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A. EXECUTIVE SUMMARY 
 
1. Requested Actions 

 
This is a request for the Planning Commission to evaluate the proposed project, which is a Specific 
Plan Amendment (SPA), Vacation (VAC), and Major Use Permit (MUP) for a proposed church, 
determine if the required findings can be made and, if so, make the following recommendations to 
the Board of Supervisors (Board):  
  

a. Adopt the Environmental Findings, which include a Supplemental Environmental Impact 
Report (SEIR), REF: PDS2014-3910-95-08-007 pursuant to California Environmental Quality 
Act (CEQA) guidelines (Attachment G). 
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b.  Adopt the Resolution approving Specific Plan Amendment PDS2014-SPA-14-001 for the 
reasons stated therein and discussed in the report (Attachment B). 

 
c.  Adopt the Resolution approving Vacation PDS2012-3940-12-002 for the reasons stated therein 

and discussed in the report (Attachment C). 
 
d. Grant MUP PDS2010-3300-10-037, make the findings, and impose the requirements and 

conditions as set forth in the Form of Decision (Attachment D). 
  

2. Key Requirements for Requested Actions 

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

b.  Does the project comply with the policies set forth under the San Dieguito 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.  Is the project consistent with the Santa Fe Valley Specific Plan? 

f. Does the project comply with CEQA?   
 
B. DEVELOPMENT PROPOSAL 

 
1. Project Description 

  
The applicant requests a SPA, VAC, MUP, and CC for a church complex on approximately 9 acres 
located along the east side of Four Gee Road, north of Camino Del Norte, in the San Dieguito 
Community Planning Area, within the unincorporated county (Refer to Figure 1)  
 
The project will construct five buildings in two phases for a total of 89,234 square feet (sq. ft.). The 
project consists of a 43,500 sq. ft. sanctuary/administration building, a 12,934 sq. ft. education 
building, a 5,932 sq. ft. meeting building, a 13,812 sq. ft. fellowship hall, a 13,056 sq. ft. learning 
center, and 417 parking spaces, including 11 accessible spaces. The current design standards allow 
for a maximum height of 35 feet. The height of the proposed structures range from 29 feet to 53 feet. 
A height waiver for three of the tower elements and one building is requested as part of the MUP 
application. A MUP can allow for exceptions to development standards of the applicable zone and 
designators, and in this case, exceptions are required for three towers and a building with heights in 
excess of the proposed height designator. The three towers are measured at 53, 48, and 40 feet and 
the building is measured at 40 feet. 
 
The project will be constructed in two phases. Phase I will include the partial buildout of the main 
sanctuary and administration building (Building A) (32,732 sq. ft.), education building (Building B) 
(12,934 sq. ft.), meeting spaces (Building C) (5,932 sq. ft.), fellowship hall (Building D) (12,874 sq. 
ft.), and recreation areas, café, bible bookstore and parking lots. Phase II will include expanding the 
sanctuary building to 1,500 seats (Building A) (an additional 10,768 sq. ft.  through the addition of a 
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mezzanine), and constructing the learning center (Building E) (13,056 sq. ft.), which will 
accommodate additional space for recreation areas, kitchen/food preparation, and additional offices. 
 
Figure 1: Aerial Photo 

 
 

The church will operate from 8 AM to 10 PM seven days a week, as regulated by the Major Use 
Permit. The peak period of planned use will be Sundays, during which time, services will be held 
between 9 AM and 10 PM. Additional activities include pastoral services, recreational fellowship, and 
bible study. The church will also include a book store and café to serve the church members, which 
will be open daily from 9 AM to 10 PM. No school is proposed as part of the project. 
 
Outdoor events are limited to 500 guests and cannot extend past 7 PM as regulated by the Major 
Use Permit. Any exceedance of these limitations will be required to be reviewed by the County to 
determine compliance, design features, and mitigation measures before the event takes place. The 
project has been conditioned that prior to any outdoor events that will include more than 500 people 
or will extend after the hours of 7 pm, a Minor Deviation with a noise study shall be submitted and 
approved to evaluate the noise levels of the specific event to determine design features required to 
comply with the applicable noise regulations. 
 
Indoor nighttime activities will be held by the church occasionally, and include prayer meetings, 
chaperoned restricted-access overnight events for teenagers, and other normal church-related 
meetings. These activities will be held between the hours of 10 PM and 8:30 AM to reduce noise and 
lighting to comply with County ordinances.  

3 - 3



3 - 4



3 - 5



6 
 

Figure 4: Open Space Vacation 

 
 

c.  Major Use Permit 
 
The project includes a Major Use Permit (MUP) for the proposed religious assembly use and 
the development of the church complex. The current design standards allow for a maximum 
height of 35 feet. As mentioned previously, a height waiver for three tower elements and one 
building is requested as part of the MUP application.  
 
The MUP process allows for exceptions to development standards of the applicable zone and 
designators, which is required for towers with heights in excess of the proposed height 
designator. The three towers are measured at 53, 48, and 40 feet and the building is measured 
at 40 feet. (Figures 5, 6, 7, & 8).  
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Figure 5: Proposed North Elevation  

 
Figure 6: Proposed East Elevation  

 
Figure 7: Proposed West Elevation 

 
 

Figure 8: Proposed South Elevation 

 
 

2. Subject Property and Surrounding Land Uses 
 

The project is west of Interstate 15, north of Camino Del Norte, and east of Four Gee Road. The 
project site is developed with two residences, an entry road and parking area, lawn, trees, a fallow 
field, and fencing. Topographically the site is relatively flat, ranging from a high point of 516 feet 
Above Mean Sea Level (AMSL) in the south-central part of the site, to a low of 485 feet AMSL at the 
northcentral boundary. Steep slopes, as defined by the County’s Resource Protection Ordinance 
(RPO), are not present on the site. 
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Figure 9: Vicinity Map 

 
 
Surrounding land uses consist primarily of residential, commercial, open space and civic use types. 
To the north is a 13-acre wetland preserve and single-family large-lot residences (0.08 mile); to the 
east are residential (0.02 mile) and public uses (0.13 mile); to the southeast is a sheriff substation, 
multi-family residences (0.08 mile), and 4S Commons (0.12 mile), which includes several commercial 
land uses such as a supermarket, restaurants, and a drug store; to the west is a fire station (0.05 
mile), single-family residences (0.17 mile), and open space.  
 
Table B-1 provides a summary of the surrounding land uses. Currently, there are twelve existing 
religious assembly facilities within a five mile radius of the project site in both the County and City of 
San Diego (Figure 11).  
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Figure 10: Surrounding Land Uses 

 
 

Table B-1: Surrounding Zoning and Land Uses 
 

Location 
 

General 
Plan 

 
Zoning Adjacent 

Streets Description 

North Specific Plan S88 Four Gee Road Open Space, and 
Residential  

East Specific Plan RS Camino Del Norte Residential 

South 
Specific Plan, 

City of San 
Diego 

S88, 
N/A Camino Del Norte Residential, 

Commercial 

West Specific Plan S88 Four Gee Road Civic,  
Residential 
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Figure 11: Surrounding Religious Assembly Facilities 

 
 

C. ANALYSIS AND DISCUSSION 
 
The project has been reviewed for conformance with all relevant ordinances and guidelines, including, 
but not limited to, the San Diego County General Plan, San Dieguito Community Plan, the County Zoning 
Ordinance, the Santa Fe Valley Specific Plan, and CEQA Guidelines. A detailed discussion of the 
project’s technical analysis and consistency with applicable codes, policies, and ordinances is described 
on the following pages. The following items were reviewed throughout the project’s processing and are 
also detailed below: MUP findings, community character and aesthetics, traffic, and biological resources.  
 
1. Project Analysis 

 
Major Use Permit Findings 
 
In accordance with Section 7358 of the Zoning Ordinance, before any use permit may be granted it 
shall be found:  
 
a.  That the location, size, design, and operating characteristics of the proposed use will be 

compatible with adjacent uses, residents, buildings, or structures, with consideration given to:  
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1.  Harmony in scale, bulk, coverage and density;  
2.  The availability of public facilities, services and utilities;  
3.  The harmful effect, if any, upon desirable neighborhood character;  
4.  The generation of traffic and the capacity and physical character of surrounding streets;  
5.  The suitability of the site for the type and intensity of use or development which is 

proposed; and 
6.  Any other relevant impact of the proposed use. 
 

b.  That the impacts, as described in paragraph "a" of this section, and the location of the 
proposed use will be consistent with the San Diego County General Plan. 

 
c.  That the requirements of CEQA have been complied with. 
 

Chinese Bible Church Findings 
 

As further detailed in the Form of Decision included in Attachment D, each of these findings have 
been made by PDS staff. The location, size, design, and operating characteristics of the 
proposed use will be compatible with adjacent uses, residences, buildings, or structures. It has 
been determined that, although the proposed church is larger than the surrounding single-family 
residential structures in the immediate area, the project will be compatible with the other adjacent 
uses in terms of bulk and scale. The proposed structures are located on a 9.1 acre lot with 23 
percent site coverage. It is consistent with the lot coverage in the surroundings as the residential 
properties to the north, northeast, and east of the site have a coverage of 23 to 45 percent. To 
the southeast, the coverage is from 19 to 48 percent. To the south, the coverage is from 3.5 to 
47 percent. To the southwest, the coverage is 30 percent, and to the west and northwest, the 
coverage range from nine to 28 percent. Per the Santa Fe Valley Specific Plan, maximum floor-
area-ratio within the Specific Plan boundaries range from 25 to 100 percent. The proposed 
project’s square footage represents a floor-area-ratio of approximately four percent.  
 
The project will also be setback on the site, utilizing landscaping for screening and the use of 
earth tone colors. The structures have been placed approximately 160 feet from the northern 
property line, 145 feet from the western property line, 125 feet from the eastern property line, 
and 50 feet from the southern property line. In addition, the church’s approximate lot coverage 
of 13.6 percent is consistent with the coverages on surrounding lots ranging from 3.5 to 47 
percent. All necessary public facilities and services are available as detailed in the service 
availability letters submitted for the project (Attachment A).  
 
The proposed project will not have a harmful effect on desirable neighborhood character from 
impacts relating to visual, lighting, traffic, biological resources, and noise. These issues have 
been addressed during the discretionary review process through design considerations, 
mitigation, and conditions of approval.  
 
It has been demonstrated that the proposed project complies with the General Plan as 
demonstrated in Table C-1 below and complies with CEQA as demonstrated in the Supplemental 
Environmental Impact Report. 
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Community Character and Aesthetics (Visual) 
 

The site is generally flat and situated lower than surrounding properties on the north, east, and south. 
Existing development also restricts views into and from the site. The proposed MUP will include a 
43,500 sq. ft. sanctuary/administration building, a 12,934 sq. ft. education building, a 5,932 sq. ft. 
meeting building, a 13,812 sq. ft. fellowship hall, and a 13,056 sq. ft. learning center.  
 
The project is located adjacent to Four Gee Road and Camino Del Norte. The project was evaluated 
for impacts to visual character and quality of the site and surroundings. The existing visual character 
and quality of the project site and surrounding area can be characterized by varying degrees of 
development, from open space to single-family and multi-family residential and commercial on 
relatively flat to sloping grades.  
 
Figure 12: Existing Project Site Looking North 
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Figure 13: Existing Project Site Looking Southeast 

 
 

While a portion of the church will be taller than the existing single-family residences, multi-family 
residences, and commercial structures in the surrounding area, design features such as landscaping, 
earth tone colors, and setbacks have been included to ensure there is not a significant visual impact. 
Landscaping is required for the project, which incorporates a number of tree species including: King 
Palm; Sage Palm; Orange and Lemon; Crape Myrtle; Magnolia Tree; Fruitless Olive; California 
Sycamore; Indian Hawthorn; African Sumac; and California Pepper. The required landscaping will 
maintain the character of the surrounding area and provide partial screening of the structures from 
surrounding views. With the incorporation of these design features, the proposed church will not 
result in any adverse effects to visual character or quality to the project site or the surrounding area. 

 
Lighting 

 
The proposed project will use outdoor lighting primarily in the parking lot. The project will be required 
to comply with the Lighting Pollution Code, which requires design features (e.g. low lumens, shielding 
of lights) to reduce the amount of light entering into the night sky and eliminate light spilling onto 
adjacent properties. A photometric study was completed to ensure compliance with the required 
design features of the Lighting Ordinance to not create a significant new source of substantial light 
or glare. With required design features, the project will not result in adverse or cumulative effects to 
aesthetic resources.  
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Traffic and Parking 
 
A Traffic Impact Analysis (TIA) was prepared and concluded that the project will not have a significant 
direct impact to surrounding roadways. The analysis identified that the proposed project will generate 
392 weekday and 2,775 weekend Average Daily Trips (ADTs). The TIA evaluated ten intersections 
in the vicinity to evaluate the Level of Service (LOS) for existing, existing plus project, near term, and 
buildout conditions. The site’s access, conditioned for a 44-foot wide road easement, is acceptable 
to the County Fire Authority and the Rancho Santa Fe Fire District.  
 
The TIS determined that the project will not result in any direct significant impacts to intersections or 
road segments. On weekdays, the LOS for direct impacts did not decrease. On weekends, the LOS 
for direct impacts on the following roads will decrease: 1. Four Gee Road (Camino Del Norte to 
Project Driveway segment) from B to C LOS; 2. Camino Del Sur (Four Gee Road to Rancho Bernardo 
Road segment) from A to B LOS; 3. Camino Del Norte (Rancho Bernardo Road to 4S Ranch Pkwy 
segment) from A to B LOS; and 4. Camino Del Norte (4S Ranch Road to Dove Canyon Road) from 
A to B LOS. The project has been conditioned to pay into the Traffic Improvement Fees program, 
which is a mechanism to proportionally fund improvements to roadways necessary to mitigate 
potential cumulative impacts caused by traffic from future development. The payment of the TIF, 
which will be required at issuance of building permits, will mitigate potential cumulative traffic impacts 
to less than significant. As of 2018, the current estimated amount of TIF payment for the project is 
$264,596. 
 
Figure 16: Traffic Study Area 
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Although not required for traffic impacts, as part of a project design feature, the applicant will install 
a traffic signal for the four lane project entrance that can be interconnected with the intersection of 
Four Gee Road and Camino Del Sur. Interconnecting the two signals will allow traffic to travel more 
smoothly and quickly with maximum green-light time, through the corridor. 

 
Figure 17: Traffic Control Plan 

 
 
The project includes a total of 417 (406 standard and 11 accessible) parking spaces, which is greater 
than the 375 parking spaces required pursuant to County Zoning Ordinance. A Traffic Control Plan 
has been prepared to address traffic flow during peak hours. During events, traffic flow onsite will be 
one-way only and a staff person will be present at the entrance to stop cars behind crosswalks when 
there is no capacity on Four Gee Road for the vehicles to exit the site. The project will implement a 
Transportation Demand Management (TDM) program as described later in the report.  
 
Biological Resources 
 
A Biological Resources Letter Report was completed for the project and the site was found to contain 
0.3 acre of non-native grassland and 4.7 acres of urban/developed and disturbed lands. The 
proposed project will impact 0.3 acres of non-native grassland, which is a Tier III habitat in 
accordance with the Multiple Species Conservation Program (MSCP). The project is in a hardline 
development area, meaning it is exempt from the Biological Mitigation Ordinance, as mitigation has 
already been provided. To mitigate for these impacts, the project has been conditioned to purchase 
0.3 acres of offsite Tier III habitat. In addition, the project has been conditioned to have a qualified 
biologist to conduct a nesting raptor survey no more than three days prior to scheduled construction 
work or if onsite tree removal occurs during the raptor breeding season (January 1 – July 15). 
 

Traffic Signal 
Installation 

Flagger  

Ped. Xing 
Temp. Sign 

One Way 
Temp. Sign  

One Way 
Temp. Sign

One Way 
Temp. Sign  
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The project results in less than significant impacts to biological resources with the implementation of 
conditions including: purchase of offsite mitigation and avoidance of the migratory bird breeding 
season.  
 
Greenhouse Gas Emissions 
 
The Project was evaluated for its’ potential to have an adverse effect related to greenhouse gas 
(GHG) emissions. The project would be designed and constructed with the goal of obtaining LEED 
certification. Measures to be implemented include rooftop solar, drought-tolerant landscaping, water 
reduction measures, Energy Star appliances and high energy efficient heating and air conditioning 
units, and light-colored pavers, decomposed granite, and roof tiles.  
 
The Project will implement TDM measures that include car sharing, shuttle service, carpools and 
vanpools, bicycle parking facilities, and an electric car hook-up. Thirty-five parking spaces will be 
dedicated to electric and high miles per gallon vehicles. Outdoor water reduction measures include 
xeriscape planting and the use of weather or soil moisture based irrigation system controls. In 
addition, online access to worship services for tele-worshipping will be provided. With the 
incorporation of these measures into the project design, the Project will comply with the County’s 
Climate Action Plan Consistency Review Checklist. 
 
Noise 
 
The project was reviewed for compliance with the County of San Diego General Plan Noise Element 
(Noise Element) and County Noise Ordinance. A noise study was prepared and considered 
transportation noise levels, operational noise, and construction noise. As the proposed structures lie 
outside of the 60 Community Noise Equivalent Level (CNEL) contour, outdoor use areas will not be 
exposed to noise levels above 65 (CNEL), and interior noise levels should not exceed 45 CNEL for 
any buildings in the project footprint. Therefore, the analysis concluded that project-level impacts 
related to noise sensitive land uses affected by airborne noise for both on- and off-site receptors with 
exterior and interior spaces would be less than significant.  
 
Project-generated airborne noise was analyzed in terms of proposed mechanical heating, ventilation, 
and air conditioning equipment, church services, and noise generated from a church bell. Due to 
approximately 300-foot distance separation of the nearest residential off-site sensitive receptors and 
according to noise calculations from the church bell, impacts were determined to be less than 
significant.  
 
Temporary construction operations will be mitigated using a noise barrier with a height of at least 7.5 
feet and a width of at least 200 feet to be placed between the construction activity and the residential 
property line. With the project activities being limited to indoor, and with the incorporation of the 
conditions of approval described above, it has been determined that the project complies with the 
County Noise Ordinance and the Noise Element. 
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2. General Plan Consistency 
 
The proposed project is consistent with the following relevant General Plan goals, policies, and 
actions as described in Table C-1. 

 
Table C-1: General Plan Conformance 
General Plan Policy Explanation of Project Conformance 
LU-2.8: Mitigation of Development 
Impacts.  
Require measures that minimize 
significant impacts to surrounding areas 
from uses or operations that cause 
excessive noise, vibrations, dust, odor, 
aesthetic impairment and/or are 
detrimental to human health and safety.  

The project is designed and conditioned to minimize 
impacts to surrounding uses or operations Project 
features include landscaping and the use of earth 
toned colors for the proposed structures. Operational 
activities associated with the proposed MUP 
demonstrate compliance with the County Noise 
Ordinance, while temporary construction operations 
will be mitigated using a noise barrier consisting of a 
height of at least 7.5 feet and a width of at least 200 
feet to be placed between the construction activity 
and the residential property line. 

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

A Stormwater Quality Management Plan (SWQMP) 
has been prepared and demonstrates that stormwater 
will be adequately captured and treated on-site. The 
project will utilize bioretention basins to capture and 
treat runoff. 

LU-6.6: Integration of Natural Features 
into Project Design.  
Require incorporation of natural features 
(including mature oaks, indigenous trees, 
and rock formations) into proposed 
development and require avoidance of 
sensitive environmental resources. 

The project site design protects and preserves the 
natural features of the previously dedicated open 
space to the north and to the west of the project, 
except for the driveway easement. It will also maintain 
the existing vistas on-site. The existing trees located 
outside of the previously dedicated open space on-
site are ornamental and in association with the 
existing residence, therefore no indigenous trees will 
be removed on-site. 
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General Plan Policy Explanation of Project Conformance 
LU-6.8: Oversight of Open Space.  
Require that open space associated with 
future development that is intended to be 
preserved in perpetuity either be: (1) 
retained in private ownership of the 
property owner or a third party with a 
restrictive easement that limits use of the 
land as appropriate; or (2) transferred into 
public ownership of an agency that 
manages preserved open space. The 
owner of the open space will be 
responsible for the maintenance and any 
necessary management unless those 
responsibilities are delegated through an 
adopted plan or agreement. Restrictive 
easements shall be dedicated to the 
County or a public agency (approved by 
the County) with responsibilities that 
correspond with the purpose of the open 
space. When transferred to a third party or 
public agency, a funding mechanism to 
support the future maintenance and 
management of the property should be 
established to the satisfaction of the 
County. 

The existing open space was previously dedicated to 
the County through the Golem Tentative Subdivision 
Map (Parcel Map 18105, TM #5123; PM #5387). A 
wetland buffer will separate the proposed 
development from the existing open space. The 
proposed project will impact 0.3 acres of non-native 
grassland on the existing open space easement, 
which is a Tier III habitat in accordance with the 
Multiple Species Conservation Program (MSCP). In 
order to mitigate for these impacts, the project has 
been conditioned to purchase 0.3 acres of offsite Tier 
III habitat, which is double the amount normally 
required.  In addition, a masonry retaining wall and 
vinyl coated chain link fence will help prevent human 
and animal encroachment into the open space. 

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

The majority of the site has been previously disturbed. 
Proposed grading will be limited to areas outside of 
the project area and with current County standards in 
order to conform to the natural topography, while still 
allowing development. The project engineer has 
completed a slope analysis to determine grading 
conformance and has confirmed that all grading is in 
conformance with the County’s Grading Ordinance 
and Resource Protection Ordinance. 
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General Plan Policy Explanation of Project Conformance 
LU-13.1: Adequacy of Water Supply.  
Coordinate water infrastructure planning 
with land use planning to maintain an 
acceptable availability of a high quality 
sustainable water supply. Ensure that new 
development includes both indoor and 
outdoor water conservation measures to 
reduce demand. 

The project will use the existing well for landscape 
irrigation. In addition, specific water conservation 
measures are mandated for new ground-up 
construction per the Global Climate Change Analysis 
(RECON 2015). Such conservation measures are: 20 
percent mandatory reduction in indoor water use 
relative to specified baseline levels, 50 percent 
construction/demolition waste diverted from landfills, 
mandatory inspections of energy systems to ensure 
optimal working efficiency, and requirements for low-
pollutant emitting exterior and interior finish materials 
such as paints, carpets, vinyl flooring, and 
particleboards. 

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

Municipal water service will be provided by the 
Olivenhain Municipal Water District (OMWD). OMWD 
has provided a Project Facility Availability statement 
dated January 15, 2016 confirming the ability of the 
District to provide sewer service to the project site.  

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

Project is within Rancho Santa Fe Community 
Services District and is eligible to apply to LAFCO to 
connect to the existing sewer in the street. The 
Rancho Santa Fe Community Services District has 
provided a Project Facility Availability statement dated 
November 23, 2015 confirming the ability of the 
District to provide sewer service to the project site. 

LU-18.1: Compatibility of Civic Uses 
with Community Character. 
Locate and design Civic uses and services 
to assure compatibility with the character 
of the community and adjoining uses, 
which pose limited adverse effects. Such 
uses may include library, meeting centers, 
and small swap meets, farmers markets, 
or other community gatherings.  

The MUP has been designed and scaled to minimize 
impacts to the surrounding area. The applicant has 
proposed design features such as landscaping, 
muted paint colors, and increased setbacks of the 
structures to help minimize visual impacts. The 
project is in a location that will have no direct impacts 
to traffic based on the traffic analysis and cumulative 
impacts will be mitigated through payment of the TIF. 
Therefore, the project is compatible with the character 
of the community.  
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General Plan Policy Explanation of Project Conformance 
COS-4.1: Water Conservation. Require 
development to reduce the waste of 
potable water through use of efficient 
technologies and conservation efforts that 
minimize the County’s dependence on 
imported water and conserve groundwater 
resources. 

The project will be required to comply with San Diego 
County’s Water Conservation in Landscaping 
Ordinance and the County of San Diego Water 
Efficient Landscape Design Manual, which includes 
water conservation requirements and water efficient 
landscaping. These requirements are enforced during 
the building permit phase. 

COS-2.1: Protection, Restoration and 
Enhancement. Protect and enhance 
natural wildlife habitat outside of preserves 
as development occurs according to the 
underlying land use designation. Limit the 
degradation of regionally important natural 
habitats within the Semi-Rural and Rural 
Lands regional categories, as well as 
within Village lands where appropriate.  

The project will impact native habitat; however, 
mitigation through the purchase of offsite habitat will 
reduce the impacts to less than significant.   

S-3.6: Fire Protection Measures.  
Ensure that development located within 
fire threat areas implement measures that 
reduce the risk of structural and human 
loss due to wildlife.  

A Fire Protection Plan has been prepared that 
incorporates the following measures: ignition resistant 
construction features; fire safety sprinklers in all 
structures; lighted directory map; fuel management 
and landscaping monitoring; traffic signals at Grace 
Way and Four Gee Road and at Four Gee Road and 
Camino Del Sur. The project is located directly across 
from an existing Fire Station and is within the five 
minute travel time. 
 
The project is designed in conformance with and 
meets or exceeds all applicable codes and standards. 
The project would not expose people or structures to 
a significant risk of loss, injury, or death as a result of 
wildland fires. The project would not have a 
substantial adverse impact to services including 
response time that would result in physical impacts 
and environmental effects. The project would have 
sufficient water supplies available to serve the project 
from the Olivenhain Municipal Water District. 
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3. San Dieguito Community Plan Consistency 
  
 The proposed project is consistent with the San Dieguito Community Plan goals, policies, and actions 

as described in Table C-2. 

Table C-2: San Dieguito Community Plan Conformance  
San Dieguito Community Plan Policy Explanation of Project Conformance 
POLICY SFVSPA.III.3. Phasing. 
Ultimate development shall be phased with 
the ability to provide adequate public 
facilities and services. Also, the character of 
development shall be compatible with plans 
established for adjacent areas and 
jurisdictions. Applications for subdivisions 
will not be accepted by the County until a 
development phasing process has been 
determined. 

The project would be constructed in two phases. All 
necessary public facilities and services, including 
water, sewer, and fire, are available as detailed in 
the service availability letters submitted for the 
project (Attachment A). 
 
The location, size, design, and operating 
characteristics of the proposed use will be 
compatible with adjacent uses, residences, 
buildings, or structures. It has been determined 
that, although the proposed church is larger than 
the surrounding single-family residential structures 
in the immediate area, the project will be 
compatible with the other adjacent uses in terms of 
bulk and scale. 

 
4.  Zoning Ordinance Consistency  

 
The proposed project complies with all applicable zoning requirements of the Specific Plan (S88) 
Use Regulations with the incorporation of conditions of approval. The Planning Commission should 
consider whether the included conditions of approval (Attachment B) ensure compatibility of the 
proposed project with the surrounding properties and overall community character.  

 
Table C-3: Zoning Ordinance Development Regulations  

CURRENT ZONING REGULATIONS CONSISTENT? 
Use Regulation: S88 Yes, upon approval of a MUP 
Animal Regulation: Q Yes 
Density: 1 N/A 
Lot Size: .5AC N/A 
Building Type: C Yes, upon approval of a MUP 
Height: G Yes, upon approval of a MUP 
Lot Coverage: - N/A 
Setback: C Yes 
Open Space: - N/A 

  Special Area Regulations: -   N/A 
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Table C-4: Zoning Ordinance Development Regulations Compliance Analysis 
Development Standard Proposed/Provided Complies? 
Section 2705.b of the Zoning 
Ordinance allows for Civic, 
Fraternal or Religious Assembly 
upon issuance of a MUP. 

The project is for a church which is 
classified in the Zoning Ordinance 
as Civic, Fraternal or Religious 
Assembly. Therefore, the project 
would comply with the S88 Use 
Regulations upon approval of a 
MUP. 

Yes   No  
 
Upon approval of a MUP 

Section 4600 of the Zoning 
Ordinance set the maximum 
height requirements. This 
parcel has a “G” height 
designator, which requires that 
structures be not more than 35 
feet in height. 

The current design standards allow 
for a maximum height of 35 feet. 
The height of the proposed 
structures ranges from 29 feet to 
53 feet. A height waiver for three of 
the tower elements and one 
building is requested as part of the 
MUP application. The MUP 
process allows for exceptions to 
development standards of the 
applicable zone and designators, 
and is therefore, required for 
towers with heights in excess of the 
proposed height designator. The 
three towers are measured at 53, 
48, and 40 feet and the building is 
measured at 40 feet. 

Yes   No  
 
Upon granting of an 
exception pursuant to 
Section 4620.g of the 
Zoning Ordinance 

Section 4800 of the Zoning 
Ordinance requires that the 
project meet the “C” setback 
requirements of a 60-foot front 
yard setback, 15-foot side yard 
setback, and a 25-foot rear yard 
setback. 

The proposed project complies 
with the setback requirements of 
the Zoning Ordinance. 

Yes   No  
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Development Standard Proposed/Provided Complies? 
Section 7358 of the Zoning 
Ordinance requires that findings 
be made for the Major Use 
Permit. Among other things, 
these findings require 1) 
neighborhood compatibility; 2) 
harmony in scale, bulk and 
coverage; and 3) consistency 
with the General Plan. 

The project has been found to be 
compatible with the size, design, 
and square footage of the 
surrounding area and structures 
due to existing and proposed 
landscaping, and earth tone paint 
colors to soften the appearance of 
the proposed buildings. As 
demonstrated in Section C-2 of this 
report, the project has been found 
to be consistent with the San Diego 
County General Plan. A complete 
analysis of the MUP Findings can 
be found in the Form of Decision.  

Yes   No  
 
Upon approval of a MUP 

 
5. Applicable County Regulations 

 
Table C-5:  Applicable Regulations 
County Regulation Policy Explanation of Project Conformance 

1 Resource Protection 
Ordinance (RPO) 

Since the northern emergent wetland habitat onsite is already 
conserved in open space as a result of a previous discretionary 
action (TPM 20340) and is not part of the current discretionary 
action, there is no trigger to further identify RPO wetlands or 
wetland buffers. Therefore, no additional wetland delineation or 
buffer establishment is needed for the emergent wetland area 
within the northern portion of the project site. 
 
 A masonry retaining wall and vinyl coated chain link fence are 
design features of the project. This wall and fence and the related 
drainage plan would divert hardscape runoff from the wetland, and 
prevent encroachment by humans and domestic animals into the 
riparian open space. The project plans also include an 
approximately 16 to 40-foot buffer between the retaining wall/fence 
and the existing open space easement. 

2 County Consolidated 
Fire Code 

The project has been reviewed by the County Fire Authority and 
Rancho Santa Fe Fire Protection District and has been found to 
comply with the County Consolidated Fire Code.  

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

4 Light Pollution Code The project would implement outdoor lighting and glare controls to 
ensure compliance with the Light Pollution Code.  
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County Regulation Policy Explanation of Project Conformance 

5 Watershed Protection 
Ordinance (WPO) 

A SWQMP was prepared for the project in compliance with the 
WPO. 

6 

Multiple Species 
Conservation Program 
(MSCP) and Biological 
Mitigation Ordinance 
(BMO) 

The project has been reviewed in accordance with the BMO which 
implements the MSCP.  Findings have been prepared 
demonstrating conformance with the BMO and are included in 
Attachment G. 

 
6. CEQA Compliance 

 
The project has been reviewed in compliance with CEQA. A Supplemental Environmental Impact 
Report, dated June 2017, was prepared and is on file with PDS as Environmental Review Number 
PDS2014-3910-9508007L. The SEIR was available during a 45-day public review period from 
August 24, 2017 to October 9, 2017. Eleven emails and letters were received from the City of San 
Diego, 4S Santa Fe Valley Mega-Project Abatement Coalition, Coast Law Group, Endangered 
Habitats League, San Diego County Archaeological Society, Inc., and five neighboring property 
owners and other members of the public. 
 
The project, as designed, would not cause any significant effects on the environment with the 
incorporated mitigation measures. Details of the mitigation measures can be found in the Form of 
Decision (Attachment D) and the Environmental Documentation (Attachment F).  

 
D. COMMUNITY PLANNING GROUP  

 
The proposed project is located within the San Dieguito Community Plan Area. 
 
1. San Dieguito Community Planning Group 

 
The San Dieguito Community Planning Group (SDCPG) considered or discussed the Chinese Bible 
Church project at a total of six sponsor group meetings.  
 
� On March 29, 2012, SDCPG could not provide an official position without further information on 

traffic impacts, MUP requirements, aesthetics, and fire hazards.  
 
� On June 7, 2012, SDCPG recommended that the applicant be required to respond to the staff 

report by the end of August 2012 and to table this item until after that date.  
 
� On November 2, 2012, SDCPG recommended denial of the project with a vote of 11-0-0-0. The 

SDCPG identified concerns regarding traffic and fire hazard impacts.  
 
� On January 23, 2014, SDCPG was provided with a Notice of Preparation (NOP). The SDCPG 

had concerns with traffic, noise, community character, fire hazards, and hours of operation.  
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� On October 12, 2017, SDCPG recommended approval of a comment letter to the County on the 
DEIR with a vote of 9-0. THE SDCPG had concerns with visual impacts, land use analysis, traffic, 
noise, and light pollution.  

 
� On September 13, 2018, SDCPG recommended approval of the project with conditions by a vote 

of 8-1-0-0. The conditions included the following: 1) At the east property line add additional shrub 
landscaping to filter and screen light from cars parked in the overflow DG parking area; 2) Any 
kitchen space and/or food services in building D should be located and facing to the west; 3) The 
overflow DG parking area cannot be used after 6pm in order to mitigate sounds and light affecting 
the neighbors on Silver Crest Lane and Sliver Crest Drive; 4) No loading or unloading on the 
east side of the property; 5) A 10pm hard curfew for the entire property with no exceptions. All 
activities must cease and the front gates locked at that time; 6) The Church will create a 
monitored hotline for neighbors to report any disturbances to the Sheriff Station.  

 
Staff evaluated the CPG’s recommended conditions and made the following determinations:  

 
1) The Rancho Santa Fe Fire Protection District requires that no more than three trees can be 

clustered together with no high shrubs under the tree line. Higher shrubs have already been 
added between the trees and vines along the perimeter fencing to enhance screening; 
therefore, the project is unable to add additional plants to filter and screen light from cars 
parked in the overflow parking area.   
 

2) As requested by the SDCPG, the church will locate the kitchen on the west side of the 
Fellowship Hall.   

 
3) The church will include 417 parking spaces, and the overflow parking will only be utilized in 

a higher capacity event. The project has been conditioned that prior to any outdoor events 
that will include more than 500 people or will extend after the hours of 7 pm, a Minor 
Deviation with a noise study shall be submitted and approved to evaluate the noise impacts 
of the specific events to determine design features required to comply with the applicable 
noise regulations. The proposed landscaping will also screen the lights from the cars.  
 

4) The applicant will not load or unload on the east side of the property after 6pm and will place 
signs on the east side of the fellowship hall to ensure compliance. Please refer to Attachment 
A for the placement of the proposed signs.   
 

5) As stated in the Major Use Permit, the campus will operate from 8:00 am to 10 pm. The 
applicant will cease all substantial noise generating activities by 10pm and limit the time of 
outdoor special events. Additionally, a sign stating “Entry gate closed at 10pm” will be added 
to the main gate entry lanes and site lighting will be programmed for night mode at 10pm.  
 

6) The applicant will place a sign near the project entry with the County of San Diego Code 
Compliance phone number (see Attachment A). Further, the public can also report any 
disturbance to the Sheriff by calling 9-1-1.   
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E. PUBLIC INPUT 
 

The project was noticed to surrounding property owners upon application submittal. Surrounding property 
owners, agencies, and organizations were also noticed of the public review period for the EIR that 
occurred from August 24, 2017 to October 9, 2017. Eleven emails and letters were received from the 
City of San Diego, 4S Santa Fe Valley Mega-Project Abatement Coalition, Coast Law Group, 
Endangered Habitats League, San Diego County Archaeological Society, Inc., and five neighboring 
property owners and other members of the public. A majority of the concerns raised were related to 
aesthetics, biological resources, cultural resources, noise, and traffic. 
 
1. Aesthetics 

 
Comments were received stating that the project would result in significant visual impacts to the 
surrounding area.   
 
The project area is defined by residential uses along with existing and planned mixed-use, civic, 
employment, and commercial uses. Single-family residential areas vary from larger lots, which are 
further from the project site, to smaller and multi-family lots located in closer proximity to the project 
site. Additionally, the project includes buffers between uses on all four sides that are harmonious 
with the existing open space and the site grading would place the buildings at a lower elevation than 
surrounding development, reducing the perceived bulk and scale. Therefore, the project would not 
adversely impact surrounding land uses and aesthetics. 
 
Mitigation measures include integrating the proposed retaining wall along the northern boundary into 
the proposed visual landscape; providing vegetative cover that is large enough to provide screening 
for residential and recreational viewers and early enough in the process to prevent extended 
unshielded visual exposure to the site; providing vegetative cover that is large enough to provide 
screening for recreational viewers to the south. 
 
In summary, impacts to aesthetic resources would be reduced to below a level of significance. 

 
2. Biological Resources 

 
Comments were received stating that the project would result in significant biological impacts to 
adjacent wetlands and an existing open space easement.   
 
As discussed previously under D.1. Project Analysis, a Biological Resources Letter Report was 
completed for the project and the site. The site contains 0.3 acres of non-native grassland and 4.7 
acres of urban/developed and disturbed lands. The proposed Open Space Vacation would impact 
0.3 acres of non-native grassland, which is a Tier III habitat in accordance with the Multiple Species 
Conservation Program (MSCP). To mitigate for these impacts, the project has been conditioned to 
purchase 0.3 acres of offsite Tier III habitat.  
 
The project would not directly impact the existing biological open space easement over the creek to 
the north. Therefore, it would remain as a protected resource in the area. Edge effects were analyzed 
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in the Draft Supplemental Environmental Impact Report and project design measures include 
installation of a retaining wall and fence separating the developed area from existing onsite open 
space easement area, which would serve as a barrier to increased human access and exotic plant 
species intrusion within the open space areas.  
 
The landscape plan would also stipulate that project landscaping would not include exotic plant 
species listed on the California Invasive Plant Council's (Cal-IPC) “Invasive Plant Inventory” list. 
Predation from domestic animals is not expected because residential uses that could result in the 
introduction of domestic pets are not proposed. The project will also include a secure garbage area 
to minimize nuisance animals such as crows that could affect raptor usage of the open space. 
Therefore, no adverse impacts to sensitive species would occur. 
 
In addition, the project has been conditioned to have a qualified biologist conduct a nesting raptor 
survey no more than three days prior to scheduled construction or if onsite tree removal occurs 
during the raptor breeding season (January 1 – July 15). 

 
The project will result in less than significant impacts to biological resources with the implementation 
of conditions including: purchase of offsite mitigation and avoidance of the migratory bird breeding 
season. 

 
3. Cultural Resources  
 

Comments were received from the Native American Heritage Commission regarding Assembly Bill 
52 (AB-52) and the need for monitoring conditions. Consultation was conducted in accordance with 
AB-52. A cultural survey of the site was completed and was found to have potential archaeological 
resources. 
 
The Project may have significant impacts if unidentified artifact deposits are uncovered or unearthed 
during on- or off-site construction. Implementation of an archaeological monitoring program would 
ensure that no significant impacts to prehistoric or historic resources or human remains would occur 
as a result of Project development, thereby also ensuring compliance with CEQA and the County of 
San Diego Guidelines for Determining Significance - Cultural Resources. 
 
Implementation of this mitigation measure would reduce the potentially significant impacts to less 
than significant levels because the mitigation measure would ensure that relevant information 
contained in the archaeological record, which is important in the understanding of prehistory and 
history, would be preserved.  
 
The existing structures (Ranch House and Bunk House) on the project site are not significant and 
removal of the structures would not cause a substantial adverse change in the significance of an 
historic resource as defined in Section 15064.5 of the State CEQA Guidelines. Therefore, the 
potential impact to historic resources would be less than significant. 
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4. Noise 

 
Comments were received stating that the project would result in significant noise impacts.   
 
As discussed previously under D.1. Project Analysis, the project was reviewed for compliance with 
the County of San Diego General Plan Noise Element (Noise Element) and County Noise Ordinance. 
A noise study was prepared for the project and considered transportation noise levels, operational 
noise, and construction noise. As the proposed structures lie outside of the 60 CNEL contour, outdoor 
use areas will not be exposed to noise levels above 65 CNEL, and interior noise levels will not exceed 
45 CNEL for any buildings in the project footprint. Therefore, the analysis concluded that project-
level impacts related to noise sensitive land uses affected by airborne noise for both on- and off-site 
receptors with exterior and interior spaces would be less than significant.  
 
Project-generated airborne noise was analyzed in terms of proposed mechanical HVAC equipment, 
church services, and noise generated from a church bell. The report found that, with design 
considerations in place and limiting the size of outdoor events, noise impact from a public address 
system outdoors would not be significant.  
 

5. Traffic 
 
Comments were received stating that the project would result in a significant amount of traffic that 
would impact roads in the surrounding area.   
 
As discussed previously under D.1. Project Analysis, a Traffic Impact Analysis was prepared and 
concluded that the project would not have a significant impact to surrounding roadways. The project 
has been conditioned to pay into the TIF program, which is a mechanism to proportionally fund 
improvements to roadways necessary to mitigate potential cumulative impacts caused by traffic from 
development. The payment of the TIF, which would be required at issuance of building permits, 
would mitigate potential cumulative traffic impacts to less than significant. 
 
Although not required to mitigate traffic impacts, the applicant would install a traffic signal at the 
project entrance that can be interconnected with the intersection of Four Gee Road and Camino Del 
Sur. Interconnecting the two signals will allow for traffic to travel more smoothly and quickly with 
maximum green-light time, through the corridor. 

 
All comments received were reviewed and responses were prepared. The comments and responses 
can be found in Public Documentation (Attachment F). No new mitigation measures were identified 
and no new conditions were added as a result of these comments.  
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F. RECOMMENDATIONS 
 
Staff recommends that the Planning Commission make the following recommendations to the Board of 
Supervisors: 

 
1. Adopt the Environmental Findings, which include a Supplemental Environmental Impact Report 

(SEIR), REF: PDS2014-3910-95-08-007 pursuant to California Environmental Quality Act 
(CEQA) guidelines (Attachment G). 

 
2.  Adopt the Resolution approving Specific Plan Amendment PDS2014-SPA-14-001 for the 

reasons stated therein and discussed in the report (Attachment B). 
 
3.  Adopt the Resolution approving Vacation PDS2012-3940-12-002 for the reasons stated therein 

and discussed in the report (Attachment C). 
 
4. Grant MUP PDS2010-3300-10-037, make the findings, and impose the requirements and 

conditions as set forth in the Form of Decision (Attachment D). 
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Attachment A – Planning Documentation 
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Attachment C – Resolution Approving  
PDS2012-3940-12-002 
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Attachment D – Form of Decision Approving 
PDS2010-3300-10-037 
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Attachment E - Open Space and Flowage 
Easement Vacation Exhibits 
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Attachment F – Final Supplemental 
Environmental Impact Report & Notice of 

Determination  
 

(Final SEIR, including Technical Studies and Response to 
Comments are available at : 

https://www.sandiegocounty.gov/content/sdc/pds/ceqa/Chi
nese_Bible_Church_NOP/Chinese_Bible_Church_SEIR_PR.

html) 
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Attachment G – Environmental Findings 
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Attachment H – Public Documentation 
 

(Comments received during the SEIR public review periods 
are available at: 

https://www.sandiegocounty.gov/content/sdc/pds/ceqa/Chi
nese_Bible_Church_NOP/Chinese_Bible_Church_SEIR_PR.

html) 
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Attachment I – Ownership Disclosure 
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Attachment J – CEQA Findings 
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