are located outside of the 
boundaries of the Multiple Species Conservation Program, the project site and locations 
of any off-site improvements do not contain habitats subject to the Habitat Loss 
Permit/Coastal Sage Scrub Ordinance. Therefore, conformance to the Habitat Loss 
Permit/Coastal Sage Scrub Ordinance findings is not required. 

 
II. MSCP/BMO - Does the proposed project conform to the Multiple Species 
Conservation Program and Biological Mitigation Ordinance? 

 
YES  NO  NOT APPLICABLE/EXEMPT 

                          
 

Discussion: 
The proposed project and any off-site improvements related to the proposed project are 
located outside of the boundaries of the Multiple Species Conservation Program. 
Therefore, conformance with the Multiple Species Conservation Program and the 
Biological Mitigation Ordinance is not required. 
 
III. GROUNDWATER ORDINANCE - Does the project comply with the requirements of 
the San Diego County Groundwater Ordinance? 

 
    YES  NO  NOT APPLICABLE/EXEMPT 
                       
 
The project will obtain its water supply from the       Water District which obtains 
water from surface reservoirs and/or imported sources.  The project will not use any 
groundwater for any purpose, including irrigation or domestic supply. 
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 The project is exempt from the requirements of the San Diego County Groundwater 
Ordinance Section 67.720.  The project will not have a significant adverse impact on 
groundwater quantity because the total project demand will be less than 20,000 gallons 
per day and the project complies with the San Diego County Groundwater Ordinance. 
 

 As required by Section 67.720 of the San Diego County Groundwater Ordinance, a 
groundwater investigation has been completed and approved by the County 
Groundwater Geologist and it has been found that groundwater resources are adequate 
to meet the groundwater demands of the project. 
 

 As identified within Section 67.722B of the San Diego County Groundwater Ordinance, 
it has been determined that groundwater resources are adequate to meet the 
groundwater demands both of the project and the groundwater basin if the basin were 
developed to the maximum density and intensity permitted by the General Plan. 
 

 As identified within Section 67.722B of the San Diego County Groundwater Ordinance, 
it has been determined that groundwater resources are adequate to meet the 
groundwater demands of the project and thus, the project will not adversely impact 
groundwater availability. 
 
 
IV. RESOURCE PROTECTION ORDINANCE - Does the project comply with:  
 

The wetland and wetland buffer regulations  
(Sections 86.604(a) and (b))  of the Resource 
Protection Ordinance? 
 

YES NO NOT APPLICABLE/EXEMPT 
   

 

The Floodways and Floodplain Fringe section 
(Sections 86.604(c) and (d)) of the Resource 
Protection Ordinance? 
 

YES NO NOT APPLICABLE/EXEMPT 
   

 

The Steep Slope section (Section 86.604(e))? YES NO NOT APPLICABLE/EXEMPT 
   

 
The Sensitive Habitat Lands section (Section 
86.604(f)) of the Resource Protection Ordinance? 

YES NO NOT APPLICABLE/EXEMPT 
   

 
The Significant Prehistoric and Historic Sites 
section (Section 86.604(g)) of the Resource 
Protection Ordinance? 

YES NO NOT APPLICABLE/EXEMPT 
   

  
INFO:   
NOTE: Most projects that have previous environmental review should already have been reviewed 
for compliance with the Resource Protection Ordinance (RPO).  Check previous environmental file 
to determine if compliance has already been obtained.  If the present permit/entitlement application 
is consistent with the project for which the previous ordinance compliance was determined and all 
related mitigation has been completed in accordance with the previous environmental review, 
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additional RPO review is not necessary.  Consult with designated RPO specialist if there are project 
changes/questions. The following is for projects that do not already have RPO compliance: 
   
Any project applying for an applicable permit type, must comply with RPO.  If RPO applies to the 
project, it will be necessary to coordinate with the Project Manager on Steep Slope issues and DPW 
on Floodplain issues.  The Project Manager must ensure that the project complies comply with the 
wetlands, sensitive habitat lands and cultural resources provisions of RPO.  
       
Discussion: 
 
Wetland and Wetland Buffers:  
The site contains no wetland habitats as defined by the San Diego County Resource 
Protection Ordinance. The site does not have a substratum of predominately undrained 
hydric soils, the land does not support, even periodically, hydric plants, nor does the site 
have a substratum that is non-soil and is saturated with water or covered by water at 
some time during the growing season of each year. Therefore, it has been found that the 
proposed project complies with Sections 86.604(a) and (b) of the Resource Protection 
Ordinance. 

 
 
Floodways and Floodplain Fringe:  
 
Additional Information Required from Applicant: --- The applicant is required to provide 
the following studies/reports: 
 
Drainage study indicating runoff quantities and conditions before and after development of the 
project, including impacts on the Floodway and Floodplain of      . 
 
Not Applicable --- The project is not located near any floodway or floodplain fringe area 
as defined in the resource protection ordinance, nor is it near a watercourse plotted on 
any official County floodway or floodplain map. 
 
Not Applicable: --- The Resource Protection Ordinance is not applicable to this project. 
 
Yes: --- The project is in compliance. The project is adjacent to the       
floodway/floodplain fringe area, but there are no proposals for any offsite uses or 
improvements that need compliance with the Resource Protection Ordinance. 
 
Mitigation Required for Compliance --- The project lies within a floodway or floodplain 
fringe area. The following mitigation measures will be required as conditions for approval 
of the project:       
 
The applicant will be required to show lines of inundation from the 100-year flood for the 
ultimate watercourse(s) that flow(s) through the property, as well as a flowage easement 
granted to the County Flood Control District.  
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Potentially Significant Impact --- The project lies within a floodway or floodplain fringe 
area. The project does not propose any mitigation and does not meet the minimum 
requirements of the Resource Protection Ordinance. The applicant will be required to 
resubmit and/or redesign the project to address mitigation issues and be in compliance 
with the Resource Protection Ordinance. A drainage study will be required to be 
submitted concurrently with grading plans. 
 
 
include DPW response, ensure conclusion is as follows: 
Therefore, it has been found that the proposed project complies with Sections 86.604(c) 
and (d) of the Resource Protection Ordinance. 
 
Steep Slopes:  
For “Yes” answer. 
 
(Conformance without steep slopes) 
The average slope for the property is       (insert average percentage, if known) 
percent gradient.  Slopes with a gradient of 25 percent or greater and 50 feet or higher 
in vertical height are required to be placed in open space easements by the San Diego 
County Resource Protection Ordinance (RPO).  There are no steep slopes on the 
property.  Therefore, it has been found that the proposed project complies with Sections 
86.604(e) of the RPO. 
 
(Conformance with steep slopes and proposed easement) 
The average slope for the property is       (insert average percentage, if known) 
percent gradient.  Slopes with a gradient of 25 percent or greater and 50 feet or higher 
in vertical height are required to be place in open space easements by the San Diego 
County Resource Protection Ordinance (RPO).  There are steep slopes on the property 
however, an open space easement is proposed over the entire steep slope lands.  
Therefore, it has been found that the proposed project complies with Sections 86.604(e) 
of the RPO. 
 
For “No” answer. 
 
(Non-conformance) 
This project is currently in non-conformance with the San Diego County Resource 
Protection Ordinance (RPO).  Slopes with a gradient of 25 percent or greater and 50 
feet or higher in vertical height are required to be placed in open space easements by 
the RPO.  Currently, the steep slopes on-site are not proposed in an open space 
easement.        (Briefly explain where in the project area the steep slopes are 
located).  Therefore, the project is not in conformance with the RPO until an open space 
easement is proposed across the steep slopes.  (Request the applicant to propose an 
open space easement in the last section of this form under Data Requirements.) 
 
Sensitive Habitats:  
Sensitive habitat lands include unique vegetation communities and/or habitat that is either 
necessary to support a viable population of sensitive species, is critical to the proper 
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functioning of a balanced natural ecosystem, or which serves as a functioning wildlife 
corridor.  No sensitive habitat lands were identified on the site. Therefore, it has been 
found that the proposed project complies with Section 86.604(f) of the RPO.  
 
Significant Prehistoric and Historic Sites:  
Based on an analysis of County of San Diego archaeology resource files, archaeological 
records, maps, and aerial photographs by County of San Diego staff archaeologist, 
Donna Beddow, it has been determined that the project site does not contain any 
archaeological resources.  As such, the project complies with the RPO.   
 
  
V.  STORMWATER ORDINANCE (WPO) - Does the project comply with the County of 
San Diego Watershed Protection, Stormwater Management and Discharge Control 
Ordinance (WPO)? 

 
    YES  NO  NOT APPLICABLE 
                       
 
 
INFO: 
NOTE: Many projects that have previous environmental review should already have been reviewed 
for compliance with the Stormwater Ordinance (WPO).  Check previous environmental file to 
determine if compliance has already been obtained.  If the present permit/entitlement application is 
consistent with the project (and SWMP) for which the previous ordinance compliance was 
determined and all related mitigation has been completed in accordance with the previous 
environmental review, additional WPO review is not necessary.  The following is for projects that do 
not already have WPO compliance:  
 
The WPO applies to any project that includes an application for a permit type listed in section  
67.804(g)(1) of the WPO http://www.sdcounty.ca.gov/dpw/watersheds/watershedpdf/watershed-
ordinance-2008.pdf.  All projects subject to the Ordinance must submit a Stormwater Management 
Plan (SWMP) as part of their application. 

 
DPW has the lead responsibility to assure that, if required, the SWMP, Maintenance Plans, 
Hydromodification Requirements or any other information required comply with the requirements 
of the WPO.  However, the key responsibility for Project Planning staff is to ensure that adequate 
stormwater information exists to complete the CEQA Initial Study Questions regarding stormwater 
quality.  
 
Discussion: 
 
Yes – The project Storm Water Management Plan and Hydromodification Management 
Study has/have been reviewed and is/are found to be complete and in compliance with 
the WPO. The project has been found to be exempt from Hydromodification requirements 
for the following reasons:      . 
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No – The project is not in compliance with the WPO. A Storm Water Management Plan 
(SWMP) and Hydromodification Management Study (HMS) is/are required for this project 
/ the Storm Water Management Plan (SWMP) and Hydromodification Management Study 
(HMS) provided for this project is/are not complete and/or not in compliance with the 
WPO. 
 
Not Applicable – This project is exempt from compliance with the WPO. The project is not 
in an urban area and is not proposing a storm drainage system (other than a storm water 
crossing facility under a road) / is substantially complete and will not require a Storm 
Water Management Plan or a Hydromodification Management Study / will not generate 
pollutants as defined under the WPO. 
 
Not Applicable: --- The project is not one of the listed permit application types listed in 
Section 67.803(c) of Ordinance No. 10096 that must comply with the requirements of the 
WPO. 
 
 
Not applicable: The project is not located in a County Urban Area as defined by the 
WPO.  (“ a portion of the unincorporated area of the county that is within the 
service area boundary of a public water supply company or agency, as indicated 
on the map at Appendix B, plus any other land in the unincorporated area of the 
County which will, after proposed development is completed, route stormwater 
runoff into or through an underground conveyance other than a road-crossing 
culvert.”) 
 
VI.  NOISE ORDINANCE – Does the project comply with the County of San Diego 
Noise Element of the General Plan and the County of San Diego Noise Ordinance? 
 
    YES  NO  NOT APPLICABLE 
                       
 
Discussion: 
 
The proposal would not expose people to nor generate potentially significant noise levels 
which exceed the allowable limits of the County of San Diego Noise Element of the 
General Plan, County of San Diego Noise Ordinance, and other applicable local, State, 
and Federal noise control regulations. 
 
Staff has reviewed the Noise Study associated with Carefield Solana Assisted Care 
Facility prepared by LDN Consulting dated January 28, 2020 and submitted to the County 
on February 12, 2020. All previous comments have been addressed; Documentation is 
considered accepted. The project consists of an assistant care facility on a 4.6-acre of 
commercially zoned parcel (C30). The project consists of a totaling of 86 beds in 56 living 
units and 24 memory care units, with six of the 80 units consisting of two beds The project 
is subject to the County Noise Element exterior noise threshold of 60 dBA CNEL for 
proposed exterior sensitive outdoor areas. The Noise Elements prohibit the 
implementation of a project that can result in an exposure of any on-or off-site, existing 
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or reasonably foreseeable future Noise Sensitive Land Use (NSLU) to exterior or interior 
noise in excess of the noise standards. The project is also subject to the Noise Ordinance 
that regulates the operational and temporary construction noise. The project as well as 
surrounding parcels to the north and south are zoned Office-Professional (C30), which is 
subject to the one-hour average sound level limits (dBA) of 60 dBA daytime and 55 dBA 
nighttime. The surrounding parcels to the west are zoned Single-Family Residential (RS) 
and parcels to the east are zoned Limited Agriculture (A70), which are subject to the 
arithmetic mean noise limit levels of 55 dBA daytime and 50 dBA nighttime.   
 
Based on the noise modeling included in the noise report, it demonstrated that with the 
construction of the 6-foot solid wall along the perimeter of the outdoor recreational area, 
the on-site exterior locations for the noise sensitive land uses would comply with the 60 
dBA CNEL threshold. The 6-foot solid wall along that area would be incorporated as the 
Project Design Features. Additionally, all the building façade with direct line of sight to the 
State Route 76 were found to be above the Noise Elements standard of 60 dBA. In order 
to mitigate the noise levels to compliance with the noise standards, a noise protection 
easement would be required for the entire site, which would require an interior noise study 
for all units to determine the mitigation required to achieve an interior noise level of 45 
CNEL. With the implementation of the 6-foot solid walls and noise protection easement 
as the PDF, it ensures that the noise levels comply with the County General Plan Noise 
Elements. In addition, the project traffic contributions on nearby roadways were 
determined to result in less than significant for the off-site direct and cumulative impacts.  
Traffic would not result in a substantial contribution to the existing noise levels along any 
impacted nearby roadways pursuant to the County Noise Guidelines. 
 
The noise report also analyzed the operational noise sources on the site and temporary 
construction noise generated by this project. Non-transportation noise generated by the 
project is not expected to exceed the standards of the County of San Diego Noise 
Ordinance (Section 36.404) at or beyond the project’s property line.  The primary noise 
source from the project is from the mechanical ventilation system. The noise report 
analyzed the conservative scenario and demonstrated that the unshielded cumulative 
noise level from the units would be attenuated to compliance with the allowable noise 
levels at the nearest property line, which is located at approximately 85 feet. Based on 
the report, the unshielded cumulative noise level from the units is 42 dBA at the nearest 
property line.  
 
The project is also subject to the County Noise Ordinance which regulates temporary 
project related noise sources. Temporary construction noise is a 75 dBA eight-hour 
average requirement at the boundary of any occupied property, specifically any existing 
residences. The project will not generate construction noise that may exceed the 
standards of the County of San Diego Noise Ordinance (Section 36.409). The 
construction activities include equipment such as dozer, grader, trucks, and compactor. 
Based on the report, the grading operating would occur more than 100-feet from the 
property lines. At that distance, the activities are not expected to exceed the noise 
standards. In addition, construction operations will occur only during permitted hours of 
operation pursuant to Section 36.409.  Also, it is not anticipated that the project will 
operate construction equipment in excess of an average sound level of 75 dB between 
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the hours of 7 AM and 7 PM. No blasting or rock crushing is anticipated during the grading 
operations.  
 
With the project design layout and Project Design Features (PDF), the project complies 
with the Noise Ordinance and Noise Elements. 
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May 29, 2020 
 
 

CEQA Initial Study - Environmental Checklist Form 
(Based on the State CEQA Guidelines, Appendix G) 

 
 
1. Title; Project Numbers; Environmental Log Number: 

 
Bonsall Carefield Facility; PDS2019-REZ-19-001, PDS2019-STP-19-005, PDS2019-ER-
19-02-002 

 
2. Lead agency name and address:  

County of San Diego, Planning & Development Services 
5510 Overland Avenue, Suite 110 
San Diego, CA 92123-1239 

 
3. a. Contact Angelica Truong, Project Manager 

b. Phone number: (858) 495-5421 
c. E-mail: angelica.truong@sdcounty.ca.gov 

 
4. Project location: 
 

Thoroughbred Lane and SR-76 
Thomas Guide Page 1067, Grid J-1 and 1047 

 
5. Project Applicant name and address: 
 

Jim Chagala 
555 West Country Club Lane, Suite #254 
Escondido, CA 92026 

 
6. General Plan  
 Community Plan:   Bonsall 
 Regional Category:    Village 
 Land Use Designation:  Office Professional (C-2) 

Density:    N/A 
 Floor Area Ratio (FAR)  N/A 
 
7. Zoning 
 Use Regulation:   C30, Office Professional 

MARK WARDLAW 
DIRECTOR 

 
 

PLANNING & DEVELOPMENT SERVICES 
5510 OVERLAND AVENUE, SUITE 310, SAN DIEGO, CA 92123 

www.sdcounty.ca.gov/pds 
 

KATHLEEN FLANNERY 
ASSISTANT DIRECTOR 
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 Minimum Lot Size:   N/A 
 Special Area Regulation:  B (Community Design Review Area) 
 
8. Description of project: 
 

The applicant is proposing a Rezone (REZ) and Site Plan (STP) for the development of 
an assisted care facility on approximately 3.9 acres of land within the Bonsall Community 
Plan area. The site is subject to the General Plan Regional Category Village, Land Use 
Designation Office Professional. Zoning for the site is Office Professional (C30).  The 
project includes a proposed zoning reclassification to change the zoning for the site from 
C30 (Office Professional) to C46 (Medical Center Use Regulations). The proposed use is 
allowed in C46 zone with an approval of a Site Plan, which is being processed 
concurrently. The project site is located on the corner of Thoroughbred Lane and State 
Route- 76.  
 
The project site is vacant. The proposed assisted care facility will consist of a total of 86 
beds in 56 assisted living units, and 24 memory care units. The proposed facility is 74,000 
square feet and will include amenities such as an outdoor swimming pool, a bocce field, 
and outdoor dining area, a sensory garden and a memory care garden.  The proposed 
facility will be licensed by the California Department of Social Services under Title 22, 
Division 6, Chapter 8. A total of 45 parking spaces will be located on-site for guests and 
employees. 

 
The site is undeveloped, and access would be provided by a proposed driveway 
connecting to Mission Road. Sewer and water services will be provided by the Rainbow 
Municipal District. Earthwork will consist of 44,275 cubic yards of cut and 3,650 cubic 
yards of fill (40,625 cubic yards of export).   
 

9. Surrounding land uses and setting (Briefly describe the project’s surroundings):  
 

The Project site is located in the community of Bonsall within unincorporated San Diego 
County. The Project site is bounded by Mission Road to the south and Thoroughbred 
Lane to the west. The north and east boundaries of the Project site are adjacent to single-
family residential uses, and approximately 0.2 miles north along State Route 76 is a large 
strip mall with restaurants, a movie theater, and other retail and commercial uses. 
Approximately 250 feet south of the project site across Mission Road is another strip mall 
and a gas station. Lands surrounding the project site are primarily rural residential and 
commercial uses, with some agricultural uses and vacant land. To the southeast of the 
site is State Route 76, which travels parallel and east of Thoroughbred Lane. The project 
site is approximately 140 feet northwest of State Route 76. The topography of the project 
site is relatively flat. 

 
10. Other public agencies whose approval is required (e.g., permits, financing approval, or 

participation agreement):  
 

Permit Type/Action Agency 
Site Plan County of San Diego 
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Rezone County of San Diego 

County Right-of-Way Permits 
Construction Permit 
Encroachment Permit 

County of San Diego 

Grading Permit 
Grading Permit Plan Change 

County of San Diego 

Improvement Plans County of San Diego 
Water District Approval Rainbow Municipal Water District 
Fire District Approval North County Fire Protection District 

 
11. Have California Native American tribes traditionally and culturally affiliated with the project 

area requested consultation pursuant to Public Resources Code §21080.3.1? If so, has 
consultation begun? 

 
         YES       NO 
                  
 

Note: Conducting consultation early in the CEQA process allows tribal governments, 
public lead agencies, and project proponents to discuss the level of environmental review, 
identify and address potential adverse impacts to tribal cultural resources, and to reduce 
the potential for delay and conflict in the environmental review process (see Public 
Resources Code §21083.3.2). Information is also available from the Native American 
Heritage Commission’s Sacred Lands File per Public Resources Code §5097.96 and the 
California Historical Resources Information System administered by the California Office 
of Historic Preservation. Please also note that Public Resources Code §21082.3(e) 
contains provisions specific to confidentiality. 

 
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The environmental factors 
checked below would be potentially affected by this project and involve at least one impact that 
is a “Potentially Significant Impact” or a “Less Than Significant With Mitigation Incorporated,” as 
indicated by the checklist on the following pages. 
 

Aesthetics Agriculture and Forest 
Resources 

Air Quality 

Biological Resources Cultural Resources Energy Use 

Geology & Soils Greenhouse Gas 
Emissions 

Hazards & Haz. Materials 

Hydrology & Water 
Quality 

Land Use & Planning Mineral Resources 

Noise Population & Housing Public Services 
Recreation Transportation Tribal Cultural Resources 
Utilities & Service 

Systems 
Wildfire Mandatory Findings of 

Significance 
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DETERMINATION: (To be completed by the Lead Agency) 
On the basis of this initial evaluation: 
 

 On the basis of this Initial Study, Planning & Development Services finds that the 
proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 
 

 On the basis of this Initial Study, Planning & Development Services finds that 
although the proposed project could have a significant effect on the environment, 
there will not be a significant effect in this case because revisions in the project 
have been made by or agreed to by the project proponent. A MITIGATED 
NEGATIVE DECLARATION will be prepared. 
 

 On the basis of this Initial Study, Planning & Development Services finds that the 
proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 
 

  May 29, 2020 
Signature 
 
Angelica Truong 

 
 

Date 
 
Land Use/Environmental Planner 

Printed Name  Title 
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INSTRUCTIONS ON EVALUATION OF ENVIRONMENTAL IMPACTS 
 
1. A brief explanation is required for all answers except “No Impact” answers that are adequately 

supported by the information sources a lead agency cites in the parentheses following each 
question. A “No Impact” answer is adequately supported if the referenced information sources 
show that the impact simply does not apply to projects like the one involved (e.g., the project falls 
outside a fault rupture zone). A “No Impact” answer should be explained where it is based on 
project-specific factors as well as general standards (e.g., the project will not expose sensitive 
receptors to pollutants, based on a project-specific screening analysis). 

 
2. All answers must take account of the whole action involved, including off-site as well as on-site, 

cumulative as well as project-level, indirect as well as direct, and construction as well as 
operational impacts. 

 
3. Once the lead agency has determined that a particular physical impact may occur, then the 

checklist answers must indicate whether the impact is potentially significant, Less Than Significant 
with Mitigation Incorporated, or less than significant. “Potentially Significant Impact” is appropriate 
if there is substantial evidence that an effect may be significant. If there are one or more 
“Potentially Significant Impact” entries when the determination is made, an EIR is required.  

 
4. “Less Than Significant with Mitigation Incorporated” applies where the incorporation of mitigation 

measures has reduced an effect from “Potentially Significant Impact” to a “Less Than Significant 
Impact.” The lead agency must describe the mitigation measures, and briefly explain how they 
reduce the effect to a less than significant level.  

 
5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA 

process, an effect has been adequately analyzed in an earlier EIR or negative declaration. Section 
15063(c)(3)(D). In this case, a brief discussion should identify the following: 
a) Earlier Analysis Used. Identify and state where they are available for review. 
b) Impacts Adequately Addressed. Identify which effects from the above checklist were within 

the scope of and adequately analyzed in an earlier document pursuant to applicable legal 
standards, and state whether such effects were addressed by mitigation measures based 
on the earlier analysis. 

c) Mitigation Measures. For effects that are “Less Than Significant With Mitigation 
Incorporated,” describe the mitigation measures that were incorporated or refined from the 
earlier document and the extent to which they address site-specific conditions for the 
project. 

 
6. Lead agencies are encouraged to incorporate into the checklist references to information sources 

for potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared 
or outside document should, where appropriate, include a reference to the page or pages where 
the statement is substantiated.  

 
7. The explanation of each issue should identify: 

a) The significance criteria or threshold, if any, used to evaluate each question; and 
b) The mitigation measure identified, if any, to reduce the impact to less than significance 
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I. AESTHETICS. Except as provided in Public Resources Code Section 21099 -- Would 
the project: 
a) Have a substantial adverse effect on a scenic vista? 
 

 Potentially Significant Impact  Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
A vista is a view from a particular location or composite views along a roadway or trail. Scenic 
vistas often refer to views of natural lands but may also be compositions of natural and 
developed areas, or even entirely of developed and unnatural areas, such as a scenic vista of a 
rural town and surrounding agricultural lands. What is scenic to one person may not be scenic 
to another, so the assessment of what constitutes a scenic vista must consider the perceptions 
of a variety of viewer groups. 
 
The items that can be seen within a vista are visual resources. Adverse impacts to individual 
visual resources or the addition of structures or developed areas may or may not adversely affect 
the vista. Determining the level of impact to a scenic vista requires analyzing the changes to the 
vista as a whole and also to individual visual resources. 
 
As described in the General Plan Update Environmental Impact Report (GPU EIR; County of 
San Diego 2011), the County contains visual resources affording opportunities for scenic vistas 
in every community. Resource Conservation Areas (RCAs) are identified within the GPU EIR 
and are the closest that the County comes to specifically designating scenic vistas. Many public 
roads in the County currently have views of RCAs or expanses of natural resources that would 
have the potential to be considered scenic vistas. Numerous public trails are also available 
throughout the County. New development can often have the potential to obstruct, interrupt, or 
detract from a scenic vista. 
 
Less than Significant Impact: The project site is located within the Bonsall Community 
Planning area (CPA), approximately 140 feet northwest of State Route 76 (SR-76) and southerly 
bounded by Mission Road. 
 
The existing project site is vacant. The proposed assisted care facility will consist of a total of 86 
beds in 56 assisted living units, and 24 memory care units. The proposed facility is 74,000 square 
feet and will include amenities such as an outdoor swimming pool, a bocce field, and outdoor 
dining area, a sensory garden and a memory care garden. Based on a site visit by County staff 
on July 2, 2019, the proposed project would not substantially change the composition of an 
existing scenic vista in a way that would adversely alter the visual quality or character of the 
view, as the Project is similar in scale to strip malls and commercial uses located north and south 
of the Project site along SR-76 and Thoroughbred Lane. The County has designated several 
RCAs in the Bonsall CPA. The proposed project is within a RCA and within the project viewshed 
is Mission Road, southerly adjacent to the project.  However, due to the project consistency with 
surrounding development and conformance with the Bonsall Design Guidelines, the proposed 
project would not pose a substantial adverse effect to this scenic vista.  Additionally, the project 
design follows the policies and guidelines set forth in the Bonsall Community Plan. Therefore, 
the proposed project will not have an adverse effect on a scenic vista.  
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The project will not result in cumulative impacts on a scenic vista because the proposed project 
viewshed and past, present and future projects within that viewshed were evaluated to determine 
their cumulative effects. Refer to XVIII. Mandatory Findings of Significance for a comprehensive 
list of the projects considered. Those projects listed in Section XVII are located within the scenic 
vista’s viewshed and will not contribute to a cumulative impact because all projects are designed 
to be compatible with the overall visual character of the area. Therefore, the project will not result 
in adverse project or cumulative impacts on a scenic vista. 
 
b) Substantially damage scenic resources, including, but not limited to, trees, rock 

outcroppings, and historic buildings within a state scenic highway? 
 

 Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
State scenic highways refer to those highways that are officially designated by the California 
Department of Transportation (Caltrans) as scenic (Caltrans - California Scenic Highway 
Program). Generally, the area defined within a State scenic highway is the land adjacent to and 
visible from the vehicular right-of-way. The dimension of a scenic highway is usually identified 
using a motorist’s line of vision, but a reasonable boundary is selected when the view extends 
to the distant horizon. The scenic highway corridor extends to the visual limits of the landscape 
abutting the scenic highway. 
 
No Impact: Based on a site visit completed on July 2, 2019, the proposed project is not located 
near or visible within the composite viewshed of a State scenic highway or County Designated 
Scenic Corridor and will not damage or remove visual resources within a State scenic highway 
or County Designated Scenic Corridor. The project site is located approximately 140 feet 
northwest of SR-76 and is southerly bounded by Mission Road.  Due to distance, topography 
and vegetation, the project site would not be visible.  Additionally, the project site is located 
approximately five miles west of what is designated as a State Scenic Highway.  Due to distance, 
the Project site would not be visible.  Therefore, the proposed project will not have any 
substantial adverse effect on a scenic resource within a State scenic highway. 
 
The project will not result in cumulative impacts on a scenic vista because the proposed project 
viewshed and past, present and future projects within that viewshed were evaluated to determine 
their cumulative effects. Refer to XVIII. Mandatory Findings of Significance for a comprehensive 
list of the projects considered. Those projects listed in Section XVII are located within the scenic 
vista’s viewshed and will not contribute to a cumulative impact because all projects are 
compatible with the existing viewshed. Therefore, the project will not result in any adverse project 
or cumulative level effect on a scenic resource within a State scenic highway. 
 
c) In non-urbanized areas, substantially degrade the existing visual character or quality of 

public views the site and its surroundings? (Public views are those that are experienced 
from publicly accessible vantage point). If the project is in an urbanized area, would the 
project conflict with applicable zoning and other regulations governing scenic quality? 

 
  Potentially Significant Impact   Less than Significant Impact 
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  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Visual character is the objective composition of the visible landscape within a viewshed. Visual 
character is based on the organization of the pattern elements line, form, color, and texture. 
Visual character is commonly discussed in terms of dominance, scale, diversity and continuity. 
Visual quality is the viewer’s perception of the visual environment and varies based on exposure, 
sensitivity and expectation of the viewers.  
 
Less than Significant Impact: The project site is in a non-urbanized area of the Bonsall 
community, located at the intersection of Thoroughbred Lane and Mission Road. The project site 
is currently vacant. The existing visual character and quality of the project site and surrounding 
can be characterized as single-family residential with commercial and retail uses north and south 
of the Project site along Thoroughbred Lane and SR-76. Much of the land directly east of the 
project site is developed as commercial and office use. Directly west and north are primarily 
single-family residences, but less than one quarter mile north of the Project site is a large strip 
mall with a movie theater and other retail and commercial uses. Mission Road bounds the 
southern portion of the Project site, and less than 250 feet beyond Mission Road is another strip 
mall and gas station. SR-76 runs parallel and east of Thoroughbred Lane. Viewer groups of the 
project site include those traveling along Mission Road to access either the commercial area 
east and south of the project site or the residential area to the north of the project site. Viewer 
exposure is limited due to travel speed past the property on Mission Road.  
 
The proposed project within the landscape would not detract from or contrast with the existing 
visual character and/or quality of the surrounding area for the following reasons: the design of 
the proposed assisted living facility is consistent with the character of the existing community; 
the proposed development is subject to design review by the County through a discretionary Site 
Plan Permit for conformance with the Bonsall Design Guidelines; and landscaping has been 
incorporated along Mission Road and Thoroughbred Lane for screening purposes. The location, 
size, and design of the proposed use would be compatible with adjacent uses due to the 
following reasons: the proposed care facility is similar to surrounding commercial parcels along 
SR-76, Thoroughbred Lane and Mission Road, and the Project will conform to the Bonsall 
Design Guidelines. Viewer exposure to the project would not be significant since the project has 
been designed to be compatible with surrounding use types. Therefore, the proposed project will 
not result in a substantial effect on the existing visual character or quality of the site and its 
surroundings. 
 
The project will not result in cumulative impacts on visual character or quality because the entire 
existing viewshed and a list of past, present and future projects within that viewshed were 
evaluated. Refer to XIX. Mandatory Findings of Significance for a comprehensive list of the 
projects considered. Those projects listed in Section XIX are located within the viewshed 
surrounding the project and will not contribute to a cumulative impact because the project would 
be visually integrated into the surroundings in an unobtrusive manner. Therefore, the project will 
not result in any adverse project or cumulative level effect on visual character or quality on-site 
or in the surrounding area. 
 
d) Create a new source of substantial light or glare, which would adversely affect day or 

nighttime views in the area? 
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  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The proposed project will use outdoor lighting and is located 
within Zone B as identified by the San Diego County Light Pollution Code, approximately 40 
miles from the Mount Laguna Observatory and approximately 22 miles from Palomar 
Observatory. The project will not adversely affect nighttime views or astronomical observations, 
because the project will conform to the Light Pollution Code (Section 51.201-51.209), including 
the Zone B lamp type and shielding requirements per fixture and hours of operation limitations 
for outdoor lighting and searchlights. 
 
The project will not contribute to significant cumulative impacts on day or nighttime views 
because the project will conform to the Light Pollution Code. The Code was developed by the 
San Diego County Planning & Development Services Department and Department of Public 
Works in cooperation with lighting engineers, astronomers, land use planner from San Diego 
Gas and Electric, Palomar and Mount Laguna observatories, and local community planning and 
sponsor groups to effectively address and minimize the impact of new sources light pollution on 
nighttime views. The standards in the Code are the result of this collaborative effort and establish 
an acceptable level for new lighting. Compliance with the Code is required prior to issuance of 
any building permit for any project. Mandatory compliance for all new building permits ensures 
that this project in combination with all past, present and future projects will not contribute to a 
cumulatively considerable impact. Therefore, compliance with the Code ensures that the project 
will not create a significant new source of substantial light or glare, which would adversely affect 
daytime or nighttime views in the area, on a project or cumulative level. 
 
In addition, the project’s outdoor lighting is controlled through the Site Plan Permit, which is 
consistent with the Light Pollution Code.  Therefore, the project will not create a significant new 
source of substantial light or glare. 
 
II. AGRICULTURE AND FORESTRY RESOURCES -- Would the project: 
 
a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide or Local 

Importance (Farmland), as shown on the maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the California Resources Agency, or other 
agricultural resources, to non-agricultural use? 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: The projects site is underlain with Placentia sandy loams, 9 to 15 percent slopes, 
which have been mapped “Prime Farmland Soils” by the Farmland Mapping and Monitoring 
Program (FMMP) of the California Resources Agency. However, the project site is vacant and 
does not operate agricultural activities on the parcel and is surrounded by developed residential 
lots.  Due to fire clearing, disturbed areas such as clearing and driveways, setback requirements 
and potential land use conflicts, the subject lot would not be considered a significant agricultural 
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resource. Due to the existing development and lack of available resources on the site, no 
agricultural resources would be converted to a non-agricultural use. 
 
b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: The project site is not under a Williamson Act Contract, nor is not surrounded by 
any such land. The closest preserve or Williamson Act Contract is approximately one mile 
northeast from the project site. Therefore, the project would not conflict with existing zoning for 
agricultural use, or a Williamson Act Contract. 
 
c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public 

Resources Code section 12220(g)), or timberland (as defined by Public Resources Code 
section 4526), or timberland zoned Timberland Production (as defined by Government 
Code section 51104(g))? 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: The project site including offsite improvements do not contain forest lands or 
timberland. The County of San Diego does not have any existing Timberland Production Zones. 
In addition, the project is consistent with existing zoning and a rezone of the property is not 
proposed. Therefore, project implementation would not conflict with existing zoning for, or cause 
rezoning of, forest land, timberland or timberland production zones 
 
d) Result in the loss of forest land, conversion of forest land to non-forest use, or involve 

other changes in the existing environment, which, due to their location or nature, could 
result in conversion of forest land to non-forest use? 
 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: The project site including any offsite improvements do not contain any forest lands 
as defined in Public Resources Code section 12220(g), therefore project implementation would 
not result in the loss or conversion of forest land to a non-forest use. In addition, the project is 
not located in the vicinity of offsite forest resources.  
 
e) Involve other changes in the existing environment, which, due to their location or nature, 

could result in conversion of Important Farmland or other agricultural resources, to non-
agricultural use? 

 
  Potentially Significant Impact   Less than Significant Impact 
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  Less Than Significant with Mitigation 
Incorporated   No Impact 

 
Less Than Significant Impact: The project site and surrounding area within a radius of one-
quarter mile includes lands designated as Farmland of Statewide Importance. However, the 
majority of the lots are developed with single-family residences and do not contain any active 
agricultural operations.  Additionally, per response II(b), the site is not a significant agricultural 
resource. Therefore, no Prime Farmland, Unique Farmland, Farmland of Statewide or Local 
Importance, or active agricultural operations will be converted to a non-agricultural use. 
 
III. AIR QUALITY -- Where available, the significance criteria established by the applicable air 
quality management district or air pollution control district may be relied upon to make the 
following determinations. Would the project: 
 
a) Conflict with or obstruct implementation of the San Diego Regional Air Quality Strategy 

(RAQS) or applicable portions of the State Implementation Plan (SIP)? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The regional air quality standards (RAQS) and State 
Implementation Plan (SIP) rely on the San Diego Association of Government’s (SANDAG) 
growth projections, which are developed based on proposed buildout of land uses identified in 
the County’s General Plan. Because the RAQS and SIP project future air quality conditions 
based on growth projections assuming buildout of the County’s General Plan, it is assumed that 
a project that generates fewer emissions than what is allowable under its existing General Plan 
designation would also comply with the RAQS and SIP. According to the 2016 RAQS, mobile 
sources are the largest contributor to air quality emissions, specifically emissions generated from 
operations of typical residential and commercial developments, and therefore can be used to 
define project intensity (i.e. less mobile emissions results in less land use intensity). 
 
The project proposes to rezone the site from an Office Professional (C30) land use to a Medical 
Center (C46) land use. The proposed project includes the development of a 74,000 square foot 
(SF), 80-bed assisted living and memory care facility with outdoor recreation space. 
 
The most intensive use that would be permitted under the existing General Plan land use 
designation (i.e. the use that would generate the greatest number of vehicle trips) would be a 
general office building. Based on the allowable 0.25 floor-area (FAR) of the site, up to 50,000 
SF of general office building would be permitted. The California Emissions Estimator Model 
(CalEEMod) Version 2016.3.2 estimated that the existing General Plan land use would generate 
551.5 ADT.  According to the project traffic study, the project would generate 238 ADT (Darnell 
and Associates, 2019). The comparison between the existing and proposed land use shows that 
the project generates fewer trips than the existing zoning designation allows and would be a less 
intense development than what is currently allowed on-site. Therefore, the proposed project is 
anticipated to generate fewer operational emissions than would otherwise have been accounted 
for within the General Plan.  
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Because mobile emissions, representing a significant majority of emissions generated during 
project operations, would be less than what was estimated in the RAQS, the project would be 
consistent with the RAQS and SIP. In addition, the construction and operational emissions from 
the project are anticipated to be below established screening-level thresholds (SLTs), as 
addressed under Question 3(b), and would not violate any ambient air quality standards. 
 
b) Result in a cumulatively considerable net increase of any criteria pollutant for which the 

project region is non-attainment under an applicable federal or state ambient air quality 
standard? 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
San Diego County is presently in non-attainment for the National and California Ambient Air 
Quality Standard (NAAQS and CAAQS, respectively) for ozone (O3).  San Diego County is also 
presently in non-attainment for concentrations of Particulate Matter less than or equal to 10 
microns (PM10) and Particulate Matter less than or equal to 2.5 microns (PM2.5) under the 
CAAQS. O3 is formed when VOCs and oxides of nitrogen (NOX) react in the presence of sunlight.  
VOC sources include any source that burns fuels (e.g., gasoline, natural gas, wood, oil); 
solvents; petroleum processing and storage; and pesticides.  Sources of PM10 and PM2.5 in both 
urban and rural areas include motor vehicles, wood burning stoves and fireplaces, dust from 
construction, landfills, agriculture, wildfires, brush/waste burning, and industrial sources of 
windblown dust from open lands. 
 
Less than Significant Impact: The project would contribute PM10, PM2.5, NOX, and VOC 
emissions from construction/grading activities; however, the incremental increase would not 
exceed established SLTs (see Appendix X). Additionally, grading activities associated with 
construction of the project would be subject to the County of San Diego Grading Ordinance and 
the SDAPCD Rule 55, which requires the implementation of dust control measures. The project 
would generate PM10, PM2.5, and NOX emissions during project operations primarily from mobile 
sources (i.e., vehicle trips), and VOCs from area (i.e. landscape maintenance equipment, 
cleaning products, and architectural coating) and mobile sources. The project would include 
project design features (PDFs) that would reduce operational air emissions such as high 
efficiency lighting and low VOC architectural coatings. The proposed project would not exceed 
the County’s SLTs during operations.  
 
The Air Quality Assessment identified potential cumulative projects in the vicinity that could be 
constructed at the same time, located approximate two miles away from the project site. 
Cumulative impacts could occur if the most intensive phases of construction for these projects 
occur simultaneous to similar phases for the Project. The most intensive construction phase for 
the project and for typical developments occurs during earthwork and grading activities. To 
mitigate any potential cumulative impacts from construction activities, the project would 
coordinate with County Staff to ensure earthwork activities would not occur simultaneously at 
project sites in close proximity, to the extent feasible.   
 

3 - 106

3 - 0123456789



BONSALL CAREFIELD FACILITY - 13 - May 29, 2020 
  
The project is proposing development that is of less intensity than the County’s General Plan, 
thus operational air emissions are considered to have been accounted for in the General Plan 
environmental review. The General Plan was prepared consistent with the RAQS and SIP. 
 
c) Expose sensitive receptors to substantial pollutant concentrations?  
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Sensitive receptors include schools (Preschool-12th Grade), hospitals, resident care facilities, 
day-care centers, residences, and other facilities that may house individuals with health 
conditions that would be adversely impacted by changes in air quality.  
 
Less than Significant Impact: The closest sensitive receptors to the project site include single-
family residential units adjacent to the north and south of the project site and the Bonsall 
Elementary School and Community Center located approximately 2,000 feet northeast of the 
project site. Emissions of potentially harmful pollutants, including diesel particulate matter and 
fugitive dust, would be generated on-site during construction activities. The project would be 
required to comply with the County of San Diego Grading Ordinance and SDAPCD Rule 55 
which would reduce potential emissions of fugitive dust. Further, the project would ensure that 
all construction equipment is equipped with Tier 4 engines with diesel particulate filters (DPF), 
which would reduce emissions of DPM. Construction emissions would be temporary and would 
not expose sensitive receptors to harmful concentrations of air pollutants.  
 
County guidelines call for a CO hotspot analysis if the project would cause an intersection to 
operate at a level of service (LOS) E or F with peak-hour trips to exceed 3,000. The Project 
would generate approximately 238 ADT during operation (Darnell and Associates, 2019). The 
project generated trips would not degrade the operations of any intersections in the project 
vicinity from an acceptable LOS to LOS E or F. The project’s traffic generation would not warrant 
a CO-hotspot analysis, and therefore is not anticipated to expose sensitive receptors to 
substantial CO concentrations from vehicles. 
 
As indicated in Question 3(b), NAAQS and CAAQS would not be exceeded for both operations 
and construction and would not expose sensitive receptors to an incremental health risk. In 
addition, the implementation of Tier 4 construction equipment with DPF would reduce onsite 
PM10 from construction exhaust emissions (i.e. DPM), reducing inhalation cancer risk to a less 
than significant level. 
 
d) Result in other emissions (such as those leading to odors) adversely affecting a 

substantial number of people?  
 

  Potentially Significant Impact   Less than Significant Impact 

  Less Than Significant with Mitigation 
Incorporated   No Impact 
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Less than Significant Impact: The project could produce objectionable odors during 
construction from paving, painting, and equipment operation; however, these substances, if 
present at all, would be minimal and temporary.  
 
For operations, the County Guidelines for Determining Significance and Report Format and 
Content Requirements for Air Quality (2007) includes a list of odor-producing uses that are 
typically recognized (e.g. wastewater treatment facilities, animal facilities, or restaurants). An 
assisted living and memory case facility is not listed and would therefore not be a significant 
odor causing source. Based on this, the Project would not result in significant odors during 
operations, and impacts would be less than significant.  
 
IV. BIOLOGICAL RESOURCES -- Would the project: 
 
a) Have a substantial adverse effect, either directly or through habitat modifications, on any 

species identified as a candidate, sensitive, or special status species in local or regional 
plans, policies, or regulations, or by the California Department of Fish and Wildlife or 
CDFWU.S. Fish and Wildlife Service? 

 
  Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: Based on an analysis of the County’s Geographic Information System (GIS) records, 
the County’s Comprehensive Matrix of Sensitive Species, and a Biological Resources Report 
dated July 2019 prepared by Everett and Associates, it has been determined that no native 
vegetation communities or habitats exist on or adjacent to the site because it has been 
completely disturbed. Therefore, the project will not have a substantial adverse effect on any 
candidate, sensitive, or special status species and would not contribute to cumulative impacts 
to these designated species. 

b) Have a substantial adverse effect on any riparian habitat or other sensitive natural 
community identified in local or regional plans, policies, regulations or by the California 
Department of Fish and Wildlife or US Fish and Wildlife Service? 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: Based on an analysis of the County’s Geographic Information System (GIS) records, 
the County’s Comprehensive Matrix of Sensitive Species, and a Biological Resources Report 
dated July 2019 prepared by Everett and Associates, it has been determined that the proposed 
project site does not contain any riparian habitat or other sensitive natural communities as 
defined by the County of San Diego Multiple Species Conservation Program (MSCP), County of 
San Diego Resource Protection Ordinance (RPO), Natural Community Conservation Plan 
(NCCP), Fish and Wildlife Code, Endangered Species Act, Clean Water Act, or any other local 
or regional plans, policies or regulations. In addition, no riparian habitat or other sensitive natural 
community has been identified within or adjacent to the area proposed for off-site impacts 
resulting from road improvements, utility extensions, etc. Therefore, the project will not have a 
substantial adverse effect on any riparian habitat or other sensitive natural community.  

3 - 108

3 - 0123456789



BONSALL CAREFIELD FACILITY - 15 - May 29, 2020 
  
c) Have a substantial adverse effect on state or federally protected wetlands (including, but 

not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means? 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: Based on an analysis of the County’s Geographic Information System (GIS) records, 
the County’s Comprehensive Matrix of Sensitive Species, and a Biological Resources Report 
dated July 2019 prepared by Everett and Associates, it has been determined that the proposed 
project site does not contain any wetlands as defined by Section 404 of the Clean Water Act, 
including, but not limited to, marsh, vernal pool, stream, lake, river or water of the U.S., that could 
potentially be impacted through direct removal, filling, hydrological interruption, diversion or 
obstruction by the proposed development. Therefore, no impacts will occur to wetlands defined 
by Section 404 of the Clean Water Act and under the jurisdiction of the Army Corps of Engineers. 

 
d) Interfere substantially with the movement of any native resident or migratory fish or wildlife 

species or with established native resident or migratory wildlife corridors, or impede the 
use of native wildlife nursery sites? 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: Based on an analysis of the County’s Geographic Information 
System (GIS) records, the County’s Comprehensive Matrix of Sensitive Species, and a 
Biological Resources Report dated July 2019 prepared by Everett and Associates, it has been 
determined that the site has limited biological value and impedance of the movement of any 
native resident or migratory fish or wildlife species, the use of an established native resident or 
migratory wildlife corridors, and the use of native wildlife nursery sites would not be expected as 
a result of the proposed project due to the project site being completely surrounded by 
development. 

e) Conflict with the provisions of any adopted Habitat Conservation Plan, Natural 
Communities Conservation Plan, other approved local, regional or state habitat 
conservation plan or any other local policies or ordinances that protect biological 
resources? 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less Than Significant Impact: Refer to the attached Ordinance Compliance Checklist dated 
May 29, 2020 for further information on consistency with any adopted Habitat Conservation Plan, 
Natural Communities Conservation Plan, other approved local, regional or state habitat 
conservation plan, including, Habitat Management Plans (HMP), Special Area Management 
Plans (SAMP), or any other local policies or ordinances that protect biological resources 

3 - 109

3 - 0123456789



BONSALL CAREFIELD FACILITY - 16 - May 29, 2020 
  
including the Multiple Species Conservation Program (MSCP), Biological Mitigation Ordinance, 
Resource Protection Ordinance (RPO), Habitat Loss Permit (HLP). 
  
 
V. CULTURAL RESOURCES -- Would the project: 
a) Cause a substantial adverse change in the significance of a historical resource pursuant 

to §15064.5? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: Based on an analysis of County of San Diego archaeology resource files, historic 
records, maps, and aerial photographs by County of San Diego staff archaeologist, Donna Beddow, 
it has been determined that the project site does not contain any historical resources. Therefore, the 
project would not result in impacts to historical resources. 
 
b) Cause a substantial adverse change in the significance of an archaeological resource 

pursuant to §15064.5? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less Than Significant With Mitigation Incorporated: 
Based on an analysis of County of San Diego archaeology resource files, historic records, maps, and 
aerial photographs by County of San Diego staff archaeologist, Donna Beddow, it has been 
determined that the project site does not contain any archaeological resources. Therefore, the 
project would not result in impacts to archaeological resources. However, the project site is 
sensitive for resources, therefore Mitigation Measure MM-CUL-1, an archaeological monitoring 
program outlined below, will be required. Impacts will be reduced to Less than Significant with 
mitigation incorporated. 
 
Archaeological Monitoring 
 

• Pre-Construction 
o Contract with a County approved archaeologist to perform archaeological monitoring 

and a potential data recovery program during all earth-disturbing activities. The Project 
Archaeologist shall perform the monitoring duties before, during and after 
construction.   

o Pre-construction meeting to be attended by the Project Archaeologist and Luiseno 
Native American monitor to explain the monitoring requirements. 

 
• Construction 

o Monitoring. Both the Project Archaeologist and Luiseno Native American monitor are 
to be onsite during earth disturbing activities.  The frequency and location of 
monitoring of native soils will be determined by the Project Archaeologist in 
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consultation with the Luiseno Native American monitor.  Both the Project 
Archaeologist and Luiseno Native American monitor will evaluate fill soils to ensure 
that they are negative for cultural resources   

 
o If cultural resources are identified: 
 Both the Project Archaeologist and Luiseno Native American monitor have the 

authority to divert or temporarily halt ground disturbance operations in the area of 
the discovery. 

 The Project Archaeologist shall contact the County Archaeologist at the time of 
discovery.   

 The Project Archaeologist in consultation with the County Archaeologist and 
Luiseno Native American shall determine the significance of discovered resources. 

 Construction activities will be allowed to resume after the County Archaeologist 
has concurred with the significance evaluation. 

 Isolates and non-significant deposits shall be minimally documented in the field.  
Should the isolates and non-significant deposits not be collected by the Project 
Archaeologist, the Luiseno Native American monitor may collect the cultural 
material for transfer to a Tribal curation facility or repatriation program. 

 If cultural resources are determined to be significant, a Research Design and Data 
Recovery Program shall be prepared by the Project Archaeologist in consultation 
with the Luiseno Native American monitor and approved by the County 
Archaeologist.  The program shall include reasonable efforts to preserve (avoid) 
unique cultural resources of Sacred Sites; the capping of identified Sacred Sites 
or unique cultural resources and placement of development over the cap if 
avoidance is infeasible; and data recovery for non-unique cultural resources.  The 
preferred option is preservation (avoidance). 

 
o Human Remains. 
 The Property Owner or their representative shall contact the County Coroner and 

the PDS Staff Archaeologist. 
 Upon identification of human remains, no further disturbance shall occur in the 

area of the find until the County Coroner has made the necessary findings as to 
origin. If the human remains are to be taken offsite for evaluation, they shall be 
accompanied by the Luiseno Native American monitor. 

 If the remains are determined to be of Native American origin, the Most Likely 
Descendant (MLD), as identified by the Native American Heritage Commission 
(NAHC), shall be contacted by the Property Owner or their representative in order 
to determine proper treatment and disposition of the remains. 

 The immediate vicinity where the Native American human remains are located is 
not to be damaged or disturbed by further development activity until consultation 
with the MLD regarding their recommendations as required by Public Resources 
Code Section 5097.98 has been conducted. 

 Public Resources Code §5097.98, CEQA §15064.5 and Health & Safety Code 
§7050.5 shall be followed in the event that human remains are discovered. 

 
• Rough Grading 

o Monitoring Report. Upon completion of Rough Grading, a monitoring report shall be 
prepared identifying whether resources were encountered.  A copy of the monitoring 
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report shall be provided to the South Coastal Information Center and any culturally-
affiliated tribe who requests a copy. 

 
• Final Grading 

o Final. Report. A final report shall be prepared substantiating that earth-disturbing 
activities are completed and whether cultural resources were encountered.  A copy of 
the final report shall be submitted to the South Coastal Information Center, the 
Pechanga Band of Luiseno Indians, the Rincon Band of Luiseno Indians, the San Luis 
Rey Band of Mission Indians, and any culturally-affiliated tribe who requests a copy. 

 
o Cultural Material Conveyance 
 The final report shall include evidence that all prehistoric materials have been 

curated at a San Diego curation facility or Tribal curation facility that meets federal 
standards per 36 CFR Part 79, or alternatively have been repatriated to a culturally 
affiliated tribe.   

 The final report shall include evidence that all historic materials have been curated 
at a San Diego curation facility that meets federal standards per 36 CFR Part 79.   

 
c) Disturb any human remains, including those interred outside of dedicated cemeteries? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: Based on an analysis of records and a survey of the property by a County of San 
Diego staff archaeologist, Donna Beddow, it has been determined that the project will not disturb 
any human remains because the project site does not include a formal cemetery or any 
archaeological resources that might contain interred human remains.  
 
VI. ENERGY USE -- Would the project: 
 
a) Result in potentially significant environmental impact due to wasteful, inefficient, or 

unnecessary consumption of energy resources, during project construction or 
operation? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The Project would result in the use of electricity, natural gas, 
petroleum, and other consumption of energy resources during both the construction and 
operation phases of the project; however, the consumption is not expected to be wasteful, 
inefficient, or unnecessary for the following reasons.  
 
Construction of the facility is estimated to take three (3) months and requires minimal grading.  
No structures are proposed as part of the project for construction.  Grading disturbance would 
result in 44,735 cubic yards of cut, 3,650 cubic yards of fill, and 40,625 cubic yards of export 
earthwork.  Offsite improvements consist of construction of asphalt concrete driveways off of 
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Mission Road for main and secondary access.  As a result of this minimal construction activity, 
the project would not be expected to result in wasteful, inefficient or unnecessary consumption 
of energy resources during the construction phase of the project. Additionally, consistency with 
General Plan policies COS-14.10, C0S-15.1, and COS-17.2 reduce the environmental impact 
during construction by requiring that low-emission construction vehicles, Tier 4 or higher, be 
utilized; that the building be designed and constructed using materials and techniques which 
maximize energy efficiency, incorporate recycled materials, and reduce emissions; and that 
construction and demolition debris be reduced, reused, and recycled. The project would also 
be designed according to the most recent 2016 Title 24 or future, more stringent versions of 
Title 24 that are applicable as the project is built out. Part 6 of Title 24 specifically establishes 
energy efficiency standards for residential buildings constructed in the State of California to 
reduce energy demand and consumption.  These requirements are applicable to the 
development of the assisted care facility.   
 
 
The operation of the project is expected to result in 238 average daily trips.  According to the 
Bay Area Air Quality Management District CEQA Guidelines for Assessing the Air Quality 
Impacts of Projects and Plans, projects that generate less than 2,000 ADT are below the 
screening-level criteria established by the guidelines.  Using the above guideline as a 
reference, the project would not be expected to result in wasteful, inefficient, or unnecessary 
consumption of energy resources for vehicle trips for air quality purposes.  Furthermore, the 
proposed project is consistent with the County’s Climate Action Plan (CAP) and General Plan 
through the implementation of the measures identified in the County’s CAP Checklist. These 
measures include tankless electric or gas water heaters and electric heat pumps, water 
efficient appliances and plumbing fixtures, EnergyStar appliances, and low-flow plumbing 
compliant with the CALGreen Code which should reduce emissions by up to 20%. 
Furthermore, the Project will demonstrate a 40-percent reduction in outdoor water use and 
install multiple trees throughout and surrounding the facility. Additional energy-efficient 
measures include the installation of LED lighting and 75% diversion of waste and recyclables. 
County staff analysis of GHG emissions determined that the proposed Project would generate 
200 MT CO2e fewer GHG emissions annually than would be produce under a general plan 
buildout scenario. Therefore, the construction and operation of the residential project is not 
expected to result in the wasteful or inefficient use of energy. 
 
b) Conflict with or obstruct a state or local plan for renewable energy or energy efficiency? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The proposed project is for the construction and operation of an 
assisted care facility.   As stated in response VI(a), the project would be required to meet Title 
24 for energy efficiency standard.  Additionally, a CAP Checklist has been prepared for the 
project and is therefore consistent with the County’s Climate Action Plan, and County staff 
analysis determined that the proposed Project would generate 200 MT CO2e fewer GHG 
emissions annually than would be produce under a general plan buildout scenario. Furthermore, 
the Project is consistent with General Plan policies COS-14.3, COS-14.7, COS14.10, COS-15.1, 
COS-15.4, COS-17.1, and COS-17.2, which require the incorporation of alternative energy 
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sources, utilization of low emission construction vehicles, implementation of energy-efficient 
building design features, and reduction of solid waste during construction and operation. 
Therefore, the project would not conflict with or obstruct a state or local plan for renewable 
energy or energy efficiency.  Therefore, impacts would be less than significant.  
 
VII. GEOLOGY AND SOILS -- Would the project: 
 
a) Directly or indirectly cause potential substantial adverse effects, including the risk of loss, 

injury, or death involving: 
 

i. Rupture of a known earthquake fault, as delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or 
based on other substantial evidence of a known fault? Refer to Division of Mines 
and Geology Special Publication 42. 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: The project is not located in a fault rupture hazard zone identified by the 
Alquist-Priolo Earthquake Fault Zoning Act, Special Publication 42, Revised 1997, Fault-Rupture 
Hazards Zones in California, or located within any other area with substantial evidence of a 
known fault. Therefore, there will be no impact from the exposure of people or structures to 
adverse effects from a known fault-rupture hazard zone as a result of this project. 
 

ii. Strong seismic ground shaking? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: To ensure the structural integrity of all buildings and structures, 
the project must conform to the Seismic Requirements as outlined within the California Building 
Code. The County Code requires a soils compaction report with proposed foundation 
recommendations to be approved before the issuance of a building permit. Therefore, 
compliance with the California Building Code and the County Code ensures the project will not 
result in a potentially significant impact from the exposure of people or structures to potential 
adverse effects from strong seismic ground shaking. 
 

iii. Seismic-related ground failure, including liquefaction? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The project site is within a “Potential Liquefaction Area” as 
identified in the County Guidelines for Determining Significance for Geologic Hazards. According 
to the review of the Project site by a County Staff Hydrogeologist, in-situ soil densities are 
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expected to be sufficiently high to preclude liquefaction. To ensure no impacts would occur, a 
soils compaction report would be required prior to all ground disturbance activities. Additionally, 
site-specific engineering design and conformance with the Seismic Requirements as outlined in 
the California Building Code would cause impacts due to liquefaction to be less than significant. 
 

iv. Landslides? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The project site is within a “Landslide Susceptibility Area", 
Landslide Category “Low”, as identified in the County Guidelines for Determining Significance 
for Geologic Hazards. Landslide Susceptibility Areas were developed based on landslide risk 
profiles included in the Multi-Jurisdictional Hazard Mitigation Plan, San Diego, CA (URS, 2004). 
Landslide risk areas from this plan were based on data including steep slopes (greater than 
25%); soil series data (SANDAG based on USGS 1970s series); soil-slip susceptibility from 
USGS; and Landslide Hazard Zone Maps (limited to western portion of the County) developed 
by the California Department of Conservation, Division of Mines and Geology (DMG). Also 
included within Landslide Susceptibility Areas are gabbroic soils on slopes steeper than 15% in 
grade because these soils are slide prone. Based on the review of the Project by County Staff 
Hydrogeologist, in conjunction with the flat topography of the site, potential hazards associated 
with landslides are less than significant. In addition, a soils compaction report with proposed 
foundation recommendation would be required to be approved before the issuance of a building 
permit.   
 
b) Result in substantial soil erosion or the loss of topsoil? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: According to the Soil Survey of San Diego County, the soils on-
site are identified as sandy loams that have a soil erodibility rating ranging from slight to severe. 
However, the project will not result in substantial soil erosion or the loss of topsoil because the 
project will be required to comply with the Watershed Protection Ordinance (WPO) and Grading 
Ordinance which will ensure that the project would not result in any unprotected erodible soils, 
will not alter existing drainage patters, and will not develop steep slopes.  Additionally, the project 
will be required to implement Best Management Practices (BMPs) to prevent fugitive sediment.  
Impacts are less than significant. 
 
c) Be located on a geologic unit or soil that is unstable, or that would become unstable as a 

result of the project, and potentially result in an on- or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

 
  Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated   No Impact 

3 - 115

3 - 0123456789



BONSALL CAREFIELD FACILITY - 22 - May 29, 2020 
  
 
Less than Significant Impact: The proposed project involves 44,735 cubic yards of cut, 3,650 
cubic yards of fill, and 40,625 cubic yards of export earthwork. In order to assure that any 
proposed buildings (including those proposed on the project site) are adequately supported 
(whether on native soils, cut or fill), a Soils Engineering Report is required as part of the Building 
Permit process. This Report would evaluate the strength of underlying soils and 
make recommendations on the design of building foundation systems. The Soils Engineering 
Report must demonstrate that a proposed building meets the structural stability standards 
required by the California Building Code. The report must be approved by the County prior to 
the issuance of a Building Permit. With this standard requirement, impacts would be less than 
significant. For further information regarding landslides, liquefaction, and lateral spreading, refer 
to VI Geology and Soils, Question a., iii-iv listed above.  
 
d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code 

(1994), creating substantial direct or indirect risks to life or property? 
 

 Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The project is located on expansive soils as defined within Table 
18-I-B of the Uniform Building Code (1994).  This was confirmed by staff review of the Soil 
Survey for the San Diego Area, prepared by the US Department of Agriculture, Soil Conservation 
and Forest Service dated December 1973.  The soils on-site are PeD2, Placentia sandy loams, 
which have high shrink-well behavior, and VaB, Visalia sandy loams, which have low shrink-
swell behavior. However, the project will not have any significant impacts because the project is 
required to comply with the improvement requirements identified in the 1997 Uniform Building 
Code, Division III – Design Standard for Design of Slab-On-Ground Foundations to Resist the 
Effects of Expansive Soils and Compressible Soils, which ensure suitable structure safety in 
areas with expansive soils.  Therefore, these soils will not create substantial risks to life or 
property. 
 
e) Have soils incapable of adequately supporting the use of septic tanks or alternative 

wastewater disposal systems where sewers are not available for the disposal of 
wastewater? 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The project will rely on public water and sewer for the disposal 
of wastewater. A service availability letter from the Rainbow Municipal Water District, indicating 
that the facility has adequate capacity for the project’s wastewater disposal needs, will be 
submitted as part of the building permit process. No septic tanks of alternative wastewater 
disposal systems are proposed. 
 
f) Directly or indirectly destroy a unique paleontological resource or site or geologic 

feature? 
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  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
San Diego County has a variety of geologic environments and geologic processes which 
generally occur in other parts of the state, country, and the world.  However, some features stand 
out as being unique in one way or another within the boundaries of the County. 
 
No Impact:  A review of the County’s Paleontological Resources Maps indicates that the project 
is located entirely on plutonic igneous rock and has no potential for producing fossil remains. 
The site does not contain any unique geologic features that have been listed in the County’s 
Guidelines for Determining Significance for Unique Geology Resources nor does the site support 
any known geologic characteristics that have the potential to support unique geologic features.   
 
VIII. GREENHOUSE GAS EMISSIONS – Would the project 
 
a) Generate greenhouse gas (GHG) emissions, either directly or indirectly, that may have a 

significant impact on the environment? 
 

  Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The project would generate GHG emissions during construction 
activities and on-site operational activities. The County of San Diego adopted a CAP, which 
outlines actions that the County will take to meet its GHG emissions reduction targets consistent 
with state guidance. Implementation of the CAP requires that new development projects 
incorporate applicable reduction measures in the project design, consistent with CAP measures. 
Project’s determined to be consistent with the CAP would thus be considered to have a less than 
significant cumulative GHG emissions impact. The project is consistent with the CAP as 
demonstrated through the completion of the CAP Consistency Review Checklist (Checklist) and 
would result in less than cumulatively considerable impact to GHG emissions. 
 
The CAP Checklist contains two steps: (1) Land Use Consistency; and (2) CAP Measures 
Consistency. The proposed project would implement all applicable measures identified in the 
Checklist and would therefore be consistent with the County’s CAP.  Though the project’s 
proposed use would be considered “Medical Center,” the project would accommodate assisted 
living facilities. To the extent feasible, measures applicable to residential uses were applied to 
the assisted care units to demonstrate consistency with building efficiency measures. The 
proposed measures to incorporate from the CAP Checklist include the following: 

• Water Heating Systems: The project will install either tankless electric or gas water 
heaters, or electric heat pump water heaters that provide water for each assisted care 
unit consistent with the requirements for residential uses.  

• Water‐Efficient Appliances and Plumbing Fixtures: The project will install water 
efficient kitchen faucets and energy efficient appliances in each assisted care unit 
consistent with the requirements for residential uses.  
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• Rain Barrel Installations: If applicable incentive or rebates are available for rain barrel 
installation, the project will install if feasible.  

• Reduce Outdoor Water Use: The project would comply with the County’s Water 
Conservation in Landscaping Ordinance by submitting a landscape documentation 
package which is required to demonstrate a 40 percent reduction in outdoor water 
use. 

• Tree Planting: The project will plant a minimum of two trees on site.  
 
 
b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing 

the emissions of greenhouse gases? 
 
  Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The CAP was developed based on the County’s General Plan 
land use and population projections. Therefore, projects that are consistent with General Plan 
land use designations would not inhibit the County from achieving its GHG emission reduction 
targets consistent with AB 32 and SB 32. The existing site is zoned Office Professional (C30) 
and the project proposes to rezone to Medical Center (C46). The GHG analysis (Appendix X) 
concludes that annual emissions generated by the proposed project would be less than 
emissions generated by a use consistent with the existing land use designation. Emissions 
projections included in the CAP were based on maximum allowable, General Plan consistent 
projects. Because emissions are less than those projected by an existing allowable use, the 
proposed project would be consistent with the County General Plan and the project would not 
deter the County from meeting its GHG emission reduction targets. 
 
Furthermore, as described under 3(a) above, the project demonstrates consistency with the 
applicable GHG reduction measures through completion of the County’s CAP Checklist. As 
such, the project is consistent with the County’s General Plan and CAP, which were developed 
to support the goals and requirements of State legislation and recommendations. Thus, the 
project would not conflict with any applicable plan, policy or regulation adopted for the purpose 
of reducing GHG emissions. 
 
IX. HAZARDS AND HAZARDOUS MATERIALS -- Would the project: 
 
a) Create a significant hazard to the public or the environment through the routine transport, 

storage, use, or disposal of hazardous materials or wastes or through reasonably 
foreseeable upset and accident conditions involving the release of hazardous materials 
into the environment? 

 
  Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: The project will not create a significant hazard to the public or the environment 
because it does not propose the storage, use, transport, emission, or disposal of Hazardous 
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Substances, nor are Hazardous Substances proposed or currently in use in the immediate 
vicinity.  In addition, the project does not propose to demolish any existing structures onsite and 
therefore would not create a hazard related to the release of asbestos, lead based paint or other 
hazardous materials from demolition activities.  
 
b) Emit hazardous emissions or handle hazardous or acutely hazardous materials, 

substances, or waste within one-quarter mile of an existing or proposed school? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: One school, the Pathways Academy Charter School, is within a quarter mile of the 
project site. However, the project does not propose the handling, storage, or transport of 
hazardous materials. Therefore, the project will not have any effect on an existing or proposed 
school. 
 
c) Be located on a site which is included on a list of hazardous materials sites compiled 

pursuant to Government Code Section 65962.5, or is otherwise known to have been 
subject to a release of hazardous substances and, as a result, would it create a significant 
hazard to the public or the environment? 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less Than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: Based on a regulatory database search, the project site has not been subject to a 
release of hazardous substances. The project site is not included in any of the following lists or 
databases: the State of California Hazardous Waste and Substances sites list compiled pursuant 
to Government Code Section 65962.5., the San Diego County Hazardous Materials 
Establishment database, the San Diego County DEH Site Assessment and Mitigation (SAM) 
Case Listing, the Department of Toxic Substances Control (DTSC) Site Mitigation and 
Brownfields Reuse Program Database (“CalSites” Envirostor Database), the Resource 
Conservation and Recovery Information System (RCRIS) listing, the EPA’s Superfund CERCLIS 
database or the EPA’s National Priorities List (NPL). Additionally, the project does not propose 
structures for human occupancy or significant linear excavation within 1,000 feet of an open, 
abandoned, or closed landfill, is not located on or within 250 feet of the boundary of a parcel 
identified as containing burn ash (from the historic burning of trash), is not on or within 1,000 
feet of a Formerly Used Defense Site (FUDS), does not contain a leaking Underground Storage 
Tank, and is not located on a site with the potential for contamination from historic uses such as 
intensive agriculture, industrial uses, a gas station or vehicle repair shop.  The proposed project 
is for an assisted living facility, which would not create a significant hazard to the public or 
environment.  Therefore, no impacts would occur. 
 
d) For a project located within an airport land use plan or, where such a plan has not been 

adopted, within two miles of a public airport or public use airport, would the project result 
in a safety hazard or excessive noise for people residing or working in the project area? 
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  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The proposed project is not located within an Airport Land Use 
Compatibility Plan (ALUCP), an Airport Influence Area, or a Federal Aviation Administration 
Height Notification Surface. Also, the project does not propose construction of any structure 
equal to or greater than 150 feet in height, constituting a safety hazard to aircraft and/or 
operations from an airport or heliport. Therefore, the project will not constitute a safety hazard 
for people residing or working in the area.  
 
e) Impair implementation of or physically interfere with an adopted emergency response 

plan or emergency evacuation plan? 
 

  Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated   No Impact 

 
The following sections summarize the project’s consistency with applicable emergency response 
plans or emergency evacuation plans. 
 
i. OPERATIONAL AREA EMERGENCY PLAN AND MULTI-JURISDICTIONAL HAZARD 

MITIGATION PLAN: 
 
Less than Significant Impact: The Operational Area Emergency Plan is a comprehensive 
emergency plan that defines responsibilities, establishes an emergency organization, defines 
lines of communications, and is designed to be part of the statewide Standardized Emergency 
Management System. The Operational Area Emergency Plan provides guidance for emergency 
planning and requires subsequent plans to be established by each jurisdiction that has 
responsibilities in a disaster situation. The Multi-Jurisdictional Hazard Mitigation Plan includes 
an overview of the risk assessment process, identifies hazards present in the jurisdiction, hazard 
profiles, and vulnerability assessments. The plan also identifies goals, objectives and actions for 
each jurisdiction in the County of San Diego, including all cities and the County unincorporated 
areas. The project will not interfere with this plan because it will not prohibit subsequent plans 
from being established or prevent the goals and objectives of existing plans from being carried 
out. 
 
ii. SAN DIEGO COUNTY NUCLEAR POWER STATION EMERGENCY RESPONSE 

PLAN 
 
No Impact: The San Diego County Nuclear Power Station Emergency Response Plan will not be 
interfered with by the project due to the location of the project, plant and the specific requirements of 
the plan. The emergency plan for the San Onofre Nuclear Generating Station includes an emergency 
planning zone within a 10-mile radius. All land area within 10 miles of the plant is not within the 
jurisdiction of the unincorporated County and as such a project in the unincorporated area is not 
expected to interfere with any response or evacuation. 
 
iii. OIL SPILL CONTINGENCY ELEMENT 
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No Impact: The Oil Spill Contingency Element will not be interfered with because the project is not 
located along the coastal zone or coastline. 
 
iv. EMERGENCY WATER CONTINGENCIES ANNEX AND ENERGY SHORTAGE 

RESPONSE PLAN 
 
No Impact: The Emergency Water Contingencies Annex and Energy Shortage Response Plan will 
not be interfered with because the project does not propose altering major water or energy supply 
infrastructure, such as the California Aqueduct. 
 
v. DAM EVACUATION PLAN 
 
No Impact: The Dam Evacuation Plan will not be interfered with because, although Mission 
Road is within a dam inundation zone, the proposed project and associated activities are located 
outside of the dam inundation zone. In addition, the portion of the parcel where the proposed 
project would be located is at a higher elevation than the portion of the parcel which is within the 
dam inundation zone. According to the Drainage Study prepared by Tory R. Walker Engineering 
on October 17, 2019, the proposed project would not alter the existing drainage pattern, which 
flows in the direction of the lower portion of the site that is located in the dam inundation zone. 
Additionally, the mitigated peak flow would be less than the existing peak flow with the 
incorporation of biofiltration basins on site. Therefore, no development activities or changes in 
drainage flow on site would interfere with a Dam Evacuation Plan. 
 
f) Expose people or structures, either directly or indirectly, to a significant risk of loss, injury 

or death involving wildland fires? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The proposed project is located within a County identified 
Wildland Urban Interface (WUI) zone. A WUI is defined as an area where development is in 
proximity to open space or lands with native vegetation and habitat that are prone to brush fires. 
Most of the unincorporated County is within the WUI. In addition, CAL FIRE has mapped areas 
of significant fire hazards throughout the state and classifies lands different Fire Hazard Severity 
Zones (FHSZ) based upon fuels, terrain, weather, and other relevant factors. The FHSZ are 
divided into three levels of fire hazard severity: Moderate, High and Very High. The majority of 
the County is in the High and Very High FHSZ. The project site is located within the Very High 
FHSZ.  
 
The proposed Project is located within the jurisdiction of the County of San Diego Fire Authority, 
North County Fire Protection District.  A Fire Service Availability Letter dated April 12, 2019 has 
been received from the North County Fire Protection District.  Pursuant to the approved Fire 
Service Availability Letter and the Fire Protection Plan for the project submitted to the San Diego 
County Fire Authority on March 11, 2019, the Project would not expose people or structures, 
either directly or indirectly, to a significant risk of loss, injury or death involving wildland fires.  
The site location is approximately 0.11 miles from the nearest fire station with an expected 

3 - 121

3 - 0123456789



BONSALL CAREFIELD FACILITY - 28 - May 29, 2020 
  
emergency response travel time to the project of less than five minutes.  The project site would 
meet the maximum travel time allowed pursuant to the Safety Element of ten (10) minutes.  The 
project site would also be required to implement fire safety measures discussed further below.   
 
The project would not expose people or structures to a significant risk of loss, injury or death 
involving wildland fires because the project would comply with the regulations relating to 
emergency access, water supply, and defensible space specified in the Consolidated Fire Code 
for the 16 Fire Protection Districts in San Diego County. Implementation of these fire safety 
standards will occur during the Major Use Permit and/or building permit process. Therefore, 
based on the location of the project and review of the project by County staff, through compliance 
with the Consolidated Fire Code and through compliance with the San Diego County Fire 
Authority, the project is not anticipated to expose people or structures to a significant risk of loss, 
injury or death involving hazardous wildland fires. Moreover, the project will not contribute to a 
cumulatively considerable impact, because all past, present and future projects in the 
surrounding area are required to comply with the Consolidated Fire Code. 
 
g) Propose a use, or place residents adjacent to an existing or reasonably foreseeable use 

that would substantially increase current or future resident’s exposure to vectors, 
including mosquitoes, rats or flies, which are capable of transmitting significant public 
health diseases or nuisances? 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: The project does not involve or support uses that allow water to stand for a period 
of 72 hours (3 days) or more (e.g. artificial lakes, agricultural irrigation ponds). Also, the project 
does not involve or support uses that will produce or collect animal waste, such as equestrian 
facilities, agricultural operations (chicken coops, dairies etc.), solid waste facility or other similar 
uses. The site is required to meet specific standards for BMPs in compliance with the Grading, 
Stormwater and Watershed Protection Ordinances as well as comply with an approved Manure 
Management Plan and vector control plan. Therefore, the project will not substantially increase 
current or future resident’s exposure to vectors, including mosquitoes, rats or flies. 
 
X. HYDROLOGY AND WATER QUALITY -- Would the project: 
a) Violate any water quality standards or waste discharge requirements or otherwise 

substantially degrade surface or groundwater quality? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The proposed Project is an assisted living facility. Projects have 
the potential to generate pollutants during both the construction and post-construction phases. 
In order for the project to avoid potential violations of any water quality standards or waste 
discharge requirements or otherwise substantially degrade surface or groundwater quality, storm 
water management plans are prepared for both phases of the development project.  
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During the construction phase, the project would prepare and implement a Storm Water Pollution 
Prevention Plan (SWPPP). The SWPPP would implement the following erosion control BMPs: 
hydraulic stabilization and hydroseeding on disturbed slopes and mulch, straw, wood chips, and 
soil application on disturbed flat areas; County Standard lot perimeter protection detail and 
County Standard desilting basin for erosion control on disturbed flat areas; silt fencing, gravel 
and sand bags for sediment control; stabilized construction entrance for offsite tracking of 
sediment; and measures to control materials management and waste management.  
 
The SWPPP will be prepared in accordance with Order No. 2009-009-DWQ, National Pollutant 
Discharge Elimination System (NPDES) Order CAS000002 Construction General Permit (CGP) 
adopted by the State Water Resources Control Board (SWRCB) on September 9, 2009. During 
the post-construction phase, as outlined in the Standard Storm Water Quality Management Plan 
(SWQMP) dated February 2020, prepared by Tory R. Walker Engineering, the project would 
implement site design, source control and structural BMPs to prevent potential pollutants from 
entering storm water runoff. The SWQMP has been prepared in accordance with the County of 
San Diego BMP Design Manual (2019) and SDRWQCB Order No. R9-2013-0001 Municipal 
Separate Storm Sewer System (MS4) permit (2013), as adopted by the RWQCB on May 8, 
2013.  
 
The project’s conformance to the waste discharge requirements of both the CGP and MS4 storm 
water permits listed above ensures the project will not create cumulatively considerable water 
quality impacts and addresses human health and water quality concerns. Therefore, the project 
will not contribute to a cumulatively considerable impact to water quality from waste discharges. 
 
b) Substantially decrease groundwater supplies or interfere substantially with groundwater 

recharge such that the project may impede sustainable groundwater management of the 
basin? 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less than Significant Impact: The project will obtain all potable water from the Rainbow 
Municipal Water District that obtains water from surface reservoirs or other imported water 
source. Irrigation during project operation will also be provided by a potable water meter issued 
through the Rainbow Municipal Water District.  In addition, the project does not involve 
operations that would interfere substantially with groundwater recharge including, but not 
limited to, the following: the project does not involve regional diversion of water to another 
groundwater basin; or diversion or channelization of a stream course or waterway with 
impervious layers, such as concrete lining or culverts, for substantial distances (e.g. ¼ mile). 
These activities and operations can substantially affect rates of groundwater recharge. 
Therefore, no impact to groundwater resources is anticipated. 

 
c) Substantially alter the existing drainage pattern of the site or area, including through the 

alteration of the course of a stream or river or through the addition of impervious surfaces, 
in a manner which would: 
 

(i) Result in substantial erosion or siltation on- or off-site 
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Less than Significant Impact: The project will not result in substantial erosion or siltation on or 
off-site because storm water management plans are prepared for both the construction and post-
construction phases of the development project. During the construction phase, the project will 
prepare and implement a SWPPP. The SWPPP will implement the following erosion control 
BMPs: hydraulic stabilization hydroseeding on disturbed slopes; County Standard lot perimeter 
protection detail and County Standard desilting basin for erosion control on disturbed flat areas; 
silt fencing, gravel and sand bags for sediment control; stabilized construction entrance for offsite 
tracking of sediment; and measures to control materials management and waste management. 
The SWPPP will be prepared in accordance with Order No. 2009-009-DWQ, NPDES Order 
CAS000002 CGP adopted by the SWRCB on September 9, 2009. During the post-construction 
phase, as outlined in the Standard Storm Water Quality Management Plan (SWQMP) dated 
February 2020, prepared by Tory R. Walker Engineering, the project would implement site 
design, source control and structural BMPs to prevent potential pollutants from entering storm 
water runoff. The SWQMP has been prepared in accordance with the County of San Diego BMP 
Design Manual (2019) and SDRWQCB Order No. R9-2013-0001 Municipal Separate Storm 
Sewer System (MS4) permit (2013), as adopted by the RWQCB on May 8, 2013.   
 
The SWPPP and SWQMP specify and describe the implementation process of all BMPs that will 
address equipment operation and materials management, prevent the erosion process from 
occurring, and prevent sedimentation in any onsite and downstream receiving waters. The 
Department of Public Works will ensure that these Plans are implemented as proposed. 
Therefore, it has been determined that the project will not result in significantly increased erosion 
or sedimentation potential and will not alter any drainage patterns of the site or area on- or off-
site. In addition, because erosion and sedimentation will be controlled within the boundaries of 
the project, the project will not contribute to a cumulatively considerable impact. 

 
(ii) Substantially increase the rate or amount of surface runoff in a manner which would result 

in flooding on- or offsite 
 

Less than Significant Impact: The proposed project would not significantly alter established 
drainage patterns or increase the amount of runoff. The Drainage Study prepared by Tory R. 
Walker Engineering on October 17, 2019 indicated that the mitigated peak flow would be less 
than the existing peak flow with the incorporation of biofiltration basins on site. Therefore, the 
proposed project would not alter the existing drainage pattern in a manner which would result in 
flooding on- or off-site.  Impacts would be less than significant. 
 

(iii) Create or contribute runoff water which would exceed the capacity of existing or planned 
stormwater drainage systems or provide substantial additional sources of polluted runoff 

 
Less Than Significant Impact: The SWQMP as well as the Drainage Study both prepared by 
Tory R. Walker Engineering in October of 2019 determined that runoff water would not exceed 
the capacity of existing or planned stormwater drainage systems. Additionally, see response C(i) 
for a list of site design measures, source control BMPs and/or treatment control BMPs proposed 
to reduce potential pollutants to the maximum extent practicable from entering storm water 
runoff.  
 

(iv) Impede or redirect flood flows? 
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Less Than Significant Impact: As described in response C(ii), the Drainage Study prepared 
by Tory R. Walker Engineering in October of 2019 determined that the proposed project would 
not alter the existing drainage pattern in a manner which would result in flooding on- or off-site.  
All runoff would coincide with existing site drainage patterns.   
 
d) In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project 

inundation? 
 

i. FLOOD HAZARD 
 

No Impact: No FEMA mapped floodplains, County-mapped floodplains or drainages with a 
watershed greater than 25 acres were identified on the project site or off-site improvement 
locations; therefore, no impact will occur.  

 
ii. TSUNAMI 

 
No Impact: The project site is located more than a mile from the coast; therefore, in the event 
of a tsunami, would not be inundated. 

 
iii. SEICHE 

 
No Impact: The project site is not located along the shoreline of a lake or reservoir; therefore, 
could not be inundated by a seiche. 
 
e) Conflict with or obstruct implementation of a water quality control plan or sustainable 

groundwater management plan? 
 
Less than Significant Impact: As described in response X(a), the project would implement a 
combination of site design and source control BMPs to prevent potential pollutants from entering 
storm water runoff.  The proposed BMPs are consistent with regional surface water, storm water 
and groundwater planning and permitting process that has been established to improve the 
overall water quality in County watersheds. Moreover, the project would obtain all of its potable 
water supply from the Rainbow Municipal Water District, including water used for irrigation 
purposes. The Project would not impact a sustainable groundwater management plan. As a 
result, the project would not contribute to a cumulatively considerable impact to obstruction to 
implementation of a water quality control plan or sustainable groundwater management plan. 
 
XI. LAND USE AND PLANNING -- Would the project: 
a) Physically divide an established community? 
 

 Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
No Impact: The project does not propose the introduction of new infrastructure such as major 
roadways or water supply systems, or utilities to the area. The project will add an assisted living 
facility to an empty parcel between lots which are zoned for residential uses to the north and 
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west and office professional and commercial uses to the east. The proposed project will rezone 
the parcel from an Office Professional Use (C30) to a Medical Center Use (C46); however, the 
scale of the facility is similar to other Office Professional facilities nearby and will be in harmony 
with the neighborhood character. Therefore, the proposed project will not significantly disrupt or 
divide an established community. 
 
b) Cause a significant environmental impact due to a conflict with any land use plan, policy, 

or regulation adopted for the purpose of avoiding or mitigating an environmental effect? 
 

 Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
Less than Significant Impact: The site is subject to the General Plan Regional Category 
Village, Land Use Designation Office Professional. Zoning for the site is Office Professional 
(C30).  The project includes a proposed zoning reclassification to change the zoning for the site 
from C30 (Office Professional) to C46 (Medical Center Use Regulations). According to the 
Zoning Ordinance, the C46 Use Regulation is consistent with the General Plan Land Use 
Designation. The proposed use is allowed in C46 zone with an approval of a Site Plan, which is 
being processed concurrently.  
 
The Project is also consistent with the Bonsall Community Plan, and adheres to its Policies 1.2, 
1.2, and 1.4 regarding Community Character, Community Growth, and Commercial, Industrial, 
and Accessory Uses. In particular, the Project is consistent with Policies LU-1.2.1, LU-1.2.2, LU-
2.1.1, LU-4.1.2, LU-4.1.3, which encourage consistency with community character and design 
guidelines, advocate for new development between the intersections of Olive Hill Road and 
Mission Road with Highway 76, and require that new commercial development not only serve 
the local community needs but also incorporate landscaping and buffering which is aesthetically 
consistent with the community character. As such, the Project would not conflict with the General 
Plan, the Bonsall Community Plan, the Zoning Ordinance, or other regulation. 
 
 
XII. MINERAL RESOURCES -- Would the project: 
a) Result in the loss of availability of a known mineral resource that would be of value to 

the region and the residents of the state? 
 

 Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
Less than Significant Impact: The project site is within 1,300 feet of Mineral Resource Zone 
(MRZ) “2”, as classified by the California Department of Conservation – Division of Mines and 
Geology (Update of Mineral Land Classification: Aggregate Materials in the Western San Diego 
Production-Consumption Region, 1997). However, the project site has no active mines and is 
surrounded by residential and office professional land use types which are incompatible to future 
extraction of mineral resources on the project site. A future mining operation at the project site 
would likely create a significant impact to neighboring properties for issues such as noise, air 
quality, traffic, and possibly other impacts. Therefore, implementation of the project will not result 
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in the loss of availability of a known mineral resource that would be of value since the mineral 
resource has already been lost due to incompatible land uses. 
 
b) Result in the loss of availability of a locally-important mineral resource recovery site 

delineated on a local general plan, specific plan or other land use plan? 
 

 Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
No Impact: The project site is within 1,300 feet of Mineral Resource Zone (MRZ) “2”, as 
classified by the California Department of Conservation – Division of Mines and Geology (Update 
of Mineral Land Classification: Aggregate Materials in the Western San Diego Production-
Consumption Region, 1997). However, the project site has no active mines and is surrounded 
by residential and office professional land use types which are incompatible to future extraction 
of mineral resources on the project site. Please refer to Section XII(a) for more detailed 
information. Therefore, no potentially significant loss of availability of a known mineral resource 
of locally important mineral resource recovery (extraction) site delineated on a local general plan, 
specific plan or other land use plan will occur as a result of this project. 
 
XIII. NOISE -- Would the project result in: 
a) Generation of a substantial temporary or permanent increase in ambient noise levels in 

the vicinity of the project in excess of standards established in the local general plan or 
noise ordinance, or applicable standards of other agencies? 

 
 Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
Less Than Significant Impact: 
 
The project is a Rezone and Site Plan to allow the construction of the assisted care facility and 
will be occupied by workers and patients.  Based the Noise Analysis prepared by Lnd Consulting, 
Inc. and dated January 28, 2020, the surrounding areas consist of commercial and residential 
zonesThe project will not expose people to potentially significant noise levels that exceed the 
allowable limits of the County of San Diego General Plan, County of San Diego Noise Ordinance, 
and other applicable standards for the following reasons: 
 
General Plan – Noise Element  
 
The County of San Diego General Plan, Noise Element, Tables N-1 and N-2 addresses noise 
sensitive areas and requires an acoustical study to be prepared for any use that may expose 
noise sensitive area to noise in excess of a Community Noise Equivalent Level (CNEL) of 60 
decibels (dBA).  Moreover, if the project is excess of 60 dBA CNEL or 65 dBA CNEL, 
modifications must be made to project to reduce noise levels.  Noise sensitive areas include 
residences, hospitals, schools, libraries or similar facilities as mentioned within Tables N-1 and 
N-2.  Based on a Noise Analysis prepared by Lnd Consulting, Inc. dated January 28, 2020, 
project implementation will not expose existing or planned noise sensitive areas to road, airport, 
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heliport, railroad, industrial or other noise in excess of the 60 dBA CNEL or 65 dBA CNEL. To 
ensure that on-site noise sensitive receptors are not exposed to noise level that exceed the 
County’s Noise Elements, the project will incorporate the following Project Design Features: 1) 
Construction of a 6-foot high solid wall along the perimeter of the recreational area as shown in 
Figure 2-A of the noise report. The solid wall may be vinyl that is ¾-inch or thicker consisting of 
solid panels on minimum 4x4-inch posts with no cracks or gaps through or below and all seams 
or cracks will be filled or caulked.  2) Apply the noise protection easement over the entire project 
site. This will require that an exterior-interior noise analysis is submitted to the County for review, 
prior to the approval of the building permit. The exterior-interior noise analysis will evaluate the 
interior noise levels for units that are within the direct line of sight of State Route 76, to ensure 
that it complies with the 45 dBA CNEL. Therefore, the project will not expose people to potentially 
significant noise levels that exceed the allowable limits of the County of San Diego General Plan, 
Noise Element. 
 
In addition, the noise report analyzed the potential noise impacts to the existing off-site sensitive 
land uses (NSLU). Based on the report, the project would not result in a direct impact to the 
surrounding existing NSLU, as the project will not cause an increase of 3 dBA to any roadways. 
The project will add less than a one percent increase to the State Route 76, therefore, the project 
would not result in a significant cumulative noise impact to any roadway.  
 
Noise Ordinance – Section 36.404 
Based on a Noise Analysis prepared by Lnd Consulting, Inc. and dated January 28, 2020, non-
transportation noise generated by the project is not expected to exceed the standards of the 
County of San Diego Noise Ordinance (Section 36.404) at or beyond the project’s property line.  
The site as well as adjacent parcel to the east and west are commercially zoned, which has a 
one-hour average sound limit of 60 dBA daytime and 55 dBA nighttime.  The adjacent properties 
to the north and south are zoned Single-Family Residential (RS) and Limited Agriculture (A70), 
respectively, and have one-hour average sound limit of 50 dBA daytime and 45 dBA nighttime.  
The Noise Analysis evaluated the project’s noise levels at the adjoining properties and found 
that the noise levels would be 42 dBA and will not exceed County Noise Standards. 
 
Noise Ordinance – Section 36.409 
Based on a Noise Analysis prepared by Lnd Consulting, Inc. and dated January 28, 2020, the 
project will not generate construction noise that may exceed the standards of the County of San 
Diego Noise Ordinance (Section 36.409). The construction activities include equipment such as 
dozer, grader, trucks, and compactor. Based on the report, the grading operating would occur 
more than 100-feet from the property lines. At that distance, the activities are not expected to 
exceed the noise standards. In addition, construction operations will occur only during permitted 
hours of operation pursuant to Section 36.409.  Also, it is not anticipated that the project will 
operate construction equipment in excess of an average sound level of 75dB between the hours 
of 7 AM and 7 PM.  
 
Finally, the project’s conformance to the County of San Diego General Plan and County of San 
Diego Noise Ordinance (Section 36-404 and 36.410) ensures the project will not create 
cumulatively considerable noise impacts, because the project will not exceed the local noise 
standards for noise sensitive areas; and the project will not exceed the applicable noise level 
limits at the property line or construction noise limits, derived from State regulation to address 
human health and quality of life concerns.  Therefore, the project will not contribute to a 
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cumulatively considerable exposure of persons or generation of noise levels in excess of 
standards established in the local general plan, noise ordinance, and applicable standards of 
other agencies. 
 
b) Generation of excessive groundborne vibration or groundborne noise levels? 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
Less Than Significant Impact: The proposed development would not be exposed to or 
generate excessive groundborne vibration or groundborne noise levels. The project does not 
propose any major, new or expanded infrastructure such as mass transit, highways or major 
roadways or intensive extractive industry that could generate excessive groundborne vibration 
or groundborne noise levels. Additionally, no blasting or rock crushing is anticipated during the 
grading operations. Therefore, the project will not expose persons to or generate excessive 
groundborne vibration or groundborne noise on a project or cumulative level. 
 
c) For a project located within the vicinity of a private airstrip or an airport land use plan or, 

where such a plan has not been adopted, within two miles of a public airport or public use 
airport, would the project expose people residing or working in the project area to 
excessive noise levels? 

 
 Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
Less Than Significant Impact: The proposed project is located within an Airport Land Use 
Compatibility Plan (ALUCP).  However, sensitive receptors (school, day care, etc.) are not 
proposed as part of the project.  Five to fifteen (5 – 15) employees would be on-site based on 
guests needs.  Per the County Geographical Information System which includes various noise 
inputs into its data and layers, including noise generated from airports, the southern portion of 
the property is within noise contour lines of 60 dBA. The proposed project is within the 55-60 
dBA CNEL noise impact zone within Airport Influence Area 1. The project is consistent with the 
commercial and/or industrial use that is listed as compatible. The outdoor activities associated 
with the land use would essentially have no interference from aircraft noise. This is consistent 
with the County’s General Plan Noise Element requirement and would therefore not expose 
people residing or working in the project area to excessive airport-related noise levels. 
 
XIV. POPULATION AND HOUSING -- Would the project: 
 
a) Induce substantial unplanned population growth in an area, either directly (for example, 

by proposing new homes and businesses) or indirectly (for example, through extension 
of roads or other infrastructure)? 
 
 Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 
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Less than Significant Impact: The Project proposes an assisted living facility for seniors and 
includes a proposed zoning reclassification to change the zoning for the site from C30 (Office 
Professional) to C46 (Medical Center Use). The proposed use is allowed in C46 parcels with the 
approval of a Site Plan, which is being processed concurrently. This regulatory change will not 
induce substantial population growth in the area because the senior retirement facility will 
accommodate many residents already living in the area who move from other types of housing, 
and the project does not include any infrastructure extensions because it can be served with 
existing water, sanitary sewer, and road infrastructure. Therefore, impacts are less than 
significant. 
 
b) Displace substantial numbers of existing people or housing, necessitating the 

construction of replacement housing elsewhere? 
 

 Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
No Impact: The proposed project would not displace any existing housing because the site is 
currently vacant. 
 
XV. PUBLIC SERVICES 
a) Would the project result in substantial adverse physical impacts associated with the 

provision of new or physically altered governmental facilities, need for new or physically 
altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or 
other performance service ratios, response times or other performance objectives for any 
of the public services: 

 
i. Fire protection? 
ii. Police protection? 
iii. Schools? 
iv. Parks? 
v. Other public facilities? 

 
 Potentially Significant Impact  Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
No Impact: Based on the service availability forms received for the project, the proposed project 
will not result in the need for significantly altered services or facilities. Service availability forms 
have been provided which indicate existing services are available to the project from the 
following agencies/districts: North County Fire Protection District and Rainbow Municipal Water 
District. The proposed assisted living facility would not house children that would require schools. 
The project does not involve the construction of new or physically altered governmental facilities 
including but not limited to fire protection facilities, sheriff facilities, schools, or parks in order to 
maintain acceptable service ratios, response times or other performance service ratios or 
objectives for any public services. Therefore, the project will not have an adverse physical effect 
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on the environment because the project does not require new or significantly altered services or 
facilities to be constructed. 
 
XVI. RECREATION 
a) Would the project increase the use of existing neighborhood and regional parks or other 

recreational facilities such that substantial physical deterioration of the facility would occur 
or be accelerated? 

 
 Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
No Impact: The project does not propose any residential uses, included but not limited to a 
residential subdivision, mobile-home park, or construction for a single-family residence that may 
increase the use of existing neighborhood and regional parks or other recreational facilities in 
the vicinity. The project would be used as a full-service, senior living facility. The planned facility 
grounds include a pool, landscaped courtyard, bocce ball court, and social grounds. Due to the 
nature of the proposed facility, it is not expected that residents would utilize off-site recreational 
facilities; as such, no contribution to the Park Lands Dedication Ordinance will be required. Due 
to the extensive acreage of publicly owned lands that can be used for recreation, the project will 
not result in substantial physical deterioration of recreational facilities or accelerate the 
deterioration of parkland. Moreover, the project will not result in a cumulatively considerable 
deterioration or accelerated deterioration of recreation facilities because even with all past, 
present, and future residential projects, a significant amount of recreational facilities will be 
available to County residents. 

 
b) Does the project include recreational facilities or require the construction or expansion of 

recreational facilities, which might have an adverse physical effect on the environment? 
 

 Potentially Significant Impact   Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
Less Than Significant: The project involves new on-site recreational facilities. The new facilities 
include a pool, bocce ball court, landscaped courtyard and social grounds. However, as outlined 
in this Environmental Analysis Form, the new facilities will not result in adverse physical effect 
on the environment because all related impacts from the proposed project, which includes those 
recreation facilities, have been mitigated to a level below significance. Refer to Sections IV, 
Biology; V, Cultural Resources; VII, Greenhouse Gas Emissions; IX, Hydrology and Water 
Quality; XII, Noise; XVI, Transportation and Traffic and XVIII, Utilities and Service Systems for 
more information 
 
XVII. TRANSPORTATION -- Would the project: 
a) Conflict with a program, plan, ordinance or policy addressing the circulation system, 

including transit, roadway, bicycle and pedestrian facilities? 
 

 Potentially Significant Impact   Less than Significant Impact 
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 Less than Significant with Mitigation 
Incorporated  No Impact 

 
The County of San Diego Guidelines for Determining Significance for Traffic and Transportation 
(Guidelines) establish measures of effectiveness for the performance of the circulation system. 
These Guidelines incorporate standards from the County of San Diego Public Road Standards, 
Mobility Element, and the Transportation Impact Fee Program.  
 
Less than Significant Impact: The Project is for an assisted living facility which would house 
residents and serve as a place of business for nursing staff and other employees.  An Issue 
Specific Traffic Impact Analysis (TIA), dated October 30, 2019 was prepared by Darnell & 
Associates, Inc., which concluded that the Project would generate 238 Average Daily Trips 
(ADT) with 16 AM and 22 PM peak hour trips. Intersection analysis was not required because 
less than 25 peak hours trips would be added to nearby intersections per County Guidelines. 
Furthermore, State Route (SR) 76, including the intersection of Thoroughbred Lane where the 
project takes access, was widened to its ultimate classification in 2017. In addition, the project 
would not conflict with policies related to non-motorized travel such as mass transit, pedestrian 
or bicycle facilities. Therefore, the project would not have a significant impact related to a conflict 
with policies establishing measures of the effectiveness for the performance of the circulation 
system.  The project is surrounded by single family residences and office professional buildings. 
The Project’s primary traffic would be employees and visitors. The Project includes mitigation 
measures MM-TRA-1, contribution to the TIF program, which will reduce impacts to less-than-
significant. 

 
b) Would the project conflict or be inconsistent with CEQA Guidelines section 15064.3, 

subdivision (b)? 
 

 Potentially Significant Impact  Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
Section 15064.3 of the CEQA Guidelines details new regulations, effective statewide July 1, 
2020, that sets forth specific considerations for evaluating a project’s transportation impacts. 
Generally, vehicle miles traveled (VMT) is the most appropriate measure of transportation 
impacts. VMT refers to the amount and distance of automobile travel attributable to a project. 
Other relevant considerations may include the effects of the project on transit and non-motorized 
travel. Except as provided regarding roadway capacity, a project’s effect on automobile delay 
shall not constitute a significant environmental impact. 
 
No Impact: The County of San Diego has not adopted a VMT policy and is not expected to until 
July 2020, when the provisions of the section apply statewide. As the VMT policy does not yet 
apply, no impact would occur. In addition, one of the goals of SB743 is to reduce GHG emissions 
associated with vehicle trips. As stated previously in Section VIII, the proposed project would not 
pose a significant impact on GHG. Additionally, County staff specialists have determined that 
the project would generate 200 MT CO2e fewer GHG emissions annually than would be 
produced under a general plan buildout scenario, inclusive of emissions generated by vehicle 
trips. Furthermore, the Project is consistent with Policy COS-14.10 and would require Tier 4 
construction equipment to reduce GHG emissions. No impacts would occur. 
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c) Substantially increase hazards due to a geometric design feature (e.g., sharp curves, or 

dangerous intersections) or incompatible uses (e.g., farm equipment)? 
 

 Potentially Significant Impact  Less than Significant Impact 

 Less than Significant with Mitigation 
Incorporated  No Impact 

 
Less than Significant Impact: The proposed development is for an assisted living facility.  No 
new infrastructure such as sharp curves or dangerous intersections are proposed for the Project. 
The County Traffic Engineer has found the request to be consistent with the sight distance 
requirements outlines in A Policy on Geometric Design of Highways and Streets, Exhibit 3-2 per 
AASHTO standards.  Additionally, the TIA determined that the proposed project’s ADT would 
not result in significant operational impacts to adjacent road segments and/or intersections. 
Moreover, the use would not conflict with the surrounding development of rural residential and 
open agricultural land uses.  Therefore, the project would not directly or cumulatively increase 
hazards due to a geometric design feature or incompatible uses. 
 
d) Result in inadequate emergency access? 
 

 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less Than Significant: The proposed project will not result in inadequate emergency access. The 
North County Fire Protection District, which is the Fire Authority Having Jurisdiction, has reviewed 
the proposed project and associated emergency access roadways and have determined that there 
is adequate emergency fire access proposed. A Fire Protection Plan prepared by Santa Margarita 
Consulting and approved by the North County Fire Protection District on April 12, 2019 has been 
prepared for the project. Additionally, roads used to access the proposed project site are up to County 
standards. 
 
XVIII. TRIBAL CULTURAL RESOURCES -- Would the project: 
 
a) Cause a substantial adverse change in the significance of a tribal cultural resource, as 

defined in Public Resources Code §21074 as either a site, feature, place, or cultural 
landscape that is geographically defined in terms of the size and scope of the landscape, 
sacred place, or object with cultural value to a California Native American tribe, and that is: 
 
i. Listed or eligible for listing in the California Register of Historical Resources, or in a 

local register of Historical Resources as defined in Public Resources Code §5020.1(k), 
or 
 

  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 
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ii. A resource determined by the lead agency, in its discretion and supported by substantial 
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public 
Resources Code §5024.1. In applying the criteria set forth in subdivision (c) of Public 
Resources Code §5024.1, the Lead Agency shall consider the significance of the 
resource to a California Native American tribe. 

 
  Potentially Significant Impact   Less than Significant Impact 

  Less than Significant with Mitigation 
Incorporated   No Impact 

 
No Impact: Pursuant to AB-52, consultation was initiated with culturally affiliated tribes.  No 
tribal cultural resources were identified during consultation.  As such, there are no impacts to 
tribal cultural resources. 
 
XIX. UTILITIES AND SERVICE SYSTEMS -- Would the project: 
a) Require or result in the relocation of construction of new or expanded water, wastewater 

treatment or storm water drainage, electric power, natural gas, or telecommunications 
facilities, the construction or relocation of which would cause significant environmental 
effects? 

 
 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less than Significant Impact: All potable water for the Project will be supplied by the Rainbow 
Municipal Water District and irrigation for the property.  The Project will also be connected to the 
Rainbow Municipal Water District sewer line. As such, the proposed project does not include or 
require the construction or expansion of utility and service system facilities which would cause 
significant environmental effects. Prior to building permit sign-off and use of the site in relation 
to electric power, natural gas, and telecommunications facilities approval from San Diego Gas 
and Electric and applicable telecommunication company would be required. Additionally, based 
on the service availability form received from the Rainbow Municipal Water District for water, the 
project would not require construction of new or expanded facilities.  Impacts would be less than 
significant.  
 
b) Have sufficient water supplies available to serve the project and reasonably foreseeable 

future development during normal, dry and multiple dry years? 
 

 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less than Significant Impact: The project requires water service from the Rainbow Municipal 
Water District. A Service Availability Letter from the Ramona Municipal Water District has been 
provided, indicating adequate water resources and entitlements are available to serve the 
requested water resources. Therefore, the project will have sufficient water supplies available to 
serve the project.  
 

3 - 134

3 - 0123456789



BONSALL CAREFIELD FACILITY - 41 - May 29, 2020 
  
c) Result in a determination by the wastewater treatment provider, which serves or may 

serve the project that it has adequate capacity to serve the project’s projected demand in 
addition to the provider’s existing commitments?  

 
 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less than Significant Impact: The project requires wastewater service from the Rainbow 
Municipal Water District. A Service Availability Letter from the sewer district has been provided, 
indicating adequate wastewater service capacity is available to serve the requested demand. 
Therefore, the project will not interfere with any wastewater treatment provider’s service 
capacity. 
 
d) Generate solid waste in excess of State or Local standards, or in excess of the capacity 

of local infrastructure, or otherwise impair the attainment of solid waste reduction goals? 
 

 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less than Significant Impact: Implementation of the project would generate solid waste. All 
solid waste facilities, including landfills require solid waste facility permits to operate. In San 
Diego County, the County Department of Environmental Health, Local Enforcement Agency 
issues solid waste facility permits with concurrence from the California Integrated Waste 
Management Board (CIWMB) under the authority of the Public Resources Code (Sections 
44001-44018) and California Code of Regulations Title 27, Division 2, Subdivision 1, Chapter 4 
(Section 21440et seq.). There are five, permitted active landfills in San Diego County with 
remaining capacity. Therefore, there is sufficient existing permitted solid waste capacity to 
accommodate the project’s solid waste disposal needs. 
 
e) Comply with federal, state, and local management and reduction statutes and regulations 

related to solid waste?  
 

 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less than Significant Impact: Implementation of the project would generate solid waste. All 
solid waste facilities, including landfills require solid waste facility permits to operate. In San 
Diego County, the County Department of Environmental Health, Local Enforcement Agency 
issues solid waste facility permits with concurrence from the California Integrated Waste 
Management Board (CIWMB) under the authority of the Public Resources Code (Sections 
44001-44018) and California Code of Regulations Title 27, Division 2, Subdivision 1, Chapter 4 
(Section 21440et seq.). The project will deposit all solid waste at a permitted solid waste facility 
and therefore, will comply with Federal, State, and local statutes and regulations related to solid 
waste. 
 

3 - 135

3 - 0123456789



BONSALL CAREFIELD FACILITY - 42 - May 29, 2020 
  
XX. WILDFIRE: --If located in or near state responsibility areas or lands classified as very high 
fire hazard severity zones, would the project: 
 

a) Substantially impair an adopted emergency response plan or emergency evacuation 
plan? 

 
 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less than Significant Impact: As described in the response to IX(f) above, the project site is 
located in a very high FHSZ. The project is surrounded by residential, rural lands, and/or office 
professional uses which have been identified as high and very high FHSZ.  However, the 
proposed project would not substantially impair any adopted emergency response plan or 
emergency evacuation plan.  The project would be serviced by the North County Fire Protection 
District, who approved the Fire Protection Plan submitted by Santa Margarita to PDS on March 
1, 2019 with the addition of 13.5-foot clearances at the entrance and appropriate placement of 
Fire Department Connections on the access roads. Pursuant to the fire service availability form 
submitted for the project, The North County Fire Protection District has indicated the project is 
eligible for service and nearest fire station is located 0.11 miles from the project.  Response time 
to the project site has been estimated to be less than five (5) minutes, meeting the time allowed 
pursuant to the Safety Element of ten (10) minutes. Therefore, the proposed project would not 
substantially impair an adopted emergency response plan or emergency evacuation plan. 
 

b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby 
expose project occupants to, pollutant concentrations from a wildfire or the uncontrolled 
spread of a wildfire? 
 
 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less than Significant Impact: As indicated above in response a), the proposed project is 
located within a very high fire hazard severity zone.  However, the majority of the County is in 
the High and Very High FHSZ.  Accordingly, the County has implemented fire safety measures 
depending on specific factors, such as location, vegetation, etc.  The proposed project has 
prepared a Fire Protection Plan (FPP) which has been approved by the County Fire Authority 
and North County Fire Protection District. The FPP states that the Project will install two 
commercial type fire hydrants at the corners of Mission Road and Thoroughbred Lane and at 
the north/east side of the main access driveway. Additionally, the main entrance will meet fire 
access road requirements, and setbacks, building construction, fire protection systems, 
defensible space, and vegetation management will be subject to local regulations and the FPP 
specifications approved by the North County Fire Protection District and County Fire Authority. 
The proposed project would not exacerbate wildfire risk due to slope, prevailing winds or other 
factors because the project site is relatively flat and is located near residences, rural lands, and 
office professional facilities of a similar size.  Pursuant to the Fire Protection Plan for the project, 
the adjacent properties which surround the subject property would not pose a serious wildfire 
threat due to the lack of native vegetation and the ongoing commercial practices occurring. The 
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project would also be required to meet applicable fire measures such as fire sprinklers, site 
inspections, premises identification, fire apparatus access, access road requirements, fire 
hydrants and vegetation removal/clearance.  Additionally, the North County Fire Protection 
District has indicated the availability to serve the site in the case that a fire would occur. The 
nearest fire station is located 0.11 miles from the project site and would meet the maximum 
travel time pursuant to the Safety Element. 

 
c) Require the installation or maintenance of associated infrastructure (such as roads, fuel 

breaks, emergency water sources, power lines or other utilities) that may exacerbate fire 
risk or that may result in temporary or ongoing impacts to the environment? 
 
 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less than Significant Impact: The proposed project is for an assisted living facility.  No 
installation or maintenance of associated infrastructure, such as roads, fuel breaks, or 
emergency water sources, power lines or other utilities would be required for the project.  
Therefore, impacts would be less than significant. 
    

d) Expose people or structures to significant risks, including downslope or downstream 
flooding or landslides, as a result of runoff, post-fire instability, or drainage changes? 

 
 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less than Significant Impact: The proposed project site is relatively flat and is not located near 
County Steep Slopes.  Pursuant to the Fire Protection Plan, there are no significant terrain or 
geological features that would affect the site plan or fire hazard assessment on the subject 
property.  Additionally, the surrounding area has been either developed as residential or office 
professional properties.  As indicated within response VII(a)(iv), the project site is within a 
landslide susceptibility area, Landslide Category “Low”, as identified in the County Guidelines 
for Determining Significance for Geologic Hazards.  However, a Soils Engineering Report is 
required as part of the Building Permit process. This Report would evaluate the strength of 
underlying soils and make recommendations on the design of building foundation systems. The 
Soils Engineering Report must demonstrate that a proposed building meets the structural 
stability standards required by the California Building Code. In addition, the Drainage Study 
prepared by Tory R. Walker Engineering determined that the existing drainage pattern would be 
maintained after the construction of the Project, and that the peak flow would be reduced by 
project features. Because of this, the project site has a low probability to become unstable.  
Therefore, the Project would not expose people or structures to significant risks, including 
downslope or downstream flooding or landslides, as a result of runoff, post-fire instability, or 
drainage changes.  Impacts are less than significant. 
 
XXI. MANDATORY FINDINGS OF SIGNIFICANCE: 
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a) Does the project have the potential to degrade the quality of the environment, 

substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, threaten to eliminate a plant or animal 
community, substantially reduce the number or restrict the range of a rare or endangered 
plant or animal or eliminate important examples of the major periods of California history 
or prehistory? 

 
 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less than Significant with Mitigation Incorporated: Per the instructions for evaluating 
environmental impacts in this Initial Study, the potential to degrade the quality of the 
environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the range of a rare or endangered plant or animal or 
eliminate important examples of the major periods of California history or prehistory were 
considered in the response to each question in sections IV and V of this form. In addition to 
project specific impacts, this evaluation considered the projects potential for significant 
cumulative effects.  
 
Conditions of approval have been included that clearly reduce these effects to a level below 
significance.  This includes archaeological monitoring during construction to ensure that no 
important examples of California history or prehistory are eliminated. As a result of this 
evaluation, there is no substantial evidence that significant effects associated with this project 
would result.  Therefore, this project has been determined not to meet this Mandatory Finding of 
Significance. 
 
b) Does the project have impacts that are individually limited, but cumulatively considerable? 

(“Cumulatively considerable” means that the incremental effects of a project are 
considerable when viewed in connection with the effects of past projects, the effects of 
other current projects, and the effects of probable future projects)? 

 
 Potentially Significant Impact  Less than Significant Impact 
 Less Than Significant With Mitigation 

Incorporated 
 No Impact 

The following list of past, present and future projects were considered and evaluated as a part 
of this Initial Study: 

 
PROJECT NAME PERMIT TYPE LOCATION STATUS 

Verizon Cell Site – 
Olive Hill 

Major Use Permit 5425 Olive Hill Road Approved 2017 

Golf Green Estates 
Tentative Map 

Tentative Map SW of Camino Del Rey and Old 
River Road Intersection 

Approved 2013 
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Per the instructions for evaluating environmental impacts in this Initial Study, the potential for 
adverse cumulative effects were considered in the response to each question in sections I 
through XVIII of this form. In addition to project specific impacts, this evaluation considered the 
projects potential for incremental effects that are cumulatively considerable. This Project and the 
Golf Greens Estates Tentative Map each include an archaeological monitoring program which 
will reduce direct and cumulative impacts of the Project to less-than-significant. This Project, the 
Verizon Cell Site – Olive Hill, and Golf Green Estates Tentative Map all include a condition for 
contribution to the Transportation Impact Fee Program, which will mitigate direct and cumulative 
impacts of the Project to less-than-significant. 
 
As a result of this evaluation, there is no substantial evidence that there are cumulative effects 
associated with this project. Therefore, this project has been determined not to meet this 
Mandatory Finding of Significance. 
 
c) Does the project have environmental effects, which will cause substantial adverse 

effects on human beings, either directly or indirectly? 
 

 Potentially Significant Impact  Less than Significant Impact 
 Less than Significant with Mitigation 

Incorporated 
 No Impact 

 
Less than Significant Impact: In the evaluation of environmental impacts in this Initial Study, 
the potential for adverse direct or indirect impacts to human beings were considered in the 
response to certain questions in sections I. Aesthetics, III. Air Quality, VII. Geology and Soils, 
IX. Hazards and Hazardous Materials, X. Hydrology and Water Quality XIII. Noise, XIV. 
Population and Housing, XVII. Transportation, and XX. Wildfire. As a result of this evaluation, 
there were no identified potentially significant effects to human beings related to the project.  As 
a result of this evaluation, there is no substantial evidence that there are adverse effects to 
human beings associated with this project. Therefore, this project has been determined not to 
meet this Mandatory Finding of Significance. 
 
XXI. REFERENCES USED IN THE COMPLETION OF THE INITIAL STUDY CHECKLIST 
 
TECHNICAL STUDIES: The following is a list of project specific technical studies used to support the 

analysis of each potential environmental effect: 
 
Everett and Associates (July 2019). Biological Resources Letter Report for the Bonsall Carefield Assisted Care 

Facility, Bonsall, CA APN: 126-230-55-00. 
 
North County Fire Protection District, Patricia Koch (April 2019). Request for Agency Recommendations – Fire, 

Bonsall Carefield Facility, Thoroughbred Lane and SR-76, 126-230-55-00 
 
Darnell & Associates, Bill E. Darnell (October 2019). Revised Traffic Analysis for the Carefield Solana Assisted 

Care Facility, Thoroughbred Land and SR-76, APN: 126-230-55-00 
 
Santa Margarita Consulting, LLC,  Sid Morel (February 2019). Fire Protection Plan – Letter Report, Bonsall 

Assisted Care Facility, APN 126-230-55-00. 
 
Ldn Consulting, Inc., Jeremey Louden (March 2020). Air Quality Assessment, Carefield Solana Assisted Care 

Facility Development, County of San Diego, CA, APN: 126-230-55-00. 
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Ldn Consulting, Inc., Jeremey Louden (March 2020). Global Climate Change Analysis, Carefield Solana Assisted 

Care Facility Development, County of San Diego, CA, APN: 126-230-55-00. 
 
Ldn Consulting, Inc., Jeremy Louden (January 2020). Carefield Solana Assisted Care Facility Development Noise 

Assessment – County of San Diego 
 
Tory R. Walker Engineering, Tory R. Walker (October 2019). Preliminary Drainage Study for Carefield Senior 

Care Facility; Bonsall, CA APN: 126-230-55-00. 
 
Tory R. Walker Engineering, Tory R. Walker (February 2020). Stormwater Quality Management Plan (SWQMP) 

For Carefield Senior Care Facility, Bonsall, CA, APN: 126-230-55-00. 
 
Rainbow Municipal Water District, Steven Strapac (October 2018). Project Facility Availability – Water, 

Thoroughbred Lane LLC, APN: 126-230-55-00. 
 
All references to Federal, State and local regulation are available on the Internet. For Federal 
regulation refer to http://www4.law.cornell.edu/uscode/. For State regulation refer to 
www.leginfo.ca.gov. For County regulation refer to www.amlegal.com. All other references are 
available upon request. 
 
AESTHETICS 

California Street and Highways Code [California Street and 
Highways Code, Section 260-283. (http://www.leginfo.ca.gov/) 

California Scenic Highway Program, California Streets and 
Highways Code, Section 260-283. 
(http://www.dot.ca.gov/hq/LandArch/scenic/scpr.htm)  

County of San Diego, Planning & Development Services. The 
Zoning Ordinance of San Diego County. Sections 5200-5299; 
5700-5799; 5900-5910, 6322-6326. ((www.co.san-diego.ca.us) 

County of San Diego, Board Policy I-73: Hillside Development 
Policy. (www.co.san-diego.ca.us) 

County of San Diego, Board Policy I-104: Policy and Procedures 
for Preparation of Community Design Guidelines, Section 
396.10 of the County Administrative Code and Section 5750 et 
seq. of the County Zoning Ordinance. (www.co.san-
diego.ca.us) 

County of San Diego Light Pollution Code, Title 5, Division 9 
(Sections 59.101-59.115 of the County Code of Regulatory 
Ordinances) as added by Ordinance No 6900, effective 
January 18, 1985, and amended July 17, 1986 by Ordinance 
No. 7155. (www.amlegal.com)  

County of San Diego Wireless Communications Ordinance [San 
Diego County Code of Regulatory Ordinances. 
(www.amlegal.com) 

Design Review Guidelines for the Communities of San Diego 
County. (Alpine, Bonsall, Fallbrook, Julian, Lakeside, Ramona, 
Spring Valley, Sweetwater, Valley Center). 

Federal Communications Commission, Telecommunications Act 
of 1996 [Telecommunications Act of 1996, Pub. LA. No. 104-
104, 110 Stat. 56 (1996). 
(http://www.fcc.gov/Reports/tcom1996.txt)  

Institution of Lighting Engineers, Guidance Notes for the 
Reduction of Light Pollution, Warwickshire, UK, 2000 
(http://www.dark-skies.org/ile-gd-e.htm) 

International Light Inc., Light Measurement Handbook, 1997. 
(www.intl-light.com) 

Rensselaer Polytechnic Institute, Lighting Research Center, 
National Lighting Product Information Program (NLPIP), 
Lighting Answers, Volume 7, Issue 2, March 2003. 
(www.lrc.rpi.edu) 

US Census Bureau, Census 2000, Urbanized Area Outline Map, 
San Diego, CA. 
(http://www.census.gov/geo/www/maps/ua2kmaps.htm)  

US Department of the Interior, Bureau of Land Management 
(BLM) modified Visual Management System. (www.blm.gov) 

US Department of Transportation, Federal Highway 
Administration (FHWA) Visual Impact Assessment for Highway 
Projects. 

US Department of Transportation, National Highway System Act 
of 1995 [Title III, Section 304. Design Criteria for the National 
Highway System. 
(http://www.fhwa.dot.gov/legsregs/nhsdatoc.html)  

AGRICULTURE RESOURCES 

California Department of Conservation, Farmland Mapping and 
Monitoring Program, “A Guide to the Farmland Mapping and 
Monitoring Program,” November 1994. (www.consrv.ca.gov) 

California Department of Conservation, Office of Land 
Conversion, “California Agricultural Land Evaluation and Site 
Assessment Model Instruction Manual,” 1997. 
(www.consrv.ca.gov) 

California Farmland Conservancy Program, 1996. 
(www.consrv.ca.gov) 

California Land Conservation (Williamson) Act, 1965. 
(www.ceres.ca.gov, www.consrv.ca.gov) 

California Right to Farm Act, as amended 1996. 
(www.qp.gov.bc.ca) 

County of San Diego Agricultural Enterprises and Consumer 
Information Ordinance, 1994, Title 6, Division 3, Ch. 4. 
Sections 63.401-63.408. (www.amlegal.com) 

County of San Diego, Department of Agriculture, Weights and 
Measures, “2002 Crop Statistics and Annual Report,” 2002. ( 
www.sdcounty.ca.gov) 
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United States Department of Agriculture, Natural Resource 

Conservation Service LESA System. (www.nrcs.usda.gov, 
www.swcs.org). 

United States Department of Agriculture, Soil Survey for the San 
Diego Area, California. 1973. (soils.usda.gov) 

AIR QUALITY 

CEQA Air Quality Analysis Guidance Handbook, South Coast Air 
Quality Management District, Revised November 1993. 
(www.aqmd.gov) 

County of San Diego Air Pollution Control District’s Rules and 
Regulations, updated August 2003. (www.co.san-diego.ca.us) 

Federal Clean Air Act US Code; Title 42; Chapter 85 Subchapter 
1. (www4.law.cornell.edu) 

BIOLOGY 

California Department of Fish and Wildlife (CDFW). Southern 
California Coastal Sage Scrub Natural Community 
Conservation Planning Process Guidelines. CDFW and 
California Resources Agency, Sacramento, California. 1993. 
(www.dfg.ca.gov) 

County of San Diego, An Ordinance Amending the San Diego 
County Code to Establish a Process for Issuance of the 
Coastal Sage Scrub Habitat Loss Permits and Declaring the 
Urgency Thereof to Take Effect Immediately, Ordinance No. 
8365. 1994, Title 8, Div 6, Ch. 1. Sections 86.101-86.105, 
87.202.2. (www.amlegal.com) 

County of San Diego, Biological Mitigation Ordinance, Ord. Nos. 
8845, 9246, 1998 (new series). (www.co.san-diego.ca.us) 

County of San Diego, Implementing Agreement by and between 
United States Fish and Wildlife Service, California Department 
of Fish and Wildlife and County of San Diego. County of San 
Diego, Multiple Species Conservation Program, 1998. 

County of San Diego, Multiple Species Conservation Program, 
County of San Diego Subarea Plan, 1997. 

Holland, R.R. Preliminary Descriptions of the Terrestrial Natural 
Communities of California. State of California, Resources 
Agency, Department of Fish and Wildlife, Sacramento, 
California, 1986. 

Memorandum of Understanding [Agreement Between United 
States Fish and Wildlife Service (USFWS), California 
Department of Fish and Wildlife (CDFW), California 
Department of Forestry and Fire Protection (CDF), San Diego 
County Fire Chief’s Association and the Fire District’s 
Association of San Diego County. 

Stanislaus Audubon Society, Inc. v County of Stanislaus (5th Dist. 
1995) 33 Cal.App.4th 144, 155-159 [39 Cal. Rptr.2d 54]. 
(www.ceres.ca.gov) 

U.S. Army Corps of Engineers Environmental Laboratory. Corps 
of Engineers Wetlands Delineation Manual. U.S. Army Corps of 
Engineers, Wetlands Research Program Technical Report Y-
87-1. 1987. (http://www.wes.army.mil/) 

U.S. Environmental Protection Agency. America's wetlands: our 
vital link between land and water. Office of Water, Office of 
Wetlands, Oceans and Watersheds. EPA843-K-95-001. 1995b. 
(www.epa.gov) 

U.S. Fish and Wildlife Service and National Marine Fisheries 
Service. Habitat Conservation Planning Handbook. Department 
of Interior, Washington, D.C. 1996. (endangered.fws.gov) 

U.S. Fish and Wildlife Service and National Marine Fisheries 
Service. Consultation Handbook: Procedures for Conducting 
Consultation and Conference Activities Under Section 7 of the 

Endangered Species Act. Department of Interior, Washington, 
D.C. 1998. (endangered.fws.gov)  

U.S. Fish and Wildlife Service.  Environmental Assessment and 
Land Protection Plan for the Vernal Pools Stewardship Project. 
Portland, Oregon. 1997. 

U.S. Fish and Wildlife Service. Vernal Pools of Southern 
California Recovery Plan. U.S. Department of Interior, Fish and 
Wildlife Service, Region One, Portland, Oregon, 1998. 
(ecos.fws.gov) 

U.S. Fish and Wildlife Service. Birds of conservation concern 
2002. Division of Migratory. 2002. (migratorybirds.fws.gov) 

CULTURAL RESOURCES 

California Health & Safety Code. §18950-18961, State Historic 
Building Code. (www.leginfo.ca.gov) 

California Health & Safety Code. §5020-5029, Historical 
Resources. (www.leginfo.ca.gov) 

California Health & Safety Code. §7050.5, Human Remains. 
(www.leginfo.ca.gov) 

California Native American Graves Protection and Repatriation 
Act, (AB 978), 2001. (www.leginfo.ca.gov) 

California Public Resources Code §5024.1, Register of Historical 
Resources. (www.leginfo.ca.gov) 

California Public Resources Code. §5031-5033, State Landmarks. 
(www.leginfo.ca.gov) 

California Public Resources Code. §5097-5097.6, Archaeological, 
Paleontological, and Historic Sites. (www.leginfo.ca.gov) 

California Public Resources Code. §5097.9-5097.991, Native 
American Heritage. (www.leginfo.ca.gov) 

City of San Diego. Paleontological Guidelines. (revised) August 
1998. 

County of San Diego, Local Register of Historical Resources 
(Ordinance 9493), 2002. (www.co.san-diego.ca.us) 

Demere, Thomas A., and Stephen L. Walsh. Paleontological 
Resources San Diego County. Department of Paleontology, 
San Diego Natural History Museum. 1994.  

Moore, Ellen J. Fossil Mollusks of San Diego County. San Diego 
Society of Natural history. Occasional; Paper 15. 1968. 

U.S. Code including: American Antiquities Act (16 USC §431-433) 
1906. Historic Sites, Buildings, and Antiquities Act (16 USC 
§461-467), 1935. Reservoir Salvage Act (16 USC §469-469c) 
1960. Department of Transportation Act (49 USC §303) 1966. 
National Historic Preservation Act (16 USC §470 et seq.) 1966. 
National Environmental Policy Act (42 USC §4321) 1969. 
Coastal Zone Management Act (16 USC §1451) 1972. National 
Marine Sanctuaries Act (16 USC §1431) 1972. Archaeological 
and Historical Preservation Act (16 USC §469-469c) 1974. 
Federal Land Policy and Management Act (43 USC §35) 1976. 
American Indian Religious Freedom Act (42 USC §1996 and 
1996a) 1978. Archaeological Resources Protection Act (16 
USC §470aa-mm) 1979. Native American Graves Protection 
and Repatriation Act (25 USC §3001-3013) 1990. Intermodal 
Surface Transportation Efficiency Act (23 USC §101, 109) 
1991. American Battlefield Protection Act (16 USC 469k) 1996. 
(www4.law.cornell.edu) 

GEOLOGY & SOILS 

California Department of Conservation, Division of Mines and 
Geology, California Alquist-Priolo Earthquake Fault Zoning Act, 
Special Publication 42, Revised 1997. (www.consrv.ca.gov) 
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California Department of Conservation, Division of Mines and 

Geology, Fault-Rupture Hazard Zones in California, Special 
Publication 42, revised 1997. (www.consrv.ca.gov) 

California Department of Conservation, Division of Mines and 
Geology, Special Publication 117, Guidelines for Evaluating 
and Mitigating Seismic Hazards in California, 1997. 
(www.consrv.ca.gov) 

County of San Diego Code of Regulatory Ordinances Title 6, 
Division 8, Chapter 3, Septic Ranks and Seepage Pits. 
(www.amlegal.com) 

County of San Diego Department of Environmental Health, Land 
and Water Quality Division, February 2002. On-site 
Wastewater Systems (Septic Systems): Permitting Process and 
Design Criteria. (www.sdcounty.ca.gov) 

County of San Diego Natural Resource Inventory, Section 3, 
Geology. 

United States Department of Agriculture, Soil Survey for the San 
Diego Area, California. 1973. (soils.usda.gov) 

HAZARDS & HAZARDOUS MATERIALS 

American Planning Association, Zoning News, “Saving Homes 
from Wildfires: Regulating the Home Ignition Zone,” May 2001. 

California Building Code (CBC), Seismic Requirements, Chapter 
16 Section 162. (www.buildersbook.com) 

California Education Code, Section 17215 and 81033. 
(www.leginfo.ca.gov) 

California Government Code. § 8585-8589, Emergency Services 
Act. (www.leginfo.ca.gov) 

California Hazardous Waste and Substances Site List. April 1998. 
(www.dtsc.ca.gov) 

California Health & Safety Code Chapter 6.95 and §25117 and 
§25316. (www.leginfo.ca.gov) 

California Health & Safety Code § 2000-2067. 
(www.leginfo.ca.gov) 

California Health & Safety Code. §17922.2. Hazardous Buildings. 
(www.leginfo.ca.gov) 

California Public Utilities Code, SDCRAA. Public Utilities Code, 
Division 17, Sections 170000-170084. (www.leginfo.ca.gov) 

California Resources Agency, “OES Dam Failure Inundation 
Mapping and Emergency Procedures Program”, 1996. 
(ceres.ca.gov) 

County of San Diego, Department of Environmental Health, 
Hazardous Materials Division. California Accidental Release 
Prevention Program (CalARP) Guidelines. 
(http://www.sdcounty.ca.gov/, www.oes.ca.gov) 

County of San Diego, Department of Environmental Health, 
Hazardous Materials Division. Hazardous Materials Business 
Plan Guidelines. (www.sdcounty.ca.gov) 

Uniform Building Code. (www.buildersbook.com) 

Uniform Fire Code 1997 edition published by the Western Fire 
Chiefs Association and the International Conference of Building 
Officials, and the National Fire Protection Association 
Standards 13 &13-D, 1996 Edition, and 13-R, 1996 Edition. 
(www.buildersbook.com) 

HYDROLOGY & WATER QUALITY 

American Planning Association, Planning Advisory Service Report 
Number 476 Non-point Source Pollution: A Handbook for Local 
Government 

California Department of Water Resources, California Water Plan 
Update. Sacramento: Dept. of Water Resources State of 
California. 1998. (rubicon.water.ca.gov) 

California Department of Water Resources, California’s 
Groundwater Update 2003 Bulletin 118, April 2003. 
(www.groundwater.water.ca.gov) 

California Department of Water Resources, Water Facts, No. 8, 
August 2000. (www.dpla2.water.ca.gov) 

California Disaster Assistance Act. Government Code, § 8680-
8692. (www.leginfo.ca.gov) 

California State Water Resources Control Board, NPDES General 
Permit Nos. CAS000001 INDUSTRIAL ACTIVITIES (97-03-
DWQ) and CAS000002 Construction Activities (No. 99-08-
DWQ) (www.swrcb.ca.gov) 

California Storm Water Quality Association, California Storm 
Water Best Management Practice Handbooks, 2003. 

California Water Code, Sections 10754, 13282, and 60000 et seq. 
(www.leginfo.ca.gov) 

Colorado River Basin Regional Water Quality Control Board, 
Region 7, Water Quality Control Plan. (www.swrcb.ca.gov) 

County of San Diego Regulatory Ordinance, Title 8, Division 7, 
Grading Ordinance. Grading, Clearing and Watercourses. 
(www.amlegal.com) 

County of San Diego, Groundwater Ordinance. #7994. 
(www.sdcounty.ca.gov, http://www.amlegal.com/,) 

County of San Diego, Project Clean Water Strategic Plan, 2002. 
(www.projectcleanwater.org) 

County of San Diego, Watershed Protection, Storm Water 
Management, and Discharge Control Ordinance, Ordinance 
Nos. 9424 and 9426. Chapter 8, Division 7, Title 6 of the San 
Diego County Code of Regulatory Ordinances and 
amendments. (www.amlegal.com) 

County of San Diego. Board of Supervisors Policy I-68. Diego 
Proposed Projects in Flood Plains with Defined Floodways. 
(www.co.san-diego.ca.us) 

Federal Water Pollution Control Act (Clean Water Act), 1972, Title 
33, Ch.26, Sub-Ch.1. (www4.law.cornell.edu) 

Freeze, Allan and Cherry, John A., Groundwater, Prentice-Hall, 
Inc. New Jersey, 1979. 

Heath, Ralph C., Basic Ground-Water Hydrology, United States 
Geological Survey Water-Supply Paper; 2220, 1991. 

National Flood Insurance Act of 1968. (www.fema.gov) 

National Flood Insurance Reform Act of 1994. (www.fema.gov) 

Porter-Cologne Water Quality Control Act, California Water Code 
Division 7. Water Quality. (ceres.ca.gov) 

San Diego Association of Governments, Water Quality Element, 
Regional Growth Management Strategy, 1997. 
(www.sandag.org  

San Diego Regional Water Quality Control Board, NPDES Permit 
No. CAS0108758. (www.swrcb.ca.gov) 

San Diego Regional Water Quality Control Board, Water Quality 
Control Plan for the San Diego Basin. (www.swrcb.ca.gov) 

LAND USE & PLANNING 

California Department of Conservation Division of Mines and 
Geology, Open File Report 96-04, Update of Mineral Land 
Classification: Aggregate Materials in the Western San Diego 
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County Production Consumption Region, 1996. 
(www.consrv.ca.gov) 

California Environmental Quality Act, Public Resources Code 
21000-21178; California Code of Regulations, Guidelines for 
Implementation of CEQA, Appendix G, Title 14, Chapter 3, 
§15000-15387. (www.leginfo.ca.gov) 

California State Mining and Geology Board, SP 51, California 
Surface Mining and Reclamation Policies and Procedures, 
January 2000. (www.consrv.ca.gov) 

County of San Diego, Board of Supervisors Policy I-84: Project 
Facility. (www.sdcounty.ca.gov) 

County of San Diego, Board Policy I-38, as amended 1989. 
(www.sdcounty.ca.gov) 

County of San Diego, General Plan as adopted August 3, 2011. 
(ceres.ca.gov) 

County of San Diego. Resource Protection Ordinance, 
compilation of Ord.Nos. 7968, 7739, 7685 and 7631. 1991.  

Design Review Guidelines for the Communities of San Diego 
County. 

MINERAL RESOURCES 

National Environmental Policy Act, Title 42, 36.401 et. seq. 1969. 
(www4.law.cornell.edu) 

Subdivision Map Act, 2011. (ceres.ca.gov) 

U.S. Geologic Survey, Causey, J. Douglas, 1998, MAS/MILS 
Mineral Location Database. 

U.S. Geologic Survey, Frank, David G., 1999, (MRDS) Mineral 
Resource Data System. 

NOISE 

California State Building Code, Part 2, Title 24, CCR, Appendix 
Chapter 3, Sound Transmission Control, 1988. . 
(www.buildersbook.com) 

County of San Diego Code of Regulatory Ordinances, Title 3, Div 
6, Chapter 4, Noise Abatement and Control, effective February 
4, 1982. (www.amlegal.com) 

County of San Diego General Plan, Noise Element, effective 
August 3, 2011. (ceres.ca.gov) 

Federal Aviation Administration, Federal Aviation Regulations, 
Part 150 Airport Noise Compatibility Planning (revised January 
18, 1985). (http://www.access.gpo.gov/) 

Harris Miller Miller and Hanson Inc., Transit Noise and Vibration 
Impact Assessment, April 1995. 
(http://ntl.bts.gov/data/rail05/rail05.html)  

International Standard Organization (ISO), ISO 362; ISO 1996 1-
3; ISO 3095; and ISO 3740-3747. (www.iso.ch) 

U.S. Department of Transportation, Federal Highway 
Administration, Office of Environment and Planning, Noise and 
Air Quality Branch. “Highway Traffic Noise Analysis and 
Abatement Policy and Guidance,” Washington, D.C., June 
1995. (http://www.fhwa.dot.gov/) 

POPULATION & HOUSING 

Housing and Community Development Act of 1974, 42 USC 
5309, Title 42--The Public Health And Welfare, Chapter 69--
Community Development, United States Congress, August 22, 
1974. (www4.law.cornell.edu) 

National Housing Act (Cranston-Gonzales), Title 12, Ch. 13. 
(www4.law.cornell.edu) 

San Diego Association of Governments Population and Housing 
Estimates, November 2000. (www.sandag.org) 

US Census Bureau, Census 2000. (http://www.census.gov/) 

RECREATION 

County of San Diego Code of Regulatory Ordinances, Title 8, 
Division 10, Chapter PLDO, §810.101 et seq. Park Lands 
Dedication Ordinance. (www.amlegal.com) 

TRANSPORTATION/TRAFFIC 

California Aeronautics Act, Public Utilities Code, Section 21001 et 
seq. (www.leginfo.ca.gov) 

California Department of Transportation, Division of Aeronautics, 
California Airport Land Use Planning Handbook, January 2002. 

California Department of Transportation, Environmental Program 
Environmental Engineering – Noise, Air Quality, and 
Hazardous Waste Management Office. “Traffic Noise Analysis 
Protocol for New Highway Construction and Reconstruction 
Projects,” October 1998. (www.dot.ca.gov) 

California Public Utilities Code, SDCRAA. Public Utilities Code, 
Division 17, Sections 170000-170084. (www.leginfo.ca.gov) 

California Street and Highways Code. California Street and 
Highways Code, Section 260-283. (www.leginfo.ca.gov) 

County of San Diego, Alternative Fee Schedules with Pass-By 
Trips Addendum to Transportation Impact Fee Reports, March 
2005. 
(http://www.sdcounty.ca.gov/dpw/land/pdf/TransImpactFee/atta
cha.pdf) 

County of San Diego Transportation Impact Fee Report. January 
2005. (http://www.sdcounty.ca.gov/dpw/permits-
forms/manuals.html) 

Fallbrook & Ramona Transportation Impact Fee Report, County of 
San Diego, January 2005. 
(http://www.sdcounty.ca.gov/dpw/permits-forms/manuals.html) 

Office of Planning, Federal Transit Administration, Transit Noise 
and Vibration Impact Assessment, Final Report, April 1995. 

San Diego Association of Governments, 2020 Regional 
Transportation Plan. Prepared by the San Diego Association of 
Governments. (www.sandag.org) 

San Diego County Regional Airport Authority ALUCP’S 
http://www.san.org/sdcraa/airport_initiatives/land_use/adopted
_docs.aspx  

US Code of Federal Regulations, Federal Aviation Regulations 
(FAR), Objects Affecting Navigable Airspace, Title 14, Chapter 
1, Part 77. (www.gpoaccess.gov) 

UTILITIES & SERVICE SYSTEMS 

California Code of Regulations (CCR), Title 14. Natural 
Resources Division, CIWMB Division 7; and Title 27, 
Environmental Protection Division 2, Solid Waste. 
(ccr.oal.ca.gov) 

California Integrated Waste Management Act. Public Resources 
Code, Division 30, Waste Management, Sections 40000-
41956. (www.leginfo.ca.gov) 

County of San Diego, Board of Supervisors Policy I-78: Small 
Wastewater. (www.sdcounty.ca.gov) 

Unified San Diego County Emergency Services Organization 
Annex T Emergency Water Contingencies, October 1992.  
(www.co.san-diego.ca.us) 

United States Department of Agriculture, Natural Resource 
Conservation Service LESA System. 
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United States Department of Agriculture, Soil Survey for the San 

Diego Area, California. 1973.  

US Census Bureau, Census 2000. 

US Code of Federal Regulations, Federal Aviation Regulations 
(FAR), Objects Affecting Navigable Airspace, Title 14, Chapter 
1, Part 77. 

US Department of the Interior, Bureau of Land Management 
(BLM) modified Visual Management System. 

US Department of Transportation, Federal Highway 
Administration (FHWA) Visual Impact Assessment for Highway 
Projects. 
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MITIGATED NEGATIVE DECLARATION 
 
 
PROJECT NAME:   Bonsall Carefield Facility 
 
RECORD ID:  PDS2019-REZ-19-001 
 
ENVIRONMENTAL LOG NO.: PDS2019-ER-19-02-002 
 

This Document is Considered Draft Until it is Adopted by the Appropriate 
County of San Diego Decision-Making Body. 

 
This Mitigated Negative Declaration is comprised of this form along with the Environmental Initial 
Study that includes the following: 
 

a. Initial Study – Environmental Checklist Form 
b. Technical Studies and Reports as referenced      

 
1. California Environmental Quality Act Mitigated Negative Declaration Findings: 

 
Find, that this Mitigated Negative Declaration reflects the decision-making body’s 
independent judgment and analysis, and; that the decision-making body has reviewed 
and considered the information contained in this Mitigated Negative Declaration and the 
comments received during the public review period; and that revisions in the project plans 
or proposals made by or agreed to by the project applicant would avoid the effects or 
mitigate the effects to a point where clearly no significant effects would occur; and, on the 
basis of the whole record before the decision-making body (including this Mitigated 
Negative Declaration) that there is no substantial evidence that the project as revised will 
have a significant effect on the environment. 

 
2. Required Mitigation Measures: 
 
 Refer to the attached Environmental Initial Study for the rationale for requiring the 

following measures: 
 
 
 
 
 
 

MARK WARDLAW 
DIRECTOR 

 
 

PLANNING & DEVELOPMENT SERVICES 
5510 OVERLAND AVENUE, SUITE 310, SAN DIEGO, CA 92123 

www.sdcounty.ca.gov/pds 
 

KATHLEEN FLANNERY 
ASSISTANT DIRECTOR 
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AIR QUALITY 
 
1. AQ#1- FUGITIVE DUST 
 

INTENT:  In order to mitigate for fugitive dust during construction activities.  
DESCRIPTION OF REQUIREMENT:  The project shall comply with the following Air 
Quality measures: 

a. All haul/dump trucks entering or leaving the site with soil or fill material must 
maintain at least two (2) feet of freeboard or cover loads of all haul/dump trucks 
securely. 

b. Areas recently disturbed by dozer/scraper passes and any unpaved roads within 
the project limits will be watered a minimum of three (3) daily. 

c. Grading activities will  be terminated in winds in excess of 25 miles per hour (mph). 
d. Dust and debris at public street access points shall be cleaned regularly using 

sweepers and water trucks. 
e. Dirt storage piles will be stabilized by chemical binders, tarps, fencing, or other 

suppression measures. 
f. Internal construction-roadways will be stabilized by paving, chip sealing or applying 

stabilizing chemicals after rough grading. 
g. A 15-mph speed limit on unpaved surfaces shall be enforced. 

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

2. AQ#2-CONSTRUCTION EXHAUST EMISSIONS 
INTENT: In order to mitigate for exhaust emissions during construction activities. 
DESCRIPTION OF REQUIREMENT: The project shall comply with the following Air 
Quality and Greenhouse Gas measures: 

a. The project shall require the construction contractor to provide a construction fleet 
that uses heavy-duty diesel-powered equipment equipped with Tier 4 diesel 
engines or better. An exemption from these requirements may be granted by the 
County in the event that the applicant documents that equipment with the required 
tier is not reasonably available and corresponding reductions in criteria air pollutant 
emissions are achieved from other construction equipment. Before an exemption 
may be considered by the County, the applicant shall be required to demonstrate 
that three construction fleet owners/operators in the San Diego Region were 
contacted and that those owners/operators confirmed Tier 4 equipment could not 
be located within the San Diego region. 

b. The project shall require the construction contractor to equip all heavy-duty diesel-
powered construction equipment with diesel particulate filters (DPFs). 

c. Construction equipment shall be outfitted with best available control technology 
(BACT) devices certified by the California Air Resources Board. A copy of each 
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unit’s BACT documentation shall be provided to the County of San Diego at the 
time of mobilization of each applicable unit of equipment. 

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

3. AQ#3-CONSTRUCTION ARCHITECTURAL COATINGS 
INTENT: In order to reduce emissions of volatile organic compounds (VOC). 
DESCRIPTION OF REQUIREMENT:  The project shall use architectural coatings with a 
VOC content of 100 grams per liter (g/L) or less for exterior coatings and 50 g/L or less 
for interior coatings. DOCUMENTATION: The applicant shall comply with the Air Quality 
requirements of this condition. TIMING: The following action shall occur throughout the 
duration of the construction activities involving the application of architectural coatings. 
MONITORING: The [DPW, PDCI] shall make sure that the construction contractor 
complies with the Air Quality requirement of this condition. The [DPW, PDCI] shall contact 
the [PDS, PCC] if the applicant fails to comply with this condition. 
 

4. AQ#4- SITE DESIGN 
INTENT: In order to implement a sustainable project design that would minimize energy 
consumption, and Air Quality and Greenhouse Gas emissions. DESCRIPTION OF 
REQUIREMENT: The following design features shall be implemented on all building 
plans for the project. 
 

a. All street and area lighting installed shall be high-efficiency light emitting diode 
(LED) lighting. 

b. The project will install landscaping and screening in parking areas consistent with 
the County’s Parking Design Manual, Section 7 and the California Air Resources 
Board’s “cool parking” requirements. 

c. The project will install High-Efficiency heating, ventilation, and cooling (HVAC) 
systems, sealed (tight) air ducts, and Low Emissivity (Low E) dual pane windows. 

 
DOCUMENTATION: The applicant shall comply with the requirements of this condition. 
TIMING: Prior to approval of any building plan or the issuance of any building permit, 
these design measures shall be implemented on the building plans and landscape plans. 
MONITORING: The [PDS, BPPR] shall make sure that the sustainable design measures 
are implemented on all building plans for the project. 

6. AQ#6-Waste Management 

INTENT: In order to notify future residents of existing adverse effects and sustainable 
practices.  DESCRIPTION OF REQUIREMENT:  The project shall comply with AB 341’s 
statewide requirement of 75 percent diversion policy by providing literature promoting 
recycling and discussing the recycling options provided on-site. DOCUMENTATION: The 
applicant shall comply with the requirements of this condition. TIMING: Disclosure 
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statements shall be provided to all prospective residents; all new residents shall be 
provided with information material upon move in. MONITORING: The [DEH, LEA] shall 
make sure that the applicant complies with this condition. 

7. AQ#7-Waste Management 

INTENT: In order to reduce Greenhouse Gas emissions. DESCRIPTION OF 
REQUIREMENT:  The project shall comply with Assembly Bill (AB) 341’s statewide 
requirement of 75 percent diversion policy by providing areas for storage and collection 
of recyclables and providing literature promoting recycling and discussing the recycling 
options provided on-site. DOCUMENTATION: The applicant shall comply with the 
requirements of this condition. TIMING: Recycling storage facilities must be available on-
site Disclosure statements shall be provided to all prospective residents; all new residents 
shall be provided with information material upon move in. MONITORING: The [DEH, LEA] 
shall make sure that the applicant complies with this condition. 

 
CULTURAL RESOURCES 
 
8. CULT#1 ARCHAEOLOGICAL MONITORING   

INTENT: In order to mitigate for potential impacts to undiscovered buried archaeological 
resources and human remains, an Archaeological Monitoring Program and potential Data 
Recovery Program shall be implemented pursuant to the County of San Diego Guidelines 
for Determining Significance for Cultural Resources and the California Environmental 
Quality Act (CEQA).  DESCRIPTION OF REQUIREMENT:  A County Approved Principal 
Investigator (PI) known as the “Project Archaeologist,” shall be contracted to perform 
archaeological monitoring and a potential data recovery program during all grading, 
clearing, grubbing, trenching, and construction activities.  The archaeological monitoring 
program shall include the following:     

 
a. The Project Archaeologist shall perform the monitoring duties before, during and 

after construction pursuant to the most current version of the County of San Diego 
Guidelines for Determining Significance and Report Format and Requirements for 
Cultural Resources.  The Project Archaeologist and Luiseno Native American 
monitor shall also evaluate fill soils to determine that they are clean of cultural 
resources. The contract or letter of acceptance provided to the County shall include 
an agreement that the archaeological monitoring will be completed, and a 
Memorandum of Understanding (MOU) between the Project Archaeologist and the 
County of San Diego shall be executed.  The contract or letter of acceptance shall 
include a cost estimate for the monitoring work and reporting.  
 

a. The Project Archeologist shall provide evidence that a Luiseno Native American 
has been contracted to perform Native American Monitoring for the project.  

 
c. The cost of the monitoring shall be added to the grading bonds or bonded 

separately.   
 

DOCUMENTATION: The applicant shall provide a copy of the Archaeological Monitoring 
Contract or letter of acceptance, cost estimate, and MOU to [PDS, PPD].  Additionally, 
the cost amount of the monitoring work shall be added to the grading bond cost estimate.   
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TIMING: Prior to approval of any grading and or improvement plans and issuance of any 
Grading or Construction Permits.  MONITORING: [PDS, PPD] shall review the contract 
or letter of acceptance, MOU and cost estimate or separate bonds for compliance with 
this condition. The cost estimate should be forwarded to [PDS, PPD] for inclusion in the 
grading bond cost estimate, and grading bonds and the grading monitoring requirement 
shall be made a condition of the issuance of the grading or construction permit. 
 

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

 
a. DPR Primary and Archaeological Site forms. 

 
b. Daily Monitoring Logs 
 
c. Evidence that all cultural materials collected during the survey, testing, and 

archaeological monitoring program have been conveyed as follows: 
 

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

 
or 
 

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

 
(2) Historic materials shall be curated at a San Diego curation facility as described 

above and shall not be curated at a Tribal curation facility or repatriated.  The 
collections and associated records, including title, shall be transferred to the 
San Diego curation facility and shall be accompanied by payment of the fees 
necessary for permanent curation.  Evidence shall be in the form of a letter from 
the curation facility stating that the historic materials have been received and 
that all fees have been paid. 
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d. If no cultural resources are discovered, a Negative Monitoring Report must be 
submitted stating that the grading monitoring activities have been completed.  
Grading Monitoring Logs must be submitted with the negative monitoring report. 

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

 
 

10. CULT#GR-1 - ARCHAELOGICAL MONITORING – PRECONSTRUCTION MEETING  
INTENT: In order to comply with the County of San Diego Guidelines for Significance – 
Cultural Resources, an Archaeological Monitoring Program shall be implemented. 
DESCRIPTION OF REQUIREMENT: The County approved Project Archaeologist and 
Luiseno Native American Monitor shall attend the pre-construction meeting with the 
contractors to explain and coordinate the requirements of the archaeological monitoring 
program. The Project Archaeologist and Luiseno Native American Monitor shall monitor 
the original cutting of previously undisturbed deposits in all areas identified for 
development including off-site improvements. The Project Archaeologist and Luiseno 
Native American monitor shall also evaluate fill soils to determine that they are clean of 
cultural resources. The archaeological monitoring program shall comply with the County 
of San Diego Guidelines for Determining Significance and Report Format and Content 
Requirements for Cultural Resources. DOCUMENTATION: The applicant shall have the 
contracted Project Archeologist and Luiseno Native American attend the preconstruction 
meeting to explain the monitoring requirements. TIMING: Prior to any clearing, grubbing, 
trenching, grading, or any land disturbances this condition shall be completed. 
MONITORING: The [DPW, PDCI] shall confirm the attendance of the approved Project 
Archaeologist.  
 

11. CULT#GR-2 - ARCHAEOLOGICAL MONITORING – DURING CONSTRUCTION  
INTENT: In order to comply with the County of San Diego Guidelines for Determining 
Significance and Report Format and Content Requirements for Cultural Resources, a 
Cultural Resource Grading Monitoring Program shall be implemented. DESCRIPTION 
OF REQUIREMENT: The Project Archaeologist and Luiseno Native American Monitor 
shall monitor the original cutting of previously undisturbed deposits in all areas identified 
for development including off-site improvements. The archaeological monitoring program 
shall comply with the following requirements during earth-disturbing activities:  
 
a.   Monitoring. During the original cutting of previously undisturbed deposits, the Project 

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

 
b. Inadvertent Discoveries. In the event that previously unidentified potentially 

significant cultural resources are discovered: 
 

1. The Project Archaeologist or the Luiseno Native American monitor shall have the 
authority to divert or temporarily halt ground disturbance operations in the area of 
discovery to allow evaluation of potentially significant cultural resources.  

2. At the time of discovery, the Project Archaeologist shall contact the PDS Staff 
Archaeologist.  

3. The Project Archaeologist, in consultation with the PDS Staff Archaeologist and the 
Luiseno Native American Monitor, shall determine the significance of the discovered 
resources.  

4. Construction activities will be allowed to resume in the affected area only after the 
PDS Staff Archaeologist has concurred with the evaluation.  

5. Isolates and clearly non-significant deposits shall be minimally documented in the 
field. Should the isolates and/or non-significant deposits not be collected by the 
Project Archaeologist, then the Luiseno Native American monitor may collect the 
cultural material for transfer to a Tribal Curation facility or repatriation program.  

6. If cultural resources are determined to be significant, a Research Design and Data 
Recovery Program (Program) shall be prepared by the Project Archaeologist in 
consultation with the Luiseno Native American Monitor. The County Archaeologist 
shall review and approve the Program, which shall be carried out using professional 
archaeological methods. The Program shall include (1) reasonable efforts to 
preserve (avoidance) “unique” cultural resources or Sacred Sites; (2) the capping of 
identified Sacred Sites or unique cultural resources and placement of development 
over the cap, if avoidance is infeasible; and (3) data recovery for non-unique cultural 
resources. The preferred option is preservation (avoidance).  

 
c. Human Remains. If any human remains are discovered:  

1. The Property Owner or their representative shall contact the County Coroner and 
the PDS Staff Archaeologist.  

2. Upon identification of human remains, no further disturbance shall occur in the area 
of the find until the County Coroner has made the necessary findings as to origin. If 
the human remains are to be taken offsite for evaluation, they shall be accompanied 
by the Luiseno Native American monitor.  

3. If the remains are determined to be of Native American origin, the NAHC shall 
immediately contact the Most Likely Descendant (MLD).  

4. The immediate vicinity where the Native American human remains are located is not 
to be damaged or disturbed by further development activity until consultation with 
the MLD regarding their recommendations as required by Public Resources Code 
Section 5097.98 has been conducted.  

5. The MLD may with the permission of the landowner, or their authorized 
representative, inspect the site of the discovery of the Native American human 
remains and may recommend to the owner or the person responsible for the 
excavation work means for treatment or disposition, with appropriate dignity, of the 
human remains and any associated grave goods. The descendants shall complete 
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their inspection and make recommendations or preferences for treatment within 48 
hours of being granted access to the site.  

6. Public Resources Code §5097.98, CEQA §15064.5 and Health & Safety Code 
§7050.5 shall be followed in the event that human remains are discovered.  

 
d. Fill Soils. The Project Archaeologist and Luiseno Native American monitor shall 

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

12.  CULT#GR-3 - ARCHAEOLOGICAL MONITORING – ROUGH GRADING  
INTENT: In order to comply with the County of San Diego Guidelines for Determining 
Significance and Report Format and Content Requirements for Cultural Resources, an 
Archaeological Monitoring Program shall be implemented. DESCRIPTION OF 
REQUIREMENT: The Project Archaeologist shall prepare one of the following reports 
upon completion of the earth-disturbing activities that require monitoring:  
 
a.   No Archaeological Resources Encountered. If no archaeological resources are 

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

 
b. Archaeological Resources Encountered. If archaeological resources were 

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

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

13.  CULT#GR-4 - ARCHAEOLOGICAL MONITORING – FINAL GRADING  
INTENT: In order to comply with the County of San Diego Guidelines for Determining 
Significance and Report Format and Content Requirements for Cultural Resources, an 
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Archaeological Monitoring Program shall be implemented. DESCRIPTION OF 
REQUIREMENT: The Project Archaeologist shall prepare a final report that documents 
the results, analysis, and conclusions of all phases of the Archaeological Monitoring 
Program if cultural resources were encountered during earth-disturbing activities. The 
report shall include the following, if applicable:  
 
a. Department of Parks and Recreation Primary and Archaeological Site forms.  
 
b. Daily Monitoring Logs  
 
c. Evidence that all cultural materials have been conveyed as follows:  
 
(1) Evidence that all prehistoric materials collected during the archaeological monitoring 

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

OR 
 

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

 
(2) Historic materials shall be curated at a San Diego curation facility and shall not be 

curated at a Tribal curation facility or repatriated. The collections and associated 
records, including title, shall be transferred to the San Diego curation facility and shall 
be accompanied by payment of the fees necessary for permanent curation. Evidence 
shall be in the form of a letter from the curation facility stating that the historic materials 
have been received and that all fees have been paid.  
 

d. If no cultural resources are discovered, a Negative Monitoring Report must be 
submitted stating that the archaeological monitoring activities have been completed. 
Grading Monitoring Logs must be submitted with the negative monitoring report.  

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

 
TRAFFIC  
 
14. The payment of the Transportation Impact Fee, which will be required at issuance of 

building permits of applicable phases of the project, will be required to demonstrate 
conformance with the County of San Diego Transportation Impact Fee Ordinance. 
Pursuant to Section 77.210 of the County of San Diego Transportation Impact Fee  

 
3. Critical Project Design Elements That Must Become Conditions of Approval: 
 
The following project design elements were either proposed in the project application or the 
result of compliance with specific environmental laws and regulations and were essential in 
reaching the conclusions within the attached Environmental Initial Study.  While the following 
are not technically mitigation measures, their implementation must be assured to avoid 
potentially significant environmental effects. 
 
1. GEN #1—COST RECOVERY: [PDS, DEH, DPR], [MA, GP, IP]  

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

 
2. LNDSCP#1–LANDSCAPE DOCUMENTATION PACKAGE 

INTENT:  In order to provide adequate Landscaping that addresses screening, and to 
comply with the Bonsall Design Guidelines, a landscape plan shall be prepared.  
DESCRIPTION OF REQUIREMENT:  The Landscape Plans shall be prepared pursuant 
to the COSD Water Efficient Landscape Design Manual and the COSD Water 
Conservation in Landscaping Ordinance, the COSD Parking Design Manual, the COSD 
Grading Ordinance, the Bonsal Design Guidelines, and Measure W-1.2 of the County’s 
Climate Action Plan.  All Plans shall be prepared by a California licensed Landscape 
Architect, Architect, or Civil Engineer, and include the following information: 
a. Indication of the proposed width of any adjacent public right-of-way, and the 

locations of any required improvements and any proposed plant materials to be 
installed or planted therein.  The applicant shall also obtain an Encroachment 
Maintenance and Removal Agreement with the Department of Public Works 
approving the variety, location, and spacing of all trees proposed to be planted 
within said right(s)-of-way, including the tree well.  A copy of this Agreement and 
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a letter stating that all landscaping within the said right(s) -of-way shall be 
maintained by the landowner(s) shall be submitted to PDS.   

b. A complete planting plan including the names, sizes, and locations of all plant 
materials, including trees, shrubs, and groundcover.  Wherever appropriate, native 
or naturalizing plant materials shall be used which can thrive on natural moisture.  
These plants shall be irrigated only to establish the plantings. 

c. A complete watering system including the location, size, and type of all backflow 
prevention devices, pressure, and non-pressure water lines, valves, and sprinkler 
heads in those areas requiring a permanent, and/or temporary irrigation system.   

d. The watering system configuration shall indicate how water flow, including 
irrigation runoff, low head drainage, overspray or other similar conditions will not 
impact adjacent property, non-irrigated areas, structures, walkways, roadways or 
other paved areas, including trails and pathways by causing water to flow across, 
or onto these areas. 

e. Spot elevations of the hardscape, building and proposed fine grading of the 
installed landscape. 

f. The location and detail of all walls, fences, and walkways shall be shown on the 
plans, including height from grade and type of material.  A lighting plan and light 
standard details shall be included in the plans (if applicable) and shall be in 
compliance with the County’s Light Pollution Code. 

g. No landscaping material or irrigation or other infrastructure shall be located within 
a proposed trail easement or designated pathway.  

h. Parking areas shall be landscaped and designed pursuant to the  Parking Design 
Manual and the County Zoning Ordinance Section 6793.b 

i. Additionally, the following items shall be addressed as part of the Landscape 
Documentation Package: Planting at both driveway entrances shall be compliant 
with sight line requirements per Section 86.709 (c.9) of the Water Conservation in 
Landscaping Ordinance. 

j. Measure W-1.2 (Reduce Outdoor Water Use) now requires an Evapotranspiration 
Adjustment Factor (ETAF) value of 0.42 be used within the Maximum Applied 
Water Allowance formula to show a 40% reduction in water use from what was 
used in the formula during the CAP’s baseline year of 2014. 

k. Show fuel modification zones on the plans.  Planting shall be compliant with the 
Defensible Space and Vegetation Management requirements of the Fire 
Protection Plan, Letter Report, dated February 15, 2019. 

l. Show the location and provide construction details of the six-foot high noise wall 
along the perimeter of the recreation area as per the Noise Assessment Report, 
dated January 28, 2020.  Ensure that adequate screening is provided from 
surrounding properties. 

 
DOCUMENTATION: The applicant shall prepare the Landscape Plans using the 
Landscape Documentation Package Checklist (PDS Form #404), and pay all applicable 
review fees.  TIMING: Prior to approval of any plan, issuance of any permit, and prior to 
use of the premises in reliance of this permit, the Landscape Documentation Package 
shall be prepared and approved.  MONITORING: The [PDS, LA] and [DPR, TC, PP] shall 
review the Landscape Documentation Package for compliance with this condition. 
 

3. AQ#5- COUNTY CLIMATE ACTION PLAN SATISFACTION 
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INTENT: In order to comply with the County’s Climate Action Plan (CAP) measures, the 
project shall include the following features. DESCRIPTION OF REQUIREMENT: The 
project shall implement or install the following measures or features as required within 
Step 2 of the CAP Measure Consistency Checklist. 
a. Measure 3: Tankless electric or gas water heaters or electric heat pump water 

heaters shall be installed at each residential unit. 
b. Measure 4: Low-flow faucets, kitchen faucets, toilets, and showers shall be 

installed at each residential unit with maximum flow rates of 1.5 gallons per minute 
at 60 psi. At least one  appliance installed in the residential units shall be ENERGY 
STAR certified. 

c. Measure 5: One rain barrel shall be installed on the property if incentives or 
rebates are available, as determined through communication with County staff and 
the regional/local water district. 

d. Measure 6: A Landscape Document Package shall be submitted that complies 
with the County’s Water Conservation in Landscaping Ordinance and 
demonstrates a 40 percent reduction in current Maximum Applied Water 
Allowance for outdoor use. 

e. Measure 9: Trees shall be planted on-site at a rate of two (2) trees per dwelling 
unit. At a minimum, the project shall plant 2 total trees.  

 
DOCUMENTATION: The applicant shall comply with the requirements of this condition. 
TIMING: Prior to approval of any building plan or the issuance of any building permit, 
these design measures shall be implemented on the building plans and landscape plans. 
MONITORING: The [PDS, LA] and [DPR, TC, PP] shall review the Landscape Plans for 
compliance with Measure 6 of this condition. The [PDS, BPPR] shall verify that the 
Building Plans comply with Measure 3, Measure 4, Measure 5, and Measure 9 of this 
condition. 
 

4. GEN#3–INSPECTION FEE 
INTENT: In order to comply with Zoning Ordinance Section 7362.e, the inspection fee 
shall be paid.  DESCRIPTION OF REQUIREMENT: Pay the inspection fee at the [PDS, 
ZC] to cover the cost of inspection(s) of the property to monitor ongoing conditions 
associated with this permit. In addition, submit a letter indicating who should be contacted 
to schedule the inspection.  DOCUMENTATION: The applicant shall provide a receipt 
showing that the inspection fee has been paid along with updated contact information 
[PDS, PCC]. TIMING: Prior to any occupancy, final grading release, or use of the 
premises in reliance of this permit. MONITORING: The [PDS, ZC] shall process an 
invoice and collect the fee. PDS will schedule an inspection within one year from the date 
that occupancy or use of the site was established. 
 

5. PLN#1–SITE PLAN IMPLEMENTATION  
INTENT: In order to comply with the approved project design indicated on the approved 
plot plan, the project shall be constructed as indicated on the approved building and 
construction plans. DESCRIPTION OF REQUIREMENT: The site shall conform to the 
approved Minor Use Permit plot plan and the building plans. This includes, but is not 
limited to: improving all parking areas and driveways, installing all required design 
features, painting all structures with the approved colors, and all temporary construction 
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facilities have been removed from the site. DOCUMENTATION: The applicant shall 
ensure that the site conforms to the approved plot plan and building plans. TIMING: Prior 
to any occupancy, final grading release, or use of the premises in reliance of this permit, 
the site shall conform to the approved plans. MONITORING: The [PDS, BI] and [DPR TC, 
PP] shall inspect the site for compliance with the approved Building Plans. 

 
6. LNDSCP#2–CERTIFICATION OF INSTALLATION  

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

 
7. PLN#4–SITE CONFORMANCE    

INTENT: In order to comply with Zoning Ordinance Section 7703, the site shall 
substantially comply with the approved plot plans and all deviations thereof, specific 
conditions and approved building plans. DESCRIPTION OF REQUIREMENT: The 
project shall conform to the approved building plans, and plot plan(s). This includes but 
is not limited to maintaining the following: all parking and driveways areas, painting all 
necessary aesthetics design features, , and all lighting, and required signage. Failure to 
conform to the approved plot plan(s); is an unlawful use of the land and will result in 
enforcement action pursuant to Zoning Ordinance Section 7703. DOCUMENTATION: 
The property owner and permittee shall conform to the approved plot plan. If the permittee 
or property owner chooses to change the site design in any away, they must obtain 
approval from the County for a Minor Deviation or a Modification pursuant to the County 
of San Diego Zoning Ordinance. TIMING: Upon establishment of the use, this condition 
shall apply for the duration of the term of this permit. MONITORING: The [PDS, Code 
Compliance Division] is responsible for enforcement of this permit.   
   

8. FIRE#1–ON-GOING FIRE PROTECTION 
INTENT: In order to comply with the California Fire Code and the San Diego County 
Consolidated Fire Code, the site shall comply with the approved Fire Protection Plan 
(FPP). DESCRIPTION OF REQUIREMENT: The following measures approved in the 
FPP shall be implemented and maintained:  
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a.     The overhang at the facility entrance shall be required to be a minimum height of 
13.5 feet to accommodate fire apparatus.  

b.     The fire apparatus access roads shall not be blocked or impeded. 
c.   The fire department connection shall be located on the same access road as the 

hydrants and not along the driveway as to not block the entrance of the building with 
fire ground operations.  

d.   All proposed structures shall have automatic fire sprinklers. The containers will be 
equipped with Fire suppression systems, (clean agent Novec 1230 in a tank 
connected to nozzles and designed to flood the entire container during fire event) with 
early smoke detection, alarms and remote monitoring. The fire protection system 
plans will be submitted to North County Fire for approval. 

e.  All structures shall comply with the ignition-resistive construction requirements: 
Wildland- Urban Interface areas of Chapter 7A of the County Building Code.  

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

 
9. ROADS#1–RELINQUISH ACCESS 

INTENT: In order to promote orderly development and to comply with the Mobility 
Element of the General Plan access shall be relinquished along the project frontage. 
DESCRIPTION OF REQUIREMENT:  
 
a. Relinquish access rights onto Old Mission Road with the exception of the two (2) 

driveways as shown on the approved plot plan. The access relinquishment shall 
be free of any burdens or encumbrances, which would interfere with the purpose 
for which it is required. Only the two (2) access points are permitted along Old 
Mission Road as indicated on the approved plot plan.  
 

b. Relinquish access rights onto Thoroughbred Lane along the project frontage. 
 

c. The access relinquishment shall be free of any burdens or encumbrances, which 
would interfere with the purpose for which it is required. 

 
DOCUMENTATION:  The applicant shall prepare the legal descriptions of the 
easement(s), submit them for preparation with the [DGS, RP], and pay all applicable fees 
associated with preparation of the documents.  TIMING:  Prior to approval of any plan or 
issuance of any permit, and prior to use of the premises in reliance of this permit the 
access shall be relinquished.  MONITORING: The [DGS, RP] shall prepare the 
relinquishment documents and forward a copy of the documents to [PDS, LDR] for 
preapproval. [DGS, RP] shall forward copies of the recorded documents to [PDS, LDR].  
The [PDS, LDR] shall review the documents for compliance with this condition.    

 
10.     ROADS#2–SIGHT DISTANCE 

INTENT:  In order to provide an unobstructed view for safety while exiting the property 
and accessing a public road from the site, and to comply with the Design Standards of 
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Section 6.1.E of the County of San Diego Public Road Standards, an unobstructed sight 
distance shall be verified.  DESCRIPTION OF REQUIREMENT:   
 
a. A registered civil engineer or a licensed land surveyor provides a certified signed 

statement that: “There is _________feet of unobstructed intersectional sight distance 
in both directions from the private driveway openings, fronting the project along Old 
Mission Road in accordance with the methodology described in Table 5 of the March 
2012 County of San Diego Public Road Standards.  These sight distances exceed the 
required intersectional Sight Distance requirements of _____ as described in Table 5 
based on a speed of _______ , which I have verified to be the higher of the prevailing 
speed or the minimum design speed of the road classification. I have exercised 
responsible charge for the certification as defined in Section 6703 of the Professional 
Engineers Act of the California Business and Professions Code.” 
 

b. A registered civil engineer or a licensed land surveyor provides a certified signed 
statement that: “There is _________feet of unobstructed intersectional sight distance 
in both directions from Mission Road, fronting the project along Thoroughbred Lane 
in accordance with the methodology described in Table 5 of the March 2012 County 
of San Diego Public Road Standards.  These sight distances exceed the required 
intersectional Sight Distance requirements of _____ as described in Table 5 based on 
a speed of _______ , which I have verified to be the higher of the prevailing speed or 
the minimum design speed of the road classification. I have exercised responsible 
charge for the certification as defined in Section 6703 of the Professional Engineers 
Act of the California Business and Professions Code.” 

 
c. If the lines of sight fall within the existing public road right-of-way, the engineer or 

surveyor shall further certify: "Said lines of sight fall within the existing right-of-way 
and a clear space easement is not required." 

 
DOCUMENTATION:  The applicant shall complete the certifications and submit them to 
the [PDS, LDR] for review. TIMING:  Prior to occupancy of the first structure built in 
association with this permit, or use of the premises in reliance of this permit, and annually 
after that until the project is completely built, the sight distance shall be verified. 
MONITORING:  The [PDS, LDR] shall verify the sight distance certifications for 
compliance with this condition. 

 
11.      DRNG#1- LINES OF INUNDATION COMPLIANCE  

INTENT:  In order to provide protection from flood damage for the structures and to 
comply with the County Flood Damage Prevention Ordinance (Title 8, Division 11 Sec 
501 (c)(2)), County Watershed Protection Ordinance (WPO) No.10410, County Code 
Section 67.801 et. seq., all on-site structures located within the inundation area shall be 
elevated one foot above the 100-year base flood elevation (BFE).  DESCRIPTION OF 
REQUIREMENT:  The building plans shall indicate that all proposed on-site structures 
located within the inundation area, including the solar panels at maximum tilt and the 
inverter pads will be raised one-foot above the 100-year base flood elevation.  
 
DOCUMENTATION:  The applicant shall indicate on the building plans that the 
requirement above has been met.  TIMING:   Prior to approval of any building plan and 
the issuance of any building permit associated with the structures referenced above, 
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compliance with this condition is required.  MONITORING:   The [PDS, BPPR] shall 
review the building plans for consistency with this condition. 
 

12. ROADS#3–TRAFFIC CONTROL PLAN  
INTENT: In order to mitigate below levels of significance for temporary traffic impacts, a 
traffic control plan shall be prepared and implemented.  DESCRIPTION OF 
REQUIREMENT:  Have Registered Civil Engineer or licensed Traffic Control Contractor 
prepare a Traffic Control Plan (TCP) to the satisfaction of the Director of Department of 
Public Works (DPW). DOCUMENTATION: The applicant shall have the TCP prepared 
by a Registered Civil Engineer or a licensed Traffic Control Contractor and submit it to 
[PDS, LDR] for review by [DPW, Traffic].  TIMING:  Prior to the approval of any plan, 
issuance of any permit, any grading and/or improvement plans and issuance of any 
Grading, Construction, or Excavation Permits and prior to use of the premises in reliance 
of this permit, a TCP shall be prepared and approved.  MONITORING: The [PDS, LDR] 
shall review the TCP for compliance with this condition.  

 
13. ROADS#4–HAUL ROUTE PLAN  

INTENT: In order to ensure roads are not damaged by heavily loaded trucks on the route 
identified during the construction phase (or subsequent operations). A Haul Route Plan 
(HRP) shall be prepared and implemented.  DESCRIPTION OF REQUIREMENT:  A HRP 
shall be prepared that addresses the following, but is not limited to: haul routes, truck 
types and capacity, number of trips per day, estimated quantity of import & export, 
destination, duration of the haul, and hours of operation. 
 
a. The implementation of the HRP shall be a condition of any grading, construction, 

or excavation permit issued by the County.  The applicant is responsible for the 
road maintenance (sweeping as necessary) and repair of any damage caused by 
them to the on-site and offsite County maintained roads that serve the property 
either during construction or subsequent operations.  
 

b. The applicant will repair those portions of the roads that are damaged by the heavy 
loaded trucks. An agreement shall be executed, to require (1) a cash deposit for 
emergency traffic safety repairs; (2) long-term security for road maintenance and 
repair of any damage caused by the project to the County maintained roads that 
serve the project during construction phase on the route identified; and (3) All the 
roads identified on the haul route plan shall be returned to the existing condition or 
better. 

 
c. Prior to the import/export, all affected property owners in the residential 

neighborhood shall be notified; no equipment or material storage on public roads 
will be allowed, and sweeping to be performed at the end of each week or more 
frequently depending on hauling schedule. 

 
DOCUMENTATION: The applicant shall have the HRP prepared by a Registered Civil 
Engineer or a licensed Traffic Control Contractor and submit it to [PDS, LDR] for review 
by [DPW, Road Maintenance].  The applicant shall also execute a secured agreement for 
any potential damages caused by heavy trucks on road mentioned above. The agreement 
and securities shall be approved to the satisfaction of the [DPW, Road 
Maintenance].   TIMING: Prior to the approval of any plan, issuance of any permit, any 
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grading and/or improvement plans and issuance of any Grading, Construction, or 
Excavation Permits and prior to use of the premises in reliance of this permit, a HRP shall 
be prepared and approved.  MONITORING: The [PDS, LDR] shall review the HRP for 
compliance with this condition. 
 

14. STRMWTR#1–STORMWATER MAINTENANCE DOCUMENTATION  
INTENT:  In order to promote orderly development and to comply with the  County 
Watershed Protection Ordinance (WPO) No.10410, County Code Section 67.801 et. seq., 
the maintenance agreements shall be completed.  DESCRIPTION OF REQUIREMENT:  
 
a. Process a Maintenance Notification Agreement to assure maintenance of the 

Category 1 Structural BMPs to the satisfaction of the Director of DPW and/or PDS. 
The Maintenance Notification Agreement shall be signed, notarized and recorded 
by the applicant. 

 
b. Process a Stormwater Facilities Maintenance Agreement (SWMA) to assure 

maintenance of the Category 2 Structural BMPs and  provide security to back up 
the maintenance pursuant to the County Maintenance Plan Guidelines to the 
satisfaction of the Director of DPW and/or PDS. The SWMA shall be signed and 
notarized by the applicant and recorded by the County.  

 
DOCUMENTATION:  The applicant shall process the agreement forms with [PDS, LDR] 
and pay any deposit and applicable review fees. TIMING: Prior to approval of any grading 
or improvement plan or construction permit, prior to use of the property in reliance of this 
permit; execution of the recorded agreements and securities shall be completed.  
MONITORING: The [PDS, LDR] shall review the agreements/mechanisms for 
consistency with the condition and County Standards. 
 

15. STRMWTR#2–EROSION CONTROL 
INTENT: In order to Comply with all applicable stormwater regulations the activities 
proposed under this application are subject to enforcement under permits from the State 
Construction General Permit, Order No. 2009-00090-DWQ, or subsequent order and the 
County Watershed Protection Ordinance (WPO) No.10410, County Code Section 67.801 
et. seq., and all other applicable ordinances and standards for this priority project.  
DESCRIPTION OF REQUIREMENT:  The applicant shall maintain the appropriate on-
site and offsite Best Management Practices pursuant to the approved Stormwater Quality 
Management Plan (SWQMP) and Erosion Control Plan including, but not limited to the 
erosion control measures, irrigation systems, slope protection, drainage systems, 
desilting basins, energy dissipators, and silt control measure. 
 
a. An agreement and instrument of credit shall be provided for an amount equal to 

the cost of this work as determined or approved by the [PDS, LDR], in accordance 
with the County of San Diego Grading Ordinance Section 87.304.  The cash 
deposit collected for grading, per the grading ordinance, will be used for 
emergency erosion measures. The developer shall submit a letter to [PDS, LDR] 
authorizing the use of this deposit for emergency measures. 

 
b. An agreement in a form satisfactory to County Counsel shall accompany the 

Instrument of Credit to authorize the County to unilaterally withdraw any part of or 
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all the Instrument of Credit to accomplish any of the work agreed to if it is not 
accomplished to the satisfaction of the County PDS and/or DPW by the date 
agreed.  

 
DOCUMENTATION:  The applicant shall process an Erosion Control Plan and provide 
the letter of agreement and any additional security and/or cash deposit to the [PDS, LDR]. 
TIMING: Prior to approval of any grading or improvement plan or construction permit, and 
prior to use of the property in reliance of this permit, the Erosion Control Plan shall be 
approved and the agreement and securities shall be executed.  MONITORING: The 
[PDS, LDR] shall ensure that the Erosion Control Plan adequately satisfies the 
requirements of the conditions to potentially perform the required erosion control and 
stormwater control measures proposed on all construction and grading plans. [DPW, 
PDCI] shall use the securities pursuant to the agreement to implement and enforce the 
required stormwater and erosion control measures pursuant to this condition during all 
construction phases as long as there are open and valid permits for the site. 
.   

16. UTILITIES#1–PAVEMENT CUT POLICY 
INTENT: In order to prohibit trench cuts for undergrounding of utilities in all new, 
reconstructed, or resurfaced paved County-maintained roads for a period of three years 
following project pavement treatment, and to comply with County Policy RO-7 adjacent 
property owners shall be notified and solicited for their participation in the extension of 
utilities. DESCRIPTION OF REQUIREMENT:  All adjacent property owners shall be 
notified who may be affected by this policy and are considering development of applicable 
properties, this includes requesting their participation in the extension of utilities to comply 
with this policy. No trench cuts for undergrounding of utilities in all new, reconstructed, or 
resurfaced paved County-maintained roads for a period of three years following project 
surface.  DOCUMENTATION: The applicant shall sign a statement that they are aware 
of the County of San Diego Pavement Cut Policy and submit it to the [PDS LDR] for 
review.  TIMING: Prior to approval of any grading or improvement plan and prior to 
issuance of any grading or construction permit, and prior to use of the property in reliance 
of this permit, the Acknowledgement of Department of Public Works Pavement Cut Policy 
shall be submitted for approval.  MONITORING: [PDS, LDR] shall review the 
acknowledgement letter to determine compliance with the condition. 

 
17. DRNG#2–FLOODPLAIN COMPLIANCE  

INTENT:  As required by the Code of Federal Regulations (CFR) and to protect persons 
and property from harm in an area of special flood hazard in the unincorporated County 
by ensuring compliance with the more restrictive of the Flood Damage Prevention 
Ordinance (FDPO), Section 811.101, et seq. of the San Diego County Code, of 
Regulatory Ordinances (County Code) or the National Flood Insurance Program 
requirements set forth at 44 Code of Federal Regulations, (CFR) Section 60.1 et seq. 
References to the 44 CFR Section 60.1 et seq. are for convenience only and are not 
intended to limit the applicability of other federal laws or regulations that comprise the 
National Flood Insurance Program.  DOCUMENTATION: The applicant shall complete 
the following: 

 
DESCRIPTION OF REQUIREMENT:  The project site is located within an *** Flood Zone 
as indicated on FEMA Flood Insurance Rate Map (FIRM) map panel 06073C049G FEMA 
mapped Zones A and X are required to be developed and used in accordance with 
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restrictions set forth in the County’s Flood Damage Prevention Ordinance for “special 
flood hazard areas.”  These requirements were developed to allow for continued County 
participation in the National Flood Insurance Program (NFIP) in accordance with 44 CFR 
60.1 et seq.  Consistent with these requirements, the following must be complied with: 
 
1. Determine the base flood elevation (BFE) and flood plain boundary during the 

occurrence of the base flood of the *** River both before and after all proposed 
work, through hydraulic analyses acceptable to County Department of Public 
Works (DPW) Flood Control Section and performed by a California licensed civil 
engineer in accordance with standard engineering practice, to the satisfaction of 
the County Flood Plain Administrator, Demonstrate compliance with all NFIP and 
FDPO requirements to the satisfaction of the County Flood Plain Administrator and 
DPW Flood Control.    

 
2. Demonstrate to the satisfaction of the County Flood Plain Administrator through 

acceptable hydrologic and hydraulic analyses, acceptable to DPW Flood Control 
and performed by a California licensed engineer in accordance with standard 
engineering practice, that all proposed structures will be reasonably safe from 
flooding of the one percent annual chance event as calculated following the 
methodology described in the County Hydrology Manual. 

 
3. All structures to be constructed or substantially improved shall comply with the 

more restrictive of the County’s Flood Damage Prevention Ordinance or the criteria 
set forth in 44 CFR 59.1 et seq.    

 
4. Show and label existing drainage easements on the plans. 

 
5. Elevation Certificates for structures located within the Special Flood Hazard Area 

(SFHA). 
 

TIMING:  Elevation Certificates required prior to certificate of occupancy or final sign-off 
by Building Dept., all other items required prior to approval of any building plan or 
issuance of any building permit.. MONITORING: The [PDS, LDR, DPW, FCE] shall 
review the hydraulic analysis, and associated plans and maps for compliance with this 
condition. 

 
18. ROADS#5–CENTERLINE REVIEW 

INTENT: In order to promote orderly development and to comply with the Centerline 
Ordinance 9974 (Amended by Ord. 10224), County Code Section 51.301 et seq., frontage 
improvements will be required. DESCRIPTION OF REQUIREMENT: This project is 
subject to the Centerline Ordinance (unless otherwise noted per Sec. 51.305). The 
applicant must initiate the centerline review process with the Building Official in the 
Department of Planning and Development Services (PDS) as early as possible in order 
to coordinate requirements and processing time, and to determine if review is required by 
PDS Land Development.  Requirements will include, but are not limited to granting of 
right-of-way, irrevocable offers of dedication, relinquishment of access rights, traffic 
striping, installation of curb, gutter, & sidewalk, alley improvements, road widening, 
trails/pathways, street lights, drainage facilities, no-parking restrictions, and 
undergrounding of utility distribution facilities along the project frontages, and off-site road 
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improvements. TIMING: Prior to approval of any building permits, the centerline review 
shall be completed. MONITORING: The [PDS, LDR] shall review the plans for 
consistency with the centerline conditions and County Standards. 

 
19. ROADS#5.1–ROAD IMPROVEMENTS  

INTENT:  In order to promote orderly development and to comply with the Centerline 
Ordinance 9974 (Amended by Ord. 10224), County Code Section 51.301 et seq., and 
the County Community Trails Master Plan, Old Mission Road and Thoroughbred 
Lane shall be improved.  DESCRIPTION OF REQUIREMENT:  

 
a. Improve or agree to improve and provide security for Old Mission Road along the 

project frontage in accordance with the Public Road Standards for a Frontage 
Road with thirty-two feet (32) of paved asphalt concrete pavement width over 
approved base and a graded width of forty-two foot (42’) starting from the terminus 
of the existing Cul-de-Sac to the terminus of the project frontage with Portland 
cement concrete  curb, gutter and a five and one-half foot (5.5’) wide contiguous 
PCC sidewalk. . Provide transition striping for all widenings. tapers, and traffic 
striping to match existing pavement All the foregoing shall be to the satisfaction of 
the Directors of Public Works and PDS. 
 

b. Improve or agree to improve and provide security for Thoroughbred Lane along 
a portion of the project frontage in accordance the Public Road Standards for a 
Residential Road, to a one-half graded width of twenty-eight feet (28') from 
centerline, and an improved one-half width of sixteen feet (16’) with asphalt 
concrete pavement over approved base, with Portland cement concrete curb, 
gutter, and a five foot (5’) wide PCC sidewalk All the foregoing shall be to the 
satisfaction of the Directors of Public Works and PDS. 

 
 

c. Asphalt concrete surfacing material shall be hand-raked and compacted to form 
smooth tapered connections along all edges including those edges adjacent to 
soil. The edges of asphalt concrete shall be hand-raked at 45 degrees or flatter, 
so as to provide a smooth transition next to existing soil, including those areas 
scheduled for shoulder backing.  

 
All plans and improvements shall be completed pursuant to the County of San Diego 
Public Road Standards, the PDS Land Development Improvement Plan Checking 
Manual and the Community Trails Master Plan.  The improvements shall be completed 
within 24 months from the approval of the improvement plans, execution of the 
agreements, and acceptance of the securities.  DOCUMENTATION:  The applicant 
shall complete the following: 

 
b. Process and obtain approval of Improvement Plans to improve Old Mission Road 

and Thoroughbred Lane. 
 

c. Provide Secured Agreements. The required security shall be in accordance with 
Section 7613 of the Zoning Ordinance. 
 

d. Pay all applicable inspection fees with [DPW, PDCI]. 
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e. If the applicant is a representative, then one of the following is required:   a 
corporate certificate indicating those corporation officers authorized to sign for the 
corporation, or a partnership agreement recorded in this County indicating who is 
authorized to sign for the partnership.  

 
f. Obtain a Construction Permit for any work within the County road right-of-way. 

PDS Construction/Road right-of-way Permits Services Section should be 
contacted at (858) 694-3275 to coordinate departmental requirements. Also, 
before trimming, removing or planting trees or shrubs in the County Road right-of-
way, the applicant must first obtain a permit to remove, plant or trim shrubs or trees 
from the Permit Services Section. 

 
TIMING: Prior to issuance of any permit, and prior to use of the premises in reliance of 
this permit the plans shall be approved and securities must be provided.  MONITORING: 
The [PDS, LDR] and [DPR, TC] shall review the plans for consistency with the condition 
and County Standards and Community Trails Master Plan.  Upon approval of the plans 
[PDS, LDR] shall request the required securities and improvement agreements.  The 
securities and improvement agreements shall be approved by the Director of PDS before 
any work can commence. 

 
20. ROADS#6–ACCESS IMPROVEMENTS 
  INTENT:  In order to promote orderly development and to comply with the Policy I-18 

and the County Consolidated Fire Code Sec. 503 et al., a project access shall be 
improved.  DESCRIPTION OF REQUIREMENT: Improve or agree to improve and 
provide security for:  
 
a. The project driveways, which shall be designed and constructed per standard 

drawing G14A or DS7 to the satisfaction of the Director of Planning & Development 
Services. 
 

b. .The Pavement taper from the ultimate right-of-way line to the existing edge of 
pavement, with asphalt concrete to the satisfaction of the Director of Planning & 
Development Services. 

 
All plans and improvements shall be completed pursuant to the County of San Diego 
Public Road Standards, the PDS Land Development Improvement Plan Checking Manual 
and the Community Trails Master Plan.  The improvements shall be completed within 24 
months from the approval of the improvement plans, execution of the agreements, and 
acceptance of the securities.  DOCUMENTATION:  The applicant shall complete the 
following: 
 
c. Process and obtain approval of Improvement Plans to improve the project 

driveways on Old Mission Road. 
 
d. Provide Secured Agreements.  The required security shall be in accordance with 

Section 7613 of the Zoning Ordinance. 
 
e. Pay all applicable inspection fees with [DPW, PDCI]. 
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f. If the applicant is a representative, then a one of the following is required:   a 

corporate certificate indicating those corporation officers authorized to sign for the 
corporation, or a partnership agreement recorded in this County indicating who is 
authorized to sign for the partnership.  

 
g. Obtain approval for the design and construction of all driveways, turnarounds, 

pathways and private easement road improvements to the satisfaction of the San 
Diego County Fire Authority and the [PDS, LDR]. 

 
h. Obtain a Construction Permit for any work within the County road right-of-way. 

Contact DPW Construction/Road right-of-way Permits Services Section, (858) 
694-3284. Also, before trimming, removing or planting trees or shrubs in the 
County Road right-of-way, the applicant must first obtain a permit to remove plant 
or trim shrubs or trees from the Permit Services Section. 

 
TIMING:  Prior to occupancy or use of the premises in reliance of this permit, the plans 
shall be approved and securities must be provided.  MONITORING: The [PDS, LDR] and 
[DPR, TC] shall review the plans for consistency with the condition and County Standards 
and Community Trails Master Plan.  Upon approval of the plans [PDS, LDR] shall request 
the required securities and improvement agreements.  The securities and improvement 
agreements shall be approved by the Director of PDS before any work can commence.  
 

21. ROADS#7–ANNEX TO LIGHTING DISTRICT 
INTENT: In order to promote orderly development and to comply with the Street Lighting 
Requirements of the Centerline Ordinance 9974 (Amended by Ord. 10224), County Code 
Section 51.301 et seq., County of San Diego Board Policy I-18 and The County of San 
Diego Public Road Standards, the property shall transfer into the Lighting District.  
DESCRIPTION OF REQUIREMENT: Allow the transfer of the property subject of this 
permit into Zone A of the San Diego County Street Lighting District without notice or 
hearing, and pay the cost to process such transfer. DOCUMENTATION: The applicant 
shall pay the Zone A Lighting District Annexation Fee at the [PDS, LDR].  The applicant 
shall provide the receipt to [PDS, PCC]. TIMING: Prior to occupancy of the first structure 
built in association with this permit, or use in the premises in reliance of this permit, the 
fee shall be paid.  MONITORING: The [PDS, LDR] shall calculate the fee pursuant to this 
condition and provide a receipt of payment for the applicant. 
 

22. ROADS#8–INSTALL STREETLIGHTS 
INTENT: In order to promote orderly development and to comply with the Street Lighting 
Requirements of the Centerline Ordinance 9974 (Amended by Ord. 10224), County Code 
Section 51.301 et seq., County of San Diego Board Policy I-18, street lights shall be 
installed and energized.  DESCRIPTION OF REQUIREMENT:  Install or arrange to install 
streetlights to County standards and the satisfaction of the Director of PDS, and deposit 
with PDS, a cash deposit sufficient to energize and operate the street lights until the 
property has been transferred into Zone A. DOCUMENTATION: The applicant shall pay 
the Zone A Lighting District Annexation Fee at the [PDS, LDR], and arrange for the 
installation and energizing of the streetlights.  TIMING:  Prior to occupancy of the first 
structure built in association with this permit, final grading release, or use in the premises 
in reliance of this permit, the streetlights shall be installed and all fees paid.  
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MONITORING: The [PDS, LDR] shall calculate the fee pursuant to this condition and 
provide a receipt of payment for the applicant.  The [PDS, LDR] shall ensure that the 
streetlights have been installed and all fees have been paid. 
 

23. STRMWTR#3–VERIFICATION OF STRUCTURAL BMPs 
INTENT:  In order to promote orderly development and to comply with the County 
Watershed Protection Ordinance (WPO) No.10410, County Code Section 67.801 et. seq., 
verification of Structural BMPs shall be completed.  DESCRIPTION OF REQUIREMENT: 
Complete a Structural BMP Verification Form as shown in Attachment 4 of the PDP 
SWQMP. DOCUMENTATION:  The applicant shall process the Structural BMP 
Verification Forms with [DPW, PDCI] or [PDS, BLDG]. TIMING: Prior to any occupancy, 
final grading release, or use of the premises in reliance of this permit; execution of the 
Structural BMP Verification Form shall be completed.  MONITORING: The [PDS, LDR] 
and [DPW, WPP] shall review the Structural BMP Verification Forms for consistency with 
the condition and County Standards. 

 
24. STRMWTR#4–PROVISION OF STORMWATER DOCUMENTATION TO PROPERTY 

OWNER 
INTENT:  In order to promote orderly development and to comply with the County 
Watershed Protection Ordinance (WPO) No.10410, County Code Section 67.801 et. seq., 
stormwater documentation shall be provided to property owner.  DESCRIPTION OF 
REQUIREMENT: Demonstrate that copies of the following documents are provided to the 
property owner and initial occupants: 
 
a. A copy of the project’s approved SWQMP (with attached Operation & Maintenance 

Plan). 
b. A copy of project’s recorded Maintenance Notification Agreement and/or Stormwater 

Facilities Maintenance Agreement and/or Private Road Maintenance Agreement 
showing the Structural BMPs pertaining to the property. 

c. Sample copies of the following:  
1) A Letter for Privately Owned Stormwater Treatment Control Best Management 

Practices Operation and Maintenance Verification. 
2) One Operation and Maintenance Verification Form for each type of Private 

Treatment Control BMP. 
 

DOCUMENTATION:  The applicant shall submit a letter stating that the above 
documentation has been submitted to the property owner and initial occupants. TIMING: 
Prior to any occupancy, final grading release, or use of the premises in reliance of this 
permit; provision of stormwater documents shall be completed.  MONITORING: The 
[PDS, LDR] and [DPW, WPP] shall review the letter provided by the applicant for 
consistency with the condition and County Standards. 
 

25. STRMWTR#5–SELF-VERIFICATION OPERATION AND MAINTENANCE LETTER 
INTENT:  In order to promote orderly development and to comply with the County 
Watershed Protection Ordinance (WPO) No.10410, County Code Section 67.801 et. seq., 
an operation and maintenance verification form for each Structural BMPs shall be 
completed.  DESCRIPTION OF REQUIREMENT: Every year the property owner shall 
receive from the County a BMP Verification Form to be completed for each privately 
owned Structural BMP. DOCUMENTATION:  Every year the property owner shall file with 
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the County the completed Structural BMP Verification Form stating the maintenance 
performed during the reporting period for each privately owned Structural BMP with 
[DPW, WPP]. TIMING: Upon establishment of the use, this condition shall apply for the 
duration of the term of this permit.  MONITORING: The [DPW, WPP] is responsible for 
compliance of this permit 

 
26. ROADS#8–SIGHT DISTANCE 

INTENT:  In order to provide an unobstructed view for safety while exiting the property 
and accessing a public road from the site, and to comply with the Design Standards of 
Section 6.1.(E) of the County of San Diego Public Road Standards, an unobstructed sight 
distance shall be maintained for the life of this permit. DESCRIPTION OF 
REQUIREMENT:  There shall be a minimum unobstructed sight distance of ____ in both 
directions along Old Mission Road from the project driveway openings for the life of this 
permit.  DOCUMENTATION:  A minimum unobstructed sight distance shall be 
maintained.  The sight distance of adjacent driveways and street openings shall not be 
adversely affected by this project at any time.  TIMING:  Upon establishment of the use, 
this condition shall apply for the duration of the term of this permit.  MONITORING: The 
[PDS, Code Enforcement Division] is responsible for enforcement of this permit.   

 
27. NOISE#1–NOISE RESTRICTION [PDS, FEE X 3] 

INTENT:  In order to reduce the exposure to noise levels in excess of standards 
established by the County of San Diego General Plan Noise Element (Table N-1 & N-2), 
and as evaluated in the County of San Diego Noise Guidelines for Determining 
Significance a noise restriction shall be placed on the parcel to mitigate present and future 
noise exposure of land uses for sensitive receptors below levels of significance.  
DESCRIPTION OF REQUIREMENT:  Any habitable unit with direct line of sight to SR-76 
pursuant to this permit, that are in the Noise Restriction Zone as indicated on the 
approved plot plan for REZ-19-001, shall comply with the following: 
 
a. A County Approved Acoustical Consultant, shall perform an acoustical analysis, which 

demonstrates that the proposed habitable unit(s) will not be exposed to present and 
anticipated future noise levels exceeding the allowable sound level limit of the General 
Plan community noise equivalent levels (CNEL) of 45 dB for interior noise, and a 
(CNEL) of 60 dB for exterior noise levels (65 dB for multi-family).  Exterior noise 
sensitive land uses include all Group or Private Usable Open Space as defined by the 
General Plan Noise Element (Table N-1 & N-2).   
 
1. Future traffic noise level estimates must utilize a Level of Service “E/F” traffic flow 

for a Major roadway for State Route 76, which is its designated General Plan 
Circulation Element buildout roadway classification. 

 
b. The acoustical analysis shall make recommendations that shall be implemented in the 

project design and building plans, so the proposed structures and project site can 
comply with the noise standards referenced above. 

 
c. The unauthorized removal of documented noise control measures at a future date 

after the initial condition is satisfied shall make the affected noise sensitive land use 
still subject to this building restriction for protection of these uses before subsequent 
approval of any future building permit. 
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DOCUMENTATION: The applicant shall prepare the acoustic analysis and incorporate 
the proposed project design recommendations and mitigation measures, into the Building 
Plans.  The applicant shall submit the acoustical analysis along with the building plans to 
the [PDS, BD] for review and approval before the building permits can be issued.  To the 
satisfaction of the [PDS, PCC], the applicant shall revise the building plans or site design 
to incorporate any additional proposed mitigation measures.  TIMING:  Prior to the 
approval of any building plan and the issuance of any building permit for all the habitable 
units, the requirements of this condition shall be completed.  MONITORING:  The [PDS, 
BD] shall route the building plans and noise analysis to the [PDS, PCC] for review.  The 
[PDS, PCC] shall review the acoustical analysis and building plans for compliance with 
this condition and make any recommendations that shall be implemented on the proposed 
building plans. The [PDS, BPPR], shall verify that the building plans comply with this 
condition and the recommendations of [PDS, PCC].   

 
28. NOISE#2–NOISE REQUIREMENT [PDS, FEE  X1] 

INTENT: In order to reduce the exposure to noise levels in excess of standards 
established by the County of San Diego General Plan Noise Element (Table N-1 & N-2) , 
and to mitigate the noise exposure of exterior noise sensitive land uses below levels of 
significance as evaluated in the County Noise Guidelines for Determining Significance, 
the following design measures shall be implemented on the building plans and 
incorporated into the site design. DESCRIPTION OF REQUIREMENT: The following 
design elements and noise attenuation measures shall be implemented and indicated on 
the building plans and made conditions of its issuance:  
 
a. Construction of the a 6-foot high solid wall along the perimeter of the Recreational 

Area (as shown in Figure 2-A of the Noise Report prepared by Ldn Consulting, Inc 
and dated January 28, 2020). Label the wall as “Noise Project Design Feature” on 
the building plans. The solid noise wall may be vinyl, ¾-inch or thicker consisting of 
solid panel on minimum 4x4-inch posts with no cracks or gaps through or below and 
all seams or cracks will be filled or caulked.     
 

b. On the building plans, please specify the proposed HVAC units as “8 Ton and 10 
Ton Samsung or equivalent sized units with a single unit sound pressure levels of 
58 dBA and 60 dBA, respectively”.   

 
DOCUMENTATION: The applicant shall place the design elements or notes on the 
building plans and submit the plans to [PDS, BPPR] for review and approval. TIMING: 
Prior to issuance of any building permit, the design elements and noise attenuation 
measures shall be incorporated into the building plans. MONITORING: The [PDS, BPPR] 
shall verify that the specific note(s), and design elements, and noise attenuation 
measures have been placed on all sets of the building plans and made conditions of its 
issuance. 

 
29. NOISE#3–NOISE CONTROL DESIGN MEASURES [PDS FEE X1]  

INTENT:  In order to reduce the impacts of the exterior sound levels from the project site 
on the adjacent parcels and to comply with the County of San Diego Noise Ordinance 
36.404 and County of San Diego General Plan Noise Element (Table N-1 & N-2) as 
evaluated in the County of San Diego Noise Guidelines for Determining Significance, the 
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following design measures shall be verified that they are constructed.  DESCRIPTION 
OF REQUIREMENT:  The following noise control design measure(s) shall be constructed 
pursuant to the approved building plans: 
 
a. Construction of the a 6-foot high solid wall along the perimeter of the Recreational 

Area (as shown in Figure 2-A of the Noise Report prepared by Ldn Consulting, Inc 
and dated January 28, 2020). Label the wall as “Noise Project Design Feature” on 
the building plans. The solid noise wall may be vinyl, ¾-inch or thicker consisting of 
solid panel on minimum 4x4-inch posts with no cracks or gaps through or below 
and all seams or cracks will be filled or caulked.     

 
b. On the building plans, please specify the proposed HVAC units as “8 Ton and 10 

Ton Samsung or equivalent sized units with a single unit sound pressure levels of 
58 dBA and 60 dBA, respectively”.   

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

 
30. NOISE#4–ON-GOING SOUND LEVEL COMPLIANCE: [PDS, CODES] [OG]    

INTENT:  In order to comply with the applicable sections of Title 3, Division 6, Chapter 4 
(County of San Diego Noise Ordinance), the site shall comply with the requirements of 
this condition. DESCRIPTION OF REQUIRMENT:  The project shall conform to the 
following requirements:   Site Plan Permit associated activities shall comply with the one-
hour average sound level limit property line requirement pursuant to the County Noise 
Ordinance, Section 36.404. DOCUMENTATION:  The property owner(s) and applicant 
shall conform to the ongoing requirements of this condition. Failure to conform to this 
condition may result in disturbing, excessive or offensive noise interfering with a person’s 
right to enjoy life and property and is detrimental to the public health and safety pursuant 
to the applicable sections of Chapter 4.  TIMING:  Upon establishment of the use, this 
condition shall apply for the duration of the term of this permit.  MONITORING: The [PDS, 
CODES] is responsible for enforcement of this permit.  

 
The following Grading and or Improvement Plan Notes shall be placed on the Preliminary 
Grading Plan and made conditions of the issuance of said permits. An email or disc will be 
provided with an electronic copy of the grading plan note language.   
 
ORDINANCE COMPLIANCE NOTIFICATIONS:  The project is subject to, but not limited to the 
following County of San Diego, State of California, and US Federal Government, Ordinances, 
Permits, and Requirements: 
 
STORMWATER ORDINANCE COMPLIANCE: In order to Comply with all applicable 
stormwater regulations the activities proposed under this application are subject to enforcement 
under permits from the San Diego Regional Water Quality Control Board (RWQCB) and the 
County of San Diego Watershed Protection, Stormwater Management, and Discharge Control 
Ordinance No. 10410  and all other applicable ordinances and standards for the life of this permit.  
The project site shall be in compliance with all applicable stormwater regulations referenced 
above and all other applicable ordinances and standards. This includes compliance with the 
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approved Stormwater Management Plan, all requirements for Low Impact Development (LID), 
Hydromodification, materials and wastes control, erosion control, and sediment control on the 
project site. Projects that involve areas 1 acre or greater require that during construction the 
property owner keeps the Storm Water Pollution Prevention Plan (SWPPP) onsite and update it 
as needed. The property owner and permittee shall comply with the requirements of the 
stormwater regulations referenced above.  
  
LOW IMPACT DEVELOPMENT NOTICE:   The San Diego Regional Water Quality Control 
Board (SDRWQCB) issued a new Municipal Stormwater Permit under the National Pollutant 
Discharge Elimination System (NPDES). The requirements of the Municipal Permit were 
implemented beginning in May 2013. Project design shall be in compliance with the new 
Municipal Permit regulations. The Low Impact Development (LID) Best Management Practices 
(BMP) Requirements of the Municipal Permit can be found at the following link: 
 
http://www.sandiegocounty.gov/content/dam/sdc/dpw/WATERSHED_PROTECTION_ 
PROGRAM/susmppdf/lid_handbook_2014sm.pdf 
  
The County has provided a LID Handbook as a source for LID information and is to be utilized 
by County staff and outside consultants for implementing LID in our region. See link below. 
http://www.sdcounty.ca.gov/dplu/docs/LID-Handbook.pdf 
 
STORMWATER COMPLIANCE NOTICE: Updated studies, including Hydro-modification 
Management Plans for Priority Development Projects, will be required prior to approval of 
grading and improvement plans for construction pursuant to County of San Diego Watershed 
Protection, Stormwater Management and Discharge Control Ordinance No. 10410 (N.S.), dated 
February 26, 2016 and BMP Design Manual.  These requirements are subject to the MS4 Permit 
issued by the Regional Water Quality Control Board, Order No. R9-2013-0001 and any 
subsequent order   Additional studies and other action may be needed to comply with future 
MS4 Permits. 
GRADING PERMIT:   A grading permit is required prior to commencement of grading when 
quantities exceed 200 cubic yards of excavation or eight feet (8’) of cut/fill per criteria of Section 
87.202 (a) of the County Code. 
 
CONSTRUCTION PERMIT REQUIRED:  A Construction Permit and/or Encroachment Permit 
are required for any and all work within the County road right-of-way. Contact PDS 
Construction/Road right-of-way Permits Services Section, (858) 694-3284, to coordinate 
departmental requirements.  In addition, before trimming, removing or planting trees or shrubs 
in the County Road right-of-way, the applicant must first obtain a permit to remove plant or trim 
shrubs or trees from the Permit Services Section. 
 
EXCAVATION PERMIT REQUIRED: An excavation permit is required for undergrounding 
and/or relocation of utilities within the County right-of-way. 
 
TRANSPORTATION IMPACT FEE:  The project is subject to County of San Diego 
Transportation Impact Fee (TIF) pursuant to County TIF Ordinance number 77.201 – 77.223.  
The Transportation Impact Fee (TIF) shall be paid.  The fee is required for the entire project, or 
it can be paid at building permit issuance for each phase of the project.  The fee is calculated 
pursuant to the ordinance at the time of building permit issuance.  The applicant shall pay the 
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TIF at the [PDS, LD Counter] and provide a copy of the receipt to the [PDS, BD] at time of permit 
issuance.   
 
ADOPTION STATEMENT:  This Mitigated Negative Declaration was adopted, and above 
California Environmental Quality Act findings made by the: 
 

                                        ___                             
 

     on                                                       
 
 
 
 
 
Greg Kazmer, Planning Manager 
Project Planning Division 
 
MW:GK:at 
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Memorandum 
  
 
TO:  File 
FROM: Angelica Truong, Project Manager 

SUBJECT:  Response to Comments; Bonsall Carefield Facility; PDS2019-REZ-19-001, 
PDS2019-STP-19-005, PDS2019-ER-19-02-002 

 
DATE: June XX, 2020   

The following are staff’s responses to comments received during the public review period 
for the Initial Study – Environmental Checklist (IS) and Mitigated Negative Declaration 
(MND) prepared pursuant to the California Environmental Quality Act (CEQA) dated May 
29th, 2020. The document was released for public review from May 29th, 2020 through 
June 29th, 2020, and 2 comment letters were received during that time.  
 
Response to comments received from Mandi Marine; received June 3rd, 2020: 

A1.  The comment raises concerns regarding the potential incompatibility of the project 
with the existing adjacent eating and drinking establishment due to noise impacts 
on sensitive receptors. The project would implement design features including a 6-
foot solid wall along the perimeter of the recreational area, as well as a noise 
protection easement over the entirety of the project site. A noise analysis would be 
required to be submitted to and approved by the County of San Diego prior to the 
project obtaining building permits to ensure consistency with the County of San 
Diego General Plan Noise Element.  No changes were made to the CEQA 
documentation as a result of this comment. 

 
A2. The commenter states concern regarding the project’s location in a Very High Fire 

Hazard Severity Zone (FHSZ) and corresponding emergency egress. A Fire 
Protection Plan (FPP) was prepared for the project and approved by the North 
County Fire Protection District (NCFPD). The project would include the addition of 
13.5-foot clearances at the entrance to the site, and would place fire department 
connections on project access roads as required by NCFPD. Response time to the 
project site has been estimated to be less than five (5) minutes, meeting the time 
allowed pursuant to the County of San Diego General Plan Safety Element of ten 
(10) minutes. No changes were made to the CEQA documentation as a result of 
this comment. 

 
A3.  This comment states concern for the additional potential project-related traffic to 

the project area, specifically the intersection of Mission Road (SR-76) and 
Thoroughbred Lane, and states that they believe the project trip generation would 
exceed 20 daily trips.  

 
 A Traffic Impact Analysis has been prepared for the proposed project which 

concluded that the project would generate 238 Average Daily Trips (ADT) with 16 AM 
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and 22 PM peak hour trips. Intersection analysis was not required per the County of 
San Diego Guidelines for Determining Significance for Transportation and Traffic 
because less than 25 peak hours trips would be added to nearby intersections. The 
project includes mitigation measure MM-TRA-1, contribution to the TIF program, to 
mitigate for any potential impacts related to transportation and traffic.  

 
 The County agrees that project trip generation would likely exceed 20 daily trips. 

The Traffic Impact Analysis calculated that the project would generate 238 ADT, 
with primary trips to and from the project site being generated by employees and 
visitors to the facility.  

 
 No changes were made to the CEQA documentation as a result of this comment. 
 
A4. This comment states concern regarding the level of construction noise and 

construction noise impacts on existing surrounding land uses.  
 
 A Noise Analysis was prepared for the project. Grading and construction activities 

would be temporary and would occur more than 100-feet from property lines. 
Operations would occur only during permitted hours of operation pursuant to the 
County Noise Ordinance Section 36.409. The comment does not raise any issues 
with the CEQA documentation. No changes were made to the CEQA documentation 
as a result of this comment. 

  
A5. The comment does not raise any issues with the CEQA documentation. No changes 

were made to the CEQA documentation as a result of this comment. 
 
 
Response to comments received from Kristin Crawford; received June 3rd, 2020: 

B1.  This comment is introductory in nature and does not raise any issues with the 
CEQA documentation. No changes were made to the CEQA documentation as a 
result of this comment.  

 
B2.  This comment states concern for the additional potential project-related traffic to 

the project area, specifically in combination with traffic produced by the existing 
commercial center, and states that the project trip generation would likely exceed 
20 daily trips. Additionally, the commenter raises concern about the location of the 
survey done as part of the Traffic Impact Analysis prepared for the project.  

 
 The project’s Traffic Impact Analysis analyzed existing daily traffic on 

Thoroughbred Lane adjacent to the project site, as well as on Old Mission Road 
where it serves and existing small commercial center. The Traffic Impact Analysis 
analyzed existing daily traffic volumes at the project site entrance (28 trips), the 
entrance to the commercial center (2,696 trips), and on Thoroughbred Lane north 
of Old Mission Road (593 trips). Additionally, the Traffic Impact Analysis found the 
project’s access to have adequate Corner Sight Distance based on the volume of 
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traffic on Thoroughbred Lane and the proximity of the SR-76/ Thoroughbred Lane 
signalized intersection. 

 
 No changes were made to the CEQA documentation as a result of this comment.  

  
B3.  The comment does not raise any issues with the CEQA documentation. No changes 

were made to the CEQA documentation as a result of this comment. 
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From: Kristen Crawford
To: Truong, Angelica
Subject: Fwd: Bonsall Carefield Facility Rezone
Date: Wednesday, June 03, 2020 7:56:31 PM

Hello Ms. Truong,

Myself and neighbors here in the Fox Run subdivision have concerns regarding the rezoning
and proposed site plan for the assisted care facility.  

The main concern that has not been addressed is the traffic light at the uncontrolled
intersection.  At all hours of the day, cars turn in from the 76 at full speed.  Without some
modifications,  there are sure to be severe if not lethal accidents.  None of us have heard any
answers to this concern.  

The report accounts for 20 people coming and going morning and evening.  This is a gross
under exaggeration considering the planned 100 residents, workers, visitors, EMTs, food
delivery, etc.  The traffic survey was taken far up Thoroughbred, which only accounts for
drivers that live in our neighborhood, not the people going in and out of the shopping center.  
 The uncounted drivers are the ones flooding in at full speed throughout the entire day.   

Please address our concerns and with due diligence, take a second look at the location as
compared to where the survey was taken.  

Thank you for your time and service to the county,
Kristen Crawford
(619)838-3200
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From: Mandi Marine
To: Truong, Angelica
Subject: Carefield
Date: Wednesday, June 03, 2020 12:24:25 PM

Hi,

I'm curious to know if this plan is actually happening or if the residents directly behind this facility can
object to this absurd idea? Have you guys noticed that there is a biker bar in extremely close vicinity to
where you want to house almost 100 seniors? Won't that be a slight annoyance to them when
motorcycles are blasting at 2am? Or even the fact that you are cramming that many people, and the
workers, into such a small space when this neighborhood is already a fire danger zone as it is? There is
only one way in and out, and the latest fire really highlighted the fact that it is not safe for all of us to get
out in a timely manner. And now you want to add 100+ more people into the mix? And have you actually
sat there and watched the traffic congestion at that intersection? It gets insane with that shopping center
right there. I looked at the traffic report on the site. There is zero chance that only about 20 people would
be going in and out of a facility that houses that many seniors. Do they not get visitors? Do the workers
live on site? That is either a made up number or a seriously unsafe facility to only have a handful of
workers for so many seniors. And what about the neighborhood in general, why do they residents already
living here have to suffer with months and months of loud construction just because you want to make a
profit? What about our quality of life? This is a terrible idea and needs to be shut down immediately. A
bunch of neighbors are against this and we are ready to fight it.

-Your angry Fox Run neighbor,
Mandi Marine
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Attachment E –  
Public Documentation 
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BONSALL COMMUNITY SPONSOR GROUP 
Dedicated to enhancing and preserving a rural lifestyle 

1 

 

 
 
 
 

http://www.bcsg.org 
 

 
 

 
SUMMARY FOR MOTION 

Tuesday, April 2, 2019 
Bonsall Community Center 

7:00 P. M. 
31505 Old River Road 

Bonsall, California 
Disclaimer Language 
 

Public Disclosure  
We strive to protect personally identifiable information by collecting only information necessary to deliver our services. All information that 
may be collected becomes public record that may be subject to inspection and copying by the public, unless an exemption in law exists. In 
the event of a conflict between this Privacy Notice and any County ordinance or other law governing the County's disclosure of records, the 
County ordinance or other applicable law will control. 
 
Access and Correction of Personal Information  
You can review any personal information collected about you. You may recommend changes to your personal information you believe is in 
error by submitting a written request that credibly shows the error. If you believe that your personal information is being used for a purpose 
other than what was intended when submitted, you may contact us. In all cases, we will take reasonable steps to verify your identity before 
granting access or making corrections.  

 
 
On April 2, 2019 the BCSG made a motion on Assisted Care Facility PDS2019-REZ-19-
001 located at Thoroughbred Lane and SR 76, Bonsall. Motion made by Faulk to 
approve the rezoning of the property from C30 to C46 and the bundled site plans 
required by the project.  Motion was seconded by Carullo-Miller with Morgan and 
Hatano voting "aye" and Davis voting "nay".  Motion was approved 4-1. 

3 - 179

3 - 0123456789

http://www.bcsg.org/


 
 
 
 
 
 
 

Attachment F – Service Availability Forms 
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Attachment G – Ownership Disclosure  
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