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READERS GUIDE TO
THE 2025 FINAL ENVIRONMENTAL IMPACT REPORT
FOR THE HARMONY GROVE VILLAGE SOUTH PROJECT

The 2025 Final Environmental Impact Report (FEIR) was partially recirculated in 2024 to
document County compliance with the California Court of Appeal (Court) companion decisions
that found the HGV South Project (HGV South Project; Project) 2018 FEIR to be adequate in all
respects except for one environmental element: the greenhouse gas (GHG) mitigation relative to
the purchase of offset credits (location, registry confirmation, and approval by the Director of
Planning & Development Services [PDS]).! The Project was also reviewed by the County Planning
Commission (hearing of August 22, 2025) and the Board of Supervisors (hearing of October 1,
2025). The Project was approved and the FEIR certified on the latter date.

The following information summarizes the actions and changes that have been made to the 2018
FEIR, consistent with the California Environmental Quality Act (CEQA) and replaces the
Information for the Reader provided in the 2018 FEIR. Changes to this Readers Guide since files
were posted for Planning Commission review pertain to changes in: (1) tense as potential future
approvals have now occurred, or (2) conditional to mandatory language as proposed actions are
now approved and anticipated to occur.

Project Background

The Project Draft EIR (DEIR) was circulated for public review from April 20 to June 20, 2017.
The HGV South Project was approved, and 2018 FEIR was certified, by the County Board of
Supervisors on July 25, 2018. The 2018 FEIR incorporated an updated GHG EIR section and
supporting technical data (Appendix J to the EIR) that had been recirculated for public review
from February 22 to April 9, 2018 as a Revised Draft EIR (RDEIR).

The 2018 FEIR also contained additional updated information focused on the technical review of
two topics: transportation/traffic and biological resources. Part of the 2018 transportation/traffic
analyses update included confirmation of the conservative disclosure of average daily traffic
(ADT) associated with the Project (the EIR traffic modeling discloses approximately 4,500 ADT,
but the actual Project-specific number will be 4,010 ADT) as described and provided in the 2018
Final Traffic Impact Analysis (TIA; Appendix D to the FEIR). Also, following the 2016/2017 rainy
season that ended a drought cycle and to take advantage of optimal environmental conditions,
additional field visits were undertaken to update botanical inventory and rare plants surveys as
well as confirmation of Hermes copper butterfly absence. These updated surveys supplemented
and confirmed previous surveys and were documented in the 2018 Final Biological Technical
Report (BTR; EIR Appendix E). The updates confirmed Project analyses and validated the findings
of draft technical documents. The information did not change DEIR CEQA significance findings,
and no changes were made to DEIR conclusions on these topics.

" Elfin Forest Harmony Grove Town Council et al. v. County of San Diego and RCS, 37-2018-00042927, Court of
Appeal, Fourth Appellate District (Division One), filed October 14, 2021. See also Sierra Club v. County of San
Diego and Integral Communities, LLC, et al., 37-2018-00043084-CU-TT-CTL, Court of Appeal, Fourth Appellate
District (Division One), filed December 21, 2021.



In addition, the 2018 FEIR Chapter 8.0, Letters of Comment on the Draft and Revised Draft EIR
and Responses, included each of the comment letters received on the DEIR and RDEIR and
responses to them, as well as eight global responses (“topical” responses addressing issues that were
questioned by a number of commenters). The global responses addressed issues related to County
General and Community Plans and policy conformity, fire hazards and evacuation, baseline
conditions, and GHG issues.

The 2018 FEIR, along with the supporting technical reports and data prepared by third parties, are
all on the County Planning & Development Services (PDS) website under Harmony Grove Village
South at: https://www.sandiegocounty.gov/content/sdc/pds/ceqa_public_review.html.

Litigation Background

After the County approval and certification, the Project was challenged in the two CEQA actions
referenced above. Following litigation and appeal, the first Court decision found that the 2018
FEIR was adequate in all respects except for one environmental element: the GHG mitigation
relative to credit purchase (location, registry confirmation, and approval by the Director of PDS)
as noted above.?

The following matrix summarizes the various topics involving the 2018 FEIR resolved by the first
Court decision described above. Where text is bolded, it indicates emphasis added, similar to the
bullet points below. The phrases under the heading “Conclusion” mean the following:

e “Resolved” indicates that the topical issue was raised in the CEQA challenge and at the
conclusion of the litigation was determined compliant with CEQA

e “Not Contested” means that no CEQA issue was raised on that topic during CEQA
challenge

e “Invalidated” means that the specific issue was found non-compliant with CEQA by the
Court (subsequently addressed by the County in the 2024 recirculation)

2018 FEIR TOPICS CONCLUSION
Alternatives Resolved - 2018 FEIR Found Adequate by Superior Court (SC)

SC rejected petitioners’ arguments regarding the 2018 FEIR’s
discussion of alternatives. Not Appealed

Aesthetics Not Contested
Agricultural Resources Not Contested
Air Quality Resolved - 2018 FEIR Found Adequate by Appellate Court (AC; in

Appellate Decision; AD)

AD, p. 3: “[T]he EIR properly evaluated the Project’s impact on
air quality...”. Also, AD, p. 60 “Respondents did not challenge
those air quality impact findings by a cross-appeal.” Also, AD, p.
61 “[T]he EIR adequately discussed the Project’s inconsistency
with the RAQS.”

Biological Resources Not Contested

2 See references in footnote 1, above.


https://www.sandiegocounty.gov/content/sdc/pds/ceqa_public_review.html

2018 FEIR TOPICS CONCLUSION

Cultural Resources Not Contested
Energy Not Contested
Geology/Soils Not Contested
Greenhouse Gas (GHG) Analysis Resolved - 2018 FEIR Found Adequate by SC

(including approach and traffic generation
information [average daily trips, VMT, and | 2018 FEIR “adequately considered the cumulative effect of GHG|

associated roadway effects]) emissions.” (SC Judgment July 21, 2020)
GHG Mitigation Invalidated

Growth Inducement Not Contested

Hazards & Hazardous Materials (in Not Contested

general)

Hazards & Hazardous Materials (fire Resolved - 2018 FEIR Found Adequate by AC
safety)

AD, p. 40: We conclude the EIR contains a CEQA-compliant
discussion of the potential wildland fire risks or exacerbation
caused by the Project and the fire risks in the Project’s vicinity,
and that substantial evidence supports its conclusion that the
Project measures would reduce them to a level of insignificance.
(Also, AD, p. 51“We conclude the EIR’s discussion of
evacuation routes and timing satisfies CEQA requirements.”
Hydrology/Water Quality Not Contested

Land Use/Planning/Regional Plans Resolved - 2018 FEIR Found Adequate by AC

AD, p. 66: [W]e must conclude the Project is consistent: the EIR
evaluated the associated land uses; reflects County’s effort to
move future development closer to cities, shopping and
employment centers,; shows the Project is consistent with vehicle
mileage projections; and encourages local walking in keeping
with the plan.

Mineral Resources Not Contested
Noise Not Contested
Paleontological Resources Not Contested
Population/Housing Not Contested
Public Services Not Contested
Recreation Not Contested
Transportation/Traffic (including Not Contested
VMT/trip length and consistency

discussion)

Utilities/Public Services Not Contested
Mandatory Findings of Significance Not Contested

The Project’s entitlements also were determined by the Court to be consistent with the County’s
General Plan, except for the issue of affordable housing. Although this latter issue is not related to
the environment, the Project is now conditioned to provide affordable housing, as discussed below.

In a related but separate case (“Sierra Club case”) the Court focused solely on the Project’s GHG
mitigation measures. The Appellate Court left it to the County to reexamine the type of mitigation
measure needed in that regard, whether additional alternatives were feasible or must be analyzed,
or if a new mitigation measure might also require revisions to the other sections of the EIR.

Both matters were sent back to the Trial Court to issue a revised writ of mandate based on the
Appellate Decisions. On October 19, 2022, the Trial Court issued a revised order (Revised Order)



requiring the County to rescind the Project’s entitlements and the 2018 FEIR because of the
remaining issue related to CEQA (the GHG mitigation measure) and the affordable housing issue
pertaining to the General Plan. On December 14, 2022, the Board adopted a resolution to comply
with the lower court’s Revised Order.

Compliance with the Superior Court Order

CEQA requires that a court’s order includes only those mandates that are necessary to achieve
compliance with CEQA and only those specific project activities in noncompliance with CEQA
(see Public Resources Code [PRC] Section 21168.9[b]). Because the Court only took issue with
the FEIR with respect to the GHG mitigation measure as related to credit purchase (location,
registry confirmation, and approval by the Director of PDS), the law assumes that the 2018 FEIR
is adequate in all other respects (PRC Section 21005[c], directing a court to address each alleged
ground of non-compliance).® Therefore, per the court, no other portion of the 2018 FEIR required
revision other than this specific issue.

Recirculation is Not Required

Because the County was directed to set aside the certification of the 2018 FEIR and approval of
the Project, the status of the environmental review process for the Project was analogous to when
a previously circulated full draft EIR has been determined to require a partial recirculation to deal
with a discrete set of issues. Thus, the legal principles applicable in such a situation are relevant,
as are the above-described principles governing judicial remedies in CEQA litigation. PRC Section
21092.1 provides that when “significant new information” is added to an EIR after release of a
draft EIR but “prior to certification,” the public agency shall undertake additional public review
of such significant new information.

CEQA Guidelines (14 California Code of Regulations, Chapter 3) Section 15088.5 provides
criteria considered by a lead agency when deciding what information must be recirculated.
Recirculation is required when “significant new information” is added to an EIR after public notice
of the availability of the Draft EIR is given but before document certification (CEQA Guidelines,
Section 15088.5[a]).

Under Section 15088.5(a):

[n]ew information added to an EIR is not ‘significant’unless the EIR is changed in
a way that deprives the public of a meaningful opportunity to comment upon a
substantial adverse environmental effect of the project or a feasible way to mitigate
or avoid such an effect (including a feasible project alternative) that the project's
proponents have declined to implement.

Recirculation is not required where “the new information added to the EIR merely clarifies or
amplifies or makes insignificant modifications in an adequate EIR” (CEQA Guidelines, Section
15088.5[b]). Recirculation is also not required simply because new information is added to the

3 See also Federation of Hillside and Canyon Assns v. City of Los Angeles (2004) 126 Cal.App.4th 1180, 1204
(“Federation II”’) [where appellate court directed superior court to order limited relief, city had no obligation to
update analysis of impacts in its adequate EIR.



EIR. Indeed, new information is often added to Final EIRs due to CEQA’s public/agency comment
and response process, as well as CEQA’s post-Draft EIR requirement that proposed responses to
public agency comments be circulated to those agencies.

The County carefully considered whether recirculation of the Project’s EIR would be required by
CEQA. Table 8.7.2-1, in Global Response: Lack of Need for Recirculation, demonstrates that the
criteria for recirculation of an EIR were not met. The County relied on its technical expertise, and
information that includes the previous record expert memos, technical reports, and the information
provided in the response to comments for its conclusion that recirculation of the entire 2018 FEIR
is not required and its determination as stated above; that most of the changes fall within the scope
of the initial environmental review of the 2018 FEIR. Therefore, the County was only required to
correct (and recirculate) the portion of the document that was not compliant with CEQA, even
though the County vacated certification of the Project’s FEIR.

Res Judicata Applies to All Other Issues

Moreover, all other issues have been fully resolved, and res judicata bars such issues from further
litigation. The decertification of the entire 2018 FEIR does not alter the fact that the 2018 FEIR
was litigated, and all issues were resolved. Res judicata is applied even if an agency rescinds
approval of a project and decertifies the entire EIR. (Citizens for Open Government v. City of Lodi
[2012] 205 Cal.App.4th 296 [the court applied res judicata even though the city rescinded approval
of the project and decertified the prior EIR].) Finally, res judicata bars the litigation of both issues
that were actually litigated or could have been litigated. (Citizens for Open Government v. City of
Lodi [2012] at 324-325.) The matrix above summarizes the various topics that were raised in or
omitted from the litigation involving the Project, as well as the Courts’ decisions.

Revisions to the 2018 FEIR

GHG Mitigation

The sole GHG issue to be addressed per the Court consisted of mitigation measures addressing the
emissions during construction and operational periods. Three elements of GHG mitigation
required revision based on Court findings, documented in the matrix on page 6.

The revised mitigation measure was detailed in both EIR Subchapter 2.7, Greenhouse Gas
Emissions, and the 2024 Global Climate Change Report prepared by Ldn Consulting, Inc.,
circulated for public review from August 22 through October 7, 2024. The 2024 mitigation
measure requires that all GHG emissions not offset through on-site Project design features (PDFs)
be mitigated through installation of a photovoltaic (PV) system on an existing
commercial/industrial building(s) located in the County of San Diego. The installation of this PV
system will also be required to qualify for a CEQA exemption, such as for a ministerial action
under the County Zoning Code, Section 6954, Solar Energy System, or under California PRC
Section 21080.35.* In no event can GHG mitigation implementation move forward without
qualifying for such an exemption.

4 Should the initial location of mitigation installation fail to meet exemption criteria in PRC Section 21080.35, another
exemption will be required.



Consistent with PRC Section 21080.35, environmental analysis of the off-site mitigation is
specifically exempted as follows: “Except as provided in subdivision (d), this division does not
apply to the installation of a solar energy system on the roof of an existing building or at an existing
parking lot.” Regardless, to be conservative the 2024 recirculation also included brief discussions
of the anticipated one-month construction period using an anticipated crew of nine workers. This
will result in a minimal (0.16 metric tons [MT] carbon dioxide equivalent [COze] per year) change
to total emissions already disclosed for the Project and does not change the significance
determination. That information, as well as discussion of why mitigation elements will not trigger
an exclusion from the exemption, was discussed in the recirculation and are incorporated into this
2025 FEIR.

Location within Current

Court Identified Issue Resolution Subchapter 2.7 and Technical
Report (TR)*
The 2018 FEIR mitigation Mitigation has been revised to | FEIR Summary, Section 2.7.5,
proposed credits from a qualified | delete references to credit Chapter 7.0, and Chapter 8.0
registry. The PDS Director was purchase—net zero will be
allowed to approve any obtained via direct action in Technical Report (TR) pp xiv-
“reputable” alternative agency San Diego County. xvii, TR pp 51-54

with no reference to a standard by
which the Director must evaluate a
registry’s reputation.

There was no assurance that the Please see above. FEIR as noted above

chosen registry’s credits would be

legitimate. TR as noted above

Companion Writ: The requirement for in-County | FEIR as noted above
location of mitigation is an

Mitigation Measure M-GHG-1 integral component of the new | TR as noted above

failed to ensure that the GHG mitigation measure. It is spelled

offsets would occur within the out in current M-GHG-1, along

County in accordance with Policy | with identification of specific

CO-20.1 of the General Plan. feasible methodology.

The 2018 FEIR conclusion as to pre-mitigation CEQA significance (significant and mitigable)
remains the same. The post-mitigation conclusion of less than significant also remains the same,
as emissions will be assessed as net zero based on implementation of proposed PDFs and off-site
PV installation.

The County also finds that changes made to EIR Subchapter 2.7 have not changed CEQA
conclusions in other sections of the 2018 FEIR because: (1) GHG emissions from all Project
sources will remain at net zero, (2) on-site Project footprint remains the same and therefore impacts
have not changed from those previously assessed, and (3) potential off-site impacts associated with
mitigation implementation will be both minimal as documented in Subchapter 2.7, and the
installation of the off-site solar panels must qualify for an exemption from CEQA in accordance
with state law. Potential changes (or lack thereof) to 2018 FEIR Project description and technical
analyses are addressed below by topic.



The 2024 recirculated GHG section wholly replaced 2018 FEIR Subchapter 2.7 and is included in
this 2025 FEIR. Similarly, technical documents included in the 2024 recirculation replace and
augment analogous 2018 documents, although the earlier report is retained on the County website
under the Project for reference. The new reports are identified as FEIR Appendices J1 and J2.
Appendix J1 incorporates the Global Climate Change technical report by Ldn Consulting, Inc.,
including the 2024 updated ConSol evaluation, and the Off-site Solar Panel Installation for GHG
Mitigation Set Aside Fund Review, as attachments.

The Court’s decision stated that the “EIR adequately considered the cumulative effect of GHG
emissions.” Topical elements of the 2018 analyses that were assessed as adequate during CEQA
litigation included elements related to vehicle miles traveled (VMT), construction period elements,
sequestration, and CEQA significance thresholds, as detailed in the matrix beginning on page 2,
above.

Finally, although not required as part of the judgment, the County took the opportunity to update
legislative discussion, GHG modeling with a more recent and conservative model, and re-
confirmation of the amount of on-site solar that the Project roofs would support, in addition to the
mitigation measure. Although not required because this issue has already been resolved in the
Project's previous litigation, Appendix J2 was provided in the 2024-circulated materials related to
the infill screening analysis for VMT by Intersecting Metrics.

Affordable Housing Condition

The Project is also required to provide affordable housing. As a condition of approval, the Project
will provide 10 percent of the Project’s total dwelling units as on-site affordable housing (as
defined by California Health and Safety Code Sections 50052.5 and 50053). This will consist of
five percent reserved as affordable for low-income households and five percent reserved as
affordable for moderate income households.

Implementation of this condition will not result in changes to Project design (i.e., the number of
units, the number of structures, the need for associated infrastructure, the design style, and/or the
footprint). These all remain as previously proposed and approved. As a result, no physical changes
will occur to the Project as part of the condition. Consistent with CEQA Guidelines Appendix G,
the significance thresholds in the “Land Use and Planning” discussion (2018 FEIR Section 3.1.5)
concern policies to protect environmental concerns, community character, and potential division
of communities. The inclusionary housing condition addresses only economic concerns, and no
physical changes will occur to the Project. Thus, no EIR analytical modifications were required
for this issue, and FEIR modifications were not made. The condition of approval has been included
in the appropriate Project documents, including the Staff Report List of Conditions, and will be
represented on the Vesting Tentative Map, as applicable.

Comments Received During 2024 Recirculation

Pursuant to the legal principles described above and CEQA Guidelines Section 15088.5(f)(2), the
County requested that reviewers limit their comments to 2024 Subchapter 2.7 revisions and
appended supplemental documents (e.g., the Global Climate Change Report) and, although not
required by CEQA, to the proposed affordable housing condition referenced above. All interested



persons and organizations had an opportunity during the public review period to submit their
written comments on the revised FEIR to the County of San Diego.

Relatively few comments were received on the topics recirculated in conformance with the Court
findings. Rather, numerous comment letters were provided on a number of topics that were not
part of the recirculation. As appropriate, and in the spirit of clarification, the County responded to
comments received. Additional global responses also were prepared for issues raised by
commenters relative to potentially new information/regulations/thresholds relevant to the Project,
which supplement global responses prepared for the 2018 FEIR. The new global responses address
detailed information regarding res judicata principles specifically as applicable to the Project and
new information, lack of need for additional recirculation, General Plan consistency (including
affordable housing), and fire and evacuation. The list of commenters, the comment letters received
during the 2024 public review period, and both the individual and global responses to them, are
located in FEIR Volume III.

All responses are provided for purposes of clarification. The additional information provides
clarification and additional documentation, but does not contain significant new information
changing any CEQA conclusions from the 2018 FEIR or otherwise requiring recirculation. The
remainder of this Readers Guide addresses each Chapter/Subchapter/Section in the FEIR,
providing clarification regarding whether or not changes have been made to 2018 FEIR text.

Discussion of 2025 FEIR Modifications and Clarifications to 2018 FEIR Text

As appropriate, the 2025 FEIR reflects analogous changes throughout the document as related to
the 2024 recirculation. More specifically, references to GHG mitigation have been changed as
appropriate, and PDFs feeding into GHG analyses have been updated as appropriate. The County
determined that the portions of the 2018 EIR that were not found deficient would not be
recirculated as they went through the CEQA process and withstood legal challenge.

Text below summarizes for each FEIR Chapter/Subchapter/Section whether the 2024 recirculation
and comments received as a result of that recirculation required textual changes to the 2018 FEIR,
and if so, where text associated with those changes is located. The remainder of the substantive
text 1s as approved in 2018 and confirmed as adequate by the Court. Changed text is very limited
in extent, as explained below. The reader is also referred to Global Response: Res Judicata and
New Information for both general discussion of the principle of res judicata and specific
referencing of topical elements that do not require additional analysis and documentation thereof.
That global response is relevant to each of the subject areas discussed below.

FEIR discussions below contain repetitive elements. This has been done so that readers interested
in only one topical analysis can read that issue alone and understand FEIR changes, without having
to read the entire Readers Guide.

Table of Contents

The Table of Contents has been updated in the 2025 FEIR to incorporate current Subchapter 2.7
and associated technical report appendices listing consistent with the 2024 recirculation and
incorporate one section deletion in Volume II, as well as elements associated with Volume III of
the 2025 FEIR (2024 comments and responses to comments). The list of abbreviations and



acronyms also has been amended to include 2018 and 2025 FEIR references. Pagination has been
updated as appropriate.

Summary

With the exception of focused mitigation measure language, the Summary stands as circulated in
2018. Consistent with the 2024 recirculation documents, Table S-1, Summary of Significant
Effects, has been modified to delete 2018 GHG mitigation measures for construction and
operational periods and incorporate the 2024-circulated mitigation measure on FEIR pages S-51
though S-58. Additionally, a 2018 footnote to Table S-1 on page S-58 noting that reductions in
COqe totals were conservative as they did not include Project landscaping benefits has been deleted
(2018 sequestration analysis totals were confirmed and incorporated into the 2024 emissions totals
as detailed in the recirculation). No other changes were made to Project elements as described in
the Summary or to other mitigation measures summarized on Table S-1. No changes were required
to Table S-2, HGV South Full-Build Alternatives Comparison of Impacts.

Project Description, Location, and Environmental Setting

The physical Project design is identical to the design analyzed in the 2018 FEIR, with no changes
to footprint, number of residences, roads, Project amenities, etc. Similarly, the nearby surrounding
area, including buildout of adjacent HGV as a baseline condition, is consistent with those assumed
in the original EIR analyses.

Changes to this chapter are contained within Table 1-2, Project Design Features. As described in
the 2024 recirculation of GHG information, PDFs were revised and/or added to further clarify,
update, and strengthen PDFs that were included in the 2018 FEIR. The changes are located on
Table 1-2, pages 1-48 through 1-50. Some changes were made to utilize the latest building and
energy Codes, increase the number of EV charging stations required on site, or reflect future
changes in building requirements such as prohibiting the use of wood burning fireplaces or natural
gas. These amendments strengthen or update the noted PDFs but do not result in changes to the
GHG CEQA conclusions (less than significant post-mitigation), or to any other CEQA significance
conclusions discussed in the FEIR. Analogous consistency changes regarding 2016 Title 24 and
CALGreen to match the circulated revised PDFs were made on page 1-25, which has been updated
consistent with 2024 Subchapter 2.7 recirculation and to delete an outdated Title 24 comparison.

2.1 Aesthetics

No changes were made to this subchapter as approved in 2018. Comments received on visual
elements during 2018 public review were responded to, were part of the 2018 FEIR and remain
part of this FEIR. There was no CEQA challenge to the 2018 analyses for this issue and Project
design relative to visual resources has not changed since 2018 circulation. Development design
and impact footprint remain the same. The nearby surrounding area, including buildout of adjacent
HGYV as a baseline condition, is consistent with those assumed in analyses.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for solar
installation on the Project itself, as well as with 2024 recirculation of Subchapter 2.7, Section



2.7.5.1, potential visual effects will be less than notable as modern panels are not largely reflective,
and they will be installed on an existing commercial/industrial building, within a developed setting.

A few comments made in response to 2024 GHG recirculation variously noted grading into steep
slopes, community character concerns, and the County’s dark sky policy. None of the comments
provided new information varying from 2018 Project analyses. Although responses were authored
for purposes of clarity, the comments do not change any CEQA conclusions in the 2018 FEIR and
are immaterial to this FEIR as they are neither new nor substantial.

No revisions to the aesthetic topics, analysis, or CEQA conclusions were required.

2.2 Transportation/Traffic

No changes were made to this subchapter as approved in 2018. Comments received on
traffic/transportation during 2018 public review were responded to, were part of the 2018 FEIR
and remain part of this FEIR. There was no CEQA challenge to the 2018 analyses for this issue,
and Project uses and related traffic generation assumptions for purposes of Project-related traffic
effects remain identical to that analyzed.

It is noted, however, that as disclosed in Attachment H to Appendix D of the 2018 FEIR, Project
trip generation was determined to be 4,010 ADT, not the 4,530 originally cited in the 2018 FEIR,
or over 500 fewer daily trips on area roads. It is also noted that a major upgrade to Citracado
Parkway in the City of Escondido, which was originally discussed in the 2018 FEIR, has since
been completed and is now open. Regardless, no adjustment was required to impact analyses or
required mitigation.

It is also noted that the County’s Transportation Guidelines relevant to VMT were updated in
September 2022 in compliance with SB 743. CEQA Guidelines Sections 15007 and 15064.3 (the
sections requiring use of VMT to analyze traffic impacts). However, subsequent changes to CEQA
guidelines such as VMT are not considered “significant new information” that would trigger
additional review because the underlying information was otherwise known or should have been
known when the 2018 FEIR was certified. (Olen Properties Corp v. City of Newport Beach, 93
CAS5th at 280-281.) Because VMT (and the adoption of VMT guidelines) were already well known
when the 2018 FEIR was prepared, the public was not deprived of a meaningful opportunity during
the preparation of the 2018 FEIR to comment upon any potential adverse environmental effect that
the Project would have regarding VMT (see CEQA Guidelines Section 15088.5[a]). In fact, the
issue of VMT was raised by commenters, litigated, and resolved by the courts and res judicata
applies. Finally, CEQA Guidelines Section 15064.3(c) directly addresses “Applicability,” stating:
“The provisions of this section shall apply prospectively... Beginning on July 1, 2020, the
provisions of this section shall apply statewide.”

Clarification on this issue is provided in both global and individual responses to comments.

CEQA impact conclusions also do not change based on implementation of the off-site GHG
mitigation measure. For purposes of clarity, however, it is noted that consistent with the 2024
recirculation of Subchapter 2.7, PV system installation is anticipated to require no more than six
loaded semi delivery trucks for delivery, construction assumes a crew of nine people to install
systems over a period of one month, and this will occur in an area already supporting

10



commercial/industrial activities. This short term and limited additional traffic will not result in any
change to assessed CEQA impacts related to transportation.

Some comments made in response to 2024 GHG recirculation generally mentioned “traffic” but
provided no additional information. As a specific response could not be provided, the commenter
was referred to the comprehensive discussion in FEIR Subchapter 2.2. More specific traffic
comments received during 2024 GHG were largely repetitive with prior contentions, or identified
issues that were either not new, not substantial, or were immaterial. Queries about overall volumes
and impact locations, inclusion of HGV (and other cumulative projects) in Project analyses, etc.
were addressed in responses to comments, reminding the reader that traffic generation rates used
in impact modeling were conservative (i.e., assumed higher numbers than necessary as disclosed
in the 2018 FEIR) and that all significant Project direct and cumulative impacts had mitigation
identified. Other traffic-mentioning comments had to do with either VMT or evacuation
congestion/concerns (addressed in the paragraph above and/or, respectively, under GHG and
Hazards discussions below). Although responses were authored for purposes of clarity, the
comments do not change any CEQA conclusions in the 2018 FEIR and are immaterial to this FEIR
as they are neither new nor substantial.

No revisions to the transportation/traffic topics, analysis, or CEQA conclusions were
required.

2.3 Biological Resources

No changes were made to this subchapter as approved in 2018. Comments received on biological
resources during 2018 public review were responded to, were part of the 2018 FEIR, and remain
part of this FEIR. There was no challenge to the 2018 analyses for this issue and Project design
relative to biological resources has not changed since 2018 circulation; impact footprint remains
the same.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant post-mitigation
findings for the Project, with the 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, conclusions
are the same. Several items relevant to biological resources are identified as excluded from the
general exemption provided by PRC Section 21080.35.> None of those potential exclusions,
however, pertains to the mitigation proposed for the Project because solar panels will be installed
upon an existing building on existing impervious surface (a roof) within a developed site. No
impact to stream courses or water resources will occur. No take permits for species protected under

° Potential exclusions include: (d.1) An individual federal permit pursuant to Section 401 or 404 of the federal Clean
Water Act (33 U.S.C. Sec. 1341 or 1344) or waste discharge requirements pursuant to the Porter-Cologne Water
Quality Control Act (Division 7 (commencing with Section 13000) of the Water Code);(d.2) An individual take
permit for species protected under the federal Endangered Species Act of 1973 (16 U.S.C. Sec. 1531 et seq.) or the
California Endangered Species Act (Chapter 1.5 (commencing with Section 2050) of Division 3 of the Fish and
Game Code); (d.3) A streambed alteration permit pursuant to Chapter 6 (commencing with Section 1600) of
Division 2 of the Fish and Game Code; if (e) installation of a solar energy system occurs at an existing parking lot
and involves: (e.1) The removal of a tree required to be planted, maintained, or protected pursuant to local, state, or
federal requirements, unless the tree dies and there is no requirement to replace the tree, or (e.2) The removal of a
native tree over 25 years old.
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the federal ESA or California ESA are anticipated. No trees at all will be removed. Potential
biological effects will be minor as actions will take place within developed areas and within a
limited timeframe for construction, after which installation effects will be relatively passive.

Comments in response to 2024 GHG recirculation suggest need for Hermes copper butterfly,
Western spadefoot toad, Brodiaea filifolia (thread-leaved Brodiaea) and Calandrinia breweri
(Brewer’s Calandrinia), surveys as well as for “other species.” Pre-construction and permitting
requirements in the 2018 FEIR will address sensitive species associated with habitat addressed
within Habitat Loss Permit requirements. Appropriate habitat for the toad is absent from the site.
The single comment as to plant species is not relevant as it appears to be a cut and paste from a
2018 comment previously responded to, topically identified as adequate by the court, and not
raised in CEQA challenge to the Project. The butterfly, toad, and brodiaca were addressed in the
2018 documents and no impacts were identified. Brewer’s Calandrinia would have been identified
if present during comprehensive vegetation inventories. One comment contends that the butterfly
and toad categories were changed conditions based on listing categories and expiration of survey
period applicability. Both were already considered in the 2018 FEIR analysis, however, and the
shifting of a species up or down in terms of sensitivity listing does not change whether the species
was identified or the mitigation recommended. Comments regarding alternative site use (purchase
and permanent set-aside), and concern over Escondido Creek watershed were also received. Some
comments also noted that the Project site is within draft pre-approved mitigation area (PAMA),
although that does not directly require conservation. None of the comments received materially
change Project analyses (i.e., result in identification of a new significant impact or deletion of a
prior mitigation measure). Readers are referred to more detailed response in the responses to
comments to the current FEIR. Although responses were authored for purposes of clarity, the
comments do not change any CEQA conclusions in the 2018 FEIR and are immaterial to this FEIR
as they are neither new nor substantial.

No revisions to the biological resources topics, analysis, or CEQA conclusions were
required.

2.4 Cultural Resources and Tribal Cultural Resources

No changes were made to this subchapter as approved in 2018. Comments received on cultural
and tribal cultural resources during 2018 public review were responded to, were part of the 2018
FEIR, and remain part of this FEIR. There was no challenge to the 2018 analyses for this issue and
Project design relative to cultural resources and Tribal cultural resources has not changed since
2018 circulation. Development design and impact footprint remain the same. The Project site and
nearby surrounding area remain in similar condition to that analyzed; and HGV buildout is
consistent with that assumed in baseline conditions.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant post-mitigation
findings for the Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1,
potential adverse cultural resources/Tribal cultural resources effects will not occur. Panels will be
installed on an existing rooftop of a commercial/industrial building without historical sensitivity.
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No ground disturbance (which otherwise could result in location of currently unknown resources)
will occur.

No revisions to the cultural resources and tribal cultural resources topics, analysis, or CEQA
conclusions were required.

2.5 Noise

No changes were made to this subchapter as approved in 2018. Comments received on noise
analyses during 2018 public review were responded to, were part of the 2018 FEIR, and remain
part of this FEIR. There was no challenge to the 2018 analyses for this issue. The Project site and
abutting/nearby surrounding development remain in similar condition to that analyzed; no grading
or building has taken place on site and HGV buildout is consistent with that assumed in baseline
conditions.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant post-mitigation
findings for the Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1,
potential noise associated with mitigation implementation will be minimal. Panels will be installed
on an existing rooftop of a commercial/industrial building in an existing developed setting and
construction will occur within construction-period windows allowed by ordinance.

A few comments made in response to 2024 GHG recirculation generally mentioned “noise” but
provided no specific concern. As no specific response could be provided, commenters were
referred to the comprehensive discussion in FEIR Subchapter 2.5.

No revisions to the noise analyses topics, analysis, or CEQA conclusions were required.

2.6 Air Quality

No changes were made to this subchapter as approved in 2018. Comments received on air quality
analyses during 2018 public review were responded to, were part of the 2018 FEIR, and remain
part of this FEIR. The discussion retains a single reference to natural gas fireplaces in the analysis
on page 2.6-9.

Issues related to air quality modeling and Regional Air Quality Strategy analyses were specifically
litigated as part of the CEQA challenge to the 2018 Project approval. Construction and operational
period emissions were identified as less than significant in the 2018 FEIR and the analyses were
upheld by the Court. The Project remains the same, nearby surrounding development remains
substantially the same to that analyzed, and HGV buildout was assumed in the prior baseline
conditions. Current deletion of natural gas use will incrementally lower the less than significant
operational emissions shown in Tables 2.6-7 and 2.6-8, but will not result in any change to the less
than significant CEQA conclusions and no reduction was taken. This results in a more conservative
(assuming greater impact) assessment, but as noted, the conclusion remains less than significant
related to operational emissions.
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Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for Project
emissions, potential air quality effects will be minimal. Potential daily construction activities will
fall well within those assumed in the 2018 EIR. Criteria pollutants emissions would need to be
magnified by 4 to 500 times to reach the analyzed threshold for all emissions but VOCs, which is
primarily related to architectural coatings. Architectural coatings will not be part of solar panel
installation, so no adverse effect will occur. It is also noted that the Project assumed use of Tier III
construction equipment where available. Tier IV is now available in some instances, which could
further lower the already less than significant impacts identified for the Project in 2018.

A few comments made in response to 2024 GHG recirculation mentioning “air,” pollution, or that
“GHG emissions would affect air quality” etc., provided no specific concern, and the commenter
was referred to the comprehensive discussion in FEIR Subchapter 2.6.

No revisions to the air quality analyses topics, analysis, or CEQA conclusions were required.

2.7 Greenhouse Gas Emissions

GHG comments received during 2018 public review were responded to, were part of the 2018
FEIR, and remain part of this FEIR. One exception consists of comments received on credit
purchase, which is no longer part of the Project. The Project site and abutting/nearby surrounding
development remain in substantially the same condition as previously analyzed in 2018; no
changes have been made to the Project and HGV buildout is consistent with that assumed in
baseline conditions.

During the CEQA challenge and appeal process, the 2018 FEIR GHG analysis was expressly found
to have “adequately considered the cumulative effect of GHG emissions.”® As indicated on the
matrix beginning on page 2 above, 2018 GHG elements assessed as adequate during CEQA
litigation include: approach and analysis (including traffic generation information such as ADT
and VMT, as well as associated roadway effects); a three-year construction period, with duration
of specific construction efforts and specified associated construction equipment; sequestration
effects during construction and subsequent landscaping; and CEQA thresholds of significance (net
zero GHG emissions taking into consideration GHG reduction measures).

The current GHG text replaces text provided in the 2018 FEIR and was circulated for public review
and comment from August 22 through October 7, 2024. The County updated the regulatory
discussion, strengthened PDFs, remodeled impacts with a more recent version of the California
Emissions Estimator Model (CalEEMod), and assumed the use of more updated and effective PV
panels.

The 2024 GHG recirculation also expressly addressed mitigation measure issues identified as
inadequate by the Court. A detailed new mitigation measure addressing installation of solar panels
on an existing commercial/light industrial building in the County that would not otherwise be
required to install such a system was identified; including detail as to timing, responsibility,

& See references in footnote 1, above.
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funding, reporting, insurance, maintenance/repairs, actions in the event that the property changes
hands, a necessary covenant to run with the mitigation property land, and details as to required
elements in the HGV South Homeowners Association Covenants, Conditions and Restrictions,
etc.

The 2018 FEIR conclusion as to pre-mitigation CEQA significance (significant and mitigable)
remains the same. The post-mitigation conclusion of less than significant also remains the same,
as emissions will be assessed as net zero based on implementation of proposed PDFs and off-site
PV installation. No change to CEQA impact conclusions will occur based on off-site GHG
mitigation measure implementation. (Implementation will occur with a CEQA exemption such as
PRC Section 21080.35.) Consistent with the 2024 recirculation of Subchapter 2.7, Section 2.7.5.1,
it is noted that construction emissions during that one month will generate 4.72 MT COxe and after
a 30-year amortization, will generate 0.16 MT CO.e annually. Operationally, the system will avoid
603.61 MT COze annually. Therefore, total avoidance after construction will be 603.45 MT CO.e
(603.61 minus 0.16) annually per megawatt, or 0.60345 MT COze annually per kW of solar
installed.

Two clarifying edits were provided. One is in a footnote on page 2.7-20, text addressing previously
shown track changes text from the 2024 recirculation has been updated to address the current
subchapter. The second is provided on page 2.7-29 relative to reductions in GHG emissions related
to use of charging stations, where the recirculated section identified the number only for the Center
House stations (rather than the Project as a whole and consistent with Table 2.7-5). In addition,
administrative references to technical appendix elements circulated with the 2024 GHG analysis
were renamed from 2024 Appendix 1 and 2, to be Appendices J1 and J2, which is consistent with
the overall FEIR appendix naming protocol.

Although the 2018 FEIR was found to be legally adequate and sufficient in respect to the
Transportation/Traffic analysis, including VMT and the consistency discussion, the Project
prepared an Infill Analysis to determine if the Project also met the County’s “Infill” requirements,
as outlined in Section 3.3.1 of the 2022 TSG. Subsequent to the preparation of Subchapter 2.7 and
Attachments, the Court, Division One, held that the evidentiary record developed by the County
failed to support the adopted VMT thresholds for: (1) “infill” projects proposed to be built within
the County’s unincorporated villages (the infill threshold), and (2) projects expected to generate
no more than 110 automobile trips per day.

The Project’s preparation of an Infill Analysis and its inclusion in Subchapter 2.7 does not change
the conclusion that the issue of VMT was raised, litigated, and resolved by the courts, and res
judicata applies. As stated by the Appellate Court, “According to the EIR, SANDAG’s average
trip length is 7.9 miles, and the average distance for Project trips was calculated to be 7.88 miles.”
Also, “the analysis of the Project’s efforts to reduce vehicle emissions through design, location,
and minimization of off-site vehicle trips complied with the County’s efforts to reduce sprawl and
associated emissions” (Appellate Decision, pages 63-64). Moreover, VMT (and the adoption of
VMT guidelines) were already well known when the 2018 FEIR was prepared, and the public was
not deprived of a meaningful opportunity during the preparation of the EIR to comment upon any
potential adverse environmental effect that the Project would have regarding VMT (see CEQA
Guidelines Section 15088.5[a]). In fact, VMT was an active topic of discussion during preparation
of the 2018 FEIR.
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Therefore, comments received on GHG analysis circulated in 2024 and as related to VMT were
addressed and were either not substantial, or immaterial (incorrect or previously approved by the
Court), as detailed in the responses to comments provided for clarification as part of this FEIR.

No additional revisions to the GHG analyses topics, analysis, or CEQA conclusions were
required.

2.8 Significant Irreversible Environmental Changes Resultant from Project Implementation

A single element of this summary discussion was changed from the 2018 approved FEIR. A
reference to use of natural gas has been deleted, as natural gas use is no longer proposed for the
Project. This potentially significant adverse effect has been deleted from page 2.8-2.

As described throughout this Readers Guide, off-site mitigation proposed under 2024-recirculated
M-GHG-1 will not result in significant off-site impacts. In addition, implementation of the off-site
GHG mitigation measure will occur under a CEQA exemption such as PRC Section 21080.35, and
therefore will be exempt from environmental analysis. See Section 2.7.5.1, Potential Subsequent
Environmental Impacts Related to Mitigation Measure Implementation and CEQA Exemption.

No additional revisions to the summary of irreversible environmental changes presented in
this subchapter were required.

3.1.1 Energy

No changes were made to this section as approved in 2018. The update to GHG modeling
conducted for revised Subchapter 2.7 will result in even lower less than significant impacts related
to energy. As a result, no changes are needed to Section 3.1.1, which reflects a more conservative
less than significant CEQA conclusion. Comments received on energy use during 2018 public
review were responded to, were part of the 2018 FEIR, and remain part of this FEIR. There was
no CEQA challenge to the 2018 analyses for this issue and Project use categories and acreages
remain identical to those analyzed.

Existing site conditions have not changed relative to energy use. Future site energy demands,
however, have been lessened. The 2018 FEIR analyzed energy based on 2018 Project GHG PDFs
and 2018 modeling. That text, which supported a less than significant CEQA impact finding, has
been retained. As detailed in Subchapter 2.7 of the 2025 FEIR, the overall amount of COze
emissions post PDF implementation in Subchapter 2.7 has been lowered from the totals disclosed
in the 2018 FEIR. On-site natural gas use assumed in 2018 is no longer part of the Proposed
Project. Additionally, more electrical generation will occur on site through improved PV systems.
Also, the recirculated Subchapter 2.7 updated PDFs to require use of Title 24 and CALGreen in
effect at the time of building permit issuance. This results in the 2018 Court-approved analysis
being conservative relative to current conditions and potential Project effects. The CEQA
conclusion of less than significant energy impacts remains the same. No comments were received
on energy specific to Section 3.1.1 following recirculation in 2024.

The current Project also will lower use of community-wide available electrical resources by

providing an existing off-site use with PV panels, thereby reducing its reliance on the grid. Project
GHG mitigation will be implemented with a CEQA exemption such as PRC Section 21080.35.
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The mitigation will not require changes to any transmission or distribution facility or connection,
which can constitute an exception to the exemption. Rather, mitigation will install solar panels on
an existing commercial/industrial building within a developed setting that is already served by
such connections. It is also noted that, consistent with the 2024 recirculation of Subchapter 2.7,
the mitigation will result in energy use avoidance, with energy operational effects therefore being
beneficial.

Consistent with CEQA Guidelines Section 15088.5, recirculation is not required simply because
new information is added, or where new information clarifies an adequate discussion, which is the
case here. The lessening of less than significant energy impacts that will occur if the Project is
constructed does not meet thresholds for recirculation. There will be: (1) no new significant energy
impact, or (2) no substantial increase in the previously identified less than significant energy
impact (in fact, the reverse will occur).

No revisions to the energy section analyses topics, analysis, or CEQA conclusions were
required.

3.1.2 Geology and Soils

No changes were made to this section as approved in 2018. Comments received on geotechnical
issues during 2018 public review were responded to, were part of the 2018 FEIR, and remain part
of this FEIR. There was no challenge to the 2018 analysis for this issue. The Project site remains
the same and nearby surrounding area remains substantially the same to that analyzed; no grading
or building has taken place.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for the
Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, potential
geological/soils effects will not occur. GHG mitigation will install solar panels on an existing
commercial/industrial building within a developed setting, with no ground disturbance or change
to the existing building structure. There will therefore be no change to susceptibility to
geotechnical issues.

No revisions to the geology/soils analyses topics, analysis, or CEQA conclusions was
required.

3.1.3 Hazards and Hazardous Materials

No changes were made to this section as approved in 2018. Comments received on
hazards/wildfire/emergency evacuation analyses during 2018 public review were responded to,
were part of the 2018 FEIR, and remain part of this FEIR. In addition to Section 3.1.3, detailed
global responses were provided in the 2018 FEIR (Sections 8.3.3, Fire Hazards Impact Analysis
and 8.3.4, Adequacy of Emergency Evacuation and Access). The Project site and abutting
development remain substantially the same to that analyzed; no grading or building has taken place
on site and HGV buildout is consistent with that assumed in baseline conditions. The Project
footprint design and use categories and build components remain identical to that analyzed relative
to these issues, and issues raised during CEQA challenge of the Project were not successful.
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Among other issues, topics related to fire starts, evacuation and secondary access were specifically
litigated during CEQA challenges to the Project. The challenges to the 2018 analyses for this topic
were not successful. The Court found that:

“the EIR contains a CEQA-compliant discussion of the potential wildland fire risks
or exacerbation caused by the Project and the fire risks in the Project’s vicinity, and
that substantial evidence supports its conclusion that the Project measures would
reduce them to a level of insignificance”

and also concluded that:

“the EIR’s discussion of evacuation routes and timing satisfies CEQA
requirements” (Appellate Decision pages 40 and 51, respectively).

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for the
Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, potential
hazards/hazardous materials effects will be minimal. GHG mitigation will install solar panels on
an existing commercial/industrial building within a developed setting, with no change to existing
associated hardscape, landscape, or non-roof existing building structure. Potential fire and (any
potential current) hazardous materials handling issues will not be changed. Following the short-
term installation period, personnel will be on site only for maintenance as necessary. There will
therefore be virtually no change to susceptibility to fire, fire starts, etc. issues.

Comments received during 2024 GHG review were largely repetitive with prior contentions, or
identified issues that were either not new, not substantial, or immaterial. These included allegations
of general fire risk, evacuation concerns (including assertions regarding worst-case assumptions
of numbers of cars on the road), existence of “new” regulations, guidance, etc., and references to
a Fire Safe and Low VMT Alternative in the 2024 CAP. None of the queries raised resulted in
changes to 2018 CEQA significance conclusions. For clarification purposes, each of these issues
was addressed in current responses to comments, both individually and in global responses, as
appropriate.

No revisions to the hazards/wildfire/emergency evacuation analyses topics, analysis, or
CEQA conclusions were required.

3.1.4 Hydrology / Water Quality

No changes were made to this section as approved in 2018. Comments received on
hydrology/water quality analyses during 2018 public review were responded to, were part of the
2018 FEIR, and remain part of this FEIR. There was no challenge to the 2018 analyses for this
issue. The Project site remains in a similar condition to that analyzed; no grading or building has
taken place.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for the
Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, potential
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hydrology/water quality effects will be minimal. Solar panels will be installed upon an existing
building on existing impervious surface (a roof) within a developed site. No impact to stream
courses or water resources will occur. Because there will be no grading, there will not be any
discharge or fill material associated during roof-top installation and long-term PV system
operation. Runoff will continue to flow from the rooftop with no change to volume or water quality
as under existing conditions. Potential exclusions from the exemption therefore do not apply, and
adverse hydrology/water quality effects are not expected.

Some comments received during GHG recirculation review mentioned impacts on “water” but did
not identify specific concerns. As specific responses could not be provided, the commenter was
referred to the comprehensive discussion in FEIR Section 3.1.4. Another comment mentions water
supply. The Project does not meet the threshold for Water Supply Assessment preparation (500
residential units), but analysis did project supply need over a 20-year planning period and address
availability of water during drought years. None of the comments provided new information
varying from 2018 Project analyses. Although responses were authored for purposes of clarity, the
comments do not change any CEQA conclusions in the 2018 FEIR and are immaterial to this FEIR
as they are neither new nor substantial.

No revisions to the hydrology/water quality analyses topics, analysis, or CEQA conclusions
were required.

3.1.5 Land Use and Planning

No substantive changes were made to this section as approved in 2018. Comments received on
land use and planning analyses during 2018 public review were responded to, were part of the
2018 FEIR, and remain part of this FEIR. In addition to Section 3.1.5, detailed global responses
were provided in the 2018 FEIR (Sections 8.3.1, Project Consistency with General Plan Policy
LU-1.4 and 8.3.2, General Plan/Community Plan Amendments CEQA Impact Analysis). The
Project site and nearby surrounding area remain similar to that analyzed; no grading or building
has taken place on site and HGV buildout is consistent with that assumed in baseline conditions.

Issues related to village expansion/boundary line and plan conformance, conformity with San
Diego Forward, as well as a contention that HGV South was subject to Elfin Forest septic
restrictions, were explicitly litigated during the CEQA challenge to the 2018 Project. Challenges
to the 2018 analyses for this topic have withstood legal challenge. The analyses were not found
deficient and recirculation was not required. See also Global Response: Res Judicata and New
Information.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for the
Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, potential off-site
adverse land use and planning effects will not occur. GHG Mitigation will install solar panels on
an existing commercial/industrial building within a developed setting that would not already be
required to support solar panels (i.e., on an existing building that would not require a permit as
part of other improvements). As shown throughout the associated focused discussions on
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mitigation implementation, no notable environmental impacts will occur as a result of off-site
mitigation.

In fact, mitigation implementation will provide a benefit in line with County planning efforts to
decrease use of non-renewable energy sources, increase use of renewable energy sources, and add
solar capability to existing structures that would not otherwise be mandated, which is also
consistent with CARB’s Scoping Plan, Appendix D.

Comments received during GHG recirculation review again suggest Project inconsistencies with
planning document policies; including development patterns, development outside village
boundaries, land use designations, land use density, sprawl, adequacy of public services, policies
included within other elements of the General Plan (e.g., Safety), and both Project specific and
General Plan Amendment concerns, as well as concern over perceived commitments by the County
regarding potential for additional development in the Harmony Grove area. None of the comments
provided new information varying from 2018 Project analyses. Although responses were authored
for purposes of clarity, the comments do not change any CEQA conclusions in the 2018 FEIR and
are immaterial to this FEIR as they are neither new nor substantial. One clarification has been
made consistent with recirculated Subchapter 2.7. On page 3.1.5-38, an outdated year reference
relative to CALGreen has been deleted and the appropriate reference for current PDFs has been
restricted to Table 1-2. These minor clarifications are for purposes of consistency and do not affect
the conservative nature of the analysis, or affect the less than significant CEQA conclusions.

No additional revisions to the land use and planning analyses topics, analysis, or CEQA
conclusions were required.

3.1.6 Paleontological Resources

No changes were made to this section as approved in 2018. Comments received on paleontological
resources analyses during 2018 public review were responded to, were part of the 2018 FEIR, and
remain part of this FEIR. There was no challenge to the 2018 analyses for this issue. The Project
site and nearby surrounding area remain in a similar condition to that analyzed; no grading or
building has taken place on site and HGV buildout is consistent with that assumed in baseline
conditions.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for the
Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, potential adverse
paleontological effects will not occur. Solar panels will be installed on an existing rooftop of a
commercial/industrial building. No ground disturbance will occur; the GHG mitigation location
will therefore lack potential paleontological sensitivity.

No revisions to the paleontological resources analyses topics, analysis, or CEQA conclusions
were required.
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3.1.7 Population and Housing

No changes were made to this section as approved in 2018. Specific comments on the population
and housing section were not received in 2018. There was no challenge to the 2018 analyses for
this issue. The Project site and nearby surrounding area remain in a similar condition to that
analyzed; no grading or building has taken place on site and HGV buildout is consistent with that
assumed in baseline conditions.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for the
Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, potential adverse
population and/or housing effects will not occur. Installation of solar panels on an existing rooftop
of a commercial/industrial building will not displace residents or result in housing removal.

No revisions to the population and housing analysis topics, analysis, or CEQA conclusions
were required.

3.1.8 Public Services

No changes were made to this section as approved in 2018. Comments received on public services
during 2018 public review were responded to, were part of the 2018 FEIR, and remain part of this
FEIR. There was no challenge to the 2018 analyses for this issue. The Project site and nearby
surrounding area remain in a similar condition to that analyzed; no grading or building has taken
place on site and HGV buildout is consistent with that assumed in baseline conditions.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for the
Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, potential adverse
public services effects will not occur. Installation of solar panels on an existing rooftop of a
commercial/industrial building will not result in additional population requiring school, fire, or
police services.

A number of comments received during GHG recirculation review voice concern over the
Harmony Grove fire station not having been built by HGV. The comments do not provide new
information varying from 2018 Project analyses, and do not relate to HGV South (which will pay
appropriate fees). Although responses were authored for purposes of clarity, the comments do
change any CEQA conclusions in the 2018 FEIR and are immaterial to this FEIR as they do not
relate to the HGV South (which will pay appropriate fees) and are neither new nor substantial.

No revisions to the public services analyses topics, analysis, or CEQA conclusions were
required.

3.1.9 Recreation
No changes were made to this section as approved in 2018. Comments received on recreation

analyses during 2018 public review were responded to, were part of the 2018 FEIR, and remain
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part of this FEIR. There was no challenge to the 2018 analyses for this issue. The Project site and
nearby surrounding area remain in a similar condition to that analyzed; no grading or building has
taken place on site and HGV buildout is consistent with that assumed in baseline conditions.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for the
Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, potential adverse
recreation effects will not occur. Installation of solar panels on an existing rooftop of a
commercial/industrial building will not result in additional population requiring new, or otherwise
affect existing, recreational resources.

No revisions to the recreation analyses topics, analysis, or CEQA conclusions were required.

3.1.10 Ultilities and Service Systems

No changes were made to this section as approved in 2018 except for administrative consistency
edits consisting of deletion of a reference to natural gas on page 3.1.10-1 and modification of Title
24 and CALGreen dates on page 3.1.10-7. These were both updated consistent with 2024
Subchapter 2.7 recirculation and revised PDFs. These focused changes have no effect on the
CEQA analysis or less than significant conclusions in this section. Comments received on utilities
and service systems related to water supply and wastewater treatment analyses during 2018 public
review were responded to, were part of the 2018 FEIR, and remain part of this FEIR. There was
no challenge to the 2018 analyses for this issue. The Project site and nearby surrounding area
remain in a similar condition to that analyzed; no grading or building has taken place on site and
HGYV buildout is consistent with that assumed in baseline conditions.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for the
Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, potential adverse
effects to utilities and service systems will not occur. Installation of solar panels on an existing
rooftop of a commercial/industrial building will not result in increased water or wastewater
generation within the building.

A few comments received during GHG recirculation review noted concern over drought/water use.
None of the comments provided new information varying from 2018 Project analyses. Although
responses were authored for purposes of clarity, the comments do not change any CEQA
conclusions in the 2018 FEIR and are immaterial to this FEIR as they are neither new nor
substantial.

No additional revisions to the utilities and service systems analyses topics, analysis, or CEQA
conclusions were required.
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3.2 Effects Found Not Significant During Initial Study

This subchapter addresses two topics, Agricultural Resources and Mineral Resources. No changes
were made to these sections as initially approved in 2018. There was no CEQA challenge to the
2018 analyses for these issues, and Project footprint remains identical to that analyzed.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for the
Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, potential adverse
effects to agriculture or minerals will not occur. Implementation of off-site mitigation associated
with M-GHG-1 will occur on a roof of an existing building on an existing developed site, without
ground disturbance.

No revisions to the agricultural or minerals analyses topics, analysis, or CEQA conclusions
as presented in the Project Initial Study/2018 FEIR were required.

4.0 Alternatives

No substantive analysis changes were made to this chapter as initially approved in 2018. The
Project footprint design and associated uses remain identical to that analyzed, as do the potential
analyzed alternatives. The post-mitigation conclusions of less than significant also remain the
same, as GHG emissions are assessed as net zero based on implementation of proposed PDFs and
off-site PV installation. Comments received on alternatives analyses during 2018 public review
were responded to, were part of the 2018 FEIR, and remain part of this FEIR. Issues related to
need for additional alternatives, including the “Harmony Commons Alternative/Council
Alternative” were specifically addressed in 2018 RTC O3a-50. Issues related to need for additional
alternatives were explicitly litigated during the CEQA challenge to the Project and were not
successful. Project 2018 FEIR analyses were upheld by the Court.

Implementation of the off-site GHG mitigation measure will occur under a CEQA exemption such
as PRC Section 21080.35, and therefore will be exempt from environmental analysis. For purposes
of clarity, however, it is noted that consistent with 2018 less than significant findings for the
Project, as well as with 2024 recirculation of Subchapter 2.7, Section 2.7.5.1, potential need for
new alternatives will not occur. CEQA Project design alternatives do not change based on off-site
GHG mitigation measure implementation that will not result in significant impacts. This is the case
for the HGV South Project, as discussed above for each CEQA FEIR resource topic.

A few comments made on alternatives during the public comment period for the 2024 recirculated
GHG analyses have been responded to in 2025 responses to comments. None of the queries raised
resulted in changes to 2018 CEQA significance conclusions. Administrative editorial edits were
made on pages 4-8, -13, -20, -27, and -34 to eliminate references to M-GHG-2 (Project mitigation
is now accomplished under a single mitigation effort, as opposed to being separated into
construction and operational phases). In addition, portions of a page 4-13 footnote relative to
proposed credit purchase, also no longer a GHG mitigation element, were deleted.

No additional revisions to the alternatives analyses topics, analysis, or CEQA conclusions
were required.
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5.0 References Cited

The list of references cited from 2018 is retained. In addition, four sections preceding the 2018
references have been added on pages 5-1 through 5-4. “References Cited in 2024-recirculated
Subchapter 2.7 note updated/new references from Subchapter 2.7, Greenhouse Gas Emissions,
text circulated for comment in 2024. “References Cited in 2024 by Project Commenters” include
references for items cited in hazards comments received during 2024 GHG text circulation and
responded to as part of the 2025 clarifications/responses to comments. “Reference Cited in
Response to Public Comments that is Part of the Official County Project Records” includes a
reference to one document for a project previously approved and implemented in the County, and
“Reference that is Part of the Official Project Records for the 2018 FEIR” includes a citation to
the 2018 Planning Commission public hearing transcript.

6.0 List of EIR Preparers and Persons and Organizations Contacted

No new persons or organizations were contacted, but individuals who participated in 2024
recirculation and 2025 FEIR efforts include some additional staff who were not involved in 2018
Project efforts. These individuals were added to the list of preparers. Ldn Consulting, a previous
team member, had an expanded role in recirculation efforts, which was also clarified.

7.0 List of Mitigation Measures and Project Design Features

As described in the 2024 recirculation of GHG information, a new GHG mitigation measure (M-
GHG-1) deletes 2018 reliance on credit purchase, and instead requires in-County mitigation
through PV system installation on an existing building that would not otherwise be upgraded. That
mitigation measure is shown in Section 7.1.7. In addition, focused PDFs have been deleted, revised
and/or added to further clarify and strengthen PDFs included in the 2018 FEIR. Duplicative of
Subchapter 2.7 PDFs, changes in Sections 7.2.8 through 7.2.11 include focused revisions to
applicable Air Quality PDFs as well as GHG PDFs. These amendments to the mitigation measure
and PDFs do not result in changes to the GHG CEQA conclusions (less than significant post-
mitigation), or to any other CEQA significance conclusions discussed in this FEIR.

8.0 Letters Received on the Draft EIR, Revised Draft EIR, 2024 GHG Recirculation, and
Responses

Volume II of this FEIR remains largely as approved in 2018, including the Volume II Information
for the Reader provided in the 2018 FEIR. Volume II addresses comments received during
circulation of the DEIR in 2017, as well as recirculated Subchapter 2.7 in 2018 following County
changes to GHG evaluation. The individuals who commented, responses to their comments, and
global responses authored to address common themes in comments submitted remain largely the
same. Changes are focused and limited. The 2018 document assumed GHG mitigation measures
(M-GHG-1 for construction-period and M-GHG-2 for operational-period emissions) would be
offset through purchase of credits from a qualified bank after implementation of proposed PDFs.
That is no longer the case. As documented in the 2025 FEIR Summary, Subchapter 2.7, and
Chapter 7.0, mitigation now consists of PV panel installation on an existing commercial/industrial
structure(s) within the County. As a result, in the Volume II Information for the Reader, a reference
to GHG credit purchase has been struck. Similarly, in global responses, a reference to credit
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purchase offset and reference to Section 8.3.7 in Section 8.3.6 (page 8-58), and all of 2018 Section
8.3.7 of this chapter were struck. Global responses following deleted Section 8.3.7 have been
renumbered. One change regarding 2016 Title 24 was made on page 8-62, which has been updated
consistent with 2024 Subchapter 2.7 recirculation. Similarly, in addition to direction provided in
the Volume II Information for the Reader, references to credit purchase or M-GHG-2 (including
the associated Carbon Offsets global response), 2016 Title 24, CALGreen, or natural gas in
Volume II individual RTCs of this chapter should be read as struck.

Volume III is wholly new and was added to the FEIR post 2018 circulation based on the 2024
recirculation of Subchapter 2.7 and Attached Documents, comments received during recirculation
public review, and responses authored to comments received. Volume III includes a list of 2024
comment-period commenters, four global responses prepared in response to comments received,
and all of the individual comments received during the recirculation public comment period as
well as responses to them.

The four global responses address:

Res Judicata and New Information

Lack of Need for Recirculation

Reconsideration of General Plan Consistency Determination
2024 Fire / Evacuation

The first two global responses support the County in providing clarification regarding the legal
concept of res judicata as well as documentation of why additional recirculation is not required.
The last two global responses address issues raised consistently in the comments, including topics
for which recirculation was not required based on County consideration of Court decisions (the
affordable housing condition is also spelled out in Global Response: Reconsideration of General
Plan Consistency Determination).

Individual responses were prepared where comments did not fall into the general categories noted
above or presented more individualized comment. They are organized into two overall categories,
Organizations and Individuals. All responses are identified starting with Re (Recirculation),
followed by O or I (Organization or Individual), and then organized in alphabetical order. Where
a single commenter submitted more than one comment, they are additionally identified as a, b, etc.

It is noted that two groups of late comments include comments received after close of public review
at 4:00 p.m. on October 7, 2024.(and within approximately one week thereafter), as well as a group
of letters received in January 2025. Additional comments were provided immediately prior to both
the Planning Commission and Board of Supervisors hearings on the Project. Late comments are
not included within the body of the FEIR, but both the late comments and responses to them are
available on the County website Project files (October 2024 through January 2025) or as hearing
information files for Planning Commission (hearing of August 22, 2025) or Board of Supervisors
(hearing of October 1, 2025) files, respectively, and are all are incorporated into the record.
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FEIR Modifications CEQA Summary

As described within technical discussions and responses to comments as appropriate, each of these
focused changes are clarifying in nature, do not constitute significant new information regarding
the Project, and are consistent with CEQA significance conclusions reached in the 2018 FEIR as
amended by the 2024 recirculation for GHG of Subchapter 2.7 and Attached Documents. No
changes were identified to CEQA impact assessments based on these data.

Files Availability. The 2024 revised EIR section, previous 2018 EIR, and 2025 FEIR, as well as
all relevant technical reports and attachments are available on the PDS website:
https://www.sandiegocounty.gov/content/sdc/pds/ceqa_public_review.html, as part of the

hearings materials noted above, or at the PDS Project Processing Counter at 5510 Overland
Avenue, Suite 110, San Diego, California, 92123.
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SUMMARY

S.1 Project Synopsis

S.1.1 Location

The Harmony Grove Village South Project (hereafter referred to as “Proposed Project,” “Project,”
or “HGV South”) is located in the unincorporated portion of northern San Diego County in the
community of Harmony Grove; approximately 2.5 miles west of Interstate 15 (I-15) and
approximately 2.6 miles south of State Route 78 (SR-78). Escondido Creek flows east-west just
north of the Project, and the City of Escondido is located to the east. County open-space parcels
(the Del Dios Highland Preserve [DDHP]) abut the southern boundary of the Project. Primary
access to the Project vicinity is provided by Harmony Grove Road (the nearest east-west
connector) and Country Club Drive (a north-south connector that abuts the Project’s western
boundary).

The community of Elfin Forest is located approximately 4 miles to the west. The Proposed Project
site vicinity is bordered by more intensive urban development in the cities of San Marcos and
Escondido to the north and east, respectively. Palomar Medical Center is located approximately
2 miles to the north and Stone Brewery is located approximately 1.5 miles to the north as a crow
flies. Both are part of the Escondido Research and Technology Center (ERTC), an industrial/
commercial, employment and services locus located within 1 mile north-northeast of the Project.
The ERTC is accessed by Harmony Grove Road, as are large big box uses, located at Valley
Parkway and I-15 and along Auto Park Way. Two transit centers — ‘“Nordahl Road” and
“Escondido Transit Center” — are also located nearby. The historic and well-known Harmony
Grove Spiritualist Association (HGSA) is located approximately 0.25 mile west of the site, at the
terminus of Country Club Drive.

S.1.2 Description

The Proposed Project is located on property that is connected topographically to the Harmony
Grove Village (HGV), as it would be sited on the southeastern-most portion of the valley within
which HGV is building. It is part of the same drainage basin and is located within the valley
viewshed.

A number of overall planning considerations guided development of the HGV South Project plan.
These considerations included: contiguity and integration into the HGV development;
consolidation of Project footprint to provide the greatest amount of green space; circulation
improvements that would benefit the entire Harmony Grove community located south of Harmony
Grove Road; support of community-wide necessary services; and Project sustainability.

The Proposed Project consists of a land use plan that includes four use categories on an
approximately 111-acre Project Plan Area; including residential, limited retail/commercial/civic,
utilities/institutional, and open space/recreation uses, that are predominantly similar to the uses of
the approved HGV. The residential portions of the Project would contain 453 residential units in
five different home types, which would be clustered to allow for the greatest incorporation of green
space. Cottages, Bungalows, and Harmony Court structures would be single-family residences;
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Farmhouses and Granaries would be multi-family residences. Structures would range from 28 to
45 feet in height, with some architectural projections to provide visual interest and interrupt
structural massing. Home sites have been designed to maximize protection from fires and
accommodate a substantial brush management zone. The Project would satisfy 100 percent of its
electrical/energy needs through on-site installation of solar photovoltaic (PV) systems on Project
residences and the Center House.

The Project overall would contain approximately 75 acres, or 68 percent of the site, in undeveloped
uses such as green space. This would include proposed biological open space (BOS), park areas
and homeowner’s association (HOA) maintenance district areas. The Project proposes to set aside
BOS lots totaling approximately 34.8 acres that would be dedicated for permanent preservation on
site, and would consist of natural (non-irrigated) areas located beyond the Project brush
management zones. Thirteen parks (approximately 4.1 acres) are planned to be developed in HGV
South, including seven public parks ranging from approximately 0.08 to 0.54 acre in size, and six
private parks ranging from approximately 0.1 to 0.82 acre in size that would be operated and
maintained by an HOA. Community gardens may be incorporated into one of the private
park areas.

The “Center House” would provide a recreational gathering space and some retail commercial uses
just south of the primary Project entry. The total square footage of structures associated with this
use is approximately 5,000 square feet (s.f.; with a minimum of 1,500 s.f. of commercial use) to
be accommodated within a small footprint and two stories (up to 40 feet, including any
architectural projections) in height. This limited commercial land use category is intended to
accommodate a private clubhouse that residents can join as well as small public commercial uses.
An electric charging station would be provided.

The proposed development is consistent with the County’s Community Development Model
(CDM) whereby compact development is concentrated in and around a core area and then feathers
out into lower density development and open space. The Project is compact enough to encourage
residents to walk to amenities and services, as all residences would be within 0.5 mile or less (a
less than 10-minute walk) from the Project’s commercial and community center at the Center
House to the HGV Village Core. The Project generally locates the lower-intensity residential uses
around the perimeter of the site, providing transitions into the surrounding Semi-Rural uses.

In addition to the on-site uses, the Proposed Project would require the construction of on- and
off-site infrastructure improvements associated with roads, water, and sewer. Circulation
improvements include improving Country Club Drive to three lanes and improving the southern
portion of the Harmony Grove Road and Country Club Drive intersection; participating in
improvements to the crossing of Escondido Creek; and trail, road and pathway amenities as
additionally summarized below. A system of public and private multi-use trails and pathways
intended to serve pedestrians, equestrians, and other non-motorized forms of travel would weave
throughout the Project; providing links to the existing and planned off-site San Diego County trail
system and to HGV via the bridge over Escondido Creek.

The Proposed Project would improve the southern leg of the Country Club Drive and Escondido
Creek Bridge intersection, meeting the intersection at right angles and providing both left- and
right-turn lanes, a through lane for northbound traffic, and a southbound lane. This would
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contribute to improvements to the overall intersection functioning, and would benefit all users
passing through this intersection.

The improvements to Country Club Drive would continue to the south as the Project also would
implement third-lane roadbed improvements from the intersection with Harmony Grove Road to
the southern Project entrance, as well as the shoulder and pathway on the east side of the road,
where Country Club Drive is sited along Project frontage. This width would accommodate Project
traffic, as well as future loading anticipated during equestrian events at the HGV Equestrian Ranch
(located contiguous to HGV South on the west side of Country Club Drive). As an ancillary
benefit, emergency access (to allow emergency response vehicles in/residents, visitors and animals
out) also would be improved for the Project, future HGV Equestrian Ranch and all others south of
Escondido Creek.

Country Club Drive also currently includes a crossing of Escondido Creek. The County
Department of Public Works (DPW) has reviewed implementation of a bridge at this location. The
HGYV South Project has taken this parallel planning process into account. The Project analyzes
potential impacts associated with bridge construction, providing conservative footprint impacts
and/or design detail as necessary. Although exact planning specifics have not been determined, a
number of fundamental design items can be assumed. The bridge will need to (minimally)
accommodate a 100-year storm as well as the potential for rising waters based on increased runoff
relative to global climate change. The bridge also will need to accommodate connections to a
planned regional trail identified for Country Club Drive in the County Community Trails Master
Plan (CTMP), as well as in the approved HGV project, and a Project pathway on the east side of
Country Club Drive. This anticipated design would wholly fit within the footprint of the Project-
designed bridge analyzed in the EIR.

The Proposed Project would require the extension of waste water, recycled and potable water
pipelines, as well as gas, electric, and phone/cable lines throughout the development and
(excluding waste water under the Proposed Project) to off-site connection points. Wastewater
treatment facilities needed to accommodate the proposed HGV South development would be built
by the Project. The construction of a stand-alone wastewater treatment and water reclamation
facility (WTWRF) within the Project would allow for treatment of HGV South sewage within the
Proposed Project. The WTWRF would either comprise a wastewater treatment plant to match the
HGV wastewater reclamation facility (WRF) in design or a new package membrane bioreactor
plant (currently assumed for Project analyses). All Project wastewater is proposed to be reclaimed
and reused for irrigation of on-site parks, parkways, and common areas (excluding the community
gardens).

Discretionary actions and permits anticipated for the Proposed Project are detailed in the
Discretionary Approval/Permit matrix in Chapter 1.0. Approving agencies include the County of
San Diego (County), as well as the: U.S. Army Corps of Engineers (USACE), U.S. Fish and
Wildlife Service (USFWS), California Department of Fish and Wildlife (CDFW), State Water
Resources Control Board (SWRCB), San Diego Regional Water Quality Control Board
(RWQCB), San Diego Air Pollution Control District (SDAPCD) and Local Agency Formation
Commission (LAFCO). Local detachments/attachments or approvals to service districts would
occur with regard to Rincon del Diablo Municipal Water District (Rincon MWD), San Diego
County Sanitation District, and the Rancho Santa Fe Fire Protection District (RSFFPD). School
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district authorizations would be required from the Escondido Union High School District
(EUHSD) and Escondido Union School District (EUSD).

S.1.3 Setting

In 2007, the County approved the designation of an approximately 500-acre area of land in the
center of Harmony Grove Valley to become a new village to contain 742 single-story and two-story
homes in village massing. (HGV’s approved entitlements assumed first occupancy as early as
2008, with full build out of the Village occurring as early as 2013). The entire site has been rough
graded, and approximately half of the site has been finish-graded. The construction of homes is
under way, the WRF that will serve HGV has been constructed, major infrastructure has been
installed and homes have been available for sale since May 2015. HGV straddles three sides of the
area’s literal “crossroads” at Harmony Grove Road and Country Club Drive; providing a focal
point/center of the valley. Relative to HGV, the Project completes the fourth quadrant of the
crossroads intersection; sited approximately 400 feet south of Harmony Grove Road, it is part of
the HG “valley floor,” and shares the valley’s watershed and viewshed.

The HGV land use plan includes a pedestrian-oriented Village Center of public amenities,
convenience retail, and commercial uses surrounded by a variety of single-family residential units,
open space, and multi-use trails. HGV will contain an approximately 40,000 s.f. commercial core
adjacent to Country Club Drive less than 0.4 mile (approximately 2,100 feet) north of the planned
commercial/civic center located in HGV South and within 0.5 mile to its most dense residential
uses. HGV’s Village Center area is surrounded by a variety of single-family residential uses on
lots ranging in size from approximately 2,500 s.f. to 1.5 acres, with residential densities generally
decreasing as one moves away from the core. The HGV WREF is located at the northeast corner of
Harmony Grove Road and Country Club Drive, approximately 550 feet north of HGV South’s
northern boundary. All of these uses are planned to be connected via the multi-use trail approved
in the HGV EIR and shown on the County Trails Plan, and the improved creek crossing. This
would additionally connect through the Project to the major open space recreational uses to the
south (DDHP and EFRR). The HGV future Equestrian Ranch is located immediately across the
street from Country Club Drive, west of the Proposed Project. That facility will feature a variety
of equestrian uses along with limited commercial and residential components. Buildings on that
site are anticipated to be one- and two-story structures.

County-owned community park areas built as part of HGV are located south of Harmony Grove
Road and west of Country Club Drive. The easternmost of these facilities, which is equestrian
themed, is close to the northwest corner of the Project (i.e., located just across the street and within
250 feet) from HGV South. The 2.8-acre site is designated Village Regional Category and provides
an additional community gathering place for both HGV and the Project that is focused on
equestrian exercise activities. An additional 2.9-acre Community Park area in HGV 1is located just
west of the equestrian facilities and includes active recreation and parking.

Surrounding Areas

Other areas west of the Project include a diverse array of residential uses. The 39-lot Harmony
Grove Spiritualist Association (HGSA) includes single-story residences on higher density lots (as
small as 1,300 s.f.). One- and two-story homes are located on lots in the 5,000- to 10,000-s.f. range
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in the flatter areas of this sector, and multiple story (three- and four-story) residences are present
on much larger parcels. Moving easterly from the Proposed Project, there are large residences that
can reach up to 40 feet height in terms of massing, even if there are as few as two stories. HGV
South is planned to complete HGV; and as the “Village” designation and CDM direct, focus
clustered residential and supporting village land uses on the valley floor. The Village is then
surrounded by the lower density Semi-rural and Rural land uses, as the CDM directs. HGV South
would offer building massing compatible with the overall valley character.

As indicated above, the Proposed Project is sited in the Harmony Grove Valley, located at the
eastern foot of Mount Whitney, south of SR-78 and west of 1-15. Within the above-referenced
mixed residential and topographic setting, the Project is within a few minutes of drive time to the
cities of Escondido and San Marcos.

The above-described areas in the Project site vicinity are bordered by more intensive urban
development in the cities of San Marcos and Escondido to the north and east, respectively; and
large expanses of natural open space to the west, south and southwest (refer to Figure 1-3). Uses
within the region include a mix of agricultural, suburban, and urban developments. Palomar
Medical Center is located approximately 2 miles to the north and Stone Brewery is located
approximately 1.5 miles to the north, and are both part of the ERTC. The overall ERTC, (an
industrial/commercial, employment and services locus), is located within 1 mile north-northeast
of the Project. It is accessed by Harmony Grove Road. Other opportunities include the large big
box uses at Valley Parkway and I-15 and along Auto Park Way and other light industrial and
commercial uses between these locales and the Project. As described above, this Project is within
3 miles of the Nordahl Transit Station. That proximity allows residents to walk, bike or drive to
the station, before accessing bus service or the SPRINTER light rail line to other points (both
within the County, but also points north of the County) and other carriers, such as Amtrak. The
SPRINTER light rail line runs every 30 minutes in each direction Monday through Friday, from
approximately 4:00 a.m. to 9:00 p.m. The Escondido Transit Center (also with parking available)
serves as the current eastern terminus of the North County Transit District's (NCTD’s) SPRINTER
and the northern terminus of the Breeze Rapid bus rapid transit line. It is also in the Project’s
general vicinity, being located just east of 1-15 and south of SR-78. Express bus service to
downtown San Diego is available at the Center, as is local bus service to inland North County.

The Project site is surrounded on all sides, except to the immediate northwest, by a continuing
series of hills and canyons, with approximately 20 ridgetops. Figure 1-5 in Chapter 1.0 shows the
ridgelines that surround the valley, and unite all valley areas, including HGV and HGV South.
These range from approximately 600 feet above mean sea level (amsl) to a high point of over
1,735 feet amsl at the top of Mt. Whitney, located to the west-northwest. Peaks with elevations
approaching 1,300 feet amsl occur to the west and south of the Project site. This transition from
ridgetop to valley floor provides a dramatic physical setting to the valley. Lower hills and knolls,
ranging up to approximately 1,040 feet amsl, occur due east of the property. The one area that does
not contain numerous hills and canyons in close proximity to each other is in the northwest
quadrant of the Harmony Grove Road and Country Club Drive intersection.

Escondido Creek, which begins at the upper headwaters in Bear Valley above Lake Wohlford,
trends southwesterly through the community, eventually flowing into the San Elijo Lagoon. The
creek provides an important link between the unincorporated areas of Harmony Grove,
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Questhaven, Elfin Forest, and Rancho Santa Fe. It offers recreational opportunities and numerous
existing and planned trails traverse the area.

S.2 Summary of Significant Effects and Mitigation Measures that Reduce or Avoid the
Significant Effects

Table S-1, Summary of Significant Effects, summarizes the results of the environmental analysis
completed for the project. Table S-1 also includes mitigation measures proposed to reduce or avoid
the environmental effects, with a conclusion as to whether the impact has been mitigated to below
a level of significance. Detailed analyses of significant environmental effects are discussed in
Chapter 2.0, and effects found not to be significant during preparation of the EIR or the Initial
Study process are found in Chapter 3.0.

Environmental design considerations that have been incorporated into the project include measures
to reduce environmental impacts. All of these environmental design measures are detailed in in
Table 1-2, Project Design Features, of this EIR.

S.3 Areas of Controversy

A Notice of Preparation (NOP) was distributed on August 27, 2015 for a 30-day public review and
comment period (refer to Appendix A for the NOP). Public comments were received on the NOP
for this EIR and reflect concern or controversy over a number of environmental issues. In addition,
a public scoping meeting was held on September 16, 2015 at the Elfin Forest-Harmony Grove Fire
Department, located at 20223 Elfin Forest Road. A number of comment forms were collected from
that meeting, as well as subsequent comments via e-mail or mail. These forms, e-mails, and letters
are also included in Appendix A.

A total of 46 communications were received on the NOP from state agencies, groups and
organizations, and individuals. State agencies include the CDFW and the California Department
of Transportation (Caltrans). Groups and organizations include the Elfin Forest Harmony Grove
Town Council, Escondido Creek Conservancy, San Dieguito Planning Group, and San Luis Rey
Band of Mission Indians.
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Issues raised in the NOP comment letters include concerns regarding the following issue areas:

e Visual impacts e Hazards associated with the wastewater
e Greenhouse gases reclamation facility
e Noise associated with traffic e Water quality and hydrology
e Air quality and odor e Groundwater
e Traffic e Water availability
e Cultural resources and tribal cultural e Wastewater treatment
resources
e Land use density e Recreation
¢ Biological resources e School impacts
e Community character o Utility districts, annexation for sewer
e Fire hazards e Public services and utilities (fire, police,
e Alternatives water, sewer)
¢ Geology and liquefaction e Agricultural resources
¢ Growth inducing impacts

Issues raised within these letters are evaluated in this EIR in Chapters 2.0 through 4.0.

S.4 Issues to be Resolved by the Decision-making Body

An EIR is an informational document intended to inform the public agency decision makers and
the public of the significant effects of a project, identify possible ways to minimize the significant
effects, and describe reasonable alternatives to the Proposed Project. The lead agency (in this case
the County) must respond to each significant effect identified in this EIR by making “Findings”
for each significant effect. The issues to be resolved include whether or how to mitigate the
associated significant effects, including whether to implement a project alternative, the
determination of which is to be made by the decision makers. Preparation of a Statement of
Overriding Considerations (explaining the overriding value of the Project despite adverse effects)
would be required for any remaining significant and unmitigated impacts (i.e., those likely to be
associated with short-term aesthetics, air quality impacts related to plan conformance, and traffic
effects requiring approval by the City of Escondido, another lead agency under the California
Environmental Quality Act [CEQA]).

Issues to be resolved that are directly related to the Proposed Project include the choice among
alternatives and whether or how to mitigate the significant effects. In particular, the County must
decide if the significant and unmitigated effects identified for the issues of aesthetics,
transportation/traffic and air quality can be reduced further, and determine if the significant
impacts associated with aesthetics, transportation/traffic, biological resources, cultural resources,
and noise have been fully mitigated to below a level of significance. In addition, the County must
determine whether any of the Project alternatives would substantially reduce significant aesthetics,
transportation/traffic, biological resources, cultural resources, noise, and air quality effects while
still meeting key Project objectives.
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S5 Project Alternatives

CEQA requires an EIR to consider a reasonable range of potentially feasible alternatives that
would lessen significant impacts identified with the Proposed Project and to foster informed
decision making. Chapter 4.0 of this EIR considers a no project (no build) alternative, as well as a
total of four full development alternatives and a focused sewer alternative that addresses two
sewer options.

The No Project/No Development Alternative evaluates the environmental effects of maintaining
the property in its current condition in the long-term. Two development alternatives (the General
Plan Consistent with Septic and General Plan Consistent with Sewer alternatives) propose
residential uses allowed under existing General Plan land use designations. One alternative would
increase density adjacent to the existing HGV Village through a General Plan Amendment (GPA),
while being able to substantially reduce impacts associated with traffic (the Senior Care Traffic
Reduction Alternative). One alternative proposes increases in density, but would minimize
footprint impacts within a consolidated build footprint in order to preserve biological resources to
a greater extent than the Proposed Project (the Biologically Superior Alternative). The No
Project/No Development Alternative, as well as each of the full build alternatives, lowers impacts
from the Proposed Project to a minimum of three resource areas. The Off-site and Combined On-/
Off-site Sewer Options Alternative include two potential sewer options in lieu of constructing an
on-site full WTWRF and was included to disclose the impacts that would occur if either of these
two sewer options were to be approved instead of constructing a stand-alone plant within
the Project.

If the environmentally superior alternative is the “no project” alternative, Section 15126.6(¢e)(2) of
the CEQA Guidelines requires identification of another environmentally superior alternative.
Based on impact comparison between the Proposed Project and evaluated alternatives, an
environmentally superior alternative, other than the no project alternative, has been identified as
the General Plan Consistent with Sewer Alternative. The discussion below starts with the
environmentally superior alternative and continues with summaries of the remaining alternatives.
Full analysis of impact comparisons is provided in Chapter 4.0.

S.5.1 General Plan Consistent with Sewer Alternative
S.5.1.1 Description

The General Plan Consistent with Sewer Alternative would allow development in accordance with
the General Plan Land Use designation of the Semi-Rural Regional Category. Approximately
110 acres is designated Semi-Rural Residential (SR-0.5) and the remaining portion of the Project
site is designated Rural Lands (RL-20). This alternative would implement the County’s
Conservation Subdivision Program (CSP) over the 110 acres designated as SR-0.5 in conjunction
with Planned Development Regulations. The remaining approximately 1 acre would remain
outside the CSP and be maintained as open space.

The intent of the CSP is to encourage residential subdivision design that improves the preservation
of sensitive environmental resources and community character. Planned Development Regulations
allow for reductions in lot size and other design restrictions for conservation subdivisions when a
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certain percentage of open space is provided. Under Planned Development regulations, all
properties within SR designations must contain a minimum of 40 percent of conservation/group
open space. In addition, each lot must contain a minimum of 1,000 s.f. of private usable open
space.

As shown on Figure 4-2, General Plan Consistent with Sewer Alternative, the CSP and PD
Regulations would apply to the 110 acres designated as SR-0.5. This alternative would yield
119 single-family homes constructed on minimum 6,500-s.f. lots and sited to preserve sensitive
biological resources. Some lots in the north of the alternative, all along the eastern and southern
extents, and along the western site boundary south of the curve in Country Club Drive, would be
larger, ranging from approximately 0.5 acre to 2.0 acres in size. Approximately 738,000 cy of cut
and fill soil would be required for this alternative. This is approximately 13 percent less than the
850,000 cy assumed for the Proposed Project. This alternative would grade approximately 62 acres
(59 percent of the site) and develop approximately 49 acres (approximately 44 percent).
Approximately 44 percent of the site (49 acres of open space) also would be dedicated for
conservation/preservation, and each of the lots would be required to include 1,000 s.f. of private
open space. Also, steep natural slopes outside the development footprint would be preserved to a
greater degree than under the Proposed Project. Despite this, a waiver for encroachment into
insignificant RPO steep slopes as well as an exception for roadways would be required, similar to
the Proposed Project.

Due to the fewer number of units, this alternative would not include trails, a community center or
commercial mixed use. Six parks would be provided, however, consistent with the County Park
Land Dedication Ordinance (PLDO) and Subdivision Ordinance requirements. Because of the
efficient footprint within the heart of the alternative, benching and retaining walls would be
required to support alternative pads. All internal roadways would be private and would be
constructed to the same standard as proposed by the Proposed Project.

The General Plan Consistent with Sewer Alternative would require connection to a WRF because
the smaller lot sizes make individual septic units impossible. Because the HGV Specific Plan and
Community Plan currently require that HGV’s WRF be used only for HGV to provide sewage
service to Village homes, this alternative would require a GPA to allow for connection to the HGV
sewage treatment facility and also would require an amendment to the HGV Specific Plan and an
Elfin Forest/Harmony Grove Community Plan Amendment to allow sewer services to be provided
to Semi-rural designated areas beyond the HGV Village boundaries.

The purpose of this alternative would be to avoid or reduce impacts to sensitive resources (steep
slopes and biology) in the block of open space surrounded on two sides by DDHP, as well as steep
slope impacts in the northeast portion of the alternative, traffic and aesthetic impacts associated
with the Proposed Project. It also would provide consistency with the existing general plan land
use designation with a greater number of units through utilization of the CSP and PD regulations.

S.5.1.2 Environmental Impact Comparison with Proposed Project

In terms of environmental impacts, the General Plan Consistent with Sewer Alternative would
result in less aesthetic, transportation/traffic, air quality, and noise impacts than the Proposed
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Project. CEQA conclusions for impacts to cultural and biological resources and greenhouse gas
(GHG) emissions would be similar.

Although this alternative would reduce impacts it does not achieve all of the Project objectives to
the same degree as the Proposed Project. It would not provide an efficient development pattern in
close proximity to an existing village consistent with the CDM that creates one complete and
vibrant village community and enhances and supports the economic and social success of the
existing village and the alternative. The low density single-family pattern represented in this
alternative has limited ability to support the economic and social success of the existing village
and the alternative because it would not increase the number and diversity of residents and land
uses when compared to the Proposed Project.

The single-family land use pattern represented in this alternative, with its associated reduced
number of units and auto-dependent development pattern (no trails and pathways) would not
contribute to the establishment of a community that encourages and supports multi-modal
transportation. Similarly, this alternative’s land use pattern (single family) is inferior to the
Proposed Project relative to encouraging a mix of residential units and a broad range of housing
choices which result in a diversity of residents. Also as a result of having substantially fewer units
when compared to the Project, this alternative is less effective in optimizing the operational
effectiveness of public facilities and services of the existing village. When compared to the full
range of passive and active recreational opportunities provided by the Proposed Project, including
the Center House community area and multiple parks throughout the Proposed Project, as well as
trail heads and trails, the alternative would be less effective in providing a variety of passive and
active recreational opportunities to support a healthy and active lifestyle. This alternative would
not create a destination gathering place with a variety of land uses, such as the Project’s Center
House, that would encourage walkability, social interaction and economic vitality.

This alternative would develop a larger footprint than the Project because the lots are generally
larger, more spread out and under individual owner control. (The Project would cover
approximately 32 acres in lots and streets and the alternative would cover approximately 49 acres.)
Within the development footprint, the more intensive engineered nature of the grading — with
additional benching and retaining walls, and lessened contour/adaptive grading — would not
respond to the site’s physical variables to the extent of the Proposed Project. Topographic variation
and visibility to existing site characteristics would be lessened from that achieved by the Proposed
Project because, rather than consolidating development in areas that can be contoured by design,
the lots would be uniformly spread across the developed portion of the site; uniformly requiring
access and usable pads on each lot. Views to developed lots and streets would be increased under
the alternative and sight-lines into the site and between structures afforded by the Proposed Project
would be reduced, although balanced somewhat by a reduction in building on steep slopes in the
northeastern portion of the property, and the potential for some sight-lines between homes on the
larger lots on the central bench. Overall, this alternative would not be as responsive as the Proposed
Project in selectively placing development in a manner that visually and physically responds to the
site’s physical variables.

This alternative would preserve and enhance biological resources, and it would accomplish this to
an extent greater than the Proposed Project in the southern area abutting DDHP.

S-10



Harmony Grove Village South Project
Final Environmental Impact Report Summary

S.5.2 No Project/No Development Alternative
S.5.2.1 Description

Under the No Project/No Development Alternative, the Project site would remain in its current
condition. The native and non-native habitat throughout the site would remain intact. The
above-ground transmission line that currently bisects the property, the paved and dirt roads
providing access to single-family residential uses east of the Project, and the unimproved trail
access to DDHP, would continue to exist. Some encroachment into the property by abutting parcels
along Cordrey Drive, with related uncontrolled runoff into Escondido Creek, also would be likely
to continue.

The Proposed Project residential and commercial uses would not be constructed; nor would
supporting infrastructure such as improved road elements, the WTWRF, and other utility upgrades.
In addition, the Project-proposed BOS preserve, and HOA-maintained landscaped areas (as well
as larger community serving amenities such as pathway and trail connections and the destination
gathering location at the Center House and multiple park areas) would not be created.

S.5.2.2 Environmental Impact Comparison with Proposed Project

As shown in Table S-2, the No Project/No Development Alternative would avoid a number of
significant impacts associated with the Proposed Project, including: (1) significant and unmitigated
aesthetics, air quality, and transportation/traffic impacts; and (2) significant but mitigated impacts
related to aesthetics, biological resources, cultural resources, noise, and transportation/traffic.
GHG impacts would be similar to the No Project in that (although there would be emissions
associated with the Project that would not occur under the alternative), Project emissions would
be mitigated to carbon neutral net zero, with the overall global effect on climate change being
similar.

The No Project/No Development Alternative would fail to meet all of the Proposed Project
objectives, however, relative to provision of housing and support of facilities and services provided
by HGV, provision of mixed residential uses to support diversity of resident and land uses, or
creation of a mixed-use development. It also would not provide any of the amenities offered to the
community at large relative to support of multi-modal transportation options, provision of a variety
of passive and active recreational opportunities, or provision of a destination gathering place for
the Project and surrounding areas. Permanent set aside of important and managed biological
resources that would contribute to the block of preserved habitat located in the DDHP and EFRR
also would not occur. Specifically, the long-term preservation of resources could not be assured as
would occur under the Project, which would include dedication of land in permanent open space.
Also, the management of conservation values including large segments of coast live oak woodland
and southern mixed chaparral (containing wart-stemmed ceanothus), that would result from the
permanent preservation of open space on the site, would not occur under this alternative.
Improvements to potential wildlife movement by Project implementation of the bridge over
Escondido Creek (allowing wildlife to pass under the bridge rather than crossing the vehicular
travel way), as well as improvements to creek water quality resulting from removal of the at-grade
crossing and underlying culverts and re-creation of a free-flowing creekbed, also would not be
expected to occur. In addition, improvement of Country Club Drive roadbed and pathway and
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related improvement of emergency access to areas south of the creek, would not occur, and off-sets
to the north and south approaches to the Harmony Grove Road and Country Club Drive
intersection would continue, retaining this awkward formation.

S.5.3 General Plan Consistent with Septic Alternative
S.5.3.1 Description

The General Plan Consistent with Septic Alternative would be consistent with the existing General
Plan land use designation of Semi-Rural and would avoid substantially more RPO steep slopes
than the Proposed Project. Almost 90 percent of the home pads are sited wholly out of steep slopes.
This alternative would not require a GPA. The purpose of this alternative would be to provide
consistency with the existing general plan land use designation and avoid, or reduce, traffic and
noise impacts associated with the Proposed Project.

This alternative includes 49 single-family residential homes on 1-acre or greater lots. Larger lot
sizes are needed in order to meet the County’s septic system requirements with respect to the
Project’s unique geologic/soils characteristics. The residential lots would have approximately
5,000-s.f. pads that would be sited throughout the property parcels in a dispersed, rather than
consolidated, pattern that is based upon the soils characteristics found on the site. This alternative

assumes an advanced on-site wastewater treatment septic system, requiring approximately
3,500 s.f. per lot.

The manufactured slope located along Country Club Drive south of the WTWRF would not be
built, and grading quantities overall are expected to total approximately 660,000 cubic yards
(22 percent less than the Proposed Project grading of 850,000 cy), within approximately 25 acres
of surface disturbance (approximately 63 percent less surface ground disturbance than would result
from the Proposed Project). This alternative would initially grade approximately 56 acres
(50 percent of the site), and develop on approximately 56 acres (or 50 percent of the site).

Approximately 55 acres (also approximately 50 percent of the site) would be placed into open
space set-aside containing some steep slopes and biological resources associated with the lots. This
open space would not be placed into a preserve managed by an independent land manager, but
would be restricted in use on each individual lot. This alternative would not include any
commercial, parks, or other recreational uses, including a community gathering locale, given the
small number of residential units on site. While there are fewer homes under this alternative, larger
lots spread over the entire site would still require an extensive road system and utility lines
(e.g., potable water).

S.5.3.2 Environmental Impact Comparison with Proposed Project

As shown in Table S-2, the General Plan Consistent with Septic Alternative would result in
reduced impacts to transportation/traffic, noise and air quality when compared to the Proposed
Project. CEQA impact conclusions would be similar for long-term aesthetics, cultural resources
and GHG emissions. Biological resources impacts would be less for habitat impacts and greater
for biological function.
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Although this alternative would reduce some impacts and be consistent with the General Plan, it
would not achieve the underlying purpose of the Project of accommodating a portion of the
projected population growth and housing needs in San Diego County by expanding an existing
village that will further enhance and support the success of that village. Also, the alternative would
not meet the Project objectives to the same degree as the Proposed Project, as described below.

The low density, dispersed pattern of development provided in this alternative not provide an
efficient development pattern in close proximity to an existing village consistent with the
Community Development Model (CDM). The General Plan Consistent with Septic Alternative has
a limited ability to support the economic and social success of the existing village when compared
to the Proposed Project because the substantial decrease in number of residents would not provide
the same level of support to HGV’s commercial uses and the alternative would lack the diversity
in land uses needed to promote social interaction. Similarly, the alternative’s land use pattern
(dispersed large-lot single-family) would not provide a mix of residential units and a broad range
of housing choices resulting in a diversity of residents and land uses. With substantially fewer
units, this alternative would be less effective in optimizing the operational effectiveness of public
facilities and services of the alternative or the existing village.

The low density dispersed land use pattern would not contribute to the establishment of a
community that encourages and supports multi-modal transportation including walking or
bicycling. Similarly, it would not create a destination gathering place with a variety of land uses,
such as the Project’s Center House, that encourages walkability, social interaction and economic
vitality. The alternative would not provide the full range of passive and active recreational
opportunities provided by the Proposed Project. The alternative appears to better physically
respond to the site’s physical variables through use of less grading, but would encroach into visible
areas that would be retained as open space by the Proposed Project as a site feature.

Due to reduced grading and surface disturbance, the General Plan Consistent with Septic
Alternative would impact fewer acres of habitat than the Proposed Project. It would include lots
further to the south than the Proposed Project, however, would result in additional impacts to wart-
stemmed ceanothus and potentially coast live oak woodland, and would bring residential units
closer to DDHP. This alternative would result in a greater level of fragmentation to preserved open
space than the Proposed Project. This is because the retained habitats would contain dispersed
housing and roads to access them, resulting in fingers of preserve being located within and
throughout the alternative development scenario. These interspersed preserve areas would be
subject to greater levels of edge effects than under the Proposed Project. Similar to the Proposed
Project, therefore, the General Plan Consistent with Septic Alternative would preserve and enhance
biological habitat and landforms in dedicated open space easements. It would not, however,
enhance sensitive biological resource function to the same extent as the Proposed Project.

S.5.4 Senior Care Traffic Reduction Alternative
S.5.4.1 Description

The Senior Care Traffic Reduction Alternative is intended to substantially reduce impacts
associated with traffic in the context of providing a development pattern that would increase
density adjacent to the existing HGV Village through a GPA. This alternative consists of a senior
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citizen community made up of 266 single-family age-restricted residences and five two-story
structures totaling 120 units of managed care facility. The trip generation rates for-age restricted
residential units and a managed care facility are substantially less than non-age-restricted
residential units. The Proposed Project is projected to result in 4,530 ADT based on 10 trips per
residence. The trip rates for age-restricted and managed care facilities are 4 trips per residence and
2.5 trips per unit, respectively. Using this generation rate, development under the Senior Care
Traffic Reduction Alternative would result in 1,364 ADT, or 3,166 (70 percent) fewer trips than
the Proposed Project per day.

This alternative would incorporate the unique design requirements for this type of development.
All 266 single-family residences would be one story due to the age-related nature of the
development. Also, given the demand for security features in such projects, the single-family
residential units as well as the managed care units would be clustered into discrete gated
neighborhoods. Public pedestrian access between the neighborhoods and provision of a sense of
connection between the neighborhoods and HGV would be provided. Each of the neighborhoods,
including the numerous (17) small parks, would be located in a manner that complies with the
County’s PLDO requirements and allows accessibility to the public.

No commercial uses or community gathering locale would be provided because the fewer number
of single-family dwelling units in this alternative would not be able to support such uses on site.
This alternative would include an on-site WTWREF and all roads within the community would be
private, similar to the Proposed Project. A landscaping plan would be implemented as part of this
alternative. Due to the lower-density design (generally single-story residences that appeal to the
age-restricted market) the grading footprint would be greater than the Proposed Project. This
alternative would grade approximately 82 acres (74 percent of the site), and develop on
approximately 66 acres (60 percent) of the site. This alternative also would have greater grading
quantities (1,450,000 cy) than the Proposed Project; approximately 71 percent more than the
Proposed Project at 850,000 cy. Area retained in undisturbed open space would be approximately
30 acres, or 27 percent, of the site. Combined with parks and other internal landscaped area
(approximately 15 acres) would result in a total of approximately 45 acres (41 percent of the site)
in open space. In order to accommodate the alternative’s more dispersed development design, two
of the gated neighborhoods would be extended into a small portion of the area that is preserved as
open space by the Proposed Project and on the portion of the project that contains insignificant
RPO steep slopes; this would extend into a large block of open space in the southern part of the
site that would be avoided by the Proposed Project. The alternative would also require a waiver
under RPO. Similar to the Proposed Project, the Senior Care Traffic Reduction Alternative would
require a GPA, rezone and approval of a Specific Plan.

S.5.4.2 Environmental Impact Comparison with Proposed Project

Overall, the Senior Care Traffic Reduction Alternative reduces several impacts, but also increases
several impacts, in comparison to the Proposed Project. The alternative would result in
substantially less transportation/traffic, which would result in related decreases in noise, and
reduced air quality emissions, from the Proposed Project. Biological resources impacts would be
greater than the Proposed Project. Cultural resources and aesthetic impacts would be similar for
this alternative in comparison to the Proposed Project. GHG impacts also would be similar to the
Proposed Project in that the alternative’s emissions also would be mitigated to net zero.
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The Senior Care Traffic Reduction Alternative does not achieve all of the Project objectives to the
same degree as the Proposed Project. The alternative would not provide an efficient development
pattern in close proximity to an existing village because of its dispersed development pattern. Also,
when compared to the Proposed Project, the alternative offers a substantially fewer number of
units and a singular product type, which limits the ability to fully support the economic and social
success of the existing village and this alternative. Although the alternative would be located near
regional employment and transit centers, the lower density and dispersed land use pattern
represented in this alternative comprises an auto-dependent development pattern that would not
contribute to the establishment of a community that encourages and supports multi-modal
transportation through walking and bicycling. Similarly, the alternative’s limited product offering
would not provide a mix of residential units and a broad range of housing choices; encouraging a
greater diversity of residents or providing a wider range of housing opportunities to complement
the adjacent village’s land uses. Also, with substantially fewer units, the alternative is less effective
in optimizing the operational effectiveness of public facilities and services of the existing village.
When compared to the full range of passive and active recreational opportunities provided by the
Proposed Project, this alternative also is less effective in supporting healthy and active lifestyles.
The increased grading footprint for the alternative is inferior to the Proposed Project relative to
preservation and enhancement of biological resources, as well as increased fragmentation of that
open space when compared to the Proposed Project.

This alternative would not create a destination gathering place with a variety of land uses, such as
the Project’s Center House, that would encourage walkability, social interaction and economic
vitality. Finally, the alternative would require modification of 600,000 cy of soil more than the
Proposed Project, have a larger grading footprint, and, ultimately, result in more area developed
long-term in lots and streets than the Proposed Project. As a result, the amount of topographic
variation and visibility to existing site characteristics would be lessened from that achieved by the
Proposed Project due to the greater acreage allotted to lots and streets under the alternative, the
obscuring of site soils with structures, and the reduced sight-lines into the site and between
structures afforded by the Proposed Project.

S.5.5 Biologically Superior Alternative
S.5.5.1 Description

The Biologically Superior Alternative utilizes the densities of the Village designation relative to
Diegan coastal sage scrub and Diegan coastal sage scrub-dependent species while addressing the
issues that were raised by the wildlife agencies during Project batching meetings and an on-site
meeting held in 2015. The alternative does not extend the development footprint as far to the east
as the Proposed Project, and would preserve a larger portion of Diegan coastal sage scrub than
would be preserved by the Proposed Project.

In order to accommodate the densities of the Village designation within a restricted development
footprint, the Biologically Superior Alternative would locate a total of 425 multi-family residences
within 54 three-story structures. The westernmost of the buildings would be sited closer to Country
Club Drive than the Proposed Project. Particularly along the northern portion of the Project, there
would be a correspondingly lesser breadth of landscaping between the public street and alternative
structures. All of the 54 buildings would be similar in height to the tallest buildings in the Proposed
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Project. An HOA building (including a pool and small structure) would be located in the center of
the development footprint and would only be available to the residents of the alternative.
Landscaping would be provided throughout the alternative site. Public parks would be located
within this alternative, and would be consistent with the County PLDO and Subdivision Ordinance,
but no public destination gathering space would be provided because of the lack of space afforded
this development footprint. All internal roads would be private, the same as the Proposed Project.
Assumptions for the WTWRF and off-site utilities also would be the same as for the Proposed
Project. Approximately 46.5 acres of BOS (approximately 42 percent of the site) would be
permanently preserved under this alternative.

This alternative would reduce steep slope impacts from those of the Proposed Project due to the
footprint eliminating some northeastern portions of the Project, and generally being north of most
on-site RPO steep slope areas. Despite this, a waiver for encroachment into insignificant RPO
steep slopes as well as an exception for roadways would be required, similar to the Proposed
Project. This alternative would grade approximately 65 acres (59 percent of the site), and develop
approximately 50 acres (45 percent) of the site. Under this alternative, specific development
locales would be additionally graded to provide the most efficient use of the limited development
footprint on the site. As a result, topographic variation would remain, but not to the same extent
as under the Proposed Project. Although this alternative could additionally modify more steep
slopes within the development footprint than the Project, the encroachment per lot could be
restricted to 10 percent. Similar to the Proposed Project, this alternative would require a GPA,
rezone and approval of a Specific Plan.

S.5.5.2 Environmental Impact Comparison with Proposed Project

The Biologically Superior Alternative would result in fewer impacts to biological resources, noise,
and air quality than the Proposed Project. Impacts to cultural resources would remain the same
(unlikely but mitigable if occurring), and GHG emissions impacts also would be similar (mitigated
to net zero). Aesthetic impacts would be greater for this alternative in comparison to the Proposed
Project.

The Biologically Superior Alternative would not achieve all of the Project objectives to the same
degree as the Proposed Project. The number of units and clustering provided in this alternative
would provide an efficient development pattern by utilizing a compact form of development that
avoids the most sensitive biological resources on the site and is located adjacent to an existing
village. However, the alternative would not comply with the CDM because of the consistent
massing created by its three-story structures and the lack of notable swaths of landscaped areas,
providing no transition into the less dense existing development to the west and east. The
alternative also would provide only a singular product type (stacked multi-family flats), with no
commercial uses incorporated into the HOA building. Therefore, this alternative would not
encourage development of a complete and vibrant community that would enhance and support the
economic and social success of HGV village and the Project by providing a diversity of residents
and land uses to the same extent as the Proposed Project.

The higher density clustered development pattern of the Biologically Superior Alternative is one
attribute of a community that encourages and supports multi-modal transportation. It would be
inferior to the Proposed Project, however, due to the lack of alternative trails or inclusion of a
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commercial component into the HOA building that would provide additional incentives for biking
and walking within the community. This alternative would not provide a mix of residential uses
that would which encourages a broad range of housing choices to support a diversity of residents
and land uses.

This alternative may contribute to optimizing the operational effectiveness of public facilities and
services of the existing village through increasing the number of residents, but would not increase
the diversity of its residents, because it would provide only one type of housing product. Nor would
it be compatible with existing development to the east and west of the site. The massing created
by the alternative’s three-story structures would not provide the same transition into existing uses
as the Proposed Project. Long-term visual impacts also would result due to the structural massing
of buildings located immediately adjacent to Country Club Drive that would be visible from the
immediate vicinity of the property.

When compared to the full range of passive and active recreational opportunities provided by the
Proposed Project (reduced recreation facilities to accommodate the smaller construction footprint),
this alternative would be less effective at supporting healthy and active lifestyles. This alternative
would not create a destination gathering place with a variety of land uses, such as the Project’s
Center House, that would encourage walkability, social interaction and economic vitality.
Although the alternative would have a smaller footprint than the Proposed Project, the alternative
would have less topographic variation and visibility of existing site characteristics than the
Proposed Project. This is the result of greater acreage allotted to development under the alternative,
the need for focused additional grading to attain the most efficient development pattern within the
reduced site envelope, and the reduced sight-lines into the site and between structures.

The Biologically Superior Alternative would preserve and enhance biological resources to a
greater extent than the Proposed Project.

S.5.6 Off-site and Combined On-/Off-site Sewer Options Alternative
S.5.6.1 Description

The Off-site and Combined On-/Off-site Sewer Options Alternative provides two sewer scenarios
for the Project. It includes an optional design scenario for the provision of sewer service, in lieu of
the proposed on-site WTWREF and related facilities, as well as an optional design scenario to
provide a combined on-/off-site wastewater treatment program. The full Project WTWRF
(approximately 0.4 acre in size) would not be constructed under these scenarios. All other aspects
of the Off-site Sewer Options Alternative are the same as the Proposed Project, and the wastewater
treatment options would be incorporated within the overall build program. These potential off-site
sewer options are summarized below.

Connection to the HGV WRF

Under this option, if use rates at the HGV WRF demonstrate that it could accommodate the flows
from both the Proposed Project and HGV as it is currently built, the existing HGV WRF would be
used to serve the Proposed Project. The sizing of the existing HGV facility, or its site, would not
be increased to accommodate the Proposed Project. This option would only be utilized if it could
accommodate both projects under its current design. In order to utilize the same wastewater
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treatment facility, HGV South would either annex into HGV’s existing community financing
district or establish another financing mechanism that would provide additional funding to support
the services required for HGV and this project. Project sewage would be transferred to the HGV
pump station located west of Country Club Drive on the south side of Harmony Grove Road. The
HGYV pump station facility sizing and emergency generator also would accommodate the Project.
No changes are proposed to the emergency generator at the pump station. From the existing HGV
pump station, an existing redundant system (two force mains, only one of which would be active
at any one time) extending from the pump station within Harmony Grove Road to Country Club
Drive and then northerly along Country Club Drive to enter the Harmony Grove WRF on the east
side of Country Club Drive would be utilized. A maximum of 8,127,000 gallons of wet weather
storage required for the Project would be provided through use of the on-site storage proposed for
the Project. Alternatively, other scenarios could be explored in the future, as appropriate, such as
by expanding the existing wet weather storage on HGV, or it could be on another site (e.g., Rincon
MWD 3-million gallon tank just north of the Village Road, east of Country Club Drive).

Combined On-/Oft-site Wastewater Treatment

Each of the specifics described above regarding the HGV WREF existing facilities and capacities
applies to this option as well. This design scenario would integrate HGV South facilities into the
existing HGV WREF, but not assume full transfer of all operations to the existing facility. It would
increase the efficiencies of both facilities by avoiding redundancies that would result in
constructing identical facilities that would not be needed to serve the additional sewage generated
by the Project, such as an operations or administration building. Thus, the Project would construct
only those facilities that would complement the existing system in place at HGV and that may be
needed to serve the additional sewage generated by the Project.

This approach would be able to utilize existing solids processing facilities on the HGV site,
reducing the volume of solids to be delivered by truck elsewhere. Under this option, the existing
laboratory at the Harmony Grove WRF would also be utilized by the on-site facility (similar to the
Proposed Project). A pump station would be included within the on-site facilities, and off-site
utilities would include the gravity feed lines to the existing pump station on Harmony Grove Road,
as well as a sewage solids line and potential fiber optics line extending from the Project north along
Country Club Drive into the HGV WREF.

S.5.6.2 Environmental Impact Comparison with Proposed Project

The Off-site and Combined On-/Off-site Sewer Options Alternative was included to disclose the
impacts that would occur if either of these two sewer options were to be approved instead of
constructing a stand-alone plant within the Project. The analysis of these two options includes all
of the issue areas that are needed to allow the decision maker to adopt either of the options in lieu
of the stand-alone plant without the need for additional analysis under CEQA.

Potential impacts of the sewage treatment options would be largely short-term (construction-
related) in nature and otherwise subsidiary to the larger impacts of the development alternatives.
The off-site sewer option, which would replace the on-sitt WTWRF, as well as the combined
on-/off-site option, would be expected to result in generally similar impacts to those described for
the Proposed Project when combined with the residentially related portions of the Project.
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Specifically, this would include potentially significant and unmitigable impacts related to
aesthetics, transportation/traffic and air quality, as well as significant (or potentially significant)
but mitigated impacts for the issues of aesthetics, biological resources, cultural resources, noise,
GHGs, and transportation/traffic. No additional cumulative GHG impacts would occur.

Potential operational impacts identified for noise associated with operation of the WTWRF, and
to non-native grassland impacts, would be eliminated for the off-site option included under this
alternative, but would remain for the combined on-/off-site option. Unlikely, but potential cultural
resources impacts would remain for both options. A number of these impacts may vary slightly
from those identified for the Proposed Project; however, these variations would be relatively minor
and would not alter overall Project impact levels or associated need for mitigation or
implementation of specified Project Design Features. Both of the sewer options identified under
this alternative would meet the identified Project objectives when combined with the Proposed
Project and would differ from the Proposed Project to the same level as each of the three
development alternatives addressing sewer, if combined with those development alternatives.

S.5.7 Environmentally Superior Alternative

Although the No Project alternative would result in reduced environmental impacts, Section
15126.6(e)(2) of the State CEQA Guidelines requires identification of an alternative other than the
No Project as the environmentally superior alternative. Table S-2, HGV South Full-Build
Alternatives Comparison of Impacts), summarizes each of the full-build alternatives (i.e., those
alternatives that would result in substantially different development patterns and uses as a whole
for the Project property).!

Based on the above CEQA requirement, the General Plan Consistent with Sewer Alternative is
identified as the environmentally superior alternative. When compared to the Proposed Project this
alternative would have similar or reduced impacts to aesthetics, biological resources,
transportation/traffic, cultural resources and tribal cultural resources, noise, air quality and GHGs.
It would also reduce the Proposed Project’s significant and unavoidable impact to traffic and air
quality.

This is the result of the lessened encroachment into sensitive biological habitat both on the southern
extent of the Project, minimization of steep slopes impacts associated with eastern and southern
extents of the Project, conformance with the 2016 RAQS, and fewer projected daily vehicular trips
associated with the alternative, resulting in no significant and unmitigated traffic impacts in the
City of Escondido and fewer significant and mitigable impacts in the County.

! Because the potential sewer treatment design scenarios are limited in geographic scope, and only would be
implemented as part of one of the full-build alternatives, they are not included in Table S-2. They do, however,
receive relevant discussion in Chapter 4.0, Alternatives, of this EIR.
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Table S-1
SUMMARY OF SIGNIFICANT EFFECTS
Conclusion
Impact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT AND UNAVOIDABLE IMPACTS
Project-level Impacts
Subchapter 2.1, Aesthetics
2.1.2.1 Potential Conflict with Important Visual Elements or Inconsistency with Applicable Design Guidelines
AE-2 Visual effects during and following the Project None: No mitigation is available to reduce the short-term visual Significant
construction period related to vegetation impacts during and immediately following construction. While and
removal, grading, bridge construction and temporary in nature and ultimately addressed through Project Unmitigable
vertical development would be substantial until design and landscaping over the long-term, short-term adverse (temporary)
buildout occurs and all vegetation is installed visual impacts to the Project site’s visual character associated with
and reaches visual maturity in approximately Project construction would be significant and unmitigable.
10 years.
Subchapter 2.2, Transportation/Traffic
2.2.2.3 Roadway Segments
TR-1a The Proposed Project would have a direct impact | M-TR-1a: Prior to occupancy of 80 Project units, Country Club Significant
at the roadway segment of Country Club Drive Drive shall be widened to provide a paved width of 36 feet and
from Auto Park Way to Hill Valley Drive in the | consisting of two travel lanes and a 10-foot striped center turn lane | Unmitigated*

City of Escondido (LOS D).

starting 220 feet southwest of Auto Park Way for a length of
approximately 830 feet. Improvements will include connecting the
existing sidewalk along the northern side of this roadway section
with a 5-foot sidewalk complete with a 6-inch curb and gutter and
providing a 4-foot decomposed granite pathway along the south
side of this segment with a 6-inch asphalt berm. With the
additional 12 feet added to the paved width, the roadway capacity
of this Local Collector would increase to 15,000 ADT.
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Table S-1 (cont.)
SUMMARY OF SIGNIFICANT EFFECTS
Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT AND UNAVOIDABLE IMPACTS (cont.)
Project-level Impacts (cont.)
Subchapter 2.6, Air Quality
2.6.2.1 Conformance to the RAQS
AQ-1a The Proposed Project is proposing an increase in | M-AQ-1: The County shall provide a revised housing forecast to Significant
housing units beyond what was included for the | SANDAG to ensure that any revisions to the population and and
site in the RAQS. employment projections used by the SDAPCD in updating the Unmitigated*
RAQS and SIP will accurately reflect anticipated growth due to
the Proposed Project.
Cumulative-level Impacts
Subchapter 2.2, Transportation/Traffic
2.2.3.1 Existing Plus Cumulative Plus Project Impacts
TR-1b The Proposed Project would have a cumulative Mitigation for cumulative impacts to the noted segment of Country Significant
impact at the roadway segment of Country Club | Club Drive shall be provided through implementation of roadway and
Drive from Auto Park Way to Hill Valley Drive | improvement as described in M-TR-1a. Unmitigated*
in the City of Escondido (LOS F).
TR-8 The Proposed Project would have a cumulative M-TR-8: Prior to occupancy of 293 Project units, the Project shall Significant
impact at the intersection of Auto Park Way and | restripe the eastbound approach of the Auto Park Way/Country and
Country Club Drive in the City of Escondido Club Drive intersection to provide one left-turn lane, one shared Unmitigated*
(LOS D during the a.m. peak hour). left-turn/through lane, and one right-turn lane with a signal timing
modification to change the east/west approach to “split” phasing.
TR-9 The Proposed Project would have a cumulative M-TR-9: Prior to occupancy of 54 Project units. the Project shall Significant
impact at the intersection of Valley Parkway and | pay a fair share toward the approved Citracado Parkway Extension and
Citracado Parkway in the City of Escondido Project, which would improve the intersection operations with an Unmitigated*

(LOS D during the a.m. peak hour).

additional through lane in the southbound direction
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Table S-1 (cont.)
SUMMARY OF SIGNIFICANT EFFECTS

Conclusion

Tmpact Impact Mitigation and
No. Mitigation

Effectiveness
SIGNIFICANT AND UNAVOIDABLE IMPACTS (cont.)
Cumulative-level Impacts (cont.)
Subchapter 2.6, Air Quality
2.6.3.2 Operation

AQ-1b Operation of the Proposed Project would not Mitigation for cumulative impacts to the RAQS shall be provided Significant

conform to the RAQS. through implementation of M-AQ-1. and

Unmitigated*
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT
Project-level Impacts
Subchapter 2.1, Aesthetics
2.1.2.1 Potential Conflict with Important Visual Elements or Inconsistency with Applicable Design Guidelines

AE-1 Landform modification associated with M-AE-1: Exposed newly cut rocks and horizontal drainage Less than
blasting/rock breaking is expected to result in features shall be stained in earth tones (through spraying or Significant

newly exposed rocks and horizontal drainage
features across cut slopes that would contrast
with the adjoining natural hillsides and would be
visible from existing and planned trails on and
off site.

dripping onto fresh rock face) to soften their contrast on Project
cut slopes. Staining of rock shall occur during slope landscape
installation and shall be in colors that match the surrounding rock.
Application of stain shall be overseen by a qualified expert. Before
staining, several test sections will be completed on the rock cut to
determine the type of stain that will create the best match with the
surrounding rock (i.e., pigmented stains, or creation of new color
by leaching minerals from the rock or through photo-reactivity).
The slope shall be dry and all loose material and vegetation shall
be removed before stain is applied. If necessary, the slope face will
be pressure-washed to remove fine-grained particles that could
inhibit the stain penetration. Horizontal hillside drainage features
will contain color-integrated cement as part of the installation.
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Table S-1 (cont.)
SUMMARY OF SIGNIFICANT EFFECTS
Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.2, Transportation/Traffic
2.2.2.3 Roadway Segments
TR-2a The Proposed Project would result in a direct M-TR-2a: Prior to occupancy of 23 Project units, the Project shall | Less than
impact to one County signalized intersection, widen the northbound approach of Country Club Drive to Significant
Country Club Drive/Harmony Grove Road (LOS | Harmony Grove Road to provide one left-turn, one through lane,
F during the p.m. peak hour). and one dedicated right-turn lane with an overlap phase in order to
mitigate this direct impact to the Harmony Grove Road Country
Club intersection.
Subchapter 2.3, Biological Resources
2.3.2.1 Special Status Species
Bl-1a The Project will result in impacts to 10.4 acres of | M-BI-1a: Prior to issuance of a grading permit, the Project Less than
Diegan coastal sage scrub, a sensitive natural Applicant shall preserve 34.8 acres of on-site BOS determined to Significant

community type.

support sensitive species and habitat functions and values
contiguous with the Del Dios Highlands Preserve to the south
through the establishment of a conservation easement and the
preparation of an RMP approved by the County and Wildlife
Agencies (U.S. Fish and Wildlife Service and California
Department of Fish and Wildlife) to address long-term monitoring,
maintenance, management, and reporting directives, in perpetuity,
by a qualified entity approved by the County and Wildlife
Agencies.

The 34.8-acre BOS is depicted on Figure 1-9 and Figure 2.3-5.
The habitat types within the BOS are summarized within Table 11
of Appendix E. The RMP shall address the location of the
mitigation sites that meet the specific mitigation requirement for
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Table S-1 (cont.)
SUMMARY OF SIGNIFICANT EFFECTS

Impact
No.

Impact

Mitigation

Conclusion
and
Mitigation
Effectiveness

SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)

Project-level Impacts (cont.)

Subchapter 2.3, Biological Resources (cont.)

2.3.2.1 Special Status Species (cont.)

Bl-1a
(cont.)

the type of habitat (e.g., in-kind habitat preservation, no net loss,
presence of special status species, etc.) within the Project site. The
open space easement shall be owned by a conservancy, the
County, or other similar, experienced entity subject to approval by
the County. Funding shall be provided through a non-wasting
endowment, Community Facility District or other finance
mechanism approved by the County. Should a regional entity to
manage biological open space be formed, the natural habitat areas
within the Project site could be dedicated to that entity and
managed as part of an overall preserve system for northern San
Diego County.

BI-1b

A single, breeding pair of coastal California M-BI-1b: Prior to issuance of a grading permit, mitigation for
gnatcatchers was determined to occupy portions | 10.4 acres of impacts to Diegan coastal sage scrub occupied by
of the on-site Diegan coastal sage scrub that coastal California gnatcatcher shall occur at a 2:1 ratio for a total
would be impacted by the Project. Impacts to of 20.8 acres of occupied habitat through a combination of on-site
gnatcatcher individuals; occupied habitat; and preservation of 0.5 acre, on-site restoration and preservation of
foraging, migration and dispersal habitat would 1.8 acres, and off-site preservation of 18.5 acres through land
result in a potentially significant impact to listed | acquisition and/or purchase of conservation bank credits, as

species.

specified below and approved by the County and Wildlife
Agencies as part of the required HLP process. An additional

18.5 acres of occupied, Intermediate Value or High Value coastal
sage scrub, and/or other like-functioning habitat as approved by
the County and Wildlife Agencies, shall be provided through one
or a combination of the following:

Less than
Significant
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SUMMARY OF SIGNIFICANT EFFECTS
Conclusion
Tmpact Impact Mitigation and
No. P g Mitigation
Effectiveness

SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)

Project-level Impacts (cont.)

Subchapter 2.3, Biological Resources (cont.)

2.3.2.1 Special Status Species (cont.)

BI-1b
(cont.)

Off-site preservation of mitigation land, through the
recordation of a BOS easement, and preparation of an RMP
to address long-term monitoring, maintenance,
management, and reporting directives, in perpetuity,
approved by the County and Wildlife Agencies. To the
extent the land is available for preservation, off-site
mitigation shall occur within land designated as PAMA in
the Draft MSCP North County Plan and located in the Elfin
Forest-Harmony Grove Planning Area, northern coastal
foothills ecoregion. The location shall be deemed
acceptable by the County and Wildlife Agencies. Long-
term management shall be funded through a non-wasting
endowment in an amount determined through

preparation of a PAR or similar method for determining
funding amount. The open space easement shall be owned
by a conservancy, the County or other similar, experienced
entity subject to approval by the County. Should a regional
entity to manage biological open space be formed, the
natural habitat areas within the Project site could be
dedicated to that entity and managed as part of an overall
preserve system for northern San Diego County. If
demonstrated to the satisfaction of the County and Wildlife
Agencies that off-site preservation of mitigation land is not
feasible to fulfill all or a portion of mitigation obligations,
then the Project shall include purchase of occupied coastal
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Table S-1 (cont.)
SUMMARY OF SIGNIFICANT EFFECTS
Conclusion
Tmpact Impact Mitigation and
No. P g Mitigation
Effectiveness

SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)

Project-level Impacts (cont.)

Subchapter 2.3, Biological Resources (cont.)

2.3.2.1 Special Status Species (cont.)

BI-1b
(cont.)

sage scrub credits at an approved conservation bank, such as
the Red Mountain Conservation Bank, Buena Creek
Conservation Bank, or other bank deemed acceptable by the
County and Wildlife Agencies.

To further prevent inadvertent direct impacts to coastal California
gnatcatcher individuals during construction, no grading or clearing
shall occur of occupied Diegan coastal sage scrub during the
species’ breeding season (February 15 to August 31). All grading
permits, improvement plans, and the final map shall state the
same. If clearing or grading would occur during the breeding
season for the gnatcatcher, a pre-construction survey shall be
conducted to determine whether gnatcatchers occur within the
impact area(s).

To avoid take under the federal ESA, impacts to occupied habitat
shall within riparian habitat during the breeding season of the least
Bell’s vireo (March 15 to September 15). All grading permits,
improvement plans, and the final map shall state the same. If
clearing or grading would occur during the breeding season for the
least Bell’s vireo, a pre-construction survey shall be conducted to
determine whether vireos occur within the impact area(s). To
avoid take under the federal and California ESAs, impacts to be
avoided. If there are no gnatcatchers nesting (includes nest
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Table S-1 (cont.)
SUMMARY OF SIGNIFICANT EFFECTS
Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.3, Biological Resources (cont.)
2.3.2.1 Special Status Species (cont.)
BI-1b building or other breeding/nesting behavior) within that area,
(cont.) grading and clearing shall be allowed to proceed. If, however, any
gnatcatchers are observed nesting or displaying breeding/nesting
behavior within the area, construction in that area shall be
postponed until all nesting (or breeding/nesting behavior) has
ceased or until after August 31. (See also M-BI-4 for mitigation
for indirect noise effects.)
Bl-1c Least Bell’s vireo has been observed using M-BI-1c: Prior to issuance of a grading permit, mitigation for Less than
Project-adjacent riparian habitat for foraging and | impacts to less than 0.01 acre of mule fat scrub and 0.71 acre of Significant

other non-breeding activities. Because there is a
potential for use of the area by a breeding pair
and for foraging, the Project could result in a
potentially significant impact to listed species.

southern riparian forest suitable for least Bell’s vireo shall occur at
a 3:1 ratio through one or a combination of the following: on-
and/or off-site establishment, re-establishment, rehabilitation,
enhancement and preservation of riparian habitat and/or other like-
functioning habitat; and/or off-site purchase of riparian habitat
mitigation and/or other like-functioning habitat at an approved
mitigation bank in the local area, such as the Brook Forest
Mitigation Bank, San Luis Rey Mitigation Bank, or other location
deemed acceptable by the County and Regulatory Agencies
(USACE, RWQCB, and CDFW), as applicable. The
establishment/creation component must be at least 1:1 while the
remaining 2:1 can be restoration and enhancement.
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SUMMARY OF SIGNIFICANT EFFECTS
Conclusion
Tmpact Impact Mitigation and
No. P g Mitigation
Effectiveness

SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)

Project-level Impacts (cont.)

Subchapter 2.3, Biological Resources (cont.)

2.3.2.1 Special Status Species (cont.)

BI-1c
(cont.)

To further prevent inadvertent direct impacts to least Bell’s vireo
individuals during construction, no grading or clearing shall occur
occupied habitat shall be avoided. If there are no vireos nesting
(includes nest building or other breeding/nesting behavior) within
that area, grading and clearing shall be allowed to proceed.

If, however, any vireos are observed nesting or displaying
breeding/nesting behavior within that area, construction shall be
postponed until all nesting (or breeding/nesting behavior) has
ceased or until after September 15. (See also M-BI-4 for
mitigation for indirect noise effects.)

BI-2a

The Project would impact 7 individuals of
summer holly, a County List A plant, and
1,963 wart-stemmed ceanothus, a County List B

plant.

M-BI-2a: Prior to issuance of a grading permit, mitigation for
impacts to seven summer holly and 1,963 wart-stemmed ceanothus
individuals shall occur at a minimum ratio of 3:1 for summer holly
and 1:1 for wart-stemmed ceanothus through the preservation of at
least 21 summer holly and 1,963 wart-stemmed ceanothus within
the BOS easement, (which includes preparation of an RMP and
monitoring, maintenance, management, and reporting directives)
described above in M-BI-1a.
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SUMMARY OF SIGNIFICANT EFFECTS

Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.3, Biological Resources (cont.)
2.3.2.1 Special Status Species (cont.)

BI-2b A single red-shouldered hawk was observed M-BI-2b: Prior to issuance of a grading permit, mitigation for Less than
perching in a tree near Escondido Creek. This impacts to 44.2 acres of non-native grassland that provides Significant

species could nest at off-site locations within
500 feet of Project impact areas and may forage
over the site. The Project would impact non-
native grassland that serves as raptor foraging
habitat. A potentially significant impact was
assessed to loss of this habitat, which could
impact the survival of a local population of
Species of Special Concern.

suitable nesting and foraging habitat for several bird species,
including raptors, shall occur at a 0.5:1 ratio through the
preservation of 0.2 acre on site within the BOS easement, (which
includes preparation of an RMP and monitoring, maintenance,
management, and reporting directives) as required by M-BI-1a, in
addition to one or a combination of the following: off-site
preservation of 21.9 acres of grassland habitat and/or other like-
functioning habitat through the recordation of a BOS easement,
and the preparation of an RMP to address long-term monitoring,
maintenance, management, and reporting directives, in perpetuity,
approved by the County and Wildlife Agencies. To the extent the
land is available for preservation, off-site mitigation shall occur
within land designated as PAMA in the Draft MSCP North County
Plan and located in the Elfin Forest-Harmony Grove Planning
Area, or northern coastal foothills ecoregion. The location shall be
deemed acceptable by the County and Wildlife Agencies. The
proposed open space easement shall be owned by a conservancy,
the County or other similar, experienced entity subject to approval
by the County. Should a regional entity to manage BOS be
formed, the natural habitat areas within the Project site could be
dedicated to that entity and managed as part of an overall preserve
system for northern San Diego County. If demonstrated to the
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SUMMARY OF SIGNIFICANT EFFECTS
Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.3, Biological Resources (cont.)
2.3.2.1 Special Status Species (cont.)
BI-2b satisfaction of the County and Wildlife Agencies that off-site
(cont.) preservation of mitigation land is not feasible to fulfill all or a
portion of mitigation obligations, then the Project shall include
purchase of 21.9 acres of grassland credits or like-functioning
habitat at an approved conservation bank such as the Brook Forest
Conservation Bank or other location deemed acceptable by the
County. (See also M-BI-9 addressing breeding season avoidance.)

BI-2¢ The Project would result in the significant loss of | M-BI-2¢: Prior to issuance of a grading permit, mitigation for Less than
potential nesting and foraging habitat for yellow- | impacts to yellow-breasted chat nesting and foraging habitat, Significant
breasted chat, which is designated as State including less than 0.01 acre of mule fat scrub and 0.71 acre of
Species of Special Concern and County Group 1 | southern riparian forest, shall be provided at a 3:1 ratio through
species. A potentially significant impact was implementation of mitigation M-BI-1c. (See also M-BI-9
assessed to loss of mule fat scrub and willow addressing breeding season avoidance.)
riparian forest, impacting the survival of a local
population of Species of Special Concern.

BI-3a The Project would result in loss of 44.2 acres of | M-BI-3a: Prior to issuance of a grading permit, mitigation for loss Less than
non-native grassland that serves as potential of foraging area that could impact long-term survival of County Significant

foraging habitat for the barn owl and white-
tailed kite. This loss of habitat could
significantly affect long-term survival of County
Group 2 Animal Species.

Group 2 animals shall be provided through implementation of
mitigation for impacts to 44.2 acres of non-native grassland at a
0.5:1 ratio, as described in M-BI-2b.
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SUMMARY OF SIGNIFICANT EFFECTS

Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.3, Biological Resources (cont.)
2.3.2.1 Special Status Species (cont.)

BI-3b The Project would result in the significant loss of | M-BI-3b: Prior to issuance of a grading permit, mitigation for Less than
potential nesting and foraging habitat for yellow | impacts to yellow warbler nesting and foraging habitat, including Significant
warbler, which is designated as State Species of | less than 0.01 acre of mule fat scrub and 0.71 acre of southern
Special Concern and County Group 2 species. A | riparian forest at a 3:1 ratio, shall be provided through
potentially significant impact was assessed to implementation of mitigation M-BI-1c. (See also M-BI-9
loss of mule fat scrub and willow riparian forest, | addressing breeding season avoidance.)
impacting the survival of a local population of
Species of Special Concern.

BI-3¢ The Project would result in a significant loss of | M-BI-3c: Prior to issuance of a grading permit, mitigation for loss Less than
44.2 acres of non-native grassland that serves as | of raptor foraging habitat shall be provided through Significant
foraging habitat for common species such as red- | implementation of mitigation for impacts to 44.2 acres of non-
tailed hawk. native grassland at a 0.5:1 ratio, as described in M-BI-2b.

BI-4 Construction-related noise (including the use of | M-BI-4: If operation of construction dozers, excavators, rock Less than
heavy equipment, potential blasting, potential crushers, pile drivers or cast-in-drilled-hole equipment occurs Significant

use of a rock crusher, and potential use of cast-
in-drilled holes or a pile driver) may
significantly impact sensitive bird species such
as coastal California gnatcatcher and least Bell’s
vireo, as well as raptors, which may be nesting
within an area where construction noise at the
nest exceeds 60 dBA.

during the breeding seasons for the coastal California gnatcatcher
(February 15 to August 31), nesting raptors (January 15 to July
15), or least Bell’s vireo (March 15 to September 15), pre-
construction survey(s) shall be conducted by a qualified biologist
as appropriate prior to issuance of a grading permit, to determine
whether these species occur within the areas potentially impacted
by noise. If it is determined at the completion of pre-construction
surveys that active nests belonging to these sensitive species are
absent from the potential impact area, construction shall be
allowed to proceed. If pre-construction surveys determine the
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)

Project-level Impacts (cont.)

Subchapter 2.3, Biological Resources (cont.)

2.3.2.1 Special Status Species (cont.)

BI-4
(cont.)

presence of active nests belonging to these sensitive species, then
operation of the following equipment shall not occur within the
specified distances from an active nest during the respective
breeding seasons: a dozer within 400 feet; an excavator within
350 feet; rock crusher equipment within 1,350 feet; a breaker
within 500 feet; a pile driver within 2,600 feet; and cast-in-drilled
holes equipment within 350 feet. All grading permits,
improvement plans, and the final map shall state the same.

Operation of construction dozers, excavators, rock crushers, pile
drivers, cast-in-drilled-hole equipment and other noise-generating
activities shall: (1) be postponed until a qualified biologist
determines the nest(s) is no longer active or until after the
respective breeding season; or (2) not occur until a temporary
noise barrier or berm is constructed at the edge of the development
footprint and/or around the piece of equipment to ensure that noise
levels are reduced to below 60 dBA or ambient. Decibel output
will be confirmed by a County-approved noise specialist and
intermittent monitoring by a qualified biologist to ensure that
conditions have not changed will be required. If pre-construction
surveys identify coastal California gnatcatcher, nesting raptors, or
least Bell’s vireo, blasting will be restricted to the non-breeding
season for the identified birds (September 1 to February 14 for
coastal California gnatcatcher; July 16 to January 14 for nesting
raptors; and September 16 to March 14 for least Bell’s vireo) or be
completed using wholly chemical means.
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.3, Biological Resources (cont.)
2.3.2.2 Riparian Habitat and Sensitive Natural Communities

BI-5a The Project would result in significant direct M-BI-5a: Prior to issuance of a grading permit, mitigation for Less than
impacts to less than 0.01 acre of mule fat scrub impacts to less than 0.01 acre of mule fat scrub and 0.71 acre of Significant
and 0.71 acre of southern willow riparian forest. | southern riparian forest shall occur at a 3:1 ratio with at least 1:1

creation as specified in M-Bl-1c, above.

BI-5b The Project would result in significant direct M-BI-5b: Prior to issuance of a grading permit, mitigation for Less than
impacts to 10.4 acres of Diegan coastal sage 10.4 acres of impacts to occupied Diegan coastal sage scrub shall Significant
scrub (including disturbed). occur at a 2:1 ratio as specified in M-Bl-1a and M-BI-1b, above.

BI-5¢ The Project would result in significant direct M-BI-5c: Prior to issuance of a grading permit, mitigation for 4.5 Less than
impacts to 4.5 acres of coastal sage-chaparral acres of impacts to coastal sage-chaparral transition shall occur at Significant

transition.

a 2:1 ratio through one or a combination of the following: off-site
preservation of 9.0 acres of coastal sage-chaparral scrub and/or
other like-functioning habitat, through the recordation of a BOS
easement, and the preparation of an RMP to address long-term
monitoring, maintenance, management, and reporting directives,
in perpetuity, approved by the County and Wildlife Agencies. To
the extent the land is available for preservation, off-site mitigation
shall occur within land designated as PAMA in the Draft MSCP
North County Plan and located in the Elfin Forest-Harmony Grove
Planning Area, or northern coastal foothills ecoregion. The
location shall be deemed acceptable by the County and Wildlife
Agencies. The open space easement shall be owned by a
conservancy, the County or other similar, experienced entity
subject to approval by the County. Should a regional entity to
manage biological open space be formed, the natural habitat areas
within the Project site could be dedicated to that entity and
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)

Project-level Impacts (cont.)

Subchapter 2.3, Biological Resources (cont.)

2.3.2.2 Riparian Habitat and Sensitive Natural Communities (cont.)

BI-5¢
(cont.)

managed as part of an overall preserve system for northern San
Diego County. If demonstrated to the satisfaction of the County
and Wildlife Agencies that off-site preservation of mitigation land
is not feasible to fulfill all or a portion of mitigation obligations,
then the Project shall include purchase of 9.0 acres of coastal sage-
chaparral scrub credits or like-functioning habitat at an approved
mitigation bank such as the Red Mountain Conservation Bank,
Buena Creek Conservation Bank, Brook Forest Conservation
Bank, or other location deemed acceptable by the County and
Wildlife Agencies.

BI-5d

The Project would result in significant direct M-BI-5d: Prior to issuance of a grading permit, mitigation for
impacts to 15.6 acres of southern mixed 15.6 acres of impacts to southern mixed chaparral shall occur at a
chaparral. 0.5:1 ratio through the preservation of a minimum 7.8 acres on site
within BOS easement (which shall include preparation and
implementation of an RMP and monitoring, maintenance,
management, and reporting directives), as required by M-BI-1a.

Less than
Significant

BI-5e

The Project would result in significant direct M-BI-5e: Prior to issuance of a grading permit, mitigation for
impacts to 44.2 acres of non-native grassland. 44.2 acres of impacts to non-native grassland shall occur through
implementation of M-BI-2b, above.

Less than
Significant
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.3, Biological Resources (cont.)
2.3.2.2 Riparian Habitat and Sensitive Natural Communities (cont.)

BI-5f The Project would result in significant direct M-BI-5f: Prior to issuance of a grading permit, mitigation for Less than
impacts to 0.2 acre of upland coast live oak 0.2 acre of impacts to upland coast live oak woodland shall occur Significant
woodland. at a 3:1 ratio through the preservation of 0.6 acre on site within

BOS easement (which shall include preparation and
implementation of an RMP and monitoring, maintenance,
management, and reporting directives) as required by M-BI-1a.

BI-6a The Project would result in significant direct M-BI-6a: Prior to issuance of a grading permit, demonstration that Less than
impacts to 0.31 acre of wetland waters of the regulatory permits from the USACE and RWQCB have been Significant

U.S. (southern riparian forest) and 0.01 acre of
non-wetland waters of the U.S. regulated by the

USACE.

issued or that no such permits are required shall be provided to the
County. Impacts to 0.31 acre of USACE/RWQCB-jurisdictional
wetland waters of the U.S./State shall be mitigated at a 3:1 ratio as
described in M-BI-1c, above, unless otherwise required by the
USACE and RWQCB. Impacts to 0.03 acre of USACE/
RWQCB-jurisdictional non-wetland waters of the U.S./State shall
be mitigated at a 1:1 ratio through the preservation of a minimum
0.03 acre on site within BOS easement (which shall include
preparation implementation of an RMP and monitoring,
maintenance, management, and reporting directives) as described
in M-BI-1a, unless otherwise required by the USACE and
RWQCB. If required by the USACE and/or RWQCB during
regulatory permitting for the Project, alternative mitigation shall
be provided through purchase of mitigation credits at the Brook
Forest Mitigation Bank, San Luis Rey Mitigation Bank, or other
location deemed acceptable by the USACE and RWQCB.
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.3, Biological Resources (cont.)
2.3.2.2 Riparian Habitat and Sensitive Natural Communities (cont.)

BI-6b The Project would result in significant direct M-BI-6b: Prior to issuance of a grading permit, demonstration Less than
impacts to 0.78 acre of CDFW-jurisdictional that regulatory permits from CDFW have been issued or that no Significant

vegetated-streambed, comprised of 0.71 acre of
southern riparian forest, less than 0.01 acre of
mule fat scrub, and 0.05 acre of coast live oak
woodland. The Project would also impact 0.02
acre of CDFW-jurisdictional, unvegetated
streambed.

such permits are required shall be provided to the County. Impacts
to 0.80 acre of CDFW-jurisdictional areas will be mitigated as
follows. Impacts to less than 0.01 acre mule fat scrub and

0.71 acre southern riparian forest shall be mitigated at a 3:1 ratio,
as described in M-BI-1c, unless otherwise required by CDFW.
Impacts to 0.05 acre of CDFW-jurisdictional coast live oak
woodland and 0.04 acre of CDFW-jurisdictional streambed shall
be mitigated at a 1:1 ratio through the preservation of a minimum
0.05 acre of CDFW-jurisdictional coast live oak woodland and
0.04 acre of CDFW-jurisdictional streambed on site within BOS
easement (which shall include preparation of an RMP and
monitoring, maintenance, management, and reporting directives)
as described in M-BI-1a, unless otherwise required by CDFW. If
required by CDFW during regulatory permitting for the Project,
alternative mitigation shall be provided through purchase of
mitigation credits at the Brook Forest Mitigation Bank, San Luis
Rey Mitigation Bank, or other location deemed acceptable by
CDFW.
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.3, Biological Resources (cont.)
2.3.2.2 Riparian Habitat and Sensitive Natural Communities (cont.)

BI-6¢ The Project would result in significant direct M-BI-6¢: Prior to issuance of a grading permit, impacts to Less than
impacts to 0.72 acre of County RPO wetlands 0.72 acre of RPO wetland (less than 0.01 acre mule fat scrub, Significant
comprised of 0.71 acre of southern riparian 0.71 acre southern riparian forest, and 0.01 acre RPO-
forest, less than 0.01 acre of mule fat scrub, and | jurisdictional coast live oak woodland) shall be mitigated at a 3:1
0.01 acre of coast live oak woodland associated | ratio with at least 1:1 creation. Impacts to mule fat scrub and
with Escondido Creek. southern riparian forest shall be mitigated as described in M-BI-

lc, above. Impacts to 0.01 acre RPO coast live oak woodland shall
be provided through purchase of establishment or re-establishment
mitigation credits at the Brook Forest Mitigation Bank, San Luis
Rey Mitigation Bank, or other location deemed acceptable by the
County.

BI-7 The Project would result in significant impacts M-BI-7: Prior to issuance of a grading permit, impacts to Less than
to federally protected wetlands. 0.31 acre of federal wetlands shall be mitigated at a 3:1 ratio as Significant

described in M-BI-1¢, M-BI-5a and M-BI-6a, above, unless
otherwise required by USACE.

BI-8 The Project would result in significant impacts M-BI-8: Prior to issuance of a grading permit, impacts to Less than
to County RPO-protected wetlands. 0.72 acre of RPO-protected wetland shall be mitigated at a 3:1 Significant

ratio as described in M-BI-1¢, M-BI-5a and M-BI-6¢, above.
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.3, Biological Resources (cont.)
2.3.2.5 Local Policies, Ordinances and Adopted Plans
BI-9 If clearing or grubbing takes place in occupied M-BI-9: No grubbing, clearing, or grading shall occur during the Less than
nesting habitat during the avian breeding season, | general avian breeding season (February 15 to August 31). All Significant
it could result in a significant killing of grading permits, improvement plans, and the final map shall state
migratory birds or destruction of their nests. the same. If grubbing, clearing, or grading would occur during the
general avian breeding season, a pre-construction survey shall be
conducted by a qualified biologist to determine if active bird nests
are present in the affected areas. If there are no nesting birds
(includes nest building or other breeding/nesting behavior) within
this area, clearing, grubbing, and grading shall be allowed to
proceed. If active nests or nesting birds are observed within the
area, the biologist shall flag the active nests and construction
activities shall avoid active nests until nesting behavior has ceased,
nests have failed, or young have fledged.
Subchapter 2.4, Cultural Resources and Tribal Cultural Resources
2.4.2.1 Archaeological Sites
CR-1 There is a potential for significant direct impacts | M-CR-1 and 2: An archaeological monitoring and data recovery Less than
related to undiscovered buried archaeological program would be implemented to mitigate potential impacts to Significant

resources on or off the Project site during
Project-related grading. Impacts to these
resources would represent significant
environmental effects.

undiscovered buried archaeological resources on the Project site to
the satisfaction of the Director of PDS. This program shall include,
but shall not be limited to, the following actions:
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)

Project-level Impacts (cont.)

Subchapter 2.4, Cultural Resources and Tribal Cultural Resources (cont.)

2.4.2.1 Archaeological Sites (cont.)

CR-1
(cont.)

O

O

O

e Pre-Construction

Provide evidence that a County approved archaeologist
has been contracted to implement the Archaeological
Monitoring program.

The Project Archaeologist shall contract with a Luiseno
Native American monitor.

The pre-construction meeting shall be attended by the
Project Archaeologist and Luiseno Native American
monitor to explain the monitoring requirements.

e Construction

Monitoring. Both the Project Archaeologist and Luiseno
Native American monitor are to be on site during earth
disturbing activities. The frequency and location of
monitoring of native soils will be determined by the
Project Archaeologist in consultation with the Luiseno
Native American monitor. Monitoring of previously
disturbed soils will be determined by the Project
Archaeologist in consultation with the Luiseno Native
American monitor.
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.
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)

Project-level Impacts (cont.)

Subchapter 2.4, Cultural Resources and Tribal Cultural Resources (cont.)

2.4.2.1 Archaeological Sites (cont.)

CR-1
(cont.)

The Project Archaeologist shall contact the County
Archaeologist.

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.
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)

Project-level Impacts (cont.)

Subchapter 2.4, Cultural Resources and Tribal Cultural Resources (cont.)

2.4.2.1 Archaeological Sites (cont.)

CR-1
(cont.)

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.
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)

Project-level Impacts (cont.)

Subchapter 2.4, Cultural Resources and Tribal Cultural Resources (cont.)

2.4.2.1 Archaeological Sites (cont.)

CR-1
(cont.)

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.

e Rough Grading
o Upon completion of Rough Grading, a monitoring report
shall be prepared identifying whether resources were
encountered.
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)

Project-level Impacts (cont.)

Subchapter 2.4, Cultural Resources and Tribal Cultural Resources (cont.)

2.4.2.1 Archaeological Sites (cont.)

CR-1
(cont.)

¢ Final Grading
o A final report shall be prepared substantiating that earth-
disturbing activities are completed and whether cultural
resources were encountered.
o Disposition of Cultural Material

The final report shall include evidence that all
prehistoric materials have been curated at a San
Diego curation facility or culturally affiliated
Tribal curation facility that meets federal standards
per 36 CFR Part 79, or alternatively has 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.

2.4.2.2 Hum

an Remains

CR-2

There is an unlikely but possible potential for
significant direct impacts related to discovery of
unknown burials on or off the Project site during
Project-related grading. Impacts to these
resources would represent significant

environmental effects.

Mitigation for potential impacts related to unknown burials shall
be provided through implementation of applicable elements of M-
CR-1 and 2, above.

Less than
Significant
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.5, Noise
2.5.2.1 Transportation Noise Levels

N-1 Noise levels could exceed the 60 dBA CNEL M-N-1: Noise levels at exterior use areas for the proposed Less than
maximum allowable noise level for two residences identified as R9 and R10 on Figure 2.5-1 shall be Significant

single-family residences that are located in the
westernmost portion of the Project site that face
Country Club Drive.

reduced to the most restrictive County Noise Element threshold of
60 dBA CNEL or below. Noise reduction for on-site exterior
traffic noise impacts, which could lead to interior noise impacts,
could be accomplished through on-site noise barriers. One 5-foot
high sound wall along the northern perimeter of the affected lot
would be installed, with approximately 20-foot long return walls
along the western perimeter of the western residence (R9) and the
eastern perimeter of the eastern residence (R10).

The sound attenuation fence or wall must be solid. It can be
constructed of masonry, wood, plastic, fiberglass, steel, or a
combination of those materials, as long as there are no cracks or
gaps through or below the wall. Any seams or cracks must be
filled or caulked. If wood is used, it can be tongue and groove and
must be at least 1-inch total thickness or have a density of at least
3.5 pounds per square foot. Where architectural or aesthetic factors
allow, glass or clear plastic % of an inch thick or thicker may be
used on the upper portion, if it is desirable to preserve a view.
Sheet metal of 18 gauge (minimum) may be used, if it meets the
other criteria and is properly supported and stiffened so that it does
not rattle or create noise itself from vibration or wind. Any door(s)
or gate(s) must be designed with overlapping closures on the
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.5, Noise (cont.)
2.5.2.1 Transportation Noise Levels (cont.)
N-1 bottom and sides and meet the minimum specifications of the wall
(cont.) materials described above. The gate(s) may be of 1-inch thick or
better wood, solid-sheet metal of at least 18-gauge metal, or an
exterior-grade solid-core steel door with prefabricated doorjambs.
N-2 The second stories of the two residential units M-N-2: In accordance with standard County requirements, Less than
identified for Impact N-1 may be exposed to additional exterior-to-interior noise analysis shall be conducted for Significant

noise in excess of 60 CNEL; given a typical
exterior to interior attenuation of 15 CNEL, the
interior noise levels of these residents may be
exposed to noise levels that exceed the 45 CNEL
threshold.

the residential units identified as R9 and R10 (where exterior noise
levels may exceed 60 CNEL within the second stories) to
demonstrate that interior levels do not exceed 45 CNEL. The
information in the analysis shall include wall heights and lengths,
room volumes, window and door tables typical for a building plan,
as well as information on any other openings in the building shell.
With this specific building plan information, the analysis shall
determine the predicted interior noise levels at the planned on-site
buildings. If predicted noise levels are found to be in excess of

45 CNEL, the report shall identify mitigation shown to be
effective in reducing noise levels (e.g., architectural materials or
techniques that could be included to reduce noise levels to 45
CNEL in habitable rooms. Standard measures such as glazing with
Sound Transmission Class (STC) ratings from a STC 22 to

STC 60, as well as walls with appropriate STC ratings (34 to 60),
should be considered.

S-46




Harmony Grove Village South Project

Final Environmental Impact Report Summary
Table S-1 (cont.)
SUMMARY OF SIGNIFICANT EFFECTS
Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.5, Noise (cont.)
2.5.2.1 Transportation Noise Levels (cont.)
N-2 Appropriate means of air circulation and provision of fresh air
(cont.) would be provided to allow windows to remain closed for
extended intervals of time so that acceptable interior noise levels
can be maintained. The mechanical ventilation system would meet
the criteria of the International Building Code (Chapter 12, Section
1203.3 of the 2001 California Building Code).
2.5.2.2 Operational Noise Levels
N-3 WTWREF equipment would have the potential to | M-N-3: The WTWREF shall be enclosed by a solid 6-foot high Less than
create noise in excess of allowable limits to on- | wall. Final design for the WTWRF and the noise wall shall Significant

site NSLUs. The piece of WTWRF equipment
that would generate the most noise would be the
standby diesel generator. The generator would
produce noise levels ranging from 90 to 105
dBA at 23 feet, and thus noise levels of 45 dBA
(the nighttime allowable limit) could be
experienced at distances of up to 23,000 feet.

demonstrate that exterior noise levels generated from all stationary
WTWREF equipment combined shall not exceed the one-hour
exterior noise level of 45 dBA Lgq at the property line.

The Applicant shall be required to provide a final noise impact
analysis as part of the facilities design submittal package for the
WTWREF and noise wall prepared by a County approved noise
consultant. The final noise impact analysis shall demonstrate
compliance with the County 45 dBA Lgq property line nighttime
limit completed to the satisfaction of the County PDS.
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.5, Noise (cont.)
2.5.2.3 Construction Noise Levels
N-4 If a breaker operates within 125 feet of the M-N-4: If a breaker is required as part of Project construction, Less than
nearest NSLU, the noise level would exceed the | then it shall not generate maximum noise levels that exceed 82 Significant
County’s impulsive noise limit of 82 dBA Lmax. | dBA Luax when measured at the property line for 25 percent of a
one-hour period or be used within 125 feet of the property line for
any occupied residence. Material that would require a breaker
shall be moved a minimum distance of 125 feet from the nearest
residence.
N-5 If a rock crusher operates within 250 feet of the | M-N-5: If a rock crusher is required as part of Project Less than
nearest NSLU, the noise level would exceed the | construction, then it shall not be used within 250 feet of the Significant
County’s 8-hour noise level limits of 75 dBA property line for any occupied residence until a temporary noise
Lgo. barrier or berm is constructed at the edge of the development
footprint or around the piece of equipment to reduce noise levels
below 75 dBA Lkgq at the property line for the occupied residences.
If a barrier or berm is used, decibel output will be confirmed by a
County approved noise specialist. Otherwise, a rock crusher shall
be moved a minimum distance of 250 feet from the nearest
residence before use.
N-6 Because project-specific details regarding M-N-6: The following measures would be implemented to reduce Less than
blasting operations are not available at this time, | impacts from blasting: Significant

impacts to off-site residences and other land uses
from blasting are conservatively assessed as
significant.

e The number of blasts would be limited to three blasting
events per week.

e The Project would also include a blasting management plan
due to the blasting that is likely to occur on site. All blast
planning must be done by a San Diego County Sheriff
approved blaster, with the appropriate San Diego County
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SUMMARY OF SIGNIFICANT EFFECTS
Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Project-level Impacts (cont.)
Subchapter 2.5, Noise (cont.)
2.5.2.3 Construction Noise Levels (cont.)
N-6 Sheriff blasting permits, in compliance with the County
(cont.) Consolidated Fire Code SEC. 96.1.5601.2 (County 2014a),
and all other applicable local, state, and federal permits,
licenses, and bonding. The blasting contractor or owner
must conduct all notifications, inspections, monitoring, and
major or minor blasting requirements planning with
seismograph reports, as necessary.
e If boulders must be reduced in size with blasting within 200
feet of the closest residence, the use of chemical expansion
via a chemical cracking agent shall be performed instead.
Cumulative-level Impacts
Subchapter 2.2, Transportation/Traffic
2.2.3.1 Existing Plus Cumulative Plus Project Impacts
TR-2b The Proposed Project would have a cumulative Mitigation for cumulative impacts to the noted intersection shall Less than
impact to one County signalized intersection, be provided through implementation of roadway improvements as Significant

Country Club Drive/Harmony Grove Road (LOS
F during the p.m. peak hour).

described in M-TR-2a. In addition, the Project shall make a
payment toward the County of San Diego Transportation Impact
Fee (TIF) program to address cumulative impacts to the Country
Club Drive/Harmony Grove Road signalized intersection.
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Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Cumulative-level Impacts (cont.)
Subchapter 2.2, Transportation/Traffic (cont.)
2.2.3.1 Existing Plus Cumulative Plus Project Impacts (cont.)
TR-3 The Proposed Project would have a cumulative M-TR-3: Prior to occupancy of 80 Project units, the Project shall Less than
impact on Country Club Drive from Hill Valley | widen Country Club Drive at the Country Club Drive/Eden Valley Significant
Drive to Kauana Loa Drive (LOS E).2 Lane intersection to provide a dedicated northbound left-turn lane
onto Eden Valley Lane.
TR-4 The Proposed Project would have a cumulative M-TR-4: The Project shall make a payment toward the County of Less than
impact on Harmony Grove Road from Country San Diego TIF program to address cumulative impacts to the Significant
Club Drive to Harmony Grove Village Parkway | segment of Harmony Grove Road between Country Club Drive
(LOS E). and Harmony Grove Village Parkway.
TR-5 The Proposed Project would have a cumulative M-TR-5: The Project shall make a payment toward the County of Less than
impact on Harmony Grove Road from Harmony | San Diego TIF program to address cumulative impacts to the Significant
Grove Village Parkway to Kauana Loa Drive segment of Harmony Grove Road between Harmony Grove
(LOS E). Village Parkway and Kauana Loa Drive.
TR-6 The Proposed Project would have a cumulative M-TR-6: Project payment toward the County of San Diego TIF Less than
impact on Harmony Grove Road from Kauana program as part of mitigation provided under M-TR-10, below, Significant
Loa Drive to Enterprise Street (LOS F). will mitigate impacts to this segment of Harmony Grove Road
between Kauana Loa Drive and Enterprise Street.
TR-7 The Proposed Project would have a cumulative M-TR-7: Prior to occupancy of 135 Project units, the Project Less than
impact on Harmony Grove Village Parkway shall provide a northbound to eastbound right-turn overlap phase Significant

from Harmony Grove Road to Citracado
Parkway (LOS E).

at the Harmony Grove Road/Harmony Grove Village Parkway
signalized intersection.

2 Subsequent to Project modeling, the Valiano project (one of the cumulative projects along Country Club Drive) revised a primary project entrance, resulting in
additional trips between Hill Valley Drive and Kauana Loa Drive. As a result, the existing plus cumulative plus project loading would be LOS F rather than
LOS E. Both LOS E and LOS F comprise significant cumulative impacts and require mitigation. The mitigation identified for Impact TR-3 also adequately
mitigates LOS F conditions to acceptable LOS.
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Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Cumulative-level Impacts (cont.)
Subchapter 2.2, Transportation/Traffic (cont.)
2.2.3.1 Existing Plus Cumulative Plus Project Impacts (cont.)
TR-10 The Proposed Project would have a cumulative M-TR-10: The Project shall make a payment toward the County Less than
impact on Harmony Grove Road/Kauana Loa of San Diego TIF program to address cumulative impacts to the Significant
Drive (LOS E and F during the a.m. and p.m. Harmony Grove Road/Kauana Loa Drive signalized intersection.
peak hours, respectively).
Subchapter 2.7, Greenhouse Gas Emissions
GHG-1 The Project’s total estimated construction and | M-GHG-1: Prior to issuance of the first grading permit for the Less than
operation GHG emissions would be 1,037.72 MT | Project, compliance with M-GHG-1 shall be as follows: Significant

COse after implementation of all PDFs when
taking vehicular emissions into account.
Therefore, the Project would generate greenhouse
gas emissions that may have a significant impact
on the environment.

a. Solar panel(s), capable of generating a total of 1,720 KW,
shall be installed on an existing building(s) that does not
currently utilize solar energy, located within the County of
San Diego, that is not otherwise required by law or regulation
through statute, regulation, existing local program, or
requirement to install such solar panels. The building shall
have an estimated life of at least 30 years as verified by a
third-party building inspector. The solar system installation
shall be completed by a licensed, bonded and insured installer;
and equipped with a monitoring system to notify the property
owner upon which the building is located (property owner),
the installer, and the HGV South Homeowners Association
(HOA) with monitoring data. The solar panels will be
registered with an extended warranty for the maximum period
of time feasible, not less than 30 years and the panels will be
dated at the time of installation. Consistent with the North
American Board of Certified Energy Practitioners (NABCEP)
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Cumulative-level Impacts (cont.)
Subchapter 2.7, Greenhouse Gas Emissions (cont.)

GHG-1 standards, the installation company shall have a minimum of
(cont.) three years’ experience.

b. The identified building(s) shall be located within the County
boundaries. A Covenant shall be recorded against the
property, for the benefit of the Project site, stating that the
Project-installed solar panel(s) must remain on the building(s)
and operational for a period of 30 years. This Covenant runs
with the land, not the owner, and will pass with the parcel in
the event of a sale. The Covenant shall also require the
property owner to allow the HOA or representative (including
the County) to conduct annual baseline maintenance
inspections, monitor, repair or replace the system as described
in e), below, during that 30-year period. The Covenant shall
also include the following provisions:

1) the property owner shall allow the HOA or County to access
the system if maintenance is indicated by the monitoring
system or when issues are otherwise noted by the property
owner;

ii) the property owner shall notify the HOA and County if any
repair or maintenance events become known to the property
owner;
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SUMMARY OF SIGNIFICANT EFFECTS

Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Cumulative-level Impacts (cont.)
Subchapter 2.7, Greenhouse Gas Emissions (cont.)
GHG-1 1ii) the property owner shall maintain a policy of insurance (or
(cont.) include the addition of such panels to the coverage limits of

the building’s current insurance policy) to cover against the
repair or replacement of the solar system resulting from
physical damage (e.g., caused by severe weather conditions,
vandalism, fire and other events) and name the HOA and
County as additional insureds;

iv) the property owner shall maintain and/or replace such
panels with an equivalent or higher rated panel as necessary if
the repair work is not completed by the HOA;

v) if the identified building is vacated or abandoned, or the
building is demolished before the 30-year period, the property
owner shall be required to install an equivalent unit (and
provide insurance for the same) on one or more existing
buildings that meet the same criteria identified in a); within
the County, that would generate an equivalent amount of solar
power for the remaining term of the 30-year period. The
property owner shall be required to record a Covenant with the
same provisions against the property upon which the new
building with the replacement solar unit is located, for the
remaining term of the 30-year period and notify the HOA and
the County of the same, prior to the vacation, abandonment,
or demolition of the existing building; and

S-53




Harmony Grove Village South Project
Final Environmental Impact Report Summary

Table S-1 (cont.)
SUMMARY OF SIGNIFICANT EFFECTS

Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Cumulative-level Impacts (cont.)
Subchapter 2.7, Greenhouse Gas Emissions (cont.)
GHG-1 vi) any new purchaser of the property shall notify the HOA
(cont.) and County that it has acquired the site and acknowledge its

obligations under the Covenant, including allowing access for
solar panels maintenance for the duration of the 30-year term.

c. The Applicant is required to fund and provide a report to the
County that provides the following information:

i) the address of the specific building(s) upon which the
installation of the solar panels required by 2024 M-GHG-1
have been installed;

ii) evidence that the building(s) is/are not required by law or
regulation through statute, regulation, existing local program,
or requirement to install such solar panels (i.e., additional);

iii) the amount of GHG emissions that will be reduced by the
installation of such panels;

iv) a copy of the Covenant recorded against the property that
includes the information required by M-GHG-1 b) above;

v) a copy of the third-party building inspector (verification)
that the life of the building be at least 30 years; and
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SUMMARY OF SIGNIFICANT EFFECTS

Conclusion
Tmpact Impact Mitigation and
No. Mitigation
Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Cumulative-level Impacts (cont.)
Subchapter 2.7, Greenhouse Gas Emissions (cont.)
GHG-1 vi) a copy of the Project “Covenants, Conditions, and
(cont.) Restrictions” (CC&Rs or Declaration) of the HOA that

include the provisions identified in paragraph e) below,
including the HOA’s budget that shows the reserve set aside
for the purposes described in paragraph f) below, and

vii) a copy of the solar installation contract with a licensed and
bonded installer, and warranty and insurance policy along
with the approved solar permit. The report shall include
calculations conducted by a technical GHG expert using
County-approved models and/or methodologies.

d. The Applicant shall comply with County Code Section 6954,
Solar Energy Systems, and obtain any required permits. The
installation of such PV system shall be required to qualify for
a CEQA exemption, such as PRC 21080.35 at the time of
application for installation.

e. The CC&Rs for the Project shall be submitted to the County
for its review prior to the approval of the first grading permit
that includes the following provisions:

1. The HOA shall monitor the solar system using the
module-level monitoring application described above for
a 30-year period that commences from the Project’s start
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Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Cumulative-level Impacts (cont.)
Subchapter 2.7, Greenhouse Gas Emissions (cont.)

GHG-1 of operations. The HOA shall keep records of solar power
(cont.) production during this period.

2. If any solar equipment is found to need repair or
replacement, the HOA shall be responsible for such work
being completed as needed in order to maintain the
equivalent amount of solar power generated by such
panels. The HOA shall work with the property owner,
installation company and/or insurance entity to ensure that
the repairs are completed in a timely manner. If the repair
work is not covered by the warranty or paid for by the
insurance carrier, the HOA shall be responsible for
ensuring that the repair work is completed.

3. An annual maintenance and monitoring program shall be
conducted by a licensed and bonded solar company (the
Covenant requires the property owner to allow this annual
inspection). A report shall be prepared by the solar
company with the results of the inspection, including
whether any repairs are needed and the amount of solar
power generated by such panels. The report will be
provided to the HOA, property owner, and County.

4. During maintenance, the HOA or representative shall
replace (with an equivalent or higher rated panel) or repair
any of the solar panels as needed in order to maintain the
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SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Cumulative-level Impacts (cont.)
Subchapter 2.7, Greenhouse Gas Emissions (cont.)

GHG-1 equivalent amount of solar power generated by such
(cont.) panels.

5. Any revisions to the above-described provisions of the
CC&Rs shall be approved by the County, require the
consent of 100 percent of the holders of first mortgages or
the property owners within the HOA, and require the
HOA to retain the same amount of funds set aside by this
mitigation measure for the same purposes for the 30-year
period.

6. The County shall be named as a party to said Declaration
authorizing the County to enforce the terms and
conditions of the Declaration in the same manner as the
HOA or any owner within the subdivision.

7.  The HOA shall maintain the budgeted reserve described
in paragraph f) below for the exclusive uses described
below. The County may use such funds should it decide
to enforce said obligations.

8. These CC&Rs shall be confirmed by the County prior to
recording the first subdivision map.

f. Applicant shall submit the initial HOA budget, subject to
Department of Real Estate (DRE) rules, for review and
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Effectiveness
SIGNIFICANT IMPACTS MITIGATED TO A LEVEL OF LESS THAN SIGNIFICANT (cont.)
Cumulative-level Impacts (cont.)
Subchapter 2.7, Greenhouse Gas Emissions (cont.)
GHG-1 approval by the County, that includes a set aside fund of
(cont.) $300,000.00, for the purpose of repairing or replacing any

solar panels (see Appendix J1), should such work not be
eligible for reimbursement from the property owner’s
insurance policy or warranty. The set aside funds may also be
used to enforce the provisions of the Covenant and any
insurance claim if needed. The amount of the set aside funds
shall be adjusted each year by the HOA, based on the annual
indexed increases in construction costs and expenses
consistent with the California Construction Cost Index or
similar construction industry standard index, through a reserve
study prepared by a qualified consultant, hired by the HOA as
required by the DRE, provided however, in no event shall the
reserve fund be increased more than three percent (3 percent)
in a given year. This budgeted reserve amount shall be
designated and restricted exclusively for the sole purposes set
forth herein and may be used by the County should it decide
to enforce the obligations of the property owner. If any amount
of the set aside is used by the HOA or County for such
purposes, the HOA shall replenish the fund in an amount equal
to what has been withdrawn.

* Each of the significant and unmitigated impacts identified for transportation/traffic is associated with an impact in the City of Escondido. Mitigation is identified in this EIR that
would lower the identified significant impacts to less than significant levels. Because the City is its own lead agency under CEQA, however, and because the County cannot
guarantee that the City will allow the applicant to implement this mitigation, it is conservatively assessed as significant and unmitigated in this EIR. Similarly, the inconsistency with
the RAQS will be cured upon transmittal by the County of revised housing forecasts and action by the San Diego Air Pollution Control District. Although these actions by other lead
agencies are conservatively assessed as unmitigated at this time, it is anticipated that they will be mitigated in the future with actions by those agencies.
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HGY SOUTH FULL-BUILD ALTERNATIVES COMPARISON OF IMPACTS
General .
No Project/ Gener'a I Plan Plan Senior Care/ Biologically
. Consistent . Traffic .
Environmental Issue Proposed Project No with Septic Consistent Reduction Superior
(453 SFR and MFR) Development . with Sewer . Alternative
Alternative . Alternative
(49 SFR) Alternative (386 units) (424 MFR)
(119 SFR)
. SU Construction . .
Aesthetics Period, SM Long-term Less Similar Less Similar Greater
SU (City of
Transportation/Traffic Escondido), SM Less Less Less Less Similar
(County of San Diego)
Biological Resources SM Less Greater Similar Greater Less
Cultural Resources and
Tribal Cultural SM Less Similar Similar Similar Similar
Resources
Noise SM Less Less Less Less Less
. . LTS Construction
Air Quality Period, SU Long-term Less Less Less Less Less
Greenhouse Gas SM Similar Similar Similar Similar Similar
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1.1

CHAPTER 1.0 - PROJECT DESCRIPTION, LOCATION,
AND ENVIRONMENTAL SETTING

Project Objectives

The purpose of the Harmony Grove Village South Project (hereafter referred to as “Proposed
Project,” “Project,” or “HGV South”) is to expand the contiguous Harmony Grove Village (HGV)
to include a residential component that provides a mix of residential opportunities, and community
center/limited commercial opportunities that complement existing elements of HGV and
contribute to the overall functioning of the village as a whole. Integral considerations are to provide
a pedestrian-oriented sustainable community that complements the natural environment, protects
the community character, and integrates the residential, recreational, and public uses of both HGV
and HGV South in order to create a complete and vibrant village through the development of the
fourth quadrant of HGV at the Harmony Grove Road and Country Club Drive intersection. The
overall objectives of the Project are to:

1.

Efficiently develop property in close proximity to an existing village to create one complete
and vibrant community that would enhance and support the economic and social success
of the village and Project by increasing the number and diversity of residential
opportunities.

Contribute to the establishment of a community that encourages and supports multi-modal
forms of transportation, including walking and bicycling, by locating near regional
employment and transit centers.

Preserve and enhance sensitive biological resources, habitats, and landforms in dedicated
open space easements.

Provide a variety of passive and active recreational opportunities in support of the County’s
goals to encourage healthy and active lifestyles through the creation of public and private
parks, pathways, and trails that provide connectivity to the area’s preserved natural lands
and nearby village uses.

Provide a mix of residential uses that will provide a broad range of housing choices which
support a diversity of resident and land uses within the Project.

Create a mixed-use development that is compatible with existing and planned development
in the immediate vicinity of the property while optimizing the operational effectiveness of
public facilities and services of the Project and the existing village by increasing the
number and diversity of residents within the Project.

Create a destination gathering place that provides a variety of land uses that encourage
walkability, social interaction and economic vitality for the Project, and with the existing
village and the surrounding areas.

Encourage adaptive grading, whenever feasible, that utilizes grading techniques such as
selectively placing development in a manner that visually and physically responds to the
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site’s physical variables (such as steep slopes, views, streams, etc.), preserving significant
topographic features and taking advantage of existing site features.

1.2 Project Description

1.2.1 Existing Conditions

The Proposed Project is contiguous to the approved HGV project and is located on property that
is connected topographically to the HGV area (Figures 1-1, Regional Location Map, and 1-2,
Project Vicinity Map) as part of the same drainage basin.! It is also located within the shared
Harmony Grove valley viewshed. The Proposed Project is located southeast of the new County
community park on the southern side of Country Club Drive and across Country Club Drive from
the planned HGV Equestrian Ranch. The presence of HGV, as well as the improvements already
built or committed to as part of HGV, provides the physical context through which to view the
Proposed Project. Figure 1-3, Area Land Uses, depicts existing and developing uses in the Project
vicinity, and illustrates the surrounding development conditions. Figure 1-4, Project Site Aerial
Photograph, and Figure 1-5, Harmony Grove Ridgelines and Project Connection to HGV, provide
information as to on-site conditions and the physical relationship to HGV.

Country Club Drive provides the only public access for existing and future residents and property
uses south of the Escondido Creek. The existing “Arizona crossing” (an at-grade, concrete
pavement, underlain by culverts and supported by substantial rip-rap) exhibits several ongoing
problems. When the creek floods, flood waters have historically been high enough that existing
residents south of the creek cannot cross it, resulting in concerns regarding the ability to provide
emergency services during such events. Similarly, during wildfire (or other emergency) evacuation
events, the two-lane crossing provides substantial logistical challenges to providing emergency
vehicle access while evacuating residents and large animals from the area. The crossing has also
resulted in constrained creek flow which continues to negatively impact the health and
proliferation of habitat and species within the creek. Finally, the creek is expected to attract wildlife
for water and foraging. To the extent that any animals travel along the creek bed, in this area they
have to cross the road travel lanes and can come in contact with vehicles using the roadway.

Separate from the Proposed Project, the County Department of Public Works (DPW) has been
reviewing potential implementation of a bridge at this location. For the purposes of this
Environmental Impact Report (EIR), a number of fundamental assumptions can be made. At a
minimum, the bridge will need to accommodate a 100-year storm. The bridge also will need to
accommodate a sidewalk and a regional trail as identified in the County Community Trails Master
Plan (CTMP), as well as in the approved HGV project. Therefore, this EIR has assumed a
conservative bridge footprint that would encompass the full extent of the anticipated County bridge
design, and ensure that all potential environmental impacts are thoroughly evaluated in this EIR.

' The 2015 Random House Dictionary of American English defines “contiguous” as “touching, in contact, or being
close without touching.”
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1.2.2 Project’s Component Parts

The Project contains parcels with the following Assessor’s Parcel Numbers (APNs): 235-011-06-
00, 238-021-08-00, 238-021-09-00 and 238-021-10-00.

The Project includes review and proposed approval of a number of discretionary actions,
including:

e A vesting tentative map (TM) PDS2018-TM-5626 to subdivide the property;
e A Specific Plan (SP) PDS2015-SP-15-002 to provide detail on proposed uses;

e A rezone (REZ) PDS2015-REZ-15-003 to change the zoning designation from A70
(Limited Agriculture) and RR (Rural Residential) to S88 (Specific Plan);

e A General Plan Amendment (GPA) PDS2015-GPA-15-00 for a portion of the property to
redesignate a portion of the property from Semi-Rural Regional Category to Village
Regional Category and redesignate the land use designation from Semi-Rural Residential
0.5 to Village Residential 10.9 and Neighborhood Commercial.?

e A Community Plan Amendment (PDS2015-CPA-15-00) to add HGV South as an
independent but compatible component of the HGV Specific Plan area, revise portions of
the Community Plan text for General Plan conformance, and adjust the Village boundary
line; and

e A Major Use Permit (MUP) PDS2015-MUP-15-008 to provide detail on the water
treatment/water reclamation uses (to be provided as site planning progresses and as
appropriate).

The Project site is located within the Elfin Forest and Harmony Grove Planning Area of the larger
San Dieguito Community Planning Area. The site is designated within the Semi-Rural Regional
Category and the existing land use designations are Semi-Rural Residential (SR-0.5) and Rural
Lands (RL-20). The Project site is approximately 111 acres, of which 110.5 acres is designated
SR-0.5. Under the existing designation, the Project site could result in a maximum of
220 dwelling units without consideration of environmental constraints.

The Project proposes to redesignate a portion of the property to Village-Regional Category and
Village Residential (VR-10.9) and Neighborhood Commercial (NC)-Land Use Designations. The
Project proposes to construct 453 dwelling units and 5,000 square feet (s.f.) of commercial/civic
uses. The Project would preserve approximately 68 percent of the site in open space; including
34.8 acres of preserved biological open space (BOS), approximately 4 acres of public and private
parks, 20 acres of naturalized open space, and 16 acres of landscaped areas. Within the highest
intensity residential area (VR-10.9) a density of approximately 8.4 dwelling units is proposed. The
proposed density is consistent with the adopted density for the Village Center (Planning Area 1)
of the adjacent HGV Specific Plan, (or approximately 8.7 dwelling units per acre). Figure 1-6a,

2 Approximately 58 acres (more than half) of the property would remain in Semi-rural Residential 0.5 land use
designation, as addressed in the Project Specific Plan (PDC 2018).
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Site Plan, illustrates the four types of land uses that are proposed within the Project site: residential,
limited retail/commercial, utilities/institutional and open space/recreation.

As noted above, the Project site is currently zoned A70 (Limited Agriculture) and RR (Rural
Residential) which allows for agricultural, open space, large lot rural residential, etc., uses. The
Project is proposing to reclassify the Project site as S-88 (Specific Plan) which would allow for
residential, limited retail/commercial, utilities/institutional and open space/recreation uses. The
Project also proposes to include a “D1” (Design Review) designator for site plans, which would
require a review for conformance with the Project Specific Plan (at the time of site plan submittal)
if the Project is approved. As part of this review, County staff will also review site plans for
consistency with scenic corridor restrictions (for all site areas visible from Harmony Grove Road).
In addition to the on-site uses, the Proposed Project would require the construction of on- and
off-site infrastructure improvements associated with roads, water, and sewer (Figure 1-6b, Off-site
Utilities).

1.2.2.1 Project Theme
This section addresses primary themes integrated throughout the Project, including:

1. Contiguity with and integration into HGV (expanding the village to provide compatible
additional residential, commercial and recreational amenities);

2. Consolidation of Project footprint to provide the greatest amount of green space, while
accommodating housing needs within the County;

3. Circulation improvements that would benefit the entire Harmony Grove community
located south of Harmony Grove Road (including improvements to the Harmony Grove
Road and Country Club Drive intersection, crossing of Escondido Creek on a bridge and
trail, road and sidewalk amenities);

4. Provision and fiscal support of existing community-wide services (fire, sewer, water,
sheriff, parks and recreation, and HGV commercial uses); and

5. Incorporation of sustainability features into Project components.

The Project elements that support the identified themes are defined in Table 1-2, Project Design
Features, and Section 1.2.2.2, below, and are analyzed in Chapters 2.0 and 3.0 of this EIR.

Continuity with HGV

The HGV South development would complement and support the HGV Village Core by
diversifying the mix of housing opportunities and providing limited commercial/civic uses that are
compatible with the existing and planned elements of HGV. Project design elements, such as
lighting, signage, walls, fences, and architecture, are intended to be as consistent as possible with
the rural village theme of HGV. While there would be continuity of design, the Proposed Project
also would create interest by establishing its own identity; reminiscent of how communities
naturally evolve and integrate new development over time.
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Bridge improvements over Escondido Creek and upgrades to Country Club Road would enhance
the physical connections between HGV and the Project. Ultimately, a future 10-foot wide multi-
use trail, designated within the County’s Community Trails Master Plan (a Condition of current
HGYV development plans) will improve important pedestrian links between the commercial/retail
uses within HGV’s Village Core and the Project. Until this trail is implemented by HGV, this
linkage would be provided by the bridge and the Project-built pathway on the east side of Country
Club Drive.

A Project analysis was performed to identify the most appropriate location to direct site
development based on the natural resources and physical features of the area (refer to Figure 1-5).
The ridgeline surrounding Harmony Grove was mapped and the flatter and more gently rolling
hillside lands within the valley were identified as most suitable for accommodating an extension
of HGV. The Project features clustered development, and a variety of small to larger lot sizes and
a mix of residential home types in a compact development footprint. The Project is compact
enough to encourage residents to walk to amenities and services, as all residences would be within
0.5 mile or less (a less than 10-minute walk) from the Project’s commercial and community center
at the Center House or the HGV Village Core.

Preservation of Open Space

The proposed development is consistent with the County’s Community Development Model—a
land use organization principle that forms the foundation of the General Plan—whereby compact
development is concentrated in and around a core area and then feathers out into lower density
development and open space. A project’s highest residential densities are concentrated in and
around the Village Core, and then less-dense portions of the project feather out into the peripheral
“Semi-Rural” uses.

It is also noted that the end result of a project’s footprint upon the land is ultimately based not just
upon overall surface disturbance during construction, but upon the resulting grading pattern —
how much or how little it disturbs natural topographic flow, and, ultimately, how much of a
developed nature is placed upon the soil. In other words: (1) surficial disturbance extent is less
determinative of a project’s ultimate grading impact than the depth and modification of
topographic rise and fall; and (2) once pads and hardscape such as streets have been installed, what
the pattern is of built environment versus open space.

HGYV South has been designed to maximize open space (including preserve areas) by clustering
development. This would result in the preservation of a large swath of open space in the southern
portion of the property, containing approximately 35 contiguous acres of high quality biological
resources. Sharp or abrupt grade transitions that do not appear natural would be avoided, general
rise and fall in existing slopes would be followed, and the overall grading would conform to
existing elevations at north, east and west edges of the Project. Roadways and a continuous
network of multi-use trails and pathways would conform to the natural topography and incorporate
curvilinear elements. Between these lots, swaths of open space vegetated as part of the Project
landscape plan, would provide greenswards containing trees, shrubs and groundcover.

In addition to maximizing open space, the Project is designed to minimize the visual impact of
built structures. The 453 residences noted above do not equate to 453 structures. A substantial
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number of the residences would be in structures built to accommodate multiple dwellings. Many
HGV South lots have been designed to accommodate one to four single- or multi-family
(i.e., single-family attached) buildings on the same plot of land; so that ultimately, there are only
approximately 50 pads required to accommodate the residential and Center House structures. As
noted above, these structures would be aligned with landscaped areas between them, so that there
would be visible open areas between built footprints.

Drainage features also have been designed to appear and function more “naturally,” consistent
with the intent of the most recent water quality regulations. Interior to the development footprint,
a remnant drainage may be restored to a naturalized state, which could provide a habitat for birds
and other species in the area, enhance aesthetic value, create recreational opportunities, and carry
some stormwater. Paving and hardscape areas would be minimized to the extent possible to allow
the landscape to retain more of its natural hydrological function. The spacing between buildings
would provide for a sense of openness and accommodate landscaping and private parks.
Community gardens and edible landscaping could be featured that reflect the agricultural heritage
of the area and provide a recreational opportunity for HGV South residents.

Improvement of Connectivity

In the Draft EIR, it was noted that the Project would contribute to or participate in implementation
of County plans to improve the connection over Escondido Creek by improving the existing
substandard “Arizona” crossing with a bridge (see description of current crossing issues in
Section 1.2.1, above). To clarify, the Project includes construction of the bridge as part of
mandatory Project design, as shown on the Project TM. Provision of a bridge at this location would
address a wide variety of community issues and needs, including: (1) improving important links
between the commercial/retail uses within the HGV Village Center, the HGV community park and
equestrian park at the intersection of Harmony Grove Road and Country Club Drive, the HGV
Equestrian Ranch and HGV South; (2) accommodating a north-south multi-use trail, thereby
enhancing non-vehicular access among these uses and other multi-use trails that extend further
south and connect to the Del Dios Highlands Preserve (DDHP) and Elfin Forest Recreational
Reserve (EFRR); (3) creating a safer wildlife crossing for species traveling east-west along the
creek as they would pass under the bridge and not cross vehicular traffic; (4) improving creek
health by improving a more natural flow of creek water rather than the artificial ponding that
currently exists east of the current crossing; and (5) improving emergency evacuation conditions,
as well as emergency vehicle access in case of personal health and/or regional fire.

As described above, the Project would further enhance circulation efficiency by improving
Country Club Drive to three lanes, and improving the southern portion of the Harmony Grove
Road and Country Club Drive intersection. These Project improvements would provide for better
circulation as HGV builds out, especially during horse events once the HGV Equestrian Ranch is
developed and also would allow for additional capacity to expedite emergency access out of or
into the area.

Community-wide Services

As noted above, the Project identifies seven public parks, as well as a number of public trails that
connect to other existing or planned trails in the CTMP. Also, a minimum of 1,500 s.f. of
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commercial uses would be open to the public, as described in the Project Specific Plan. The bridge
over Escondido Creek also upgrades access to all existing residents south of the creek, as well as
to future visitors to the approved HGV Equestrian Ranch events. Finally, this development would
make a significant contribution to fire revenues supporting the Harmony Grove Fire Station and
its most efficient operation.

Site Sustainability

On-site land would be utilized efficiently through compact development. Existing drainage
patterns generally would be maintained and a remnant drainage may be restored. Unlined
drainages, permeable pavement, and open space corridors that serve as water quality features are
a few of the low impact development (LID) techniques proposed to treat stormwater runoff and
provide opportunities to recharge the groundwater aquifer through percolation. Hardscape areas
have been minimized to both reduce the urban heat island effect and to maximize pervious surfaces
for stormwater infiltration. Drought tolerant, fire wise, and native landscaping would be planted.
Opportunities to capture rainwater and recycled water for irrigation purposes and other uses would
be integrated into the development. Buildings would be sited (oriented) to benefit as possible from
existing passive solar energy and rely on renewable energy sources to the extent possible. An
electric car charging station would be provided at the community center.

It is important to note that the County encourages new developments with access to sewer to
provide housing opportunities for a range of household incomes by offering both a variety of
housing types (multi-family to single-family), and a variety of lot sizes. The Project would be
inclusive, providing a mix of housing types to accommodate a range of household size and resident
age.

1.2.2.2 Land Uses

Community-wide Design

In order to create a unified project design and establish a feeling of place, several design principles
have been integrated. The principles emphasize a clustered residential approach that results in
increased open space as described above and shown on Figure 1-6a, as well as pedestrian friendly
setting, with specific architectural themes, as described below. This results in an emphasis on
harmonious development, human-scale architecture and a pedestrian-friendly environment.?

The design concept for HGV South would be consistent with HGV, yet provide for a unique
Project identity. HGV is designed to include a Western Farmhouse/Cottage architectural theme.
The theme for HGV South is based on the Western Farm Village architectural tradition. This theme
supports a rural, utilitarian style that reflects historical uses of the site while planning for current
uses with a specific reference to the agricultural, rural ranch and equestrian traditions of the
surrounding community. The Western Farm Village style emphasizes function and utility, relying
minimally on stylistic effects to define its character. It employs ornamentation that is primarily

3 “Human scale” refers to a building and its details, including: garage doors, pedestrian entries, windows, plate
heights, roof lines and balconies as they are in proportion to the height of an average person.
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functional rather than merely decorative, such as porches or bay windows adorning the fronts
of houses.

It allows the larger Harmony Grove community to retain its rural character, yet adds interest by
permitting other building types that contribute to the sense that the community has evolved over
time. Larger buildings, such as those that reflect granaries or mills, also allow for a wider range of
housing types. These structures would look like agrarian facilities that have been repurposed to
serve multi-family housing needs.

Figures 1-7a and b, Typical Architectural Styles, illustrate typical elevations of the Proposed
Project. These elevations illustrate the design characteristics that make up the Western Farm
Village style. The overall size, bulk, and scale of proposed buildings would be minimized through
use of techniques such as: breaking up fagcades through a combination of vertical and horizontal
elements: incorporating variation in the roofline through the use of gables, overhangs, etc.;
reducing the presence of garage doors from the street scene by locating them on alleys, in cluster
courtyards, etc.; varying the height of building segments through incorporation of 1.5-story
massing with dormers; staggering setbacks; incorporating projections and recesses that provide
shadow and relief; use of accent colors on trim, shutters, and architectural elements to provide
visual interest and character; and providing overhead structures at entries, such as porches,
trellises, or pergolas. The Project color palette would include creams, tans, and muted colors, as
depicted on Figures 1-7.

Roof lines and materials would be particularly important. The Project would incorporate forms
indicative of traditional farmhouse architecture with porches, dormers, and simple roof shapes
along with a combination of pitched roofs and flat parapet roofs historically inherent to commercial
and industrial building designs of the past.

Residential Uses

The Project includes five residential architectural styles. Cottages, Bungalows, and Harmony
Court structures would be single-family residences. Farmhouses and Granaries would utilize a
multi-family format. The heights of individual structures would be determined by home type, as
described below. Planned locations and typical schematics for each of the residential types are
provided in Figures 1-6a, and 1-7a and b, respectively, though final locations and design details
may vary at site plan submittal.

Cottages would be located at the core of the development, where the topography is relatively flat
(less than 25 percent grade). These structures would be detached single-family homes (some
minimally attached at the roofline), with garages accessed from alleys/lanes. Incorporating internal
site topography into the product design, a change in elevation of approximately 15 feet would be
accommodated between the western and eastern extents of each cottage grouping. Typically,
cottages would be two stories from the front elevation; however, third story elements are permitted
to add interest. The main portions of the structures would be a maximum of 28 feet in height.
Intermittent third story elements are limited to a maximum of 35 feet from the front of the homes
on the paseos, and up to 35 to 45 feet in height from the low point on the alley. Two-car garages
would be accessed from a rear alley which would eliminate the presence of garages along the main
private drives.
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Bungalows would consist of four clustered single-family detached or attached homes situated
around a single private driveway. These homes typically would be a maximum of 28 feet in height.
A three-story element within each cluster could be included to provide visual interest and break
up vertical massing. Maximum structure height, including any third-story element, would be
35 feet. Two-car garages generally would be accessed from a private driveway.

Harmony Court structures would consist of single-family detached units organized in a group of
four. These homes would be slightly larger than the bungalows. Each court would vary up to three
stories in height and include an attached two-car garage accessed from a private driveway
courtyard. The maximum height of the bulk of the structure would be 28 feet. If a third-story
element is provided, it would have a maximum height of 35 feet.

Farmhouses would consist of approximately five dwelling units within a multi-family building.
To integrate with the rural theme, these buildings have been designed to appear as large single-
family residences rather than a grouping of “flats,” or apartments. Farmhouses would range from
three to four stories and the maximum structure height would be 42 feet. Non-inhabitable roofline
elements such as a chimney may extend up to 4 feet above the highest roof elevation and may not
exceed five percent of a structure’s roofline.

Granary structures would contain approximately 15 attached single-family homes and have been
designed to look as if they are historic farm buildings that have been repurposed from their original
use to accommodate residential lofts. The style may take on the characteristics of an old
schoolhouse, inn, mill, or other “re-purposed” community building use that is found within a
village reflecting a rural agricultural heritage. Residential portions of the buildings would be two-
to three stories above a partially underground parking garage. The maximum structure height
would be 45 feet. Architectural projections such as gables, outlooks, chimneys, or other non-
inhabitable roofline elements, may extend up to 8 feet above the highest roof elevation and may
not exceed five percent of a structure’s roofline.

A multi-use trail system to accommodate horses, people and non-motorized bikes would link all
of HGV South, as well as surrounding neighborhoods in approved HGV and existing adjacent trail
systems in recreational areas in the south and to the west in the DDHP and EFRR open space areas.
The HGV South neighborhoods would be connected by trails winding around and through them,
providing access to HGV South parks and open space areas abutting the Project. As noted above,
residents would be able to walk to on-site amenities and services located in the commercial/civic
uses at the Center House, as well as within the HGV Village Core (approximately 2,100 feet, or
0.4 mile). Located between the residential and community uses are several existing or proposed
parks, including the existing equestrian and pedestrian focused community park uses at the
southwest corner of the Harmony Grove Road and Country Club Drive intersection. Upon full
development of HGV, HGV residents will be able to walk along the multi-purpose trail to the
HGYV Equestrian Ranch. HGV South residents would be able to walk across the street to equestrian
events at the HGV Equestrian Ranch and to shop at the limited retail proposed for that location. In
terms of more regional travel, this Project is within 3 miles of the Nordahl Transit Station. The
reader is referred to further discussion in Section 1.4.1, Project Vicinity, below.

1-9



Chapter 1.0
Harmony Grove Village South Project Project Description, Location
Final Environmental Impact Report and Environmental Setting

Limited Retail/Commercial Uses

The Commercial/Civic land uses may include a park, overnight accommodations of up to four
rooms that can only be used by HGV South and HGV guests, as well as a gym, an event lawn, and
private recreational facilities such as a pool or clubhouse that could be only be used by HGV South.
The Commercial/Civic land uses also include a public commercial component that may include
food/beverage services (such as a caf¢); administrative and professional services; convenience
sales; or personal services (including hair or nail salon, day spa). The Project proposes to construct
a small community center with commercial/civic uses (the Center House). The Center House
would be sited just south of the primary Project entry. This facility would include a privately
maintained (Home Owner Association; HOA) recreational gathering space (see discussion of
Common Area Open Space, below), and some retail commercial uses as described above. The total
square footage of structures associated with the Center House is approximately 5,000 s.f. (with a
minimum of 1,500 s.f. of commercial use); the Center House would be a maximum of two stories
(up to 35 feet, including any architectural projections within that height) in height. The building
facade may be designed to appear as an authentic historic structure with old faded signage painted
on the exterior or other features that contribute to the character of the community. An electric
charging station would be provided. A possible design is presented in Figure 1-8, Center House
Concept Plan.

Open Space/Recreation

Approximately 75 acres, or 68 percent, of the Project site area (Figure 1-9, Open Space Plan)
would consist of green space, including proposed BOS, park areas and HOA maintenance district
areas.

Biological Open Space

The Project proposes to set aside BOS lots totaling approximately 34.8 acres that would be
dedicated for permanent preservation on site, and would consist of natural (non-irrigated) areas
located beyond the Project brush management zones (see Figure 2.3-5, Vegetation and Sensitive
Resources/Impacts, in Section 2.3, Biological Resources, of this EIR). An additional 0.1 acre is
considered “impact neutral.*” A limited building zone (LBZ), to contain no habitable structures,
and to fit within the overall fuel management zone, also would be provided on site. The fuel
management zone would extend a minimum of 100 feet from the BOS toward Project residences.
Acreage associated with existing legal easements that are anticipated to remain post-Project
implementation (access easements to otherwise landlocked parcels and a County trail easement
through BOS from the Project to the DDHP) are not included in the BOS acreage total.

Consistent with the County Resource Protection Ordinance (RPO) Section 86.602, a buffer from
sensitive wetlands would be located along the northern portion of the Project site adjacent to
Escondido Creek, located in preserve property owned by The Escondido Creek Conservancy. The
buffer would provide in excess of 100 feet between the edge of riparian canopy and any Project

4 “Impact neutral” refers to areas that are located within an existing easement or would be avoided by the Project, and
for which no Project-related impacts would occur, but cannot be placed into BOS due to their small size or being
surrounded by areas that are otherwise impacted, Impacts are not assessed, but neither is the area included as off-
set to/mitigation for impacts.
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feature. Also, as noted above, an additional minimum 100-foot wide LBZ would be located
between the buffer edge and any on-site uses. The RPO and LBZ buffers would result in a wide
separation from any on-site residential uses, and an approximately 200-foot wide buffer between
the canopy edge and any built Project structure (a small portion of the wastewater treatment and
water reclamation facility [WTWRF] wall and facility area would fall within the 200-foot buffer,
as would the northern secondary access road). Steep slopes/scrub and the majority of coast live
oak woodland on the Project’s southern end also would be protected as part of Project BOS. The
proximity of the residential uses to BOS protected through identification of the proposed
development hardline could allow for views to natural areas and contribute to an open atmosphere.

BOS areas would be fenced in order to reduce domestic animal access (Figure 2.3-5). In addition,
signs would be placed along the edge of the BOS and existing trails crossing the open space to
deter human incursion (see Figure 1-6a and the trails shown south of the residential uses, as well
as Section 1.2.2.3, Access and Circulation, below for more detail about these trails). No
development structures would be permitted within this BOS, however multi-use trails (allowing
passive recreational uses),’ and focused drainage maintenance would be permitted in accordance
with the Project Resource Management Plan (RMP). Limited nature study and open space
enhancement activities would be permitted within the BOS, such as wildlife counts by habitat
managers and native habitat revegetation.

On-site BOS would be preserved in perpetuity and actively managed by a conservation entity in
accordance with the Project RMP.

Naturalized Open Space

Naturalized Open Space is made up of areas which may be graded during HGV South development
but would be revegetated in accordance with fire resistive native and/or drought tolerant plant
materials. Revegetated slopes and drainage features fall into this category.

Naturalized open space also includes fuel modification zones and limited building zones. This
includes areas of native vegetation that would not be subject to grading, but which would require
the introduction of a permanent irrigation system for fire protection purposes as well as areas that
require thinning of non-irrigated native vegetation. Some of these areas may require road access
and all fuel modification zone (FMZ) areas would be routinely maintained by a homeowner’s
association. Naturalized open space areas represent approximately 20 acres or about 18 percent of
HGYV South.

Landscaped Areas

The Project’s HOA would maintain landscaped areas, including modified hillsides behind homes,
parkways along roadsides, open areas adjacent to roads, and sites that constitute prominent visual
features. Landscaped areas would be irrigated permanently and would be planted with a
combination of natives and exotics that are not on the Project’s Fire Protection Plan’s prohibited
plant list. Landscaped areas are scattered throughout the Project area and make up approximately
16 acres, or 14 percent of HGV South.

5 Passive recreation includes activities such as hiking, bird watching, horse-back riding and biking.
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Common Area Open Space and Recreation

Thirteen parks (approximately 4.1 acres) are planned to be developed in HGV South (refer to
Figure 1-6a and Figure 1-20c, Conceptual Park Plans, below). The latter figure identifies each
park as public or private, shows the park acreage, and depicts anticipated uses.

Public Parks

Seven public parks are planned, which would range from approximately 0.08 to 0.54 acre in size.
A dog park is planned to be developed within the community as well as a basketball court adjacent
to the Center House. Other public park uses are anticipated to include a horse shoe pit, barbeque
areas, picnic tables, and/or informal play areas. A fitness circuit consisting of various exercise
stations will connect the parks both within HGV South and HGV. Public parks would be dedicated
to the County for park and recreation purposes only and would be funded through the Community
Financing District.

Private Parks

The plan also includes six private parks, which would range from approximately 0.1 to 0.82 acre
in size. The Center House includes an approximately 0.82-acre private park with a clubhouse
facility. The park may contain a locally known wood-burning fireplace (which may possibly be
restored to working order by the Project), as well as a recreation center with a pool/spa area,
barbeque/picnic area, play field, restrooms, gazebo, and/or other similar park uses. Other private
parks would be developed as dual use (subsurface vault) storm water storage and treatment areas
under recreational areas and community gardens. Private parks would be operated and maintained
by the Project’s HOA.

In addition to the park facilities described above, Project in lieu fees provided to complete Project
obligations under the County Parkland Dedication Ordinance requirement would be used to
improve parks within the larger existing HGV area.

Multi-Use Trails

As discussed throughout this EIR, a system of public and private multi-use trails intended to serve
pedestrians, equestrians, and other non-motorized forms of travel would weave throughout the
Project; providing links to the existing and planned off-site San Diego County trail system and to
HGYV via the bridge over Escondido Creek. In addition to providing an important equestrian and
pedestrian circulation framework for the Project, the multi-use trail system would thread an
element of landscape detail through the site and complement the open space and recreation areas.

Utilities/Institution

The Proposed Project would require the extension of waste water, recycled and potable water
pipelines, as well as gas, electric, and phone/cable lines throughout the development and
(excluding waste water) to off-site connection points. All existing public utilities and services
would be improved, and new facilities would be constructed and available concurrent with need.
All new on-site utility lines would be installed underground within improved roadbeds.
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Potable Water

Water service for fire protection and residential use would be provided by Rincon del Diablo
Municipal Water District (Rincon MWD). Rincon MWD receives its water from the San Diego
County Water Authority (SDCWA). The Project site is located entirely within the boundaries of
the Rincon MWD service area, which serves approximately 30,000 people through nearly 8,000
connections in portions of the cities of Escondido, San Marcos and San Diego. The proposed
potable water system is shown in Figure 1-10, Conceptual Potable Water Plan. All waterlines
would be designed in accordance with Rincon MWD standards.

Primary potable water service would be provided via a new 12-inch pipeline connecting to an
existing 12-inch potable line in Harmony Grove Road. Potable water would be brought to the
Project south from the connection with the Harmony Grove Road line over the Escondido Creek
bridge, and then installed within Country Club Drive. For purposes of system redundancy, the
Project also would hook into an existing 8-inch water line near the western terminus of Country
Club Drive (near the Harmony Grove Spiritualist Center). The connecting pipeline to the Project
also would be 8 inches in width and would be sited within roadbed from the Project boundary to
the tie-in point. Within the Project, all potable water lines would be located within roadbed, and
would extend to serve each residential use (Figure 1-10).

Wastewater

Wastewater treatment facilities appropriate to the proposed HGV South development would be
built by the Project.

A stand-alone wastewater treatment plant for treatment of HGV South wastewater would be
constructed within the Project footprint. The new plant would be constructed using either a design
to match the HGV Water Reclamation Facility (WRF) or a new package membrane bioreactor
plant (currently assumed for Project analyses). This would result in two wastewater facilities being
located within fewer than 600 feet of each other on either side of Escondido Creek, each of which
would perform similar functions and operate in a similar manner. Although duplicative, this
conservative assumption was made in order to provide assumptions regarding the largest Project
footprint necessary for plant facilities on the Project. The Project also would require an on-site
influent pump station. The pump station would be approximately 10 feet in width, 10 feet in length
and 20 feet high (all recessed into the ground).

Two design options are described to provide parameters regarding build variation for the on-site
facility.

Option 1: This option involves the construction of a new stand-alone Aeromod wastewater
treatment plant. Project design includes an enclosed 0.4-acre on-site WTWRF (refer to
Figure 1-11, Footprint for Maximum Aeromod Facility). This facility would provide treatment for
all wastewater generated on site, and would produce reclaimed effluent per applicable regulatory
standards for irrigation of on-site landscaping. Based on the loading and design criteria used in the
180,000-gallon per day (gpd) HGV plant design, new treatment processes with similar tank sizes
would be constructed at HGV South. These types of plants are in common use and have previously
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been approved by County DPW for integration into their system, including storage and use of
reclaimed water. A summary of major plant components includes the:

e Equalization basin to balance out variations in flow by storing a portion of the peak flows
received for treatment in the plant during low-flow periods, and incorporating the
Headworks to provide fine screening of the influent wastewater.

e Secondary treatment areas to include aeration basins and anoxic basins performing the
activated sludge process along with biological nitrogen removal as well as clarifier basins
to settle most of the solids out of the wastewater to yield a clarified flow that goes to filters
for further turbidity removal.

e Filters for further removal of turbidity to produce reclaimed water meeting Title 22
standards for effluent clarity.

e Chlorine contact basins for disinfection of the reclaimed water by chlorine solution.

¢ Residual solids processing. The Aero-Mod process typically includes digester basins for
further reduction of the settled solids produced by the treatment process.

e Equipment building, also providing space for employees to store their personal items,
restrooms and showers for employees, some desk space and a small laboratory for use in
operational control of the plant would be constructed on site.

e Non-compliant effluent storage tank(s) to provide 24 hours of storage.

The WTWRF would include each of the facilities noted above as well as a small parking lot within
the 0.4-acre footprint. As noted above, the on-site plant would be located in the northwestern
portion of the Project. The WTWRF would be enclosed by a solid 6-foot high wall (shown on
Figure 1-11), and screened with landscape plantings. The plant would be located adjacent to
Country Club Drive but would be separated from the road by slope. That slope, combined with the
6-foot landscaped wall surrounding the facility, would minimize views to WTWREF structures. The
treatment basins would be located approximately 8 feet downslope (and southerly) from the plant.
The building(s) would be one story, no higher than 18 to 25 feet, and would reflect architectural
characteristics consistent with the rest of the Proposed Project. The intent is to create the
impression of an out-building cluster of agrarian barn structures. Design details include: varied
building massing; gable roof profiles with standing-seam materials to provide textural interest;
horizontal siding; exposed, simple beams and columns; carriage style stable and man doors;
cupolas and weather vanes; and roof dormers. The structures would be screened by the
landscaping, and lighting for the facility would not be any taller than the height of the equipment
and only activated when workers are present. All mechanical equipment would be housed within
buildings or noise-attenuating covers.

Option 2: This option also involves the utilization of a manufactured package treatment plant
(known as the “Ovivo” design), but it would produce Title 22 effluent suitable for unrestricted
reuse. Major Ovivo plant elements include the:
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e Compact plant, measuring 40 feet in length, 8.5 feet in width and 12 feet in height.
e Liquid sludge storage tank to accommodate approximately 20,000 gallons of storage.

o Off-quality effluent storage (a total of 97,480 gallons) of approximately 25 by 30 feet to
provide 24 hours of storage.

¢ Building approximately 20 by 25 feet (no more than 18 feet high) to house the emergency
generator and electrical control system (as well as potentially blowers or other equipment).

All of the Ovivo plant elements would easily fit within the footprint identified on Figures 1-6a and
1-11 for Option 1. The architectural design elements described above, as well as the 6-foot
encircling wall, would also be applicable to this scenario. An expanded description of the plant
(Ovivo design) is included in Appendix A of Appendix Q to this EIR.

Regardless of design option, a waste discharge permit from the Regional Water Quality Control
Board (RWQCB) would be required for the WTWRF. The waste discharge permit shall dictate
monitoring and testing requirements at the facility, as well as monitoring and testing of effluent
(reclaimed water used for irrigation). In addition, the permit shall include guidelines for
redundancy (back up or standby equipment) and reliability of the WTWRF. The facility would
meet all requirements of RWQCB for unrestricted reuse of the water generated at the facility.

Wet Weather Storage

Regardless of which treatment plant option would be implemented, wet weather storage would be
required to accommodate the Project. As stated in Chapter 4 of Appendix Q to this EIR, a
maximum of 8,127,000 gallons may be needed. Wet weather storage would be provided on site
through use of underground vaults sited beneath the recreational areas of the Project site, including
possibly community gardens.

Solids

Biosolids are a byproduct of wastewater treatment. Due to the small size of HGV South, it is likely
that the Project would truck solids to another wastewater treatment plant for dewatering. This
would require transport to that facility by an estimated one truck per week. Once biosolids are
dewatered, they would be trucked to a landfill for final disposal, estimated to require one truck per
month.

Recycled Water

Regardless of the location of treatment facility, all Project wastewater is proposed to be reclaimed
and reused for irrigation of on-site parks, parkways and common areas (excluding the community
gardens) in accordance with standards set by Rincon MWD. Figure 1-12, Conceptual Reclaimed
Water and Sewer Plan, illustrates reclaimed water lines within the Project streets. All irrigation
systems would follow the County’s Water Conservation and Landscape Ordinance Design Manual
to establish efficient irrigation systems.
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Drainage

Currently, there are no drainage improvements on site, and drainage flows overland. The Proposed
Project would generally maintain existing drainage patterns (Figure 1-13, Conceptual Drainage
Plan). A naturalized open space area with a meandering swale, trails and adjacent community
gardens may be incorporated through re-creation of a vegetated swale that could carry surface
drainage from adjacent slopes and units along its alignment and convey it to a proposed storm
drain system.

The Project would ensure that post-Project peak flow rates do not exceed pre-Project peak flow
rates. The on-site drainage improvements would include public and private streets, gutters, and
curb inlets that tie into underground storm drain systems. As Project grading has been designed to
follow the general rise and fall of the on-site topography within the development footprint (refer
to Figure 2.1-10 in Subchapter 2.1 of this EIR), water flow patterns would be retained; and the
proposed drainage areas generally mimic the existing condition. The ultimate discharge points
would be effectively the same as the existing condition; north to Escondido Creek, and west to the
defined drainage along the western Project boundary.

The Project would construct two combination water quality/hydromodification/detention vaults,
which would detain runoff during storm events and improve water quality by promoting infiltration
into natural soils. The vaults would be subsurface, and would be located below Project park areas.

One vault would be located at the northwest extent of the site, adjacent to the WTWREF. This basin
would discharge directly to Escondido Creek via an underground storm drain. The second vault,
located along the western boundary just south of Country Club Drive, would drain to the defined
drainage at the southwest corner of the Project’s grading limits (south of Country Club Drive where
it turns to the west and east of Cordrey Drive). These vaults would provide flow regulation for
post-development drainage control and hydromodification management compliance, as well as
water quality treatment. The facilities are designed to accommodate 100-year storm events. Energy
dissipation is incorporated into Project design to reduce flow velocities and minimize erosion
potential. A series of Integrated Management Practices would be utilized to capture, collect and
treat project storm water as close to the source as practical. These and other Best Management
Practices (BMPs) are discussed in the Project’s Priority Development Project Storm Water Quality
Management Plan (Appendix N to this EIR).

The County Watershed Protection Ordinance (WPO) requires that all development projects use
LID planning and storm water management techniques to maximize infiltration, provide retention,
slow runoff, minimize the impervious footprint and constructed widths of a project, and direct
runoff from impervious areas into landscaping (Section 67.806.c.2 of the WPO). LID elements
required as part of Project design of HGV South include: use of pervious surfaces wherever
appropriate, disconnection of impervious surfaces and design of them to drain into properly
designed pervious areas, and implementation of site design BMPs. These required elements can
be attained through use of:

e The above-described basins

e Naturally functioning and appearing landscaped slopes and swales
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e Permeable pavement such as permeable concrete and pavers

e Discharging roof downspouts directly into landscaped areas via swales or a pipe that
daylights some distance from the building foundation

1.2.2.3 Access and Circulation

Roadway Improvements

Country Club Drive and Escondido Creek Bridge

The segment of Country Club Drive across the Escondido Creek is unclassified in the County
Mobility Element and is currently paved to a width of 20 feet, with two 10-foot travel lanes. This
segment is proposed to be improved according to County Public Road Standards to an “enhanced”
Residential Collector, with two 12-foot travel lanes, a 12-foot center median, and two 4-foot
shoulders, as well as a 10-foot trail on the west side and a 6-foot wide sidewalk on the east side.
South of the bridge, the road retains two 12-foot travel lanes, widens the median to a 14-foot travel
or turn center lane, includes two 8-foot shoulders, and abuts an existing trail easement (to be
improved by others) on the west (10-foot multi-purpose trail and 3-foot wide parkway) and adds a
4 to 5-foot parkway and 5 to 6-foot pathway on the east, as illustrated in Figure 1-14a, Country
Club Drive - Public Enhanced Residential Collector.

To improve connectivity with the northbound approach, the intersection with Harmony Grove
Road would be improved to one through lane, one dedicated right-turn lane, and one dedicated
left-turn lane in addition to a southbound lane. Each of these lanes would be 12 feet in width. A
9-foot wide buffer would be located between the multi-purpose trail segment and the southbound
travel lane. A 4-foot buffer would be located between the north-bound through lane and the
dedicated right turn lane. Additional space would be located between the right-turn lane and a
5-foot pathway segment.

The improvements to Country Club Drive would continue south from the bridge in order to
accommodate Project traffic, as well as to accommodate future loading that is anticipated to occur
during equestrian events at the HGV Equestrian Ranch (located contiguous to HGV South on the
west side of Country Club Drive). The center lane (14 feet in width from the bridge to the
southernmost Project entry) would provide opportunities for southbound left turns at the Project
entrances (to take slowing cars out of the through lanes), and, as an ancillary benefit, could be
converted to a through lane for its total length in an emergency evacuation scenario. South of the
southern Project entrance north of Cordrey Drive, the improved road would transition back to the
existing two-lane configuration, consistent with County Public Road design standards (see
Figure 1-14b, Country Club Drive Transition from Three to Two Lanes South of Project Entry).

There are no designated bicycle routes designated for this segment per the Mobility Element,
however, Country Club Drive and other internal project roadways may be painted with “sharrows”
to indicate that bicyclists do share the roadway with vehicles. Marked crosswalks connecting the
east and west sides of Country Club Drive would be located from each of the Project entries to the
future multi-use trail on the west side of the road to accommodate pedestrians/equestrians in
crossing the road.
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As noted above, this EIR analyzes potential impacts associated with the bridge construction
assumed as part of this Project and included on the Project TM. Based upon the most conservative
design parameters for the bridge, the following assumptions provide the worst-case footprint
assessment of bridge environmental effects. The bridge is anticipated to be approximately 250 feet
long, and to accommodate three travel lanes, the multi-use trail (10 feet in width), a 6-foot
sidewalk, and additional paved shoulder on either side (see Figure 1-15, Escondido Creek Bridge
Schematic). Connections to the approved HGV multi-purpose trail on the west side of the road, as
well as the Project pathway on the east side of the road, are assumed. The bridge is expected to
have three spans; i.e., it would be supported on abutments at its northern and southern extents,
with two intermediate pier supports. The piers would be spaced at least 100 feet apart, to provide
the widest possible section without bridge supports in the portion of the creek with running water.
The slopes at the ends of the bridge would be protected by erosion-control measures, such as rock
slope protection to protect the abutments scour during storm events.

The bridge superstructure would be a cast-in-place, prestressed concrete box girder. The bridge
girder (located below the travel lanes) would be designed to carry utilities north and south of the
bridge and would be expected to contain the Project potable water in a 12-inch line, as well having
the potential for an 8-inch reclaimed water line. An 8-inch gravity sewer line, a 6-inch pumped
sewer line, and a 4-inch sludge line could also be accommodated. It is also expected that any bridge
approved for this area would be tall enough to accommodate wildlife crossings within the riparian
zone and would also accommodate 100-year flood flows. In the event of construction by others,
the Project would make fair share contributions to bridge improvements.

Private Roads

All Project roads have been designed in accordance with County Private Road Standards, with the
Fire Protection Plan (FPP), and with consideration to wildfire.

Figure 1-16a, Circulation Plan, schematically illustrates internal roadways. The primary point of
access to HGV South would be via Country Club Drive. All internal roads would be private. To
satisfy fire safety planning, portions of the two main roadways entering the site from Country Club
Drive would be three lane roadways (refer to Figure 1-16b and c, Three-lane Private Drive, Head-
in Parking, and Three-lane Residential Private Drive). The remaining private drives are two-lane
roadways (see Figures 1-16d through 1-16g).

Internal Project roads would include a looping system connecting to Country Club Drive via
Private Drives A and C, combined with seven cul-de-sacs.

The three-lane Residential Private Drive (Figure 1-16¢) would be sited on the direct connectors to
Country Club Drive (Private Drives A and C). These streets would have a 56-foot-wide right-of-
way, and would be 36 feet wide curb to curb (with three travel lanes of 12 feet each). A 10-foot-
wide parkway on either side of these roads would incorporate 4 to 6 feet of landscaping and 4 to
6 feet of trail.

The street depicted in Figure 1-16d, Two-lane Private Drive, Head-in Parking, would be located
in one area, along Private Drive I directly behind the Center House. This street would have a
72-foot-wide right-of-way, and would be 62 feet wide curb to curb (with two travel lanes of 13 feet
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each). An 18-foot-wide parking area and 5 feet of trail would be located on either side of the travel
lanes.

The street depicted in Figure 1-16e, Two-lane Residential Private Drive — Parking on Both Sides,
would be located in one area, in the southern loop formed by Private Drives C, B and D,
respectively. This street would have a 56-foot-wide right-of-way, and would be 36 feet wide curb
to curb (with two travel lanes of 12 feet each). A 6-foot-wide parking area within the roadbed, and
10-foot-wide parkway with 6 feet of landscaping and 4 feet of trail would be located on either side
of the travel lanes.

The street depicted in Figure 1-16f, Two-lane Residential Private Drive - Parking and Trail on
One Side, would be located along one Project road segment, Private Drive K. This design would
have a 40-foot-wide right-of-way, and would be 30 feet wide curb to curb (with two travel lanes
of 12 feet each). A 6-foot-wide parking area within roadbed would be located on one side of the
street, and 5 feet of trail would be located on one side, with 5 feet of utility easement on the other
side of the road. A similar scenario would be located on five of the Project cul-de-sacs (E, F, G, H
and J), where a design scenario with trails on both sides of the street would have a 50-foot-wide
right-of-way, and would be 30 feet wide curb to curb (with two travel lanes of 12 feet each). A 6-
foot-wide parking area within roadbed, and 10-foot-wide parkway with 6 feet of landscaping and
4 feet of trail would be located on either side of the travel lanes.

The street depicted in Figure 1-16g, Two-lane Residential Private Drive, No Parking and Trail on
One Side, would be located along Private Drive K where the road would climb a Project hill and
along the northern utility access road. This design would have a 33-foot-wide right-of-way, and
would be 24 feet wide curb to curb (with two travel lanes of 12 feet each). A 4-foot-wide pedestrian
trail would be located on one side of the road within a 5-foot easement and a 4-foot-wide utility
easement would be located on the other side of the travel lanes. Branching off Private Drive K to
the east as it climbs the hill would be a retained travel easement for off-site property owners to the
east.

Trails and Pathways

A system of trails and pathway would link key open space features of the Project site, as well as
provide connection to off-site areas and planned public trails (Figure 1-17, Trails and Pathways
Plan). Trails would be constructed with decomposed granite or similar soft surface material and
would comply with appropriate San Diego County Trail Designation and County Design and
Construction Guidelines. Fencing would be used as needed. The existing 2- to 4-foot wide
primitive trail located in an existing easement outside of the development footprint identified on
Figure 1-6a would be improved to 4 to 6 feet in width. Public multi-use trail easements would be
dedicated to the County; private trails internal to the Project would be maintained by the
Project HOA.

The primary multi-use trails on site would connect to the future HGV multi-use trail (condition of
project approval) along the west side of Country Club Drive. Ultimately, that trail will extend
southerly of Harmony Grove Road along Country Club Drive for the length of the HGV Equestrian
Ranch improvements. The HGV trail will be 10 feet in width, will be edged by fencing, and will
be edged by shade trees and informal landscaping between the road and the trail. The trail will
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constitute part of the County-identified Country Club Drive Trail (Trail 04), planned to extend
from the northern extent of HGV southerly to where Country Club Drive begins to trend west.

At the southern Project entry, the trail would cross over Country Club Drive and intersect with
Trail 13 on-site. On-site portions of Trail 13 would be upgraded to the standard described above
for Country Club Drive. A 5-foot pathway (not located within public right-of-way) would also be
provided by the Project on Project lands along the east side of Country Club Drive, from Harmony
Grove Road to the southern Project entry.

On-site portions of two County trails (Trails 11 and 13), would be built as 6- to 8-foot trails, as
depicted on Figure 1-17.% These trails would be variously located along internal Project streets,
adjacent non-BOS open space, and along the western Project boundary within the overall
development-modified footprint. These trail segments would be portions of the:

e Lake Hodges Trail (11), extending across the Project approximately 0.55 mile from
Country Club Drive east to the County/Escondido line

e Elfin Forest Trail (13), trending west and then south from the Summit Trail along the
western Project boundary to the County/Escondido line.”

Outside of the residential development footprint, the route identified for Trail 12 and 13 would
enter open space, and would be retained in its current condition. Trail 13, also largely located
within the Project parcel in open space, is routinely used by the existing local community and
would be retained within a 20-foot trail easement. This unimproved trail continues south to meet
the east-west trending Del Dios Highlands Trail in the DDHP, and would be improved from its
current 2- to-6-foot width to 4- to 6-foot width.

Private pedestrian trails also would wind through the residential neighborhoods on each residential
street. To maintain the rural character of the area, decomposed granite or similar soft surface
material is preferred for the walkways along the private drives within the Project site. Light
colored, stained, or painted concrete sidewalks also would be permitted.

Parking

All development within HGV South would comply with the County of San Diego’s parking
regulations, with respect to proximity to residences. The number of parking spaces required for
each residential unit and the number of guest parking spaces (including for the Center House)
required for the Project are set forth in the approved FPP, which is incorporated as a requirement
of the Project Specific Plan (and provided as Appendix L of this EIR). Street parking locations are
identified on Figure 1-18, Visitor Parking Plan.

The Summit Trail (12), extending southerly approximately 0.21 mile from the Lake Hodges Trail into the heart of
the Project does not currently exist and is not part of the Project. This potential trail would adversely affect proposed
biological open space and increase edge effects. It was therefore deleted following coordination with Parks and
Recreation.

The Trails Master Plan also identifies the Escondido Creek Trail (14), just north of the Project, trending along the
Escondido Creek drainage for approximately 2.16 miles. That trail is off site, and no modifications are planned.
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The Project would designate the club house parking area as the valet/shuttle staging area for all
homeowners’ events exceeding 10 guests. Homeowners would need to obtain a parking permit to
utilize any of the guest parking overnight from the HOA. “No Parking” signs would be installed
on designated streets as required by the Rancho Santa Fe Fire Protection District (RSFFPD). The
HOA would contract with a towing company so that any vehicle that is illegally parked would be
towed within a short timeframe.

1.2.2.4 Walls and Fences

The walls and fences that occur throughout the Project have been designed to provide privacy, as
well as a sense of continuity. At the same time, the placement of walls and fences would not
preclude or interrupt views, as much as is feasible. Figures 1-19a and b, Wall and Fence Typicals,
illustrate typical wall and fence styles such as Project identification/entry walls, residential privacy
walls, fencing and park walls, and trail fencing. Low entry walls (ranging up to approximately 5
feet in height, as depicted on Figure 1-19a, would be sited on both sides of the Project entry along
Country Club Drive. The Dog Park would be fenced and gated as shown on Figure 1-19b.

Eight retaining walls are proposed for the Project. Excluding the southern-most wall, each of these
walls would be architecturally enhanced, as depicted for small free-standing walls on Figure 1-19a.
These walls generally would range from grade to approximately 8 feet in height, and from
approximately 80 to 500 feet in length. A 200-foot long plantable wall ranging from zero to 20 feet
in height and then returning to zero height would be sited at the base of the slope southwest of
Lots 152 and 153. This wall would be plantable (e.g., concrete geo-grid) and would be covered in
self-clinging vines, with irrigation provided at the base of the wall. Please see Section 2.1,
Aesthetics, for additional discussion.

Based on final design (ultimate structure height and precise setback from top of slope) 6-foot fire-
resistant walls may be required along the south development boundary in the western portion of
the Project as identified in the approved FPP. Please see Subchapter 2.1, Aesthetics, and
Section 3.1.3, Hazards and Hazardous Materials, for additional discussion.

Although not part of Project design, a single noise wall is recommended as mitigation for traffic
noise adjacent to residences at Lots 123 and 124, adjacent to Country Club Drive and west of
Private Drive C (Figure 1-6a). A solid wall height of approximately 5 feet, with no openings and
approximately 20-foot long returns, would adequately abate noise for this lot. Please see
Subchapter 2.5, Noise, for additional discussion.

1.2.2.5 Landscape

Landscaping would be installed to enhance the visual character of the Project, provide amenities
for pedestrians, encourage walkability throughout the Project, and provide erosion control. The
landscape theme would be consistent throughout the community, serving as a cohesive link for the
various residential uses of the Proposed Project as well as helping to integrate the Project with the
surrounding open space and preserve areas.

Pursuant to the April 2015 Executive Order B-29-15, permanent irrigation with potable water for
newly constructed development would be delivered by drip or microspray systems. Reclaimed
water would be produced for irrigation of parks, parkways, manufactured slope areas, and other

1-21



Chapter 1.0
Harmony Grove Village South Project Project Description, Location
Final Environmental Impact Report and Environmental Setting

common area landscaping and would be consistent with the County of San Diego’s Water Efficient
Landscape Design Manual, the County of San Diego’s Water Conservation in Landscaping
Ordinance, and the State of California’s Model Water Efficient Landscape Ordinance (MWELO).

The landscape design for HGV South is derived primarily from natural land forms and local
conditions. When selecting plant materials, consideration was given to the natural landform,
coastal sage/chaparral habitats, and mature oaks and sycamores which follow water courses
through the site or study area. The landscape design concept reflects the natural setting in and
around the site, referencing the boulder-strewn steep hillsides to the east and south, as well as the
dense riparian corridor that forms the northern Project boundary. Informal arrangements of plant
materials located throughout common space within the community, combined with formal, tended
landscapes closer to homes, provide a rural landscape appeal. Where appropriate, landscaping
would be designed to optimize energy savings--providing shade to the homes in the spring and
summer and allowing light in the fall and winter.

A series of landscape zones has been created which reflect on-site conditions: Valley, Hillsides,
Riparian, Transitional, Biological Open Space, Special Use Area, and Wastewater Treatment Area.
These zones are schematically depicted on Figure 1-20a, Project Landscape Zones, and
Figure 1-20b, Landscape Plan. Specific plant lists developed for each of the zones are listed in
Table 1-1, Project Landscape Palette.

The Valley Landscape Zone would be located in the lower elevations of HGV South in what is
essentially the central valley of the Project. It would have a traditional landscape character and
employ an eclectic selection of plant material that would be permanently irrigated. The Hillside
Landscape Zone includes the hillsides that frame the lower elevations of the site. Landscaping
within this area would be informal and include groves of predominantly tall, open trees and clumps
of native shrubs, as well as agricultural landscape features such as fruit tree orchards. Within the
Riparian Landscape Zone, a restored water course that traverses the site would be used to support
a riparian landscape zone. Because of its density and height (with accompanying related visual
shielding properties), this landscape type would be used along the western Project boundary. In
the Natural/Transitional Landscape Zone, large open areas that typically lie along the perimeter of
a project would be used to transition from the HGV South Valley and Hillside landscape zones to
native vegetation. The BOS Landscape Zone reflects on-site native habitat that would remain
largely undisturbed by grading and would be protected post-development through open space set-
aside. The Special Use Areas Zone would contain an informal and eclectic mix of trees, shrubs,
and ground cover, including agricultural landscape features throughout the Project.

For Shrubs, Vines and Groundcover, in addition to the screening of the project with trees, the use
of taller shrubs is proposed to soften the visual impact associated with the development. Lower
shrubs and ground cover also would be used planted to control erosion and blend the Project into
the existing hillside features. The proposed drought-tolerant shrub palette would incorporate
naturalized and native species to be planted throughout the Project. The naturalized species would
be used within the Project on interior slopes between residential units as well as those areas which
are between units and roadways. The native species would be planted from containers and hydro-
seed mixes around transitional edges adjacent to undisturbed open space. The two interior and

exterior shrub and small tree palettes would range up to 10 feet in height and up to 15 feet in
breadth.
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Fire Protection Plan

A number of fire protection criteria also directly affect Project landscaping. Additional related
criteria are provided in Section 3.1.3 of this EIR, as well as Table 1-2 of this section.

Fuel Modification Zone. The FMZ around the perimeter of the Project would include varying
widths. Structures would be a minimum of 100 feet from wildland fuels for all lots. This minimum
100-foot buffer includes a minimum of 75 feet of irrigated Zone 1 (which exceeds County
standards) and a minimum of 25 feet of thinned vegetation in Zone 2. In some locations,
particularly the southwestern and eastern sides of the Project, the setback would vary from 110 to
nearly 200 feet in width. Details are provided in Section 3.1.3 of this EIR. The interior of the
Project would include an irrigated landscape that excludes the intermingling of native fuels.

Landscape Free Area. A 1-to-3-foot-wide landscape free area would be implemented adjacent to
the foundation of stucco structures.

Fire Authority Review of Landscape Plan and Annual Inspections. The HGV South landscape plan
requires review by the RSFFPD. In addition, annual inspections would occur to ensure that the
HOA-maintained landscaping is maintained to County and Fire Authority standards and to the
requirements of the Project’s FPP. These are included as Conditions of the Project.

1.2.2.6 Lighting

The Proposed Project includes lighting elements to both accent community focal elements and to
provide safety. Lighting for the Proposed Project is designed to use the least amount of lighting
possible, be energy efficient, and still be in compliance with State and local regulations for safety,
and to adhere to the County Light Pollution Code (LPC) and dark skies policies. Materials may
include metal, wood, composite material, and masonry.

Consistent with the rustic character of Project site and surrounding area, street lighting would be
minimal (see Figure 1-21, Lighting Plan). Themed streetlights would be provided at road
intersections and for community parking at the Center House within the Project for safety and
directional purposes. Full cut-off light fixtures and glare louvers would be utilized to ensure that
light rays are projected downward and light spillage onto adjacent properties is minimized.

Project lights overall would be low level, timed, directed downward and screened to minimize
Project impacts on the dark sky and minimize spillover onto adjacent properties. Each light would
provide the lowest light level necessary, and would be limited to less than 4,050 lumens output,
maintaining compliance with State and local safety regulations. Any additional uplights provided
to define a sense of place and highlight landscape features would be turned off at 11:00 p.m.

At the Project entries, low voltage lights would be used to illuminate vertical planes such as signs
and walls. Low voltage accent lighting would be directed off trees, rocks, and other natural
features, as well as up toward Project signs. Ground-mounted can lights would be largely obscured
by ground covers and shrubbery at the Project entrances. All Project lighting would be equipped
with glare shields and louvers, allowing the light to be directed to specific focal points, and limiting
glare as well as light spill.
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Special consideration would be taken for any lighting along the riparian corridor to the north of
the Project, including use of full cut-off lighting that accepts only long wavelength
(580 nanometers [nm] or longer). Lights with permanent filters that filter all light below that
standard also would be acceptable. Security lighting at the WTWRF would be shielded to limit
spill and glare onto adjacent areas. Any lighting necessary for safety and code compliance in this
area would be controlled by sensors to turn on only when needed. Pole lights would not exceed
14 feet and would be shielded.

1.2.2.7 Signage

Signs would be integrated into site and building design to create a unified appearance for the total
development. A hierarchy of project identity signage (larger to smaller) would direct individuals
through the site (Figure 1-22, Potential Sign Locations). Project identification signage would be
placed within low stone walls or pilaster landscape elements. The maximum size of residential
directory signage is limited to 25 s.f.

1.2.2.8 Grading and Construction Parameters

The existing elevation for the Project site ranges from approximately 570 to 938 feet above mean
sea level (amsl). The lowest portion of the site is located in the northern portion of the property
adjacent to the entry road. The highest portion is located adjacent to the southernmost boundary.
Both of these elevations would remain the same post-construction. Along Country Club Drive, a
gentle slope would occur from north to south in order to allow the potential for a gravity-flow
sewer line. At the bridge over Escondido Creek, the difference in elevation between the southern
and northern extents of the bridge would be approximately 5 feet, with the road tying into the
existing intersection with Harmony Grove Road at the end of Project improvements. A large
portion of the 111-acre Project (over 40 acres, or approximately 26 percent of the site), would not
be subject to grading. Post-grading, only 32 acres, or 29 percent of the site, would contain lots and
streets. The remainder of the Project would be in BOS, parks or landscaped/revegetated swaths
between pads. Off-site utility connections would be completed within existing roads.

Although portions of the site would be rippable (i.e., able to be excavated with conventional
excavation equipment), there is the potential for blasting during mass grading. Potential exists for
a rock crusher to be on site during mass grading. If required, the rock crusher would be located
250 feet or more from any Project property line. The slope ratio of manufactured fill slopes would
not exceed 2:1, and cut slopes would not exceed 1.5:1. Soil removed from the central portion of
the site would be used to raise pad elevations above the Escondido Creek flood zone in the northern
portion of the Project. During earth-moving operations, grading quantities (850,000 cy of cut and
fill) would be balanced on site and there would be no need to import or export soil off site. Off-site
utility connections would be completed within existing roads.

The bridge is likely to require deep foundations. These could be either driven piles or drilled (cast-
in-drilled-hole) shafts. The pile type would be determined during final design based on structural
and geotechnical requirements. Beyond the width of the bridge, an additional construction
easement would be required in order to re-grade creek bottom and accommodate construction
activities such as construction vehicles and temporary supports. This area would require
approximately 100 feet on each side of the crossing, as shown on Figure 1-6a. The area on the west
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side of the current Arizona crossing also could accommodate a temporary crossing so that residents
living south of Escondido Creek would be able to cross the creek during construction of the bridge.
Any temporary crossing would be removed following bridge completion. These disturbance areas
have been accounted for in the Project resources studies, as appropriate, and analyzed as a part of
this EIR.

1.2.2.9 Project Phasing

Market conditions, funding for public facilities, and similar conditions beyond the control of the
developer would drive the overall implementation period. Nonetheless, a likely approach to Project
development has been designed that would ensure a logical and orderly expansion of roadways,
infrastructure, and the Project overall.

The first phase entails on-site mass grading, and is expected to require approximately
three months. On-site infrastructure installation (roads and utilities) would follow (over a period
of six months), followed by finish grading of lots (over an additional three months). The final
phase would consist of “vertical” development of the Project, which is expected to take a little
over two years (27 months). Landscaping would be installed as possible during each phase.
Immediately following mass grading, the area would be hydroseeded to address potential storm
runoff and to minimize views of raw soil. The Project entry, Country Club Drive frontage, interior
roads and manufactured slopes would all be planted when finish grading is completed for each
area in order to provide a visual amenity for viewers of the Project and the greatest amount of
vegetation maturity in the shortest period of time. Specific lot planting would occur on a rolling
basis as homes are developed and readied for sale.

Off-site infrastructure (utility upgrades) would be initiated at the same time as on-site
infrastructure installation, and would continue through finish grading on site. This would include
all elements necessary to support the proposed uses including construction of Country Club Drive
and Harmony Grove Road intersection improvements, pump station improvements, and the
extension of all potable water, electrical, etc. utility lines. Absent the potential for seasonal
restrictions based on presence of sensitive species, bridge construction would be expected to take
approximately one year, and would be accomplished within the overall Project timeframe
identified above.

The Proposed Project would comply with the California Title 24 Energy Code in effect at time of
building permit issuance. The following energy efficient items are planned for the housing
development: improved HVAC systems; enhanced ceiling, attic, and wall insulation; whole house
fan installation; high-efficiency water heaters; energy-efficient three-coat stucco exteriors;
programmable thermostat timers; roof anchors and pre-wiring to allow for the installation of
photovoltaic (PV) systems; and high-efficiency window glazing. In addition, the Center House
parking area would include an electric car re-charging station and the Project would satisfy
100 percent of the Project’s electrical needs through on-site solar PV systems. The Project includes
several water conservation measures, including the CALGreen mandate to reduce water
consumption by 20 percent, the installation of the low flow water features, and the use of drought-
tolerant landscape.
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Technical and environmental commitments can be both standard construction operating measures
and/or specific measures designed for a particular project. These Project Design Features (PDFs)
minimize potential long-term adverse effects associated with the Proposed Project for each of the
above noted (and additional) elements. They are listed on Table 1-2, are included in Chapter 7.0,
and also will be included as Project Conditions during consideration of the Project for approval
and in construction contractor bid packages. Topics for which PDFs are proposed as part of the
Project description are listed on Table 1-2 in the order they are discussed in this EIR.

1.3 Project Location

The Proposed Project is located in the unincorporated portion of northern San Diego County,
immediately west of City of Escondido boundaries in the community of Harmony Grove (see
Figures 1-1 through 1-4). Escondido Creek flows east-west just north of the Project, south of east-
west trending portions of Harmony Grove Road. State Route 78 (SR-78) is located approximately
2.6 miles to the north and Interstate 15 (I-15) is located approximately 2.5 miles to the east.
Country Club Drive is the primary north-south roadway in the vicinity of the Proposed Project;
the northwest portion of the Project site borders this roadway. Harmony Grove Road is the primary
east-west connector. The community of Elfin Forest is located approximately 4 miles to the west.
County open-space parcels (associated with the DDHP) abut the southern boundary of the Project.

1.4 Environmental Setting

1.4.1 Project Vicinity

This discussion starts with a summary of important setting issues in the immediate vicinity of the
Project, followed by more general setting and expanded information.

Harmony Grove Village

In 2007, the County approved the designation of an approximately 500-acre area of land in the
center of Harmony Grove Valley to become a new village to contain 742 single-story and two-story
homes in village massing. (HGV’s approved entitlements assumed first occupancy as early as
2008, with full build out of the Village occurring as early as 2013.)

The entire site has been rough graded, and approximately half of the site has been finish-graded.
The construction of homes is under way, the WRF that will serve HGV has been constructed,
major infrastructure has been installed and homes have been available for sale since May 2015.
HGYV straddles three sides of the area’s literal “crossroads” at Harmony Grove Road and Country
Club Drive; providing a focal point/center of the valley. Relative to HGV, the Project completes
the fourth quadrant of the crossroads intersection; sited about 400 feet south of Harmony Grove
Road, it is part of the HG “valley floor,” and shares the valley’s watershed and viewshed. The
HGYV land use plan includes a pedestrian-oriented Village Center of public amenities, convenience
retail, and commercial uses surrounded by a variety of single-family residential units, open space,
and multi-use trails. HGV will contain an approximately 40,000-s.f. commercial core adjacent to
Country Club Drive less than 0.4 mile (approximately 2,100 feet) north of the planned
commercial/civic center located in HGV South and within 0.5 mile to its most dense residential
uses. HGV’s Village Center area is surrounded by a variety of single-family residential uses on
lots ranging in size from approximately 2,500 s.f. to 1.5 acres, with residential densities generally
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decreasing as one moves away from the core. The HGV WREF is located at the northeast corner of
Harmony Grove Road and Country Club Drive, approximately 550 feet north of HGV South’s
northern boundary. All of these uses were planned to be connected via the multi-use trail approved
in the HGV EIR and shown on the County Trails Plan, and the improved creek crossing. This
would additionally connect through the Project to the major open space recreational uses to the
south (DDHP and EFRR). The HGV future Equestrian Ranch is located immediately across the
street (Country Club Drive) west of the Proposed Project. That facility will feature a variety of
equestrian uses along with limited commercial and residential components. Buildings on that site
are anticipated to be one- and two-story structures.

County-owned community park areas built as part of HGV are located south of Harmony Grove
Road and west of Country Club Drive. The easternmost of these facilities, which is equestrian
themed, is close to the northwest corner of the Project (i.e., located just across the street and within
250 feet of HGV South). The 2.8-acre site is designated Village Regional Category and provides
an additional community gathering place for both HGV and the Project that is focused on
equestrian exercise activities. An additional 2.9-acre Community Park area in HGV is located west
of the equestrian facilities and includes active recreation and parking.

Because the development is so far along in construction (homes were available for sale in
May 2015) presence of that project is included as a baseline environmental condition (an existing
condition) in this EIR. If the presence of the HGV project as developed was not included in the
existing condition, the baseline would be misleading or without informational value and would not
best define the Harmony Grove Valley which is subject to rapidly changing environmental
conditions. In fact, if the setting reflected the existing condition on the date of Notice of Preparation
(NOP) issuance, it would have been outdated immediately after NOP issuance and an
unnecessarily artificial image of the existing condition would have been used as the basis for
Project effects. In this rapidly changing existing setting, this approach is considered the most
analytically conservative and of most informational value. It takes into consideration the shifting
nature of the area, and does not tie analyses to a point in time which has already changed since the
NOP issuance (see illustrative Figures 2.1-31 and 2.1-4a).

Surrounding Areas

Other areas west of the Project include a diverse array of residential uses (Figures 1-3 and 1-4).
The 39-lot Harmony Grove Spiritualist Association (HGSA) includes single-story residences on
higher density lots (as small as 1,300 s.f.). One and two-story homes are located on lots in the
5,000 to 10,000 s.f. range in the flatter areas of this sector, and multiple story (three- and four-
story) residences are present on much larger parcels. Moving easterly from the Proposed Project,
there are large residences that can reach up to 40 feet height in terms of massing, even if there are
as few as two stories. HGV South is planned to complete HGV; and as the “Village” designation
and Community Development Model (CDM) direct, focus clustered residential and supporting
village land uses on the valley floor. The Village is then surrounded by the lower density Semi-
rural and Rural land uses, as the CDM directs. HGV South would offer building massing
compatible with the overall valley character.

As indicated above, the Proposed Project is sited in the Harmony Grove Valley, which is located
at the eastern foot of Mount Whitney, south of SR-78 and west of 1-15. Within the above-
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referenced mixed residential and topographic setting, the Project is within a few minutes of drive
time to the cities of Escondido and San Marcos.

The above-described areas in the Project site vicinity are bordered by more intensive urban
development in the cities of San Marcos and Escondido to the north and east, respectively; and
large expanses of natural open space to the west, south and southwest (refer to Figure 1-3). Uses
within the region include a mix of agricultural, suburban, and urban developments. Palomar
Medical Center is located approximately 2 miles to the north and Stone Brewery is located
approximately 1.5 miles to the north as a crow flies. The Escondido Research and Technology
Center (ERTC), an industrial/commercial, employment and services locus, is located within 1 mile
north-northeast of the Project, accessed by Harmony Grove Road. Other opportunities include the
large big box uses at Valley Parkway and I-15 and along Auto Park Way. As described above, this
Project is within 3.0 miles of the Nordahl Transit Station. That proximity allows residents to walk,
bike or drive to the station, before accessing bus service or the SRINTER to other points (both
within the County, but also points north) and other carriers, such as Amtrak. The SPRINTER light
rail line runs every 30 minutes in each direction Monday through Friday, from approximately
4:00 a.m. to 9:00 p.m. The Escondido Transit Center (also with parking available) serves as the
current eastern terminus of the North County Transit District's (NCTD’s) SPRINTER and the
northern terminus of the Breeze Rapid bus rapid transit line. It is also in the Project’s general
vicinity, being located just east of I-15 and south of SR-78. Express bus service to downtown San
Diego is available at the Center, as is local bus service to inland North County.

The Project site is surrounded on all sides except to the immediate northwest by a continuing series
of hills and canyons, with approximately 20 ridgetops. Figure 1-5 shows the ridgelines that
surround the valley, and unite all valley areas, including HGV and HGV South. These range from
approximately 600 feet amsl to a high point of over 1,735 feet amsl at the top of Mt. Whitney,
located to the west-northwest, and include peaks with elevations approaching 1,300 feet amsl
occur to the west and south of the Project site. This transition from ridgetop to valley floor provides
a dramatic physical setting to the valley. Lower hills and knolls, ranging up to approximately
1,040 feet amsl, occur due east of the property. The one area that does not contain numerous hills
and canyons in close proximity to each other is in the northwest quadrant of the Harmony Grove
Road and Country Club Drive intersection.

Escondido Creek, which begins at the upper headwaters in Bear Valley above Lake Wohlford,
trends southwesterly through the community, eventually flowing into the San Elijo Lagoon. The
creek provides an important link between the unincorporated areas of Harmony Grove,
Questhaven, Elfin Forest, and Rancho Santa Fe. It offers recreational opportunities and numerous
existing and planned trails traverse the area.

Surrounding residential development is located on a wide variety of lot sizes. Denser housing and
subdivisions exist approximately 0.5 mile to the east. Lot sizes in this area are much smaller, with
approximately eight houses to an acre. Mobile home parks and apartments are also present to the
east (within approximately 0.8 mile of the Project) and continue along Hale Avenue to 9 Avenue
and Valley Parkway.

As noted above, the historic and well-known HGSA is located approximately 0.25 mile west of
the site, at the terminus of Country Club Drive. Until May 2014, the HGSA consisted of a church,
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29 cottage-like residences on very small lots, associated buildings, and central grove area. The
HGSA was impacted by the May 2014 wildfires in the community, but plans to rebuild. It is
therefore considered an ongoing existing use.

Vegetation communities in the study area consist primarily of freshwater marsh, riparian
woodland, southern willow scrub, mule fat scrub, disturbed wetland, Diegan coastal sage scrub,
coast live oak woodland, southern mixed chaparral, and non-native grasslands. These resources
can be fairly disturbed due to the existing development and existing and past agricultural
operations in the area. Escondido Creek is considered a regionally significant resource, but has
been largely degraded where it crosses HGV property, as well as to the east, by agricultural and/or
other development-related activities. Restoration has been occurring in these portions of the creek
as part of the HGV development program. The portion immediately west of Country Club Drive,
however, remains in a degraded state due to the presence of rip-rap required to reduce scour west
of the at-grade crossing of Escondido Creek.

1.4.2 Project Site

The Project site is currently vacant. Some remnants of prior structures (concrete slab portions, an
excavation associated with the structure cellar, and a portion of a chimney) remain on site.
Otherwise developed uses include cistern elements, an old stock pond, a small electrical line that
bisects the Project site in an east-west direction, and several paved and unpaved roads that are
either internal to the site, or provide access to residential uses east of the property.

As a whole, the site rises in elevation to the south, and contains valley floor, as well as notable on-
site small hillocks, on top of the generally inclining topography. The site is generally divided into
two areas. The northern portion contains topography generally sloping down to the
north-northwest corner of the property (the Project low point) and off-site Escondido Creek. An
east-west trending bench extends across the roughly center point in the site, separating the Project
parcels visually into north and south halves. The southern portion of the Project is located on
increasingly steep and higher on-site hills. This area drains even higher off-site hills to the south,
with incised north-south trending ravines entering the Project and draining to the northwest on the
south side of the relatively level and east-west trending bench slope noted above.

The site has an elevational range of approximately 350 feet. On-site elevations range from
approximately 570 feet amsl in the northern portion of the Project near Country Club Drive, to
938 feet amsl at the southernmost property boundary. Approximately 66.7 acres (60 percent) of
the site contain slopes with a gradient of zero to 25 percent, approximately 39.7 acres
(35.8 percent) of the site have slopes with a gradient between 25 and 50 percent, and approximately
4.6 acres (4.1 percent) of the site have slopes with a gradient greater than 50 percent. County-
protected steep slopes, i.e., natural slopes exceeding 25 percent slope with a vertical rise of 50 feet
or more in elevation, are primarily located in the northeast hills of the Project site, and on the
central primary slope rising above the valley floor. Slopes exceeding 50 percent slope are primarily
located in the southern third of the Project (identified for permanent set-aside as part of BOS if the
Project is approved). See discussion in Section 2.1, Aesthetics, for illustration of existing steep
slopes on site.
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The majority of the Project is mapped as chaparral habitat for a total of approximately 47 acres);
with the next largest category being non-native grassland (approximately 42 acres). Biological
resources (particularly within the northern two-thirds of the Project) are generally disturbed, and
contain isolated Diegan coastal sage scrub stands. Non-native grassland/disturbed habitats are the
predominant vegetation, with a stand of non-native trees (eucalyptus, California pepper), clustered
near the westward turn in Country Club Drive at the western edge of the property. The eastern
portion of the northern part of the site rises into small scrub-covered hills. The southern area
includes the largest stand of coast live oak woodland, as well as substantial chaparral acreage,
which merges into off-site permanent open space acreage. The Project site lies outside of the
boundaries of the County’s approved Multiple Species Conservation Program (MSCP), but would
be within the planning area of the proposed North County Segment of the MSCP, once it is
approved.

1.5 Intended Uses of the EIR

This EIR is prepared in compliance with the California Environmental Quality Act (CEQA), and
ensures that information required by the public, as well as County decision-makers, is both
adequate and available. This EIR is an informational document to inform public agency decision-
makers, as well as the public generally, of the significant environmental effects of the Project,
identify possible ways to minimize the significant effects, and describe reasonable alternatives to
the Project.

The County is the lead agency for the Project under CEQA; i.e., the agency responsible for
conducting environmental review; coordinating with the Applicant, public and resource or service
agencies during the CEQA process; and for final approval or denial of the Project. Prepared prior
to County Board of Supervisors’ consideration of the Proposed Project for approval or denial, the
purpose of this EIR is to identify the potential occurrence of impacts, and the anticipated
significance of those impacts, that could occur if the Proposed Project is implemented.

For each significant impact identified in the EIR, the lead agency must make findings, and if
appropriate, prepare a Statement of Overriding Considerations if mitigation presented does not
reduce impacts to below a level of significance. Responsible agencies, identified below, will use
this EIR in their discretionary approval processes.

1.5.1 Matrix of Project Approvals/Permits

This environmental analysis has been prepared to support the discretionary actions and approvals
necessary for implementation of the Project. Potential required approvals and permits are listed in
the following matrix.
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Discretionary Approval/Permit Approving Agency

RPO Exception for encroachments associated
with public/private roads and utilities and
Waiver for insignificant slopes

General Plan Amendment

Community Plan Amendment

Specific Plan

Zone Reclassification

Tentative Map

Major Use Permit

Habitat Loss Permit (4[d]) County of San Diego

Right-of-way Permit(s)

Encroachment Permits

Grading Permit(s)

Final Map

Improvement Plans for roads and utilities

Traffic Control Plan

County Service Area (CSA) — WTWRF

Operator Approval

Section 401 Water Quality Certification

National Pollutant Discharge Elimination San Diego Regional Water Quality Control
System (NPDES) Permit Board/State Water Resources Control

General Construction Storm Water Permit Board (RWQCB/SWRCB)

Waste Discharge Requirements Permit

Section 404 Permit — Dredge and Fill U.S. Army Corps of Engineers (USACE)

Section 7 or 10a Permit for Incidental Take UIE%CSF%?SS Fish and Wildlife Service

Section 1602 Streambed Alteration California Department of Fish and Wildlife

Agreement (SAA) (CDFW)

Annexation and Formation Approval (water, | Local Agency Formation Commission

sewer district, fire district as necessary) (LAFCO)

Air Quality Permit for WTWRF Emergency | San Diego Air Pollution Control District
Generators (required for a new plant only) (SDAPCD)
Rancho Santa Fe Fire Protection District

Fire District Approval

(RSFPPD)

Water District Approval Rl?ﬁ?&g?ﬁ@%? Municipal Water District
LAFCO and Sewer District Approval (sewer | County Sanitation District (CSD), Rincon

and reclaimed water district[s]) MWD, or other public district as necessary
New or Amended Master Water Reclamation | CSD, Rincon MWD, or other public district

Permit as necessary

Escondido Union School District (EUSD)

School District Authorization Escondido Union High School District

(EUHSD)
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1.5.2 Related Environmental Review and Consultation Requirements

It would be necessary to consult with adjacent property owners wherever rights-of-way must be
acquired and where easements would be needed for construction or maintenance. Consultation
with various utility companies may be required to locate existing utilities in roadways and make
arrangements for relocation or replacement. In addition to the Project Facility Availability Forms,
or “will serve” letters, located in Appendix O of this EIR, additional coordination would be
required with water/sewer utilities and the school districts, regarding annexation, detachment and
authorization; as well as LAFCO, a Responsible Agency under CEQA for sewer and fire if the
Project requires expansion of a service area or creation of a new service provider for sewer and
reclaimed water. It is noted that LAFCO took action to extend Rincon MWD latent sewer powers
to HGV on June 4, 2018. The Proposed Project was included within a “Special Study Area,” but
no action was proposed to extend the service area to incorporate the Project. Coordination is also
required with the City of Escondido. The City is a Responsible Agency under CEQA as some of
the proposed traffic impacts would occur within City jurisdiction and proposed mitigation would
require City discretionary review and approval to implement.

Consultation also would be required with the wildlife agencies (USFWS and CDFW) with regard
to sensitive species and associated habitats, and with the permitting/certification agencies
(USACE, CDFW, and RWQCB) with regard to jurisdictional waters.

Pursuant to California Government Code 65352.3, Native American consultation was initiated in
2015. The Native American Heritage Commission (NAHC) was contacted, as were a number of
Native American individuals/bands/organizations potentially knowledgeable regarding cultural
resources in the area. Letters were sent to individuals and groups identified by the NAHC.
Responses have been received from the following Tribes/Bands: the San Luis Rey Band of Mission
Indians, and the Pechanga Band of Luisefio Indians. The issues raised included concerns regarding
a potential village location in the vicinity and a traditional viewshed. The reader is referred to
Subchapter 2.4, Cultural Resources and Tribal Cultural Resources, for details of the Native
American consultation.

In addition to the focused outreach efforts noted above, CEQA provides opportunity for public
input at three distinct points during environmental evaluation; during scoping of an EIR, during
public review of the completed EIR, and during hearings held on the Project by decision-making
bodies (such as the County Planning Commission and/or Board of Supervisors). As part of the
preparation of the Draft EIR, the first of these outreach efforts was undertaken and completed.

Pursuant to CEQA Guidelines Section 15082 regarding the NOP and determination of EIR scope,
and Section 15083 regarding early public consultation, the County issued an NOP stating that an
EIR would be prepared for the Proposed Project on August 27, 2015. The NOP included an Initial
Study checklist identifying anticipated areas of technical review and anticipated levels of
significance, and requested public and agency input on the scope of the EIR. Comments were
received in response to the NOP through September 28, 2015 (with some late comments, such as
from the San Dieguito Planning Group, accepted). A meeting to discuss the scope of the
environmental analysis also was held on September 16, 2015 at the Elfin Forest Firehouse in Elfin
Forest, approximately 4 miles west of the Project. In response to the NOP, a total of 45 comment
letters were received. These letters are all included in Appendix A to this EIR. All of the comments
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received were considered and the topics are addressed as appropriate where required by CEQA in
Chapters 2.0 through 4.0 of this EIR.

1.6 Project Inconsistencies with Applicable Regional and General Plans

A number of plans, regulations, and ordinances apply to this development and were considered
during the Project Applicant’s preparation of the Specific Plan and GPA. In particular, the County
General Plan, San Dieguito Community Plan and the Elfin Forest and Harmony Grove Community
Plan portions of the San Dieguito Community Plan were reviewed for applicable designations,
goals, policies, and conditions. Other plans and regulations also were reviewed, including the
County Zoning Ordinance, County Subdivision Ordinance, RWQCB’s San Diego Basin Plan,
federal Clean Water Act (CWA), NPDES, San Diego Municipal Storm Water Permit, Regional
Air Quality Strategy (RAQS) and State Implementation Plan (SIP), Natural Communities
Conservation Program (NCCP), and County LPC. The Project’s compliance or non-compliance
with these plans and ordinances is evaluated throughout the EIR, with discussion in Chapters 2.0
and 3.0.

In summary, the Proposed Project would be consistent with the above-named plans and ordinances,
with the exception of a few goals, standards and/or policies of the current Land Use Element of
the General Plan, Elfin Forest and Harmony Grove Portion of the San Dieguito Community Plan
and County Zoning Ordinance (ZO) related to proposed land uses, and an issue related to the
RAQS (see detailed discussions in Section 3.1.5, Land Use and Planning, of this EIR). In
particular, the Project would revise the Village boundary designation from the north side of
Harmony Grove Road to encompass the Project, as part of the village expansion. The Project
Applicant is proposing a GPA as part of the Proposed Project to change the land use designations
on site that, when approved, would eliminate the potential land use policy inconsistencies; thereby
resulting in less than significant land use policy impacts with regard to these documents. A CPA
also is proposed as part of the Project, to address a Village boundary line adjustment. Similarly,
approval of the rezone to reflect the proposed on-site uses would result in Project compliance with
the County ZO. Relative to the RAQS, the 2016 RAQS incorporates land uses anticipated under
the 2011 General Plan. For the Project, this would allow up to approximately 220 dwelling units.
The Project is therefore inconsistent with the RAQS assumptions. Because the Project proposes a
greater number, and more diverse uses, a GPA is being sought as part of the Project. If the Project
is approved, the General Plan will be amended, and that information will be incorporated into the
next RAQS update, thereby curing the inconsistency.

Subject to certain exceptions, the County’s RPO provides regulations that preserve and protect the
County’s sensitive lands, including wetlands, wetland buffers, floodplains/floodways, sensitive
habitats, cultural resources, and steep slopes. (Steep slopes are defined as lands having a natural
gradient of 25 percent or greater and a minimum rise of 50 vertical feet.) Approximately 26.5 acres
of the steep slopes found on the Project site meet the definition of steep slopes under the County’s
RPO. Over 70 percent of all on-site RPO steep slopes (approximately 18.7 acres) are located in
areas identified for preservation due to sensitive resources, including both steep slopes and native
habitat. The remainder of the site’s steep slopes (approximately 7.7 acres) are located within
proposed development areas and must be evaluated for conformance with the RPO. Conformance
with the RPO relative to ordinance exceptions identified for roadways/utility rights of way and
conformance with the percentage of impact allowable under the ordinance by lot are addressed in
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Section 3.1.5 of this EIR. A waiver from the restrictions of the RPO steep slopes and easement
requirements can also be granted as set forth in Section 86.604(e)(2)(cc)(3) of the RPO. In addition,
encroachment into steep slopes may be permitted for tentative maps and tentative parcel maps
which propose a Planned Residential Development, lot area averaging, conservation subdivision
or cluster development when design considerations include encroachment into steep slopes in
order to avoid impacts to significant environmental resources that cannot be avoided by other
means, provided no less environmentally damaging alternative exists. The determination of
whether or not a tentative map or tentative parcel map qualifies for additional encroachment shall
be made by the Director of Planning and Land Use based on an analysis of the project site. See
Sections 2.1.2.2 and Appendix C to this EIR for a full discussion. In 2016, the Director of PDS
issued a preliminary_affirmative finding granting additional encroachments into the steep slope
areas identified in Appendix C and a waiver from the easement requirements of RPO. The Board
of Supervisors will consider and make a finding on these matters during consideration of the
Project for approval.

1.7 List of Past, Present and Reasonably Anticipated Future Projects in the Project Area

The State CEQA Guidelines (Section 15355) state that a cumulative impact is “the change in the
environment which results from the incremental impact of the Project when added to other closely
related past, present and reasonably foreseeable probable future projects.” Sections 15065 and
15130 of the State CEQA Guidelines require that an EIR address cumulative impacts of a project
when the project’s incremental effects would be cumulatively considerable; i.e., the incremental
effects of the project would be “considerable when viewed in connection with the effects of past
projects, the effects of other current projects and the effects of probable future projects.” Table 1-3,
Cumulative Projects in the Vicinity of the Proposed Project, provides a list of cumulative projects
within 5 miles of the Project site. Figure 1-23, Cumulative Projects, shows the general location of
the projects listed in Table 1-3.

A total of 65 projects in the vicinity of the Proposed Project, as well as the Proposed Project, were
considered for the analysis of cumulative impacts. The list consists of projects that are pending or
recently approved within the County and other adjacent jurisdictions. Combined, all 66 cumulative
projects would result in the addition of approximately 15,494 housing units to this area of the
County. Specifically within County jurisdiction, the cumulative projects (including the Proposed
Project) would result in a total of 2,403 units in the Project site vicinity.

Each individual technical subject area within Chapters 2.0 and 3.0 analyzes cumulative impacts of
the Project in relation to those projects that could potentially combine with the Project to result in
cumulatively considerable impacts. A description of the cumulative projects study area relevant to
each specific resource topic is identified within each subchapter.

1.8 Growth-inducing Setting and Impacts

As stated in State CEQA Guidelines Section 15126.2(d), whether or not a project may be growth
inducing must be discussed in an EIR. The question for discussion is whether or not a “project
would foster economic or population growth, or the construction of additional housing, either
directly or indirectly, in the surrounding environment” (emphasis added). Included are projects
that would remove obstacles to population growth. Examples of these types of actions are cited—
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including: (1) a “major expansion of a waste water treatment plant,” that would thereby allow for
more construction in service areas covered by the plant; and (2) actions that could encourage and
facilitate “other activities” that could significantly affect the environment. Typically, the latter
issue involves the potential for a project to induce further growth by the expansion or extension of
existing services, utilities, or infrastructure. The CEQA Guidelines further state that “[i]t must not
be assumed that growth in any area is necessarily beneficial, detrimental, or of little significance
to the environment™ (Section 15126.2[d]).

Based on concerns regarding residential housing shortages, urban sprawl and traffic loading on
County roadways, the County and San Diego Association of Governments (SANDAG) have
specifically reviewed where best to place new population nodes, taking into account three primary
criteria:

1. Employment and commercial opportunities in the vicinity
2. Existing infrastructure

3. Surrounding residential densities

The area where the Proposed Project is sited is identified as suitable for residential development
in these plans (although at a lower density than the Project proposes) due to the employment and
commercial opportunities in the nearby cities of San Marcos and Escondido. Escondido, in
particular, is actively expanding work opportunities, with new commercial/industrial and health
care-focused work opportunities located north of Harmony Grove Road and along Citracado
Parkway as well as the big box uses at Valley Parkway and I-15 and along Auto Park Way. Public
roads leading to the Project area are currently in place on the northern and western sides of the
property. Water, gas and electrical utilities are all located nearby or abutting easements. The area
surrounding HGV South site is designated by the County General Plan as Semi-rural Residential
(SR-0.5, SR-2 and SR-4), Specific Plan Area (HGV), Rural Lands (RL-20), and Open Space
(Conservation).

Elements of the Project that are addressed in the remainder of this discussion, and for which the
possibility of a growth-inducing effect will be evaluated, include GPA land use changes, oft-site
road improvements, and extension of public services or utility lines, including potential
construction of a WTWREF, and improvements in provision of emergency services.

1.8.1 Growth Inducement Due to Land Use Policy Changes and Construction of Housing

Based on the criteria noted above, the Project would be generally consistent with the guiding
principles in the County’s General Plan. As stated in Sections 1.6 and 3.1.5 of this EIR, the Project
would develop 453 single- and multi-family residences on the Project site at a greater density than
is currently permitted under the existing General Plan, San Dieguito Community Plan and Zoning
Ordinance, which could allow up to approximately 220 units (without consideration of
environmental constraints) at its current density of 0.5 acre per dwelling unit (SR-0.5 designation).
Implementation of the Project would redesignate portions of the Project site to a Village 10.9
designation while retaining the SR-0.5 designation on the periphery of the project site. Although
the Project densities would be inconsistent with the current General Plan designation and zoning
classification, the Project includes an application for a GPA and a zoning reclassification as part
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of the requested discretionary actions. With Project approval and the adoption of the GPA and
reclassification (among other actions) by the County Board of Supervisors, the Project would be
consistent with the land use designations of the General Plan and San Dieguito Community Plan,
and the zoning designations of the ordinance, as amended.

The Project would construct new housing on site as a direct action. Identification of the Project
site for residential development is consistent with the goals of regional plans. It would bring a
variety of residential uses to an area experiencing housing shortages, and place them in proximity
to similar uses, necessary utilities and work opportunities. It supports planning agencies goals to
reduce “leap frog” development, urban sprawl and increased traffic congestion as residents of far-
flung communities compete for access to centralized resources.

The question arises as to whether the GPA and a rezone associated with the Proposed Project
would encourage an associated similar pattern of growth in the surrounding area. A key growth-
inducement issue is the potential for a project to foster economic and population growth or the
construction of additional housing in the area surrounding the project under review. There are
multiple constraints that would prevent growth inducement in surrounding lands, however,
including topographical and environmental unsuitability, existing development, and existing land
use restrictions.

As indicated in Figure 1-3, which depicts existing land uses, substantial growth surrounding the
Project site is not anticipated due to the lack of developable land in the immediately surrounding
area. Most of the undeveloped lands surrounding the site consist of steeply sloping terrain or
environmentally constrained areas that are already in permanent open space set asides, such as
portions of Escondido Creek, DDHP and EFRR.

Relative to employment possibility, the Project land uses consist primarily of housing, along with
recreational uses and open space. A small commercial component would be included, but the
Project would not include a major employment center or employment opportunities that could spur
growth. Rather, the Project is proposed as an expansion of HGV in this area because employment
opportunities already exist, with major commercial and light industrial opportunities in nearby
Escondido and San Marcos. From a housing standpoint, the Project is considered to be growth
accommodating as opposed to growth inducing, because it would provide a mix of additional
housing opportunities in a region in which shortfalls have been identified for both single family
and multi-family housing types.

Figures 1-3 and 1-4 depict surrounding land uses. As illustrated, most of the land west of the
Project is already developed or lies within an approved development plan, with the exception of a
small section of Semi-Rural (4) to the west of the Project, and south of Country Club Drive.
Scattered within that area, there are seven unbuilt parcels, all in individual ownerships, that range
in size from 0.81 acre to 3.46 acres. At this time, there are no known plans for development in this
area. Parcels to the east are primarily developed as privately-owned estate residential, to the west
with large lot residential, and to the south (and east of the southern part of the Project site), there
is existing open space preserves, which would preclude significant growth-inducing effects. In
addition, portions of adjacent large lot parcels that currently support low density uses are often
topographically constrained with steep slopes and/or sensitive biological resources. Significant
growth-inducing effects would be substantially constrained.
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Approval of the Project would redesignate a portion of the 111 acres from Semi-Rural (0.5) to
Village Residential (10.9); however, this would not make it more or less likely that additional
development in the surrounding area would take place. Due to the existing Rural and Semi-Rural
land use designation in surrounding lands, any future projects that required a General Plan
Amendment to increase density would be subject to approval by the Board of Supervisors and
would be individually evaluated for impacts. Therefore, approval of the Proposed Project would
not make it easier for future projects to be approved, nor more likely that future growth would
occur based upon the land use change associated with this project. Regardless, the scale of that
possible additional development is expected to be small. Project-related significant growth-
inducing effects would not occur.

1.8.2 Growth Inducement Due to Provision of Public Facilities or Services

The provision of public facilities or services could potentially induce growth by eliminating an
obstacle to growth. The Project would not provide new on-site public service facilities such as
schools, sheriff facilities or fire stations as part of the Project design; nor would the Project require
a facility not already existing or planned. A shortfall of schools is identified in Section 3.1.8, Public
Services, but mitigation would consist of payment of fees and the Project would only support
school construction upgrades required to serve its own students. Similarly, the Harmony Grove
Fire Station is sized appropriately and would not require upgrades or additional staffing based on
implementation of the Project.

The Project would construct a recreation/limited commercial space that could serve as a
community gathering location, as well as facilities within the development (described in
Section 1.2.2.2 of this chapter) to serve residents of the Project as well as the greater community.
The Project would also extend portions of a new public multi-use trail proposed under the HGV
plan as well as improve on-site segments of two other trails identified for improvement in the
County Trails Master Plan. The upgrade to planned trails, or provision of small commercial uses,
however, would not specifically contribute to additional growth in the community. They would be
considered “pass-by” amenities; i.e., those facilities used by neighbors because they routinely pass
by them in the course of the day as opposed to facilities (such as regional parks or shopping centers)
that draw customers to them from the region. They would accommodate existing and planned
growth in the immediate Project area.

Based on the above considerations, the Project would not induce growth through provision of these
public facilities or services.

1.8.3 Growth Inducement Due to Roadway Improvements

The improvement of existing roadways and intersections may induce growth if the improvement
provides significantly improved accessibility to undeveloped or underdeveloped sites, or removes
an obstacle to development by providing greater roadway capacity than is needed to serve existing
and cumulative development.

The Project would improve a portion of Country Club Drive, from the Harmony Grove Road
intersection southerly to the southern Project entrance near the Country Club Drive curve to the
west. This improvement would result in an improved crossing of Escondido Creek. These
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improvements would increase capacity to the extent necessary to accommodate Project-related
traffic so that Project traffic would not result in back-ups along the road during turn movements in
peak hours and would provide greater emergency services accessibility to those parcels south of
Harmony Grove Road. Although the planned HGV Equestrian Ranch was not assigned specific
trips in the 2007 technical documents (as uses would be event oriented, on focused days, and would
not contribute to daily average daily trips [ADT]), it is also assumed that during those events, the
improved bridge and road would also benefit residents and attendees. All of these elements would
benefit existing or approved future users of the road through improvements to an existing facility.
Any undeveloped parcels southerly of the Project site are also already served by existing access.
Excluding properties located east of HGV South and retaining rights through the Project,
improvements would not provide access to areas currently unserved by paved roads and would not
provide any access to areas currently landlocked. Thus, improvements to Country Club Drive
would not open an access route to lands that were previously inaccessible. The Proposed Project
would not be extending roads into large, developable open space arcas and the roadway
improvements would be limited to roads that that are surrounded by development constraints or
built-out communities. No significant growth inducing impacts are expected as a result of
Proposed Project circulation improvements.

1.8.4 Growth Inducement Due to Extension of Public Utilities

The extension of public water and sewer services into new areas or the increase in capacity of
existing facilities is traditionally seen as having the potential to encourage either development of
existing, vacant properties adjoining utility improvements, or more intensive use of existing
developed lots near these utilities.

Growth inducement due to Project upgrades of potable water, gas, electricity and
telecommunications lines is not likely to occur because those utilities are already available in the
Project area, serving other existing nearby development (and in some instances, crossing the
Project parcels). Service extensions would be limited to serve the Proposed Project only. The
Project would not extend services to other new or undeveloped areas where connections to future
development could occur.

With regard to sewer services, most existing County residences in the Project vicinity use septic
systems for treatment of wastewater, with the exception of future HGV residents who will be
served by the HGV WREF. Similarly, the Proposed Project would construct an on-site sewer system
to serve future HGV South residents through one of several scenarios. These include a stand-alone
WTWREF proposed as part of Project design and described above, or one of the alternatives
described in Chapter 4.0 of this EIR that could include the provision of private sewer mains linking
to the existing Harmony Grove Village WRF. If the Project provides an on-site WTWREF, it would
be a small treatment facility that based on current use rates, would accommodate only the
wastewater generated by the Project and would not include the processing equipment or capacity
to treat effluent from other areas or future growth. No upgrades to the existing HGV pump station
are anticipated. Capacity would be provided for Project needs only as determined based on current
technology and would not be extended to future development. In addition, there are no known
large blocks of land equivalent to HGV South in the Harmony Grove community that owners could
propose for development. Should that occur, however, future efforts to tie into any facilities by
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off-site users would be required to undergo independent environmental review and approval by
the Board of Supervisors.

1.8.5 Growth Inducement Conclusion

Based on the above considerations, the Project would not promote the construction of additional
housing, provide substantial employment or retail opportunities, or extend roads, public services
or utilities into large, developable open space areas that would support growth. No significant
growth-inducing impacts are expected as a result of the Project improvements or utilities into large,
developable open space areas that would support growth. No significant growth-inducing impacts
are expected as a result of the Project improvements.
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Table 1-1

PROJECT LANDSCAPE PALETTE

Typical Valley Landscape Zone Palette

Primary Theme Streetscape (Country Club Drive)

Schinus molle

California Pepper*

Quercus species

Oak

Platanus racemosa

California Sycamore

Tristania conferta

Brisbane Box

Internal Village Streetscape

Agonis flexuosa

Peppermint Tree

Arbutus unedo Strawberry Tree
Cinnamomum camphora Camphor Tree
Fraxinus angustifolia ‘Raywood’ Ash
Lagerstroemia species Crape Myrtle

Liquidambar styraciflua ‘Festival’

American Sweetgum

>

Magnolia grandiflora ‘Majestic Beauty

Southern Magnolia

Quercus virginiana

Southern Live Oak

Tristania conferta

Brisbane Box

Typical Hillside Landscape Zone Palette

e Hillside Landscape
Geijera parviflora Australian Willow
Lophostemon conferta Brush Box
Platanus racemosa California Sycamore
Quercus agrifolia Coast Live Oak
Rhus lancea African Sumac
Sambucus mexicana Blue Elderberry
Tristania conferta Brisbane Box
Quercus virginiana Southern Live Oak
Malmosa laurina Laurel Sumac
Heteromeles arbutifolia Toyon
Rhus integrifolia Lemonade Berry
Vitis variety Grape
Citrus variety Lemon, Lime, Orange
Punica granatum variety Pomegranate

Internal Landscape and Streetscape

Agonis flexuosa

Peppermint Tree

Arbutus unedo Strawberry Tree
Fraxinus angustifolia ‘Raywood’ Ash
Lagerstroemia species Crape Myrtle
Quercus virginiana Southern Live Oak
Lophostemon conferta Brush Box
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Table 1-1 (cont.)
PROJECT LANDSCAPE PALETTE

Typical Riparian Landscape Zone Palette

Alnus rhombifolia White Alder

Laurus nobilis Sweet Bay

Platanus racemosa California Sycamore
Populus fremontii Western Cottonwood
Populus nigra italica Lombardy Poplar
Quercus agrifolia Coast Live Oak
Salix species Willow

Sambucus mexicana Blue Elderberry

Typical Biological Open Space (BOS) Landscape Zone Palette
This includes habitats such as chaparral and a stand of mature oaks in the southwest. These areas
will remain largely undisturbed.
Typical Natural/Transitional Landscape Zone Palette
e Transition Planting Zones

Heteromeles arbutifolia Toyon
Malosma laurina Laurel Sumac
Quercus species Oak
Rhus integrifolia Lemonade Berry
e Native Landscape — Vegetation in these areas consist primarily of grasses and
Scrub/Chaparral habitat.

Special Use Areas Landscape Zone Palette
e Commercial/Civic/Recreational Use Area

Schinus molle California Pepper
Ginkgo biloba (male trees) Maidenhair Tree
Magnolia grandiflora Southern Magnolia
Quercus suber Cork Oak

Populus italica nigpa Lombardy Poplar
Vitis variety Grape

Citrus variety Lemon, Lime, Orange
Punica granatum variety Pomegranate

Biological Open Space (BOS) Landscape Zone Palette

Biological open space includes the Escondido Creek area (off site) and the large biological open
space to south which consists of southern mixed chaparral and a stand of mature California live
oaks. These areas would remain largely undisturbed. Where restoration is needed, native plant
species would be used to match the existing vegetation.

Wastewater Treatment and Weather Storage

Trees such as Brisbane box will be used in combination with native shrubs.

Landscape Zone Palette
Tristania conferta Brisbane Box
Platanus racemosa California Sycamore
Heteromeles arbutifolia Toyon
Malosma laurina Laurel Sumac
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Table 1-1 (cont.)
PROJECT LANDSCAPE PALETTE

Shrubs, Vines and Groundcover**

Shrubs 3° — 8’ Evergreen, Slope Control (Interior Slope)

Agave attenuata Foxtail Agave

Aloe strata Coral Aloe

Cistus x canescens Rock Rose

Cistus ladanifer maculatus Brown-Eyed Rock Rose
Heteromeles arbutifolia Toyon

Leptospermum scoparium ‘Ruby Glow’ Ruby Glow New Zealand Tea Tree
Rhus ovata Sugar Bush

Rhaphiolepis indica ‘Ballerina’

Ballerina Indian Hawthorne

Rosemarinus officinalis ‘Tucson Blue’

Tuscan Blue Rosemary

Salvia leucantha

Mexican Sage

Salvia mellifera

Black Sage

Groundcover — Evergreen, Slope Erosion Control (Interior Slopes)

Baccharis pilularis ‘Twin Peaks’

Dwarf Coyote Brush

Ceanothus griseus horiz yankee pt

Yankee Point Ceanothus

Myoporum parvifolium

Prostrate Myoporum

Rosmarinus officinalis ‘Huntington Carpet’

Huntington Carpet

Groundcover — Evergreen, Slope Erosion Control (Exterior Slopes)

Artemisia palmeri

San Diego Sagewort

Baccharis pilularis ‘Twin Peaks’

Dwarf Coyote Brush

Comarostaphylis diversifolia ssp.

Summer Holly

Ceanothus verrucosus

Wart-Stemmed Ceanothus

Encelia californica

Coast Sunflower

Eriophyllum confertiflorum

Golden-Yarrow

Eschscholzia californica California Poppy
Hazardia squarrosa Yellow Squirrel Cover
Heteromeles arbutifolia Toyon

Lotus scoparius Deerweed

Malosma laurina Laurel Sumac
Mimulus aurantiacus puniceus Red Monkeyflower
Nemophila menziesii Baby Blue Eyes

Rhus integrifolia

Lemonade Berry

Open Space Adjacent Riparian Corridor &

Detention Slopes

Artemisia palmeri

San Diego Sagewort

Carex spissa

San Diego Sedge

Iva hayaseana San Diego Marsh Elder
Juncus acutus Spiny Rush
Mimulus guttatus Golden Monkey Flower

Hydroseed — Coastal Sage Scrub Mix

Artemisia californica

Coastal Sagebrush

Encelia californica

Bush Sunflower

Eriogonum fasciculatum

California Buckwheat

Eriogonum parvifolium Sea Cliff Buckwheat
Eriophyllum confertiflorum Golden Yarrow
Eschscholzia californica California Poppy
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Table 1-1 (cont.)
PROJECT LANDSCAPE PALETTE

Shrubs, Vines and Groundcover** (cont.)

Helianthemum scoparium Rush Rose

Lotus scoparius Deerweed

Lupinus bicolor Pygmy-Leaf Lupine
Lupinus succulentus Arroyo Lupine
Mimulus puniceus Bush Monkeyflower
Salvia mellifera Black Sage

Vulpia microstachys

Small Fescue

o Temporary Pad Hydroseed (Non-irrigated)

Bromus carinatus ‘Cucamonga’

Cucamonga Brome

Trifolium willdenovii

Tomcat Clover

Vulpia microstachys

Small Fescue

*Primary streetscape tree. To be planted in formal rows, occasionally interrupted with small groves of Oak, Sycamore,

and Brisbane box.
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Table 1-2
PROJECT DESIGN FEATURES

All Project Design Features (PDFs) identified below will be included as Conditions of Approval on the
Project plans issued for construction bid, will be monitored during construction by monitors identified as
qualified by the County, will have plans prepared as stated, and will have review and approval by
County staff prior to implementation. The Applicant will provide the County with the applicable HOA
documentation demonstrating implementation of all PDFs related to homeowner association
activities/compliance as appropriate and set forth in the PDFs to follow. Sign-off on infrastructure
placement will occur prior to vertical building, and sign-off on final construction requirements will
occur prior to occupancy.

Aesthetics — Construction

1. In compliance with the approved conceptual landscape plans, the Landscape Plans shall require:

¢ Final landscape (including container/box plant sizes) along Country Club Drive, at entries, along
Project streets, and on manufactured slopes, shall be installed immediately following completion
of grading and installation of irrigation. Landscape plans will comply with the County’s Water
Conservation Landscaping Ordinance, Water Efficient Landscape Design Manual, etc. and will
be reviewed and approved by the County prior to the start of construction.

2. Project grading shall be implemented in accordance with the approved Preliminary Grading Plan,
and is designed to follow general rise and fall in existing topography and to avoid sharp or abrupt
grade transitions, as feasible.

3. Construction of the Project shall comply with the Project’s visual study through approved building
and construction plans. Specific elements include:

e Incorporation of open space corridors and parks. A minimum of approximately 60 percent of the
Project shall be in biological open space set-aside or landscaped space.
e Trails/pathways with equestrian fencing and/or landscaping shall be sited along all Project

roadways excluding a portion of the access to Lot 2.

Varied roof lines with differing tower/chimney elements.

Non-inhabitable roofline elements shall not exceed 5 percent of the structure rooflines.

Dark roofs (gray, brown) of varying shades will be used rather than lighter colors or red tile.

All trash dumpsters/compactors/receptacles will be screened (by buildings or screen walls) if

they would otherwise be visible from a street or common area. Mechanical units also will be

screened.

e  Where distinguishable, roof-top equipment will be screened from view from adjacent roads,
properties, and pedestrian areas. This equipment may include HVAC, etc. Where shielding of
routine roof equipment may not be possible, equipment would be organized in an orderly,
uncluttered fashion and painted to match the roof color. Rooftop equipment screening would be
identified on site plans.

e Exterior building materials will variously include stone, masonry, painted or stained horizontal
and vertical wood siding, stucco, and metal elements.

o Architectural elements will seek to reduce the apparent size, bulk, and scale of proposed
buildings through use of techniques such as:

o Incorporating roofline variation through use of flat parapet roofs, as well as gables,
dormers, overhangs etc.

o Locating garage doors in alleys/courtyards, etc. as opposed to on streets.

o Providing overhead structures at entries, such as porches, trellises, or pergolas.

o Aligning roadways in a curvilinear manner.

e The Project footprint will be consistent with PDS2018-TM-5626 as depicted on Figure 1-6a of
this EIR.
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Table 1-2 (cont.)
PROJECT DESIGN FEATURES

Aesthetics — Operation

1.

Lighting shall be oriented downward, shall not spill onto open space or off-site areas, and will be sited as

shown on EIR Figure 1-21a, in compliance with the County LPC. Additional specific Conditions include:

e Full cutoff fixtures (lights will turn off at 11:00 p.m.), low-reflective surfaces (matte surfaces that do
not reflect glare) and low-angle spotlights (to focus light on specific features and not allow “spill”)
shall be used.

e No lighting shall blink, flash, or be of unusually high intensity or brightness.

o  WTWREF lighting shall use full cut off fixtures for all lights. Pole lights shall be shielded, 10 to
14 feet tall, and will only be activated when workers are present.

e Street lights shall be located only at intersections and at one location in parking for the Center House
and be shielded down lights. Lights will be a maximum of 15 feet to 20 feet tall at Project major
intersections and 10 to 15 feet tall at interior street locales shown on EIR Figure 1-21b.

e Project identification signage will incorporate small scale landscape up-lighting and will not include
internally lighted letters.

To ensure consistency in format and content of signs, a comprehensive sign package will be developed

and submitted to PDS as part of the site plan application. Specific conditions include:

e Sign posts and other structural elements will be wood or metal with a white, earth tone, black, or
natural stain finish. Reflective or bright colors are prohibited.

e “Way-finding” and informational signage will be located at intersections and decision points so as to
generate the fewest number of signs.

e Project identification signage will be discretely placed within low stone walls or pilaster landscape
elements, with secondary signs being smaller in scale.

e The maximum size of residential directory signage will be limited to 25 s.f.

e Center House window signs will be no larger than 25 percent of the window on or behind which they
are displayed.

¢ Rooftop and roof-mounted signs, neon signs, internally illuminated plastic signs, and back lit signs
that appear to be internally illuminated shall not be installed and are prohibited.

Letter and symbol height will be limited to a maximum of 10 inches.
Center House total sign area is limited to 1 s.f. of sign area per linear foot of building length along
Private Drive A and Private Drive J, up to a maximum of 90 s.f.

e One additional building directory sign not exceeding 10 s.f. in size may be allowed at each Center

House public entrance for each tenant.

Transportation/Traffic — Construction

1.

Improvements shall be constructed at the intersection of Harmony Grove Road/Country Club Drive
consistent with the approved Grading Plan and TM, including the provision of northbound left- and right-
turn lanes to merge with the newly constructed condition provided by HGV for approaches from the
north, east and west.

Country Club Drive shall be widened to three lanes, with one southbound lane, a center lane (for left turns
or to function as an emergency access/egress route), and one northbound lane, consistent with the
approved Grading Plan and TM.

A Traffic Control Plan shall be prepared by the Construction Contractor and approved by County DPW
prior to initiation of construction: including measures to reduce traffic delays and minimize public safety
impacts, such as the use of flag persons, traffic cones, detours and advanced notification signage,
pedestrian/equestrian detours, movement restrictions and temporary lane closures to preclude substantial
traffic delays during construction of residential, commercial, recreational and public services/utility
project elements. In addition, the construction contractor shall provide a means for public liaison/contact
information for public inquiries and concerns.
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Table 1-2 (cont.)
PROJECT DESIGN FEATURES

Transportation/Traffic — Operation

1. Bicycle spaces shall conform to the standards provided within the County Zoning Ordinance
Sections 6758-6783, 6787, and 6792.

Biological Resources — Construction

Measures regarding control of off-site flows in Hydrology/Water Quality are also applicable to Biological

Resources.

1. Brushing, clearing, and grading activities will not be permitted within 500 feet of active California
gnatcatcher or raptor nests during the avian breeding season (January 15 through September 15).

2. Temporary protective fencing will be used to keep construction equipment and people out of sensitive
habitats that are not proposed to be graded.

3. The Project will comply with wet weather grading restrictions (October 1 to April 30) to avoid habitat
damage in applicable locations.

4. Project landscaping will conform to the Conceptual Landscape Plan, species and spacing; including:
installation of (a) native species container stock; (b) no invasive exotics in either plants or hydroseed mix;
(c) no “California” pepper trees (Schinus molle) will be planted within 50 feet of riparian habitat, and
(d) use of a hydroseed mix that incorporates native species, and is appropriate to the area. This mix shall
be approved by the monitoring biologist.

Biological Resources — Operation

Measures regarding shielded lights in Aesthetics, control of off-site flows in Hydrology/Water Quality, and

structure restrictions in the limited building zone (see Hazards) are also applicable to Biological Resources.

1. The Project will provide a 200-foot buffer between RPO riparian areas and proposed
residential/commercial/recreational vertical development.

2. Biological open space (BOS) areas will be fenced off from the proposed development.

3. Signs will be placed along the edge of the BOS area to deter human incursion.

4. Each BOS easement will be surrounded by a Limited Building Zone easement dedicated on the Final Map
that does not allow any structures, in order to prevent fire clearing from extending into biological open
space.

Noise — Construction

1. All residents within a 0.5-mile radius of the blast location shall receive notice from the blasting contractor
prior to blasting, containing the day and hour that blasting will occur. Residents shall receive this notice at
least 24 hours before any blasting event.

2. Residents shall be contacted prior to the first notice of blasting to determine their preferred method of
contact for the blasting information (e.g., phone, email, regular mail).

3. Signs providing noticing of the blast, including the date and time of the blast, shall be posted by the
blasting contractor near the Harmony Grove Road and Country Club Drive intersection, the Country Club
Drive and Cordrey Drive intersection, and the entrance to the Del Dios Highland Preserve trail (off Del
Dios Highway). This signage shall be posted at least seven days before any blasting event.

4. Both resident notices and posted signage shall contain contact information so residents and visitors can
obtain more information if requested.

5. If pile driving is utilized as part of the construction of the bridge over Escondido Creek and the Harmony
Grove Equestrian Park is operational during pile driving operations, the following best management
practices would be implemented to avoid potential adverse effects to horseback riders, horses, and other
park visitors:

e Bridge construction may use cast in-drilled holes in place of pile driving while the park is occupied;
and

e If pile driving is to be performed, pile driving shall not occur on Saturdays or Sundays so that the
equestrian park may remain open on the weekends.
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Air Quality — Construction

1. In accordance with the SDAPCD Rule 55 - Fugitive Dust Control, no dust and/or dirt will leave the
property line. The following measures will be implemented:

e Any areas where ground disturbance occurs shall be watered a minimum of twice daily, or as needed
to control dust.

o Ifvisible dust emissions are discharged into the atmosphere beyond the property line for a period or
periods aggregating more than 3 minutes in any 60-minute period, construction activities will be
terminated until all dust clears.

e The following control measures will be implemented to minimize visible roadway dust: (a) track-out
grates or gravel beds at each egress point; (b) wheel-washing at each egress during muddy conditions,
soil binders, chemical soil stabilizers, geotextiles, mulching, or seeding; and for outbound transport
trucks (c) secured tarps or cargo covering, watering, or treating of transported material.

e Visible roadway dust resulting from active operations, spillage from transport trucks, erosion, or
track-out/carry-out shall be removed at the conclusion of each work day when active operations
cease, or every 24 hours for continuous operations. On dry days, dirt and debris spilled onto paved
surfaces shall be swept up immediately to reduce resuspension of particulate matter caused by vehicle
movement. If a street sweeper is used to remove any track-out/carry-out, only particulate matter
smaller than 10 microns in diameter (PMo)-efficient street sweepers certified to meet the most
current South Coast Air Quality Management District (SCAQMD) Rule 1186 requirements shall be
used. The use of blowers for removal of track-out/carry-out will be prohibited under any
circumstances.

e Dust-control measures such as watering to reduce particulate generation will be used for pertinent
locations/activities (e.g., concrete removal).

o Contractor(s) will implement paving, chip sealing or chemical stabilization of internal roadways after
completion of grading.

e Dirt storage piles will be stabilized by chemical binders, tarps, fencing or other erosion control.

e A 15-mile per hour (mph) speed limit will be enforced on unpaved surfaces.

e Haul trucks hauling dirt, sand, soil, or other loose materials will be covered or 2 feet of freeboard will
be maintained.

e The contractor will terminate grading activities if winds exceed 25 mph.

e Any blasting areas will be wetted down within four hours prior to initiating the blast

e Disturbed areas shall be hydroseeded within three days, landscaped, or developed as quickly as
possible and as directed by the County and/or SDAPCD.

2. Low volatile organic compound (VOC) coatings will be used during construction and maintenance in
accordance with SDAPCD Rule 67 requirements.

3. The Project will comply with County Municipal Code Section 68.508-68.518. A Construction and
Demolition Debris Management Plan and a refundable performance guarantee will be developed by the
Construction Contractor prior to building permit issuance, and implemented to divert debris from
construction and demolition away from landfills. The plan will require that 90 percent of inerts and 70
percent of all other materials from the Project are recycled.

4. Appropriate (i.e., non-hazardous) construction debris will be recycled for on- or off-site use whenever
feasible.
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Air Quality — Construction (cont.)

5. Construction equipment shall be operated in accordance with the California Air Resources Board’s
Airborne Toxic Control Measure (ATCM) that limits diesel-fueled commercial motor vehicle idling. In
accordance with the subject ATCM (see Cal. Code Regs., tit. 13, §2485), the drivers of diesel-fueled
commercial motor vehicles meeting certain specifications shall not idle the vehicle’s primary diesel
engine for longer than five minutes at any location. The ATCM requires the owners and motor carriers
that own or dispatch such vehicles to ensure compliance with the ATCM requirements.

6. Tier III or higher construction equipment will be used, with the exception of concrete/industrial saws,
generator sets, welders, air compressors, or construction equipment where Tier III or higher is not
available.

Air Quality — Operation

1. As implemented through the D1-Designator Site Plan, energy efficiency will comply with Title 24
standards, Part 6 in effect at the time of building permit application. State personnel will verify
installation of Title 24 requirements prior to sale and occupancy.

2. The Project will provide electrical outlets in all residential backyards and within the common areas of
multi-family development areas.

3. The Center House parking area will include eight 19.2 kW Level 2 EV (electric vehicle) charging stations
(serving two parking spaces). The Project will also install a Level 2 EV charging station (220-volt
chargers) within the garage of each residential unit (453 total).

4. As a matter of regulatory compliance, the Project will be required to use energy efficient fixtures and
bulbs in all common outdoor areas.

WTWRF Odor Control

1. PDFs at the WTWREF facilities include: water misting, chemical additives or activated carbon to minimize
odors, as required, and include:

e Covered or housed WTWRF facilities

e A misting system with odor neutralizing liquids to break down the foul smelling chemical compounds
in the biogases
Active odor control units to manage gases from the wet and solids stream treatment processes
Bio filters to capture odor causing compounds in a media bed where they are oxidized by naturally
occurring micro-organisms

Greenhouse Gases -- Construction

Measures specified for Air Quality Construction are also applicable to Greenhouse Gases.

1. See Air Quality Construction PDF 5.

2. See Air Quality Construction PDF 6.

3. To the extent feasible, diesel equipment fleets that exceed existing emissions standards will be utilized
when commercially available in the San Diego region.

4. To the extent feasible, electric and renewable fuel powered construction equipment will be utilized when
commercially available in the San Diego region.

5. To the extent practicable and feasible, electricity will be used to power appropriate types and categories of
construction equipment (e.g., hand tools).

6. As aPDF, the Applicant will develop and provide to all homeowners an informative brochure to educate
homeowners regarding water conservation measures, recycling, location of the electric vehicle charging
stations, location of outdoor electric outlets to promote using electrical lawn and garden equipment, and
location of nearby resources such as dining and entertainment venues, small commercial centers, and
civic uses to reduce vehicle miles traveled. This brochure will be developed and provided to PDS for
review prior to occupancy of the first unit.

7. See Air Quality Construction PDF 3.
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Greenhouse Gases — Operation

Measures specified for Air Quality are also applicable to Greenhouse Gases. The Proposed Project’s PDFs
would be included as D Designator Site Plan conditions and verified prior to the issuance of final certificate
of occupancy, as follows:

8R. The Proposed project will comply with the California Title 24 Energy Code in effect at the time of
building permit application. The following energy efficient items will be included in all residential units:
improved high efficiency heating, ventilation, and air conditioning (HVAC) systems with sealed (tight)
air ducts; enhanced ceiling, attic and wall insulation; energy conserving appliances such as whole house
fans; high-efficiency water heaters (tankless water heaters); energy-efficient three coat stucco exteriors;
energy efficient appliances; programmable thermostat timers; and high-efficiency window glazing.

9. Roof anchors and pre-wiring to allow for the installation of photovoltaic (PV) systems where such
systems are not installed as part of Project implementation will be provided on additional non-residential
structures (e.g., if an on-site WTWREF is approved as part of the Project).

10R. See Air Quality Operation PDF 3.

11. The Project’s outdoor landscaping plan will use turf only in sports field, dog park and park/recreation
areas; maximize drought-tolerant, native, and regionally appropriate plants through planting in
conformance with the Project Conceptual Landscape Plan and the County’s Water Conservation and
Landscape Design Manual; and incorporate weather-based irrigation controllers, multi-programmable
irrigation clocks, and high efficiency drip irrigation systems. At the time of final inspection, a manual
shall be placed in each building that includes, among other things, information about water conservation.
The Project shall submit a Landscape Document Package that complies with the referenced County
Ordinance and demonstrates a 40 percent reduction in outdoor use. The Landscape Document Package
shall be submitted to the County for review and approval prior to issuance of any building permits and
compliance with this measure shall be made a condition of the Project’s approval.

12. The Project will utilize reclaimed water from the proposed WTWRF (or the existing HGV WRF) for
outdoor irrigation.

13R. The Project will install rooftop solar PV panels (a photovoltaic solar system) on all residential units
within the Project to produce a total of 4,165 kW of solar power.

14. Project potable water use will be reduced by 20 percent through installation of low-flow water fixtures,
reduction of wastewater generation by 20 percent, installation of low-flow bathroom fixtures, and
installation of weather-based smart irrigation control systems.

15R. As a matter of regulatory compliance, the Project will comply with Section 5.106.5.2 of the latest
California Green Building Standards Code (CALGreen Code) in effect at the time of building permit
application, which requires the provision of designated parking for shared vehicles and clean air vehicles.
This will occur at the Center House and Project parks.

16. As discussed in the Specific Plan, the Project will provide bicycle parking facilities and bicycle
circulation improvements to encourage the use of bicycles (see also Improvement Plans).

17. Marked crosswalks connecting the east and west sides of Country Club Drive will be located from each of
the Project entries to the future multi-use trail on the west side of the road to accommodate
pedestrians/equestrians in crossing the road.
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Greenhouse Gases — Operation (cont.)

18.

19.
20.
21.

22.

23.

24.

25.

26.
27.
28.

The Project’s parking facilities will comply with the County’s Parking Design Manual that requires
parking areas to minimize the heat island effect that results from asphalt and/or large building block
surfaces such as parking lots.

See Air Quality Operations PDF 2.
Areas for storage and collection of recyclables and yard waste will be provided.

The Landscaping Plan for the Project will include the installation of a minimum of 2,045 trees within the
Project site.

The HOA will provide two electrical vehicles that will be sited at the Center House for use by residents
for service that further connects various Project components, land uses, parks/open spaces, and the
retail/commercial uses of HGV and HGV South. The vehicles will be provided to the HOA with the
issuance of the first occupancy permit and the future provision and maintenance of such vehicles shall
thereafter be the responsibility of the HOA in accordance with the Covenants, Conditions and Restrictions
(CC&Rs). The vehicles will be available for use based upon a self-service check-in system utilizing HOA
identification cards. This program will terminate when a transit linkage is proposed by the local transit
district.

An area within the developable portion of the Center House will be reserved for dedication for a transit
stop for bus service when a local transit line is extended to service the HGV/HGV South Village area.
The Project’s proposed circulation network of sidewalks, trails, and bicycle routes will provide
connections to the transit stop to further provide a regional alternative transportation system.

The Project shall submit building plans illustrating that the Project would install one rain barrel per every
500 square feet of available roof area provided that state, regional or local incentives/rebates are available
to fund the purchase of such rain barrels and roof area is available to feasibly install the barrels.

The HOA will provide informational materials on SANDAG’s rideshare programs like iCommute. The
Applicant will develop and provide to all homeowners an informative brochure, approved by the County,
to educate homeowners regarding water conservation measures, recycling, location of the EV charging
stations, location of outdoor electric outlets to promote using electrical lawn and garden equipment, and
location of nearby resources such as dining and entertainment venues, commercial centers, and civic uses
to reduce VMT.

The Project will not install wood or natural gas burning hearth options in residential units.
Natural gas lines will not be installed on site (the Project will be 100 percent electric).

The Project will install rooftop solar PV panels (a photovoltaic solar system) on the Center House to the
maximum extent feasible based on its final design.

Energy

Measures specified for Air Quality and Greenhouse Gases are also applicable to Energy.
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Geologic Hazards — Construction

1.

The Proposed Project design and construction efforts will incorporate applicable standard seismic factors
from the County Building Code, IBC/CBC and Greenbook, as identified in the Project geotechnical
investigations. Specifically, these factors will be incorporated into the design and construction of facilities
such as structures, foundations/slabs, pavement and utilities, as well as related activities including
remedial grading (e.g., removal and/or reconditioning unsuitable soils), manufactured slope/retaining wall
design, site drainage, and use of properly engineered fill (i.e., fill exhibiting characteristics such as proper
composition, moisture content, application methodology and compaction). This process will include
verification through standard plan review and site-specific geotechnical observation and testing during
Project excavation, grading, and construction activities.

Potential liquefaction hazards will be addressed through compliance with standard measures and Project
geotechnical investigations; including efforts such as: (1) installation of subdrains in appropriate areas to
avoid near-surface saturation; (2) removal of unsuitable (e.g., compressible) deposits in areas proposed
for development; and (3) replacement of unsuitable materials with engineered fill. This process will
include verification through standard plan review and site-specific geotechnical observation and testing
during Project excavation, grading, and construction activities.

Acceptable factors of safety for manufactured slopes will be achieved through standard measures and the
Project geotechnical investigations; including efforts such as: (1) constructing fill slopes with approved
material (engineered fill) and surface treatments, using drought-tolerant landscaping and irrigation
controls, and limiting grades to a maximum of 2:1 (horizontal to vertical); and (2) designing/constructing
cut slopes with maximum grades of 1.5:1 and maximum heights of 90 feet, and over-excavation or
blasting of cut slopes in granitic rock to reach unweathered and stable rock exposures. This process will
include verification through standard plan review and site-specific geotechnical observation and testing
during Project excavation, grading, and construction activities.

Expansive soils will be addressed per the County Building Code, IBC/CBC, Greenbook and Project
geotechnical investigations; including such efforts as: (1) removal and replacement of expansive soils
with engineered fill exhibiting very low or low expansion potential (per IBC/CBC or other applicable
regulatory/industry criteria); (2) use of appropriate foundation design (including post-tensioned slabs),
reinforcement and footing depths; (3) implementation of appropriate concrete placement methodology
and design, including proper installation/curing and moisture conditioning, doweling (anchoring) of
exterior flatwork and driveways to building foundations, and use of crack-control joints; and (4) use of
subdrains in appropriate areas to avoid near-surface saturation. This process will include verification
through standard plan review and site-specific geotechnical observation and testing during Project
excavation, grading, and construction activities.

Corrosive soils will be addressed per the County Guidelines, IBC/CBC, Greenbook and Project
geotechnical investigations; including standard efforts such as: (1) removal of unsuitable deposits and
replacement with non-corrosive fill; (2) use of corrosion-resistant construction materials (e.g., coated or
non-metallic facilities); and (3) installation of cathodic protection devices (e.g., use of a more easily
corroded “sacrificial metal” to serve as an anode and draw current away from the structure to be
protected). This process will include verification through standard plan review and site-specific
geotechnical observation and testing during Project excavation, grading, and construction activities.
Oversize materials will be addressed through standard efforts such as selective disposal (e.g., burial in
deeper fills), crushing, use in landscaping efforts, or off-site disposal. This process will include
verification through standard plan review and site-specific geotechnical observation and testing during
Project excavation, grading, and construction activities.
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Hazards and Hazardous Waste — Construction

1.

2.

Prior to bringing combustible materials onto the site, utilities shall be in place, fire hydrants operational,
an approved all-weather roadway in place, and fuel modification zones will be established and approved.
Prior to development construction, perimeter fuel modification areas as depicted in the Project FPP and
EIR Figure 3.1.3-1 will be implemented, existing flammable vegetation on vacant lots will be reduced by
60 percent, and trees/shrubs will be properly pruned.

Hazards and Hazardous Waste — Operation

L.

2.

The Project will comply with all recommended measures in the FPP (Dudek 2018, Appendix L to this
EIR), including the features listed below.

The Proposed Project will provide payment in accordance with the County Fire Mitigation Fee Ordinance
for a fire and emergency medical response facility from the new fire station being built in HGV to the
north through fire assessments and fees.

The parts of the Project area proposed for development would convert the existing vegetation to a lower
flammability, ignition resistant landscape than under current conditions. This conversion would include
removal of primarily non-native grasses and construction of roads, structures, and irrigated, managed
landscape vegetation.

A third travel lane would be provided for the entirety of Country Club Drive from its intersection with
Harmony Grove Road to the southernmost Project entrance and would extend within the Project so that
no structure exceeds 800 feet from that extra lane as an equivalent form of egress.

Existing access for several residences east of the Project crosses the HGV South site (Figure 3.1.3-1).
Such access would continue to be provided through the HGV South site after development, but via
improved, code conforming on-site roadways, thereby improving the evacuation situation to the west for
those off-site residences. Additionally, a route to the east is accessible by typical passenger vehicles, does
connect with Johnston Road to the east, and would be available in an emergency situation where people
need to be moved to the east and the primary access route (Country Club Drive) is not available.

The Project would provide three separate access ways off of Country Club Drive (Figure 3.1.3-1). The
first would be a paved service road 450 feet south of Harmony Grove Road adjacent to the HGV South
wastewater land use area. The second would be an access into the community approximately 800 feet
south of the first access. The third would be approximately 400 feet south of the second. These three
access ways are part of a looped interior road system so if one or both of the southern roads are blocked,
the northern roadway would still be accessible by all residents. These three ingress/egress points are in
addition to the existing evacuation route to the east noted above, and would enable resident evacuation
without compromising emergency respondent access to the community.

New road and driveway grades would comply with the Fire Code, not exceeding 20 percent. Any sections
exceeding 15 percent would be constructed with Portland Concrete surface and provided heavy broom
finish or equivalent surfacing and subject to FAHJ approval.

Project structures would be a minimum of 100 feet from wildland fuels. Fuel Modification Zone (FMZ)
setbacks would exceed the County standard of 100 feet that is typically 50 feet irrigated and 50 feet
thinned zones. HGV South would provide 75 feet of irrigated Zone 1 and a minimum of 25 feet of thinned
Zone 2. To ensure long-term identification and maintenance, permanent markers would be installed to
identify the FMZs on the perimeter of the developed areas. In some locations, particularly the
southwestern and eastern sides of the Project, the setbacks would vary between 110 feet and nearly

200 feet wide to focus FMZs where fire behavior is anticipated to be the most aggressive.
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9.

10.

11.

12.

13.

14.

15.

16.

17.

Structure setbacks from the top of the slope would be a minimum of 15 horizontal feet from top of slope
to the farthest projection from a roof for single-story structures and 30 horizontal feet from top of slope to
the farthest projection from a roof for two-story structures where applicable (southwestern portion of the
Project). Structures taller than two stories and where the slope is greater than 2:1 may require a setback
greater than 30 feet. For lots where a full 30-foot setback would not be possible, installation of a 6-foot
tall, non-combustible, heat deflecting, wall would be provided as part of Project Design for additional
heat and flame deflection. This wall may be a combination of masonry and dual pane (one pane tempered
glazing) materials. During the site plan review process required for this Project, the FAHJ would review
setbacks relative to appropriate fire standards and if the appropriate setback is unavailable, the walls
would be implemented along one or more of these lots.

Fuel modification in environmentally sensitive areas, if any are encountered, would require approval from
the County and the appropriate resource agencies (CDFW and USFWS) prior to any vegetation
management activities occurring within those areas. Riparian habitat enhancement maintenance/fuel
modification at the Escondido Creek bridge crossing would be provided within the roadway easement;
including removal of: dead/dying plants, exotic/invasive species and highly flammable species.

Crowns of trees located within defensible space would maintain a minimum horizontal clearance of

10 feet for fire resistant trees and mature trees would be pruned to remove limbs one-third the height or

6 feet, whichever is less, above ground surface. Ornamental trees would be limited to groupings of two to
three trees with canopy separation as described in Table 7 of the FPP for trees located on slopes.

The internal Project development area between residential structures and building clusters (see green
portions of Figure 3.1.3-1) would be cleared of vegetation and re-planted with permanently irrigated fire-
resistant plants, thereby excluding native fuels within the development area and minimizing the likelihood
of ignitions internal to the Project.

Plants used in the fuel modification areas or landscapes would include drought-tolerant, fire resistive
trees, shrubs, and groundcovers. The plantings would be consistent with County of San Diego’s
Suggested Plant List for Defensible Space. The FPP also provides a list of prohibited plant species to
avoid planting within the first 50 feet adjacent to a structure in Appendix J to the FPP, unless the potential
for spreading fire has been otherwise reduced or eliminated. (The Final Landscape Plan for the Project
will not contain any of the plants in Appendix J.) Landscaping would be inspected annually and on an
ongoing basis by the FAHJ.

The HGV South HOA shall ensure long-term funding and ongoing compliance with all provisions of the
FPP, including vegetation planting, fuel modification, vegetation management, and maintenance
requirements throughout the common areas of the Project site. Individual property owners would be
enforced through HOA CC&Rs. The Applicant will provide the County with the applicable HOA
documents to demonstrate compliance with this provision prior to the first permit of occupancy.

The Rancho Santa Fe Fire Protection District’s (RSFFPD’s) Fire Marshal may require a property owner
to modify combustible vegetation in the area within 20 feet from each side of the driveway or a public or
private road adjacent to their property to establish an FMZ.

Fire hydrants would be placed every 300 feet along Project streets (Figure 3.1.3-1), exceeding the Fire
Code requirement of 350 feet to the structure. The additional fire hydrants would assist fire operations by
reducing operational time to extinguish any fires.

The minimum fire flow requirements for the Project would be dual 2,500 gallons per minute (gpm) at

20 pounds per square inch (psi), compliant with the requirements of the Rincon MWD. Thus, the water
system would be designed to deliver 5,000 gpm during fire demands, exceeding code requirements by
100 percent.
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Hazards and Hazardous Waste — Operation (cont.)

18. Each of the Project’s three entrances would be provided a lighted map directory, and internal signage
would be customized to provide clear, intuitive navigation within the Project. Street signs would be
customized for the Project and would meet or exceed lettering size to provide clear, easy-to-follow
signage to aid emergency response.

19. All site access roads would have fire department turnarounds (cul-de-sacs). Roadway cul-de-sacs would
comply with the County’s minimum 36-foot radius (72-foot diameter) cul-de-sac bulb standard. Where
parking is provided within cul-de-sacs, the additional space would be provided outside the 72-foot
diameter bulb.

20. All proposed private streets would have a minimum paved width of 24 feet. Where vehicles would be
allowed to park on one side of the street, the road width would be 30 feet. Head-in parking areas would
include an additional 18 feet of paved area outside travel lanes.

21. Minimum unobstructed vertical clearance of 13 feet 6 inches would be maintained for the entire required
width for all streets, including driveways that require emergency vehicle access.

22. No gates or speed bumps or humps would be allowed within the Project, so that traffic flow (ingress
and/or egress) would be able to move more rapidly in the case of emergency. No gates are anticipated at
the Project’s entrances. If gates are proposed elsewhere, all access gates would comply with CFC Section
503.6. Gates on private roads and driveways would comply with County and FAHJ standards for electric
gates, including an emergency key-operated switch overriding all command functions and opening the
gate.

23. The Project will provide 434 guest parking spaces. The Project shall implement the Parking Management
Plan. The Parking Management Plan will designate the parking area at the community/ recreation center
as valet/shuttle staging area for all homeowners’ events exceeding 10 guests. Homeowners will be
required to obtain parking permits for use of guest parking overnight. “No Parking” signs will be installed
on designated streets. The HOA will maintain a contract with a towing company so that illegally parked
vehicles would be towed within a short period of time.

24. Based on its location and ember potential, the Project is required to include the latest ignition and ember
resistant construction materials and methods for roof assemblies, walls, vents, windows, and appendages,
as mandated by San Diego County Fire and Building Codes (Chapter 7A and 2014 CFC). Exterior walls
would have a noncombustible covering. Ember resistant vents (BrandGuard, O’Hagin, or similar
approved vent of 1/8-inch screening) would be utilized in all structures. Multi-pane glazing would be
required with a minimum of one tempered pane, fire-resistance rating of not less than 20 minutes. All
habitable structures and garages would be provided interior residential fire sprinklers per County Fire
Code requirements.

25. FMZs, including rear yard areas, would be limited building zones (LBZs), as described in the FPP.

26. The individual lot owners would be subject to strict limitations, prohibiting owners from erecting
combustible structures, including fences, trellises, arbors, play equipment, etc. as the most critical area for
structure protection (besides ember protection) is the structure itself and the immediate landscaping area.

27. A 1 to 3-foot-wide landscape free area will be implemented adjacent to the foundation of stucco
structures.
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1.

L.

2.

11.

12.

Measures regarding landscaping in Aesthetics, dust control/erosion in Air Quality and control of pollutants in
Hazards are also applicable to Hydrology/Water Quality.

Water Quality

Erosion/Sedimentation

The Project will prepare a Construction Site Monitoring Plan (CSMP), a Risk Assessment to determine
the Project’s Risk Level (1, 2 or 3), and appropriate Risk Level Requirements as outlined in the
Construction General Permit.

Prior to land disturbance activities, a Storm Water Pollution Prevention Plan (SWPPP) and CSMP will be
prepared by a qualified SWPPP preparer, with this plan to be located on site at all times.

If the site is determined to be a Risk Level 2 or 3 site, a Rain Event Action Plan (REAP) will be prepared
and implemented 48 hours prior to any likely precipitation event (50 percent or greater probability of
producing precipitation in the Project area) by the Qualified SWPPP Developer (QSD) or Qualified
SWPPP Practitioner (QSP). The REAP shall be prepared for all phases of construction and implemented
for construction activities to provide enhanced erosion and sediment control measures during predicted
storm events.

The Project will comply with seasonal grading restrictions during the rainy season (October 1 to April 30)
for applicable locations/conditions.

The construction contractor shall use erosion control/stabilizing measures, such as geotextiles, mulching,
mats, plastic sheets/tarps, fiber rolls, soil binders, compost blankets, soil roughening, and/or temporary
hydroseeding (or other plantings) in appropriate areas (e.g., disturbed areas and graded slopes), will be
used.

The construction contractor shall use sediment controls to protect the construction site perimeter and
prevent off-site sediment transport, including measures such as temporary inlet filters, silt fence, fiber
rolls, silt dikes, biofilter bags, gravel bag berms, compost bags/berms, temporary sediment basins, check
dams, street sweeping/vacuuming, advanced treatment systems (ATS, if applicable based on risk
assessment), energy dissipators, stabilized construction access points/sediment stockpiles, and properly
fitted covers for sediment transport vehicles.

BMP materials will be stored in applicable on-site areas to provide “standby” capacity adequate to
provide complete protection of exposed areas and prevent off-site sediment transport.

Full erosion control will be provided in disturbed areas not scheduled for additional activity for 14 or
more consecutive calendar days.

Appropriate training will be provided for the personnel responsible for BMP installation and maintenance.

. Construction debris will be properly contained at least 50 feet from storm drain inlets and water courses

and disposed of so as not to allow runoff into surrounding waters.

Prior to and after storm events, BMP function and efficiency will be checked by construction contractor
and implementation monitors.

Sampling/analysis, monitoring/reporting and post-construction management programs will be
implemented per NPDES and/or County requirements, along with additional BMPs as necessary to ensure
adequate erosion and sediment control.

Construction-related Hazardous Materials

Hazardous materials use/storage locations will be restricted to areas at least 50 feet from storm drains and
surface waters.

Raised (e.g., on pallets), covered, and/or enclosed storage facilities will be used for all hazardous
materials.

1-55




Chapter 1.0

Harmony Grove Village South Project Project Description, Location
Final Environmental Impact Report and Environmental Setting

Table 1-2 (cont.)
PROJECT DESIGN FEATURES

Hydrology/Water Quality — Construction (cont.)

3.

4.

1.

1.

10.
11.

12.

13.

14.

Accurate and up-to-date written inventories and labels will be maintained for all stored hazardous
materials. This will be checked on a weekly basis.

Berms, ditches, and/or impervious liners (or other applicable methods) will be used in material storage
and vehicle/equipment maintenance and fueling areas to provide a containment volume of 1.5 times the
volume of stored/used materials and prevent discharge in the event of a spill.

Warning signs will be placed in areas of hazardous material use or storage and along drainages and storm
drains (or other appropriate locations) to avoid inadvertent hazardous material disposal.

All construction equipment and vehicles will be properly maintained so as not to release fuels, oils, or
solvents. The amount of hazardous materials used and stored on the site will be minimized, and
use/storage locations will be restricted to areas at least 50 feet from storm drains and surface waters.
Paving operations will be restricted during wet weather, appropriate sediment control devices/methods
will be used downstream of paving activities, and wastes and/or slurry from sources including concrete,
dry wall and paint will be contained or disposed of by using properly designed and contained washout
areas.

Training for applicable employees will be provided in the proper use, handling and disposal of hazardous
materials, as well as appropriate action to take in the event of a spill.

Absorbent and clean-up materials will be stored in readily accessible locations adjacent to any hazardous
material use/storage locations.

Portable wastewater facilities will be properly located, maintained, and contained.

A licensed waste disposal operator will be employed to regularly (at least weekly) remove and dispose of
construction debris at an authorized off-site location.

Regulatory agency telephone numbers and a summary guide of clean-up procedures will be posted and
maintained in a conspicuous on-site location at the construction trailer by the construction contractor.

A licensed waste disposal operator will be employed to regularly (at least weekly) remove and dispose of
construction debris at an authorized off-site location.

Recycled or less hazardous materials will be used wherever feasible.

Demolition-related Debris Generation

The Project will appropriately remove, handle, transport and dispose of hazardous materials generated
during demolition, including efforts such as implementing appropriate sampling and monitoring
procedures; proper containment of contaminated materials during construction; providing protective gear
for workers handling contaminated materials; ensuring acceptable exposure levels; and ensuring safe and
appropriate handling, transport and disposal of hazardous materials generated during Project construction.

Disposal of Extracted Groundwater

If required, dewatering operations will include standard measures such as: (1) using appropriate erosion
and sediment controls (as noted above for Erosion/Sedimentation) in applicable areas/conditions

(e.g., disposal of extracted groundwater on slopes or graded areas); (2) testing extracted groundwater for
appropriate contaminants prior to discharge; and (3) treating extracted groundwater prior to discharge, if
required, to provide conformance with applicable Groundwater Permit discharge criteria, through
methods such as filtration, aeration, adsorption, disinfection, and/or conveyance to a municipal
wastewater treatment plant.
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PROJECT DESIGN FEATURES

Hydrology/Water Quality — Operation

Drainage Alteration

1. The Project design includes a series of storm drain facilities to capture and convey flows within and
through the site, including a series of curb/gutter inlets and two subsurface hydromodification/water
quality vaults, all of which would be tied to an underground storm drain system of pipelines and related
structures, as shown on the Grading Plan.

Runoff Rates/Amounts

1. The proposed storm drain system includes a series of facilities noted above under Drainage Alteration,
and that system (including improvements associated with off-site roadway/utility features) will
accommodate peak 100-year storm flows and provide flow regulation and energy dissipation per the
Project Preliminary Hydrology/Drainage Study (PDC 2017a, Appendix M-1 to this EIR).

Hydromodification

1. Two on-site subsurface hydromodification vaults (north and south) will provide flow duration control at
the associated outlets, to be implemented by the construction contractor.

2. Hydromodification vault design details will be verified/refined during the ongoing Project design process,
including completion of a geomorphic channel assessment analysis.

3. Energy dissipation facilities will be provided where appropriate (pursuant to recommendations in the
Project Drainage Study).

Floodplains/Flooding

1. The Project design includes a series of storm drain facilities to capture, convey, and regulate flows within
and through the site as previously described, with these facilities to accommodate 100-year peak storm
flows where applicable.

2. The results of the preliminary Hydrologic Engineering Center-River Analysis System (HEC-RAS) model
evaluated in the Project Drainage Study will be implemented for the proposed Escondido Creek bridge
crossing along Country Club Drive, to ensure that the proposed bridge would not be subject to flood-
related hazards or notably redirect/impede flood flows. The preliminary bridge design criteria used in this
analysis will be verified or refined based on a Project-specific HEC-RAS analysis to be conducted as part
of the ongoing Project design process.

3. Preliminary design for the potential on-site wastewater treatment plant identifies a pad elevation of 584.2
feet (refer to Figure 1-6a), with mapped 100-year flood elevations in this portion of the site ranging
between 571 and 575 feet (FEMA 2012a, refer to Exhibit A of the Project Drainage Study in EIR
Appendix M-1), to ensure that this site would be elevated above the 100-year flood level and would not
notably redirect/impede flood flows.

Water Quality
Low Impact Development (LID) Site Design BMPs

The Proposed Project will:

1. Preserve well-draining (Type A) soils, significant trees, critical areas (e.g., steep slopes and floodplains),
and other sensitive areas wherever feasible.

2. Provide appropriate set-backs from drainages for development envelopes, and restrict construction
equipment access in planned green/open space areas.

3. Development has been clustered into a lot design, and design hardscape areas (e.g., streets) to the
minimum widths necessary to meet regulatory/safety standards.
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PROJECT DESIGN FEATURES

Hydrology/Water Quality — Operation (cont.)

4. Restrict construction equipment access in planned green/open space areas, re-till soils compacted during
construction, and collect native soil layers for reuse in on-site landscaping efforts.

5. During early revegetation/stabilization of disturbed slopes as soon as possible after/during construction,
with permanent landscaping, incorporate “smart irrigation” technology (including appropriate water
schedules and rain/pressure-sensitive shutoff devices).

6. Include a harvest/reuse component in the two proposed detention/hydromodification vaults.

Source Control BMPs
The Proposed Project will:

1. Convey flows from applicable sources (e.g., fire sprinkler tests and wash water) to the sanitary sewer.

2. Install “no dumping” stencils/tiles and/or signs with prohibitive language (per current County guidelines)
at applicable locations such as drainages, storm drain inlets, catch basins and public access points to
discourage illegal dumping.

3. Protect materials stored in outdoor work areas from rainfall, run-on, runoff, and wind dispersal by
minimizing storage of potential pollutants, enclosing/covering storage areas, providing secondary
containment such as berms, implementing appropriate record keeping, providing appropriate
employee/user training, and conducting applicable site inspection and maintenance.

4. Trash storage areas for multi-family residential sites and public areas such as parks and the community
center/recreational center will be constructed on paved enclosed areas with impervious surfaces, and use
of attached lids and/or roofs for trash containers.

5. Additional BMPs include: on-site storm drain inlet protection, direction of runoff into
landscaped/vegetated areas where feasible, use of structural pest controls in lieu of chemical pesticides
and proper use/control of chemical pesticides when required, and appropriate design and maintenance of
potential HOA-maintained water features.

PDP Pollutant Control BMPs

1. The Project design will include the two (north and south) water quality vaults identified in the Project
SWQMP, and two (east and west) proprietary biofiltration units to treat runoff from applicable portions of
the site prior to discharge.

BMP Monitoring and Maintenance

1. Monitoring and maintenance for the Project proposed water quality basins will be implemented by the
Project HOA, pursuant to associated recommendations in Attachment F (Maintenance Plan) of the
Project SWQMP (EIR Appendix N). A written BMP Maintenance Agreement with the County will be
completed prior to Project residency, which includes requirements that the facilities be limited to the
proposed use, an access easement to the County, and verification of funding as required by the County.

2. The Project owner(s) will dedicate the proposed catch basin inlet inserts (along with associated property
and access) to the County, and will provide funding for the initial monitoring and maintenance period
(24 months) through means acceptable to the County (with long-term funding and monitoring/
maintenance to be the responsibility of the County). Monitoring and maintenance for the Project
proposed water quality basins will be implemented by the Project HOA, pursuant to associated
recommendations in Attachment F (Maintenance Plan) of the Project SWQMP (EIR Appendix N). A
written BMP Maintenance Agreement with the County will be completed prior to Project residency,
which includes requirements that the facilities be limited to the proposed use, an access easement as
required by the County, and verification of funding.
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Land Use and Planning — Operation

Measures regarding lighting and site layout in Aesthetics, lighting and open space set aside in Biology, GHG
controls under GHG, and hazards/FPP specifics under Hazards, etc., are also applicable to Land Use.

1. The Proposed Project shall include a GPA for a partial Land Use designation change from Semi-rural
Residential 0.5 to Village 10.9 and Neighborhood Commercial.

2. The Proposed Project shall include a CPA for a Village Boundary Line adjustment.

3. The Proposed Project shall include a zoning designation change from Limited Agriculture (A-70) and
Semi-Rural (SR 0.5) to Specific Plan (S-88).

4. The Proposed Project shall obtain a Waiver of Open Space Easement as detailed in RPO Section

86.604[e][2][cc][3]), with regard to steep slope lands, and an Exception for Roads/Utilities as detailed in

RPO Section 86.604(e)(2)(bb)(ii).

The lighting for the Proposed Project shall be designed to adhere to the regulations of the County LPC.

Native and drought-tolerant landscaping shall be irrigated with reclaimed water.

7. Trail connections will be provided through the Project site to other existing and planned trails in HGV
and to DDHP and allow residents to walk or bike to nearby destinations without relying on automobiles.

8. Soft-surface road and trail materials that are appropriate to the local setting and desired community
character (e.g., decomposed granite) are preferred and will be used as feasible.

9. Trail beds will comply with County standards for width of primary tread. Shade trees shall be planted
along Project-implemented trails/sidewalks and pathways, as outlined in the Landscaping Plan which
includes specific species, spacing, and installation size.

ARG

Public Services and Utilities — Operation

1. The Proposed Project Applicant shall pay developer fees levied by each applicable school district prior to
the issuance of building permits.

2. The Project design shall include water conservation measures, including the State-mandated 14 BMPs for
water conservation (such as installation of ultra-low-flow toilets).

3. Pursuant to the April 2015 Executive Order B-29-15, permanent irrigation with potable water for newly
constructed development will be delivered by drip or microspray systems. Reclaimed water would be
produced for irrigation of parks, parkways, manufactured slope areas, and other common area
landscaping; consistent with the County of San Diego’s Water Efficient Landscape Design Manual, the
County of San Diego’s Water Conservation in Landscaping Ordinance, and the State of California’s
Model Water Efficient Landscape Ordinance (MWELO).

Agriculture

1. Disclosure statements included in sales documentation for all proposed residential units will notify
potential owners that the adjacent property (future Equestrian Ranch) could potentially be used for
agricultural operations and that there could be associated issues such as odors, noise, and vectors.
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CUMULATIVE PROJECTS IN THE VICINITY OF THE PROPOSED PROJECT

Ma Project Area
p Numbers Issued | Project Name Location Proposed Improvements
Key No. (acres)
by Agency
COUNTY OF SAN DIEGO
Plumosa . .
1 TPM 20998 427 Plumosa Avenue 1.1 4 SFR lots; 1 existing SFR to remain
Avenue TPM
Tourangeau 4 SFR lots plus remainder; 1 existing
2 TPM 20941 TPM 306 Morgan Place 1.66 SFR to remain
Group home for foster children,
3 MUP 03-004 Casa de 325 Buena Creek 11.43 1nc.1ud1n.g 6 main buildings, 4
Amparo Road residential cottages, play areas and
parking lot
East side of Marilyn
4 T™ 5337 Rogers Estates | Lane and north of 5.59 | 3SFRs
Richland Road
5 TPM 21173 Matheson TPM 11{20(:31 Rancho Luiscfio 12.83 | 2 SFR lots; 1 existing SFR to remain
Easy Turf East of North Centre 16,000-s.f. agricultural storage
6 S 07-041 Storage City Parkwa 13.71 buildin
Building y Farkway uding
7 MUP 04-050 Rancho Verona 25720 Jesmond Dene 975 29—b§d group-care fa.c111ty, including
Road 4 buildings and parking areas
North County
Environmental A light recycling processing facility
8 S 08-015 Resources 25368 Mesa Rock 35.5 | to handle green waste, and
. Road . o\
Recycling construction and demolition waste
Center
9 TPM 20879 Knox TPM 2194 Rockhoff Road -- 2 SFR lots; 1 existing SFR to remain
4-building storage facility: 2,388-s.f.
T&R Mini 25338 Centre City manager building and three 2-story
10 MUP 05-052 Storage Parkway 327 storage buildings (46,706 s.f., 52,470
s.f. and 57,754 s.f. in size)
11 TPM 20960 Hooper TPM Southwestern side of 4.54 2 SFR lots; 1 existing SFR to remain
Jesmond Dene Park
12 TPM 20761 Eaton TPM 858 Hubbard Avenue 9.67 | 2 SFR lots; 1 existing SFR to remain
Montiel
GPA 04-007 . . .
13 REZ 04-014 Helghts/ 1310 Montiel Road 501 70 condominiums; 1 existing SFR to
Montiel Road be removed
T™ 5382
Townhomes
Southern corner of
Lago de San intersection of Lake
T™ 5388 . . -
14 Marcos San Marcos Drive/ 21.3 | 42-unit condominium complex
REZ 07-009 ..
Condominiums | Rancho Santa Fe
Road
SP 04-003
GPA 04-004 North and south of Up to 742 SFRs, commercial
REZ 04-010 Harmon Harmony Grove services, park and community
15 VTM 5365 Grove V}i]lla . Road, and east and 468 gathering locales, and equestrian
MUP 04-012 & west of Country Club facilities; currently under
MUP 04-013 Drive construction
MUP 04-014
Additional Dwelling Units Subtotal | 872
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CUMULATIVE PROJECTS IN THE VICINITY OF THE PROJECT

Map Project Area
Numbers Issued | Project Name Location Proposed Improvements
Key No. (acres)
by Agency
COUNTY OF SAN DIEGO, cont.
16 REZ 08-009 Bear Valley 1016 Bear Valley 401 Approximately 100,000-s.f. self-
MUP 08-020 Self-Storage Parkway ) storage facility (590 units)
5 SFRs; site currently contains
offices, greenhouses, sheds,
17 T™ 5278 Anderson TM 20253 Elfin Forest 13.98 warelllous.e, and modulgr home to
Road remain,; site also contains a
greenhouse and farm employee
housing to be removed
Baumgartner South of Elfin Forest
18 TPM 20764 Road and west of 6.17 | 2 SFR lots
TPM
Elfin Forest Lane
s ot
19 SP 99-001 Cielo del Norte | Road near its 530 187 .SFRs, 365 acres of open space,
REZ 99-017 . . . 4 private park lots; no final map
GPA 01-02 intersection with
Elfin Forest Road
TM 5013
T™ 5260 56 large SFR lots on 82.5 acres of
SPA 01-005 site; 111.6 acres of open space,
SPA 03-001 18608 Via Catania, including a portion of Escondido
20 SPA 03-006 Santa Fe Creek Rancho Santa Fe 194.1 Creek; ﬁ%lalpmap: approximately
S 03-043 60 percent (roughly 34 houses) built
REZ 91-032 out
SP 92-01
TM 4569RA The Bridges at
P83-064W1 Rancho Santa North of Avenida de
P85-084W2 . 205 SFRs and a golf course; final
21 P85-064W2 Fe (formerly Duque and Aliso 432 map: approximately 90 percent
P85-084W3 called Canyon | Canyon Road, (roughly 185 houses) built out
Creek Country | Rancho Santa Fe
VAC 99-003 Club)
L 1166
22 TPM 21161 Lanzer TPM 8952 Detwiler Road 17.8 | 2 SFR lots; 1 existing SFR to remain
TM 4225
TM 5093
TM 5146
TM 5440
TM 5441
T™ 5456 206 SFRs built out of the total
S 01-062 approximately 720 approved SFRs;
S 05-043 lots range from 2.43 to 10 acres;
23 S 05-044 Rancho Cielo 8204 Del Dios Hwy 2,815 | neighborhood community; village
S 99-020 center; fire station and heliport; open
S 99-026 space; wastewater reclamation
SPA 00-003 facility
SPA 05-004
SPA 96-001
REZ 05-010
REZ 05-011
MUP 00-005

Additional Dwelling Units Subtotal

752 (plus ~733 built out)
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CUMULATIVE PROJECTS IN THE VICINITY OF THE PROJECT

Map Project Area
Numbers Issued | Project Name Location Proposed Improvements
Key No. (acres)
by Agency
COUNTY OF SAN DIEGO, cont.
2.5 miles west of [-15
REZ 99-009 and south of western -
24 | SPA 03-002 ohow/Rancho | extension of Lake 1s | 27 SRS, i;gzds;‘:; | voadfutihity
TM 5081 Hodges, Rancho ’
Santa Fe
SP-13-001
GPA 13-001 Valiano South of Hill Valley
25 STP 13-003 Development Drive and west of 210 326 SFRs, parks and open space
TM 5575 Country Club Drive
REZ 13-001
CITY OF SAN MARCOS
San Marcos Terminus of Las
26 -- . Posas Road, San - 198 du
Highlands
Marcos
ME 1530 1608 Richland Road, 8 SFR lots with minimum lot size on
27 TSM 459 Kachay Homes San Marcos 9.54 1 acre; 1 existing SFR to be removed
ND 06-0738 ’
MF 1546
TSM 462 . 1320 Richland Road, Minimum of 16 SFR lots (1-acre
28 ND 06-737 Heritage Ranch San Marcos 20.20 lots); 1 existing SFR to be removed
GV 06-78
UK 794-796 North Alda .
29 -- Investments . -- 35-unit apartment complex
LLC Drive, San Marcos
MF 1666 \17)\71nd1y Pomtt/ Windy Point Way, ?ff};e/m%us;ggl parkalzlcll'u(}illtng
30 | CUP07-735 evelopmeny 1 orth of Borden 10.7 | 7 OHices burdings and 4 igh
ND 08-768 Un1vers1ty’of Road, San Marcos 1ndqstr1a1 bull'dlngs, project includes
St. Augustine a private medical school
Project 1: Either 247 SFRs, 2 tot lots
MF 1118 North of Las Flores and 8 open space lots (Alternative A)
31 SP 00-34 Rancho Drive and south 67 or 184 SFRs, 1 tot lot, 4 open space
TSM 416 Santalina Santa Fe Road, San lots and 12-acre school site
CUP 00-452 Marcos (Alternative B)
Project 2: 888 MFRs
East of the
MF 1539 Nicholas intersection of
32 TSM 461 Banche Poinsettia Avenue/ 6.74 11 SFRs
ND 06-744 Specialty Drive, San
Marcos
Shane Park 200-300 block of '
33 -- Rancho Santa Fe -- 19 apartments and 6,138 s.f. of retail
Plaza
Road, San Marcos
MF 1612 . Pacific Street to the . . o .
34 | SDP 06-322 P .| | north of Grand 1.49 %Il)jfkfnfg ‘S';i‘c‘:tsnal building with
ND 07-757 ) Avenue, San Marcos

Additional Dwelling Units Subtotal

1,783 or 1,720
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CUMULATIVE PROJECTS IN THE VICINITY OF THE PROJECT

Map Project Area
Numbers Issued | Project Name Location Proposed Improvements
Key No. (acres)
by Agency
CITY OF SAN MARCOS, cont.
Northeastern corner
Pacific of the intersection of .
35 -- . Grand Avenue/ 2.77 31,776-s.f. commercial center
Commercial .
Pacific Street, San
Marcos
South of West 337 condominiums, 48,980 s.f. of
Mission Road, east of commercial (retail), 9,800-s.f. office
36 MF 1392 Palomar Station Las Posas Road and 1432 building, 6,280 s.f. of restaurant/food
EIR 03-39 north and south of ’ court use, 1,385 s.f. of homeowners’
Armorlite Drive, San recreational space and 1.8 acres of
Marcos open space
South of Mission
37 MND 13-003 Davia Village Road and west of Las 11.78 416 du, 15,000 s.f. of retail and
SP 12-55 Posas Road, San ' 60,000-s.f. neighborhood park
Marcos
Southeastern corner
MF 0590 of the intersection of 1,795-s.f. drive-in restaurant with
38 ND 12-002 Sonic Drive In | Grand Avenue/Via 0.9 899 s.f. of covered outdoor dining
CUP 12-001 Vera Cruz, San area
Marcos
Norhwestern corner 42 multi-family affordable housing
39 -- East Gate . -- units and 11,285 s.f. of
future Creekside . .
Road, San Marcos retail/commercial
GPA 09-107
R 09-144 Chinaberry Lane
40 SP 09-54 Parkview south of Autumn 406 84 affordable apartment units and
MFSDP 09-50 Apartments . ’ 6,490 s.f. of commercial retail space
Drive, San Marcos
TPM 675
ND 11-818
106 multi-family affordable
apartments, community center with
41 TPM 672 Westlake 40.5 and 419 Autymn 4.84 pIr)eschool, 6,140 s.f. ot}’] commercial
Village Drive, San Marcos .
space and parking; 11 apartment
buildings and 1 SFR to be removed
v 160 AT
GPA 08-102 Richmar 571 du and 87,942 s.f. of commercial
42 . the area north of San 62
R 08-139 Specific Plan space
ND 10-800 Marcos Elementary
School, San Marcos
Southwestern corner
of the intersection of
a3 _ Marketplace @ | Twin Oaks Valley _ Retail center with pads for future
Twin Oaks Road/San Marcos office building, hotel and restaurants
Boulevard, San
Marcos

Additional Dwelling Units Subtotal

1,555
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CUMULATIVE PROJECTS IN THE VICINITY OF THE PROJECT

Map Project . . Area
Key No. Numbers Issued | Project Name Location (acres) Proposed Improvements
by Agency
CITY OF SAN MARCOS, cont.
Citywide
44 ND 12-822 fdt?ﬁziance Throughout the City _ Channel maintenance activities at
. of San Marcos 64 locations
Programmatic
Permit
MF 1785
IIASF%C“];% 10-51 Intersection of
45 R 10-146 ) Candera Boughgr Road/Via 717 8 SF.Rs. and 50 condominiums;
GV 10-85 Camellia, San 1 existing SFR to be removed
CUP 10-835 Marcos
ND 10-806
2,600 mixed-use residences,
800 student housing du, 450-room
k()}yeréi?;lg ?ﬁgﬁgg?al hotel, 638,000 s.f. of general office,
University Street Ba’rham 300,000 s.f. of medical office,
MF 1392 .. R 1,000,000 s.f. of mixed-use
46 District Drive/Discovery 194 . .
EIR 03-39 Specific Plan Street and San retall/cor.nmqmal, 30,000 s.f. of
Marcos Creek. San community/civic use, 25.33 acres of
Marcos ’ parks and urban open space,
15.10 acres of open space and 26.74
acres of public streets
pouth of San Marcos Up to 1,070,000 s.f. of medical,
University Twin Oak; Valley den‘Fal, pr.o.ffzssional aqd support
47 SP 90-24(08M) Office and Road. north of 109 retail facﬂltles;. potential partial .
FEIR 08-42 Medical Park Crave’n Road and east future school site; 16 acres of habitat
of Craven Road/Bent preservatlon; qnd roadway and
Avenue, San Marcos infrastructure improvements
~ between Discovery
San Marcos Street and San Up to 2,300 du, 1,265,000 s.f. of
MF 1171 Creek Specific | Marcos Boulevard retail, 589,000 s.f. of office space,
48 FEIR 05-41 Plan and along San Marcos 2173 19.9 acres of park land, 77.0 acres of
SCH Floodway Creek from La ‘ open space and 38.47 acres of right-
2006121080 Improvement Sombra Drive to of-way; includes flood control, road,
Project Johnston Lane, San and infrastructure improvements
Marcos
. . 1,335,000-s.f. hospital facility,
49 | SCH 92011057 Ié?f‘,ffer g{l"i‘li(‘l‘i’sl ggg f/f :rvcf)ns Road, 40 | including 439 beds and 5,000
& parking spaces
Leigh Hanson 12‘::;3 gagli\;;l};yo £ 34.6 du (SFRs and dupleices), school
50 -- Site Craven Road. San - (kindergarten through 8" grade),
Marcos ? park land and open space

Additional Dwelling Units Subtotal

6,103
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CUMULATIVE PROJECTS IN THE VICINITY OF THE PROJECT

Ma Project Area
P Numbers Issued | Project Name Location Proposed Improvements
Key No. (acres)
by Agency
CITY OF SAN MARCOS, cont.
Intersection of South
Campus Pointe | Twin Oaks Valley .
51 -- 11 Road/Village Drive, -- 108 du and 10,000 s.f. of retail
San Marcos
West of South Twin School pad, roadway improvements,
Rancho Peaks Road, south of future park pad and spill
MND 12-820 Coronado eaks Road, south o uture park pad and spillway
52 Craven Road and 53 realignment/South Lake reservoir
CUP 12-894 Phase I School y . . .
. north of San Elijo access with parking lot and trail
Site .
Road, San Marcos connection
University .
SCH Commons/Old San Elijo Road and
53 east of Rancho Santa 416 308 du
1990011013 Creek Ranch
. Fe Road, San Marcos
Specific Plan
Intersection of San . .
o | ME790 San Elijo Hills | Elijo Road/Elfin 2000 3’3)98 i“lgmdudmf Zzz.l‘j‘ffordable. |
EIR 95-30 Town Center Forest Road, San ’ ulsle an actes of retarjcommercia
Marcos
CITY OF ESCONDIDO
Southeast of the
intersection of
Kenny Ray Kauana Loa/ 10 lots to be developed individually
55 SUB 09-0002 Harmony Harmony Grove 24.3 | as a business park and 1 open space
Grove Road/future lot
Citracado Parkway,
Escondido
Intersection of
Harmony Harmony Grove
56 ER 2000-34 Grove Y 13.6 | 9 industrial use lots
. Road/Pacific Oaks
Industrial Park .
Place, Escondido
Hale Avenue
Resource
Recovery 19,224-s.f. administration building
57 PHG 11-0038 Facility j&svzehssulggclgildi do 37 for a wastewater treatment facility
(HARRF) ’ with 21 parking spaces
Administration
Building
Citracado West Valley Parkway Improvements and extension of
58 ER-2006-10 Parkway to Andreasen Drive, -- Citracado Parkway from West
Extension Escondido Valley Parkway to Andreasen Drive
Four 45-foot-tall, 125-ton vertical
asphalt concrete storage/load-out
. Escondido . silos and 3 storage tanks; 2 existing
59 File No. 0300-40 Asphalt Plant 500 North Tuh.p 3.72 | 45-foot-tall, 80-ton vertical asphalt
PHG 10-0014 . Street, Escondido .
Expansion concrete storage/load-out silos to be
removed on the existing concrete and
asphalt recycling facility

Additional Dwelling Units Subtotal

3,814
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Ma Project Area
P Numbers Issued | Project Name Location Proposed Improvements
Key No. (acres)
by Agency
CITY OF ESCONDIDO, cont.
Log No. ER
2005-20 . - i
PHG 11-0009 Citysquare 313 South Orange 102 condornlmums,'4 existing '
60 Downtown . 3.65 | residences and existing commercial
Tract 921, 2005- Residential Street, Escondido use on site to be removed
28-PD, 2005-06-
AZ
2007-25-PD 350 La Terraza 43,107-s.f. office building, 38,121-
61 The Point Boulevard, 1.84 | s.f. health club and 349 parking
2005-20-PD .
Escondido spaces
Springhill 300 La Terraza
62 é(;();%l_iéPD Suites by Boulevard, 1.68 | 105-room hotel
Marriott Escondido
Intersection of
63 SUB 13-0002 Oak Creek Hamilton Lane/Miller | 41.4 63 S.F RS and 4 open space lots;
PHG 13-0017 . 1 existing SFR to be removed
Avenue, Escondido
ESCONDIDO UNION HIGH SCHOOL DISTRICT
ADM 10-0001 | Citracado High | S0uh of West Valley . .
Parkway and north of Specialized small high school for
64 SCH No. | School/ Del . 34
Citracado Parkway, 500 to 800 students
2009081074 Lago Academy .
Escondido
Additional Dwelling Units Subtotal | 162
PALOMAR POMERADO HEALTHCARE DISTRICT
2001-01-SPA South of Vineyard
2005-81- Escondido Avenue, north of Approximately 1,200,000-s.f.
65 SPA/DA Research & Harmony Grove 164 | hospital/medical campus with 453
PHG 11-0034 Technology Road and along either beds
SCH No. | Center (ERTC) | side of Citracado
200112106 Parkway, Escondido
Additional Dwelling Units Subtotal | 0
TOTAL ADDITIONAL DWELLING UNITS FOR CUMULATIVE 15.041
PROJECTS, EXCLUDING THE PROPOSED PROJECT i
Harmony
SP-GPA Grove Village E}(;gi(i{fol;lzr:;%ngas ¢ 453 residences, 193 SFRs, 260 MFR,
66 STP, TM, REZ, South of Country Club 111 13 parks, limited retail/commercial
MUP (Proposed ) Y (5,000 s.f.) and open space
. Drive
Project)

ADDITIONAL DWELLING UNITS GRAND TOTAL

15,494

Acronyms/abbreviations:

-- = not available

CUP = Conditional Use Permit
du = dwelling unit

GPA = General Plan Amendment

MEFR = multi-family residence
MUP = Major Use Permit

REZ = Rezone
S = Site Plan

SCH = State Clearinghouse
s.f. = square feet

SP = Specific Plan

SPA = Specific Plan Amendment

SFR = single-family residence
TM = Tentative Map

TPM = Tentative Parcel Map
VTM = Vesting Tentative Map

1-66
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Country Club Drive - Public Enhanced Residential Collector
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Botanical Name

Common Name

4. Natural/Transitional Landscape
+Transition Landscape

Generally, these are plantings with lower growing trees that are native or indigenous
Container Size Range

Agonis flexuosa

Arbutus unedo

Cinnamomum camphora

Fraxinus angustifolia‘Raywood"
Lagerstroemia species

Liquidambar styraciflua Festival
Magnolia grandiflora ‘Majestic Beauty’
Quercus irginiana

conferta

Riparian Landscape

qjjq
FJ

Fuel Modification Zone (Thinned Zone 2, min. 25ft)
Hillside Landscape : Internal Landscape and Streetscape

Cross Section AT Jl

Primary Theme Streetscape (Country Club Drive)

Civic / Commercial / Recreational Landscape (Park 1 -Public)

Rural Trail

Natural/Transitional Landscape

Civic / Commercial / Recreational Landscape
(Park 2, 3 -Public)

Riparian Landscape

Civic / Commercial / Recreational Landscape (Park 4 -Private)

P o Sy R — I —

Internal Village Landscape and Streetscape

Civic / Commercial / Recreational Landscape (Park-9-Public)—~
Civic / Commercial / Recreational Landscape (Park 8 -Public)

Civic / Commercial / Recreational Landscape (Park 5, 6, 7 -Pri

Rural Trail (Elfin Forest Trail)

Natural/Transitional Landscape

Natural/Transitional Landscape
Valley Landsacpe:
Internal Village Landscape and Streetscape

2. Hillside Landscape

Planting i to be done in informal groves with Brisbane box and evergreen canopy trees. Permanent irrigation is required.

Acceptable species include but are not limited to:
+ Hillside Landscape
Botanical Name

Peppermint Tree

Strawberry Tree

CamphorTree
Ash

Crape Myrtle
American Sweetgum
Southern Magnolia
Southern Live Oak
Brisbane Box

Common Name

24" Box, 36" Box Botanical Name Common Name

Western Cottonwood

landscapes. Temporary or permanent irrigation is required. Acceptable species include but are not limited to:

15 Gallon, 24"Box
24" Boy

X
24" Box, 36" Box
15 Gallon, 24"Box
24" Box, 36" Box
15 Gallon

15 Gallon, 24"Box

and blend with natural or more ornamental

Container Size Range

24" Box, 36"Box
36" Box, 48"Box
24" Box, 36"Box
24" Box, 36"Box
36" Box, 48" Box
36" Box, 48" Box
36" Box, 48"Box
24" Box, 36"Box

Hetermoeles arbutifolia
Malosma laurina
Quercus species
Rhus integrifolia

foyon
Laurel Sumac
Lemonade Berry

+ Natural Landscape

Vegetation in these areas are primarily grasses and Coastal Sage Chaparral habitat

5. Civic / Commercial / Recreational Landscape

The Special Use Areas contain an informal and eclectic mix of treeforms, shrubs, and groundcovers including agricultural
landsacpe features to provide a rich setting and backdrop for ongoing functions. Permanent rrigation i required. Acceptable:

Container Size Range species include but are not imited to

Geijera parviflora
Lophostemon conferta
Platanus racemosa
Quercus agrifolia

Rhus lancea

Sambucus mexicana
Quercus virginia
Malmosa laurina
Heteromeles arbutifolia
Rhus integrifolia

Vitis variety

Citrus variet

Punica granatum variety

 Internal Landscape and Streetscape
Botanical Name

Australian Willow
Brisbane Box
California Sycamore
Coast Live Oak
African Sumac

Blue Elderberry
Southern Live Oak
Laurel Sumac

oyon
Lemonade Berry
Grape

Lemon
Pomegranate

Common Name

24" Box, 36"Box Botanical Name Common Name

15 Gallon, 24"Box
15 Gallon, 24"Box
15 Gallon, 24"Box
15 Gallon, 24"Box

Container Size Range

24" Box, 36" Box
24" Box, 36" Box
24" box, 36" Box
15 Gallon, 24"Box
15 Gallon, 24"Box
36" Box, 48" Box
15 Gallon, 24"Box
15 Gallon, 24"Box
15 Gallon, 24"Box
15Gallon 6. Wastewater Treatment Landscape
24" Box, 36"Box To help disguise the wastewater treatment use, a screenin:

Schinus molle California Pepper
Ginkgo biloba (male trees) Maidenhair Tree
Magnolia grandiflora Southern Magnolia
Quercus suber Cork Oak

Vitis variety Grape

Citrus variet

Lemon
Punica granatum variety Pomegranate

24" Box, 36" Box
24" Box, 36"Box
36" Box, 48" Box
36" Box, 48" Box
15 Gallon

24" Box, 36" Box
24" Box, 36"Box

24" Box, 36"Box

irrigation is required. Acceptable species include but are not imited to:
Container Size Range

Agonis flexuosa
Arbutus unedo

Fraxinus angustifolia‘Raywood"
Lagerstroemia species

Queras vigniana

Riparian Landscape

Hillside Landscape

Civic / Commercial / Recreational Landscape (Park 13 -Private;

Rural Trail

Fuel Modification Zone (Irrigated Zone 1, min. 75ft)

) Fuel Modification Zone (Thinned Zone 2, min. 25ft)

Hillside Landscape

Hillside Landsacpe:
Internal Village Landscape and Streetscape

Rural Trail (Lake Hodges Trail

Riparian Landscape

Hillside Landscape

Rural Trail (Summit Trail)

ic / Commercial / Recreational Landscape (Park 10 -Public)

Hillside Landsacpe:
Internal Landscape and Streetscape

Primitive Trail (Lake Hodges Trail)

Civic / Commercial / Recreational Landscape
(Park 11 -Public)

Rural Trail (Summit Trail)

Natural/Transitional Landscape

Primitive Trail (Elfin Forest Trail)

Fuel Modification Zone (Irrigated Zone 1, min. 75ft)

conferta

Shrubs, Vines, & Groundcover

Peppermint Tree
Strawberry Tree
Ash

Crape Myrtle
Southern Live Oak
Brisbane Box

Botanical Name

be planted in informal cl
large shrubs, Trees such s Bishane box will be usd in combination with natve shrubs, An informal arangement will provide
buffering of the facilies while also blending with the character of the overall Harmony Grove Village South landscape. Permanent

Common Name

both trees and

Container Size Range

24" Box, 36"Box
24" Box, 36"Box
24" Box, 36"Box
24" Box, 36"Box
36" Box, 48" Box
24" Box, 36"Box

Lophostemon conferta
Platanus racemosa
Hetermoles arbutifolia Toyon
Malosma laurina Laurel Sumac

Brisbane Box

7. Biological Open Space (BOS) Landscape

Biological open space includes the Escondido Creek area (offsite) and the large biological open space to south
which consists of southern mixed chaparral and a stand of mature California live oaks, These areas will remain largely

undisturbed. Where restoration is needed, native plant species will be used to

California Sycamore

24" Box, 36"Box
24" Box, 36"Box
15 Gallon, 24"Box
15 Gallon, 24"Box.

match the existing vegetation.

Shrubs 3’- 8’ Evergreen, Slope Contr
nical Name

Agave attenuata

Aloe strata

Cistus x canescens

Cistus ladanifer maculatus
Heteromeles arbutifolia
Leptospermum scoparium Ruby Glow’
Rhus ovata

Rhaphiolepis indica Ballerina’
Rosemarinus officinalis Tucson Blue'
Salvia leucantha

Salvia mellifera

Gr dcover - g , Slope E

ol (Inte
mmon Name

Foxtail Agave

Coral Aloe

Rock Rose
Brown-Eyed Rock Rose
Toyon

Ruby Glow New Zealand Tea Tree 5 Gallon

Sugar Bust

Ballerina Indian Hawthorne 1 Gallon

Tuscan Blue Rosemary
Mexican Sage
Black Sage

Botanical Name

Common Name

r Slopes)

Control (Interior Slopes)

Baccharis plulars Tun Peaks’
c

Fuel Modification Zone (Thinned Zone 2, min. 25ft)

oriz yankee pt
Myopuvum parvifolium
inalis ‘Huntington Carpet’

Biological Open Space (BOS) Landscape

NOTES:

1. Al parking lots grater than 6,000sf will have 5% or more of planting area per county code. Wheel stops wil be placed in parking stalls to prevent

Cross-sections noted on this figure are located in
Subchapter 2.1

Conceptual Landscape Plan:

Harmony Grove Village South !
2015/02/24
Revised 2015/08/26 |
Revised 2016/02/05
Revised 2017/02/03 ,

0 200 400
———— SWA

damage to landscaping

2. All planting areas and slopes less that 3:1 will contain at least 3" of mulch (per new MWELO regulations).

3. For all applicable slopes, planting and irrigation will meet or exceeds the requirements outlined in county ordinance 87.417 and 87.418.
4.Trash enclosures to be screened through the use of planting and / o structural elements.

5. County to maintain trees planted within public right of way.

6.The landscape oncept incorporatesa"Modifed Clfria Native” plant ajte that utizes drought olerantand , and implements
water efficient reclaimed water. Reclaim r wil be produced for irigation of parks, parkways, manufactured slope areas
and other common area landscaping. Potable water may be used intaly and the s ofreclaimed water phased I ovel time as the s the community
and the population grow. Because of the serious long-term need for water conservation, both the technology and the regulations governing water use
andirrigation have been evolving rapidly and need to be thoroughly understood and incorporated into the design. Individual lots willalso be subject to
efer o Water Eficent Design Manual,CountyofSan Diego, Planning and
27, o0 Water Conservation in Landscaping, The Board of Supervisors of the
County of San Diego; State Water Resources Controi Board, e e of o,

7. Alllarge turf areas will be designed with emph turfnot essential to its op

8. A i Prtecton Plan or Harmony Grove Vilage South has ben prepared andsubmitedt the County ofSan Diegforapprovl Toe Pan provides
detailed fire protection standards for the development of Harmony Grove Village South Specific Plan area. A fuel modification zone (FM2) is

important component of a fire protection system for the project ite. The perimeter of the project willinclude varying FMZ widths. At least 100 feet o
fuel modifcation will b achieve o allts and will nclude.a inimum of 75 fet ofrigated Zone 1 and  minimum of 25 fet ofthinned Zone 2 The
interfor o the project willinclude an irrigated landscape that excludes the native fuels, lot to strict
Jimitation from erec structures. Refer to the Fire Protection Plan for Harmony Grove Village South for detailed
requirements.

9.Intext,itis called Fuel Modification Zone (FM2). On Fire Safety Master Plan, itis called: Brush Management Zone.
10.The northern portion of the project will match the landscape approved for Harmony Grove Village (PDS2012-3960-12-008, approved July 11, 2014).

11.The plant pallete may be modified in the future design phases.

Dwarf Coyote Brush
Yankee Point Ceanothus
Prostrate Myoporum
Huntington Carpet

dcover - ] , Slope
Container Plantings

Botanical Name

Common Name

Control (Exterior Slopes)

Artemisia palmeri

Baccharis pilularis ‘Twin Peaks’
Comarostaphylis diversifolia ssp.
Ceanothus verrucosus

Encelia californica
Eriophyllum confertiflorum
Eschscholzia californica
Hazardia squarrosa
Heteromeles arbutifolia

Lotus scoparius

Malosma Laurina

Mimulus aurantiacus puniceus
Nemophila menziesii

Rhus integrifolia

San Diego Sagewort
Dwarf Coyote Brush
Summer Holly
Wart-Stemmed Ceanothus
Coast Sunflower
Golden-Yarrow

California Poppy

Yellow Squirrel Cover
Toyon

Deer Weed

Laurel Sumac

Red Monkeyflower

Baby Blue Eyes

Lemonade Berry

Hydroseed - Coastal Sage Scrub Mix
e Erosion Stabilizer / Exterior Slope / Temporarily - Irrigated)

5 Gallon Botanical Name Common Name LB/AC %PURIT 10N

1 Gallon

1Gallon Artemisia californica Coastal Sagebrush 2 15/50

1 Gallon Encelia californica Bush Sunflower 4 40/60

5 Gallon Eriogonum fasciculatum  California Buckwheat 6 10/65
Eriogonum parvifolium  Sea Cliff Buckwheat 4 30/60

5 Gallon Eriophyllum confertiflorum  Golden Yarrow 3 30/60

Eschoscholzia californica  California Poppy 1 98/7s

1Gallon Helianthemum scoparium  Rush Rose 2 70/50

1Gallon Lotus scoparius Deerweed 6 90/60

1Gallon Lupinus bicolor Pygmy-Leaf Lupine 4 98/80
Lupinus succulentus Arroyo Lupine 4 98/85
Mimulus puniceus Bush Monkeyflower 2 2155
Salvia mellifera Black Sage 1 70/s0

Container Size Range. Vulpia microstachys Small Fescue 8 90/50

50% 1 Gal/50% Flats@ 36" O.C.

50% 1 Gal/50% Flats@ 36" O.C. Temporary Pad Hydroseed (Non-Irrigated)

50% 1 Gal/50% Flats@ 36" O.C.

50% 1 Gal/50% Flats@ 36"0.C Basic Erosion Control Mix (Contact S&S Seeds 805.6840436)
Botanical Name Common Name LB/AC %PURIT 10N
Bromus carinatus Cucamonga Brome 20 85
“Cucamonga’

Containes Size Range Trifolium willdenovii Tomaat Clover 4 85
Vulpia microstachys Small Fescue 8 90/50

1Gallon

1Gallon

1 Gallon

1Gallon

1Gallon

1Gallon

1Gallon

1Gallon

5 Gallon

1Gallon

5 Gallon

1Gallon

1Gallon

5 Gallon

Open Space Adjacent Riparian Corridor & Detention Slopes

Container Plantings

Botanical Name

Common Name

Container Size Range

Artemisia palmeri
Carex spissa

Iva Hayasiana
Juncus Acutus,
Mimulus guttatus

San Diego Sagewort
San Diego Sedge

San Diego Marsh Elder
Spiny Rush

Golden Monkey Flower

1 Gallon
1 Gallon
1 Gallon
1 Gallon
1 Gallon
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Park 12 (Private) - 0.64 ac
Walking Path

ground storm water capture and treatment facility)

Free Play Area with exercise station (Dual use with under-

Seating, Picnic, and BBQ Areas

Stairs

Park 1 (Public) - 0.37 ac
Dog Park

Dog Fence (Gated)

Entry Apron

Park 4 (Private) - 0.82 ac
BBQ Areas

Rest Rooms and Pool Equipment Building

Jr. Olympic Pool

Equestrian Hitching Corral

Recreation Area within Building (approx. 800 sf)

Spa

Shade Structure

Seating Area with Restored Fire Place

Event Garden

Shade Structure

Park 2 (Public) - 0.08 ac
Shade Structure

Fitness Green with Exercise Equipment

Park 3 (Public)- 0.21 ac
Shade Structure

Court Sport or Swing Set

Park 5 (Private) - 0.25 ac
Community Gardens with Storage
{__Shed, Fencing, and Sealing Areas

Park 6 (Private) - 0.14 ac
e dens with Sterage Shed, Fencing, and Seating Areas

Park 7 (Private) - 0.10 ac
Ce Gardens with Storage Shed, Fencing, and Seating Areas

Park 10 (Public) - 0.26 ac
Tot Lot
Fitness Green with exercise station

Shade Structure

Park 11 (Public) - 0.19 ac RS
Fitness Green with exercise station ! 1

ian Staging / Traithead / Hitching Post

Source: SWA 2017

L ~ = 1 .
| Fitness Green with Picnic and Seating Areas

ian Staging / Trailhead / Hilching Post £ -
Half ourt
Tl lic) - 0.21
Park 8 (Public) - 0.21 ac P BT
Jogging Path with exercise station
Park 13 (Private) - 0.28 ac Shade Structure
Free Play Area with exercise station (Dual use with under- I
ool oumyvater thllre G facity) Park 9 (Public) - 0.54 ac

Trail Connection

Seating, Picnic, and BBQ Areas

Shade Structure / Picnic and BBQ Areas

NOTE: Acreages exclude trailheads / staging areas, which are not
counted as active recreation under the county’s current PLDO.
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T A

MAJOR STREET / INTERSECTIONS

INTERIOR STREETS

The lighting design for Harmony Grove
Village South will be in keeping with the rural
spirit of the project and adhere to the San
Diego County Light Pollution Code commonly
known as the “Dark Sky Ordinance.”

Source: PDC 2016
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No Scale

J

[
-Q.

Legend:

Primary Project Identity/Entry:
Project signage discreetly placed within low stone walls or
pilaster landscape elements.

@ Secondary Project Identity/Entry:
Similar to above but smaller in scale.

® Identity Signage:
identifies various amenities in the project such as parks, rec-
reation areas, equestrian facilities, trail heads etc. Integrated
into low stone walls or stand alone signs, small in scale.

A Wayfinding signage integrated into coordinated theme of
street, directional, and regulatory signage.

A
L

1
'

]

[

|

]

!

1

]

1

1

1 . . .
I == Small scale commercial/community center signage.

.

B Historical interpretation signage, as appropriate.

Source: PDC 2017

Potential Sign Locations
HARMONY GROVE VILLAGE SOUTH

HEL’X Figure 1-22
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CHAPTER 2.0 — SIGNIFICANT ENVIRONMENTAL EFFECTS
OF THE PROPOSED PROJECT

This chapter of the EIR provides a detailed discussion of those subject areas for which Project
implementation would result in either: (1) significant impacts that cannot be avoided and/or
(2) significant impacts that can be avoided, reduced or minimized through mitigation measures
required to be implemented as part of the Proposed Project.

In order to assist the reader in tracking between impacts and related mitigation measures,
individual impacts and the associated mitigation measures have been given correlating numbers
and letters. For example, for the issue of aesthetics, the first significant impact is identified in text
in the analysis portion of the discussion as AE-1, representing aesthetics impact number 1. The
measure designed to attenuate that impact is identified as M-AE-1 (i.e., mitigation for aesthetics
impact number 1).

Significant and unmitigable impacts have been identified for three technical issues addressed in
this chapter: Aesthetics, Transportation/Traffic and Air Quality.

2.1 Aesthetics

The following sections address aesthetics evaluation summarized from the Visual Impact Analysis
(VIA) and Resource Protection Study Steep Slope Waiver prepared by HELIX (2017¢ and 2015,
respectively), and presented in their entirety in Appendices B and C of this EIR. The VIA was
prepared in conformance with the County Requirements for Format and Content for Visual
Analysis (20071) and the County Requirements for Format and Content for Dark Skies and Glare
(2009a). The reader is referred to text below for evaluation of all issues related to aesthetics for
the Project.

2.1.1 Existing Conditions

The following sections address the current conditions at the Project site, including the existing
environmental setting, viewer sensitivity with regard to visibility of the Project site, and the
regulatory framework currently in place. The reader is referred to Figure 1-3 in Chapter 1.0 for an
overview of the site location related to cultural and natural features discussed below.

2.1.1.1 Existing Setting

Project Site

As noted above, the Project site is located in an unincorporated area of San Diego County, west of
the City of Escondido and south of the City of San Marcos (see Figures 1-1 through 1-3 of this
EIR). The primary route from Escondido accesses the site via Harmony Grove Road, a County
Scenic Highway, additionally addressed below.

Vegetation on site (particularly within the northern half of the Project) is generally disturbed and
includes non-native grassland edged by isolated Diegan coastal sage scrub stands bordered by
coastal sage-chaparral transition and chaparral habitats. The majority of the Project is mapped as
chaparral habitat (approximately 47 acres); with the next largest category being non-native

2.1-1
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grassland (42 acres). Smaller areas of coast live oak woodland, eucalyptus, non-native and
disturbed vegetation, etc., are also located onsite.

As a whole, the site rises in elevation to the south, and contains valley floor, as well as visible
on-site small hillocks and knobs, on top of the generally inclining topography. The northern
portion of the Project site contains topography generally sloping down to the north-northwest
corner of the property, as well as disturbed biological habitat. Looking only at the northwest
portion of the site, the western half is a gently sloping valley bottom, sloping down from both the
south and east, toward the Project low point and (off-site) Escondido Creek. Non-native
grassland/disturbed habitats are the predominant vegetation, with a stand of non-native trees
(eucalyptus, California pepper), clustered near the westward turn in Country Club Drive at the
western edge of the property. The eastern portion of the northern part of the site rises into small
scrub-covered hills.

An east-west trending bench extends across the roughly center point in the site, separating the
Project parcels visually into north and south portions. The southern portion of the Project contains
less disturbed habitat and, after a downward slope on the south side of the central bench, is located
on increasingly steep and higher on-site hills. This area drains even higher off-site hills to the
south, with incised north-south trending ravines entering the Project and draining to the northwest
on the south side of the relatively level and east-west trending bench slope noted above. This
southern area includes the largest stand of coast live oak woodland, as well as substantial chaparral
acreage, which merges into off-site permanent open space acreage.

The site has an elevational range of approximately 350 feet. On-site elevations range from
approximately 570 feet amsl in the northern portion of the Project near Country Club Drive, to
938 feet amsl at the southernmost property boundary. The low point of the drainage exit from the
site south of the central bench is approximately 630 amsl. Approximately 66.7 acres (60 percent)
of the site contain slopes with a gradient of zero to 25 percent, approximately 39.7 acres
(35.8 percent) of the site have slopes with a gradient between 25 and 50 percent, and approximately
4.6 acres (4.1 percent) of the site have slopes with a gradient greater than 50 percent. County-
protected steep slopes, i.e., natural slopes exceeding 25 percent slope with a vertical rise of 50 feet
or more in elevation, are located in the northeast hills of the Project site, on the central slope rising
above the valley floor, and in the southern third of the Project (identified for permanent set-aside).
See discussion in Section 2.1.2.2, Removal or Substantial Adverse Change of a Valued Feature,
below, for a description of existing steep slopes on site.

The Project site is currently vacant. Some remnants of prior structures (concrete slab portions, an
excavation associated with the structure cellar, and a portion of a chimney) remain on site. Other
developed uses include cistern elements, an old stockpond, a small electrical line that bisects the
Project site in an east-west direction, and several unpaved roads that are either internal to the site,
or provide access to residential uses east of the property. The Project site has no existing night-
lighting.

Figure 2.1-1, Photo Locations, is an aerial photograph of the Project site and the surrounding area,
and shows the location from which each photograph was taken. On-site visual elements are
illustrated in Figures 2.1-2a through 2.1-2d, On-site Photographs. Information is provided
regarding what is seen in each photo.
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Harmony Grove Village South Project Subchapter 2.1
Final Environmental Impact Report Aesthetics

Figure 2.1-2a, Photo A was taken from the northwestern-most corner of the property looking
south-southeast. The northern parcel boundary is seen (north of which is land owned by the
Escondido Creek Conservancy). The small scrub-covered knolls in the northeastern portion of the
parcel provide a backdrop to the non-native grassland in the foreground. Somewhat higher and
off-site scrub-covered hills are seen beyond the Project boundary, with intermittent residences
visible. Country Club Drive, which forms the western property boundary in this area, is located on
the right-hand side of the photo, with an active construction staging area for the HGV buildout
located just to the west. On site, the photo shows the continuation of the non-native grassland into
the heart of the site; beyond the visual terminus of the roadway in the distance. Behind the small
stand of trees in that area, the Project parcels extend to the west, and remain visible as a low,
extended, non-native grassland-covered slope.

Figure 2.1-2a, Photo B depicts the heart of the site from the northern scrub-covered hills. The
photograph looks southerly over the site, with a small portion of the paved road leading to homes
off site to the east (left of and behind the viewer) in the right-hand lower corner. The on-site trees
in the vicinity of the on-site standing chimney, and the off-site abutting portion of Country Club
Drive curving away from the site and to the west are also on the right-hand side of the photograph.
The lower center of the photo shows the on-site scrub habitat on the knolls in the northeastern
portion of the site. The non-native grassland covered slopes, as well as some of the on-site dirt
roads, the on-site transmission line, and (just seen in the distance) the higher southern knolls of the
Project property are visible. Behind the site, the higher chaparral-covered slopes of the hills in the
DDHP are visible, along with the fire break road, which cuts a non-vegetated ribbon up the side
of the hill. The transmission line that bisects the site is visible in roughly the center of the site, and
continues off site to the east.

Figure 2.1-2b, Photo A looks to the west. This photo was taken just north of the same paved road
that provides access to the off-site homes noted above. It provides some detail relative to the
disturbed nature of the scrub habitat in this area, and also shows the paved road extending to
intersect Country Club Drive in approximately the center of the photograph. The white structures
on the right-hand side of the photo are off site on the HGV Equestrian Ranch property, which is
being used as a staging area for the HGV construction north of Harmony Grove Road. The trees
associated with the remains of the earlier residential uses are present on the left-hand side of the
photo, and behind those trees, to the left, is the central bench slope of the property, covered with
non-native grasslands. Beyond site boundaries, this photo also provides topographic information
about the setting—the small hills associated with the valley floor (including that within the
May 2014 burned area of the HGV equestrian ranch), as well as the much higher hills to the west.
The dark colored riparian vegetation associated with Escondido Creek west of the Project provides
a strong line of demarcation, and the lighter colored area to the north of that line is part of the
grading being completed for the HGV project. The transmission line that trends southerly along
Country Club Drive to serve homes to the south is just visible in this photo, as is a pole associated
with the line that crosses the Project site to off-site homes to the east (see the very left-hand side
of the photo). The curve to the west of Country Club Drive is visible. The greenery associated with
the homes along Cordrey Drive, and along the western boundary of the Project are also more
visible. Hilltop development associated with homes west of Eden Valley is also just visible on the
upper right-hand side of the photo.
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Figure 2.1-2b, Photo B provides a view to the east from this paved road. It depicts the road leading
to the off-site homes, as well as the change from non-native grassland to scrub habitat on the
Project’s northeastern knoll, which is a near-view dominant feature in this photograph.

Figure 2.1-2c, Photo A provides an on-site view from the vicinity of the paved road that bisects
the northern portion of the property to access the off-site homes, and was taken just easterly of
Country Club Drive. This view looks south; toward the topographic bench feature that crosses the
site. The standing chimney indicates a portion of the site where remnants of the old residential uses
are visible, with the slope behind extending into the more southern portion of the site. A dirt road
trends to the top of the bench. The notable chaparral-covered hilltop in the DDHP is visible to the
south.

Figure 2.1-2c, Photo B is taken from the top of the central topographic bench near the west side of
the Project. This view looks easterly along the bench, toward the eastern boundary of the site, and
includes two of the “peak” elements prevalent in the topographic features that rim Harmony Grove
Valley. The sloping nature of the property (downward to both the south and north) from this bench
is depicted in this photo. Also clearly shown is the amount of on-site road disturbance and the
boundary between the non-native grassland and the start of the on-site chaparral. Eucalyptus is
visible near the Project boundary.

Figure 2.1-2d, Photo A also is taken from the top of the central topographic bench near the west
side of the Project. The photo depicts the expansive nature of views to the north, and illustrates the
nature of the non-native grassland on site. Again, on the right-hand side of the photo, the transition
from non-native grassland to scrub habitat on the northeastern Project knoll is shown. Most of the
off-site portion (from the burned hilltop in the Equestrian Ranch to Country Club Drive) is part of
HGV. The north-south section of Country Club Drive is visible trending toward the intersection
with Harmony Grove Road. North of the distinct line of Escondido Creek riparian vegetation
trending east-west across the photo, the extent of the HGV grading associated with the residential,
commercial and WRF facility is clear, and some construction equipment is visible. Palomar
Hospital can be seen in the background as a small rectangular feature on the right-hand side of the
photo. A portion of the Harmony Grove Spiritualist Association (HGSA) (burned out in May 2014)
is visible to the west of the HGV Equestrian Ranch on the left-hand side of the photo. In the far
left-hand side of the photo, the corral associated with a residence located at the intersection of
Cordrey Drive and Country Club Drive (abutting the Project western boundary) is visible.

Figure 2.1-2d, Photo B provides a view from the site south-southwesterly along the western Project
boundary south of the intersection of Country Club Drive and Cordrey Road as well as to the
southern boundary that meets the DDHP. Residences abutting the Project boundary are visible in
the center and right-hand side of the photo, as are off-site scattered estate residences located on
hillsides and knoll tops in the area and the firebreak on the highest peak in DDHP, the Del Dios
Highlands Trail (toward the left-hand side of the photo).

Surrounding Area

The visual character of the Project locale encompasses diverse forms, including numerous hills
and hillsides, ravines, and the open flatter valley area (now under construction as part of HGV).
Overall, the area consists of sloping and rolling valley floor with some hill features being locally
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notable. Prominent hilltops and ridgelines are located south and southwest of the Project site, and
are associated with the higher hills located in the DDHP and EFRR, respectively. These areas are
in permanent open space. Undeveloped land is also associated with Mt. Whitney, a major visual
resource in the Project area, located westerly of the Project, beyond HGV north of Harmony Grove
Road. Mt. Whitney and the western ridgelines provide a strong topographic background to the
west. The Elfin Forest/Harmony Grove portion of the San Dieguito Community Plan notes that
these are sometimes identified as the “Lady of the Valley,” with the highest point being the
shoulder, lower slopes suggesting the lady’s hair extending to the north, and the adjacent slopes to
the south showing her hip and legs as she reclines on her side. The Community Plan identifies this
off-site ridgeline as a locally important historic visual resource. Escondido Creek is also a primary
visual element in the southern extent of the valley (just north of the Project), as it bisects the valley
in an east-west direction before turning south. Although portions of the drainage are disturbed, a
fairly consistent line of riparian vegetation edges the creek along its length, providing a line of
green across the valley. Figure 2.1-3a, Escondido Creek, East and West, Photos A and B depict
east and west views along the creek at its crossing by Country Club Drive.

Settlement in Harmony Grove Valley has long been a part of creating the visual character in the
area. Early activities included ranching, as well as the notable HGSA. Although severely affected
by the regional fires in May 2014, the HGSA is rebuilding. Located on 13 acres approximately
0.25 mile west of the Project, the HGSA was formed and incorporated in 1896 to further the
teaching of spiritualism as a religion, philosophy and science. By the mid-1920s, individuals were
coming to camp events at the HGSA from as far away as San Diego and Los Angeles. The presence
of the HGSA is an important built and cultural element within Harmony Grove.

Currently, estate, rural and semi-rural single-family homes are located northwest, west, southwest,
east of the Project (Figures 1-3 and 1-4). Residential uses include scattered single-family homes
on the ridgelines to the west-northwest that overlook the valley and the Project. Additional
ridgeline and hillside residential development exists south and southwest of the Proposed Project
along Harmony Grove Road and Escondido Creek. As noted above, the HGSA, with a compound
consisting of a church, cottages and associated buildings (approximately 30 structures, overall),
was present until May, and is expected to fully rebuild.

Surrounding residences range from custom-built homes to tract developments. Larger lots in the
Harmony Grove area sometimes include large animal uses (e.g., horse-keeping). Although
individual homes are landscaped according to personal preference, some landscaped yards provide
verdant settings, including (primarily non-native) trees such as palm, pepper, pine, and eucalyptus
that provide a dominant element in the visual character of the area due to their age, size, and
quantity. Some natural, dense vegetation exists, including riparian and oak vegetation.

In 2007, the County designated an approximately 500-acre area of land in the center of Harmony
Grove Valley to become a new village. HGV is located in a large portion (approximately
450 acres) of Harmony Grove Valley and straddles three sides of the area’s “crossroads™ at
Harmony Grove Road and Country Club Drive. HGV is located contiguous to the Project site, with
the Village Core within 2,100 feet (less than 0.5 mile) of the Project. The Project is located in the
southern portion of the same valley, and is part of the same drainage basin, as well as the viewshed.
The ridgelines that surround the valley, and unite all valley areas, including HGV and HGV South,
are shown on Figure 1-5 of this EIR. The prominent ridgelines surrounding and defining the valley
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in which both HGV and the Project are found form a natural dramatic definition of the valley.
HGYV also was sited near the intersection of the main north-south and east-west roadways in
Harmony Grove (Country Club Drive and Harmony Grove Road) which have been upgraded as a
part of the development of the HGV site where they abut portions of the village that are
building out.

The entire buildable portions of the HGV site have been graded, which results in a large expanse
of raw soil. The amount of visible raw soil is changing, however, as vertical construction is
underway. Home sales began in 2015. Homes are present on both east and west sides of Country
Club Drive, and vertical construction is ongoing, with increasing rates of occupancy as additional
homes are completed. The HGV WRF grading and base construction is complete, with
preliminarily landscaped slopes and structures in place. Because the development is so far along,
the presence of that project is included as a baseline environmental condition (an existing
condition) in this EIR (see Section 3.1.5). Once completed, HGV will include more than
700 homes, some commercial uses, utility uses and additional recreational uses.

Other dense housing and subdivisions also exist within approximately 0.5 to 0.75 mile to the east
of the Project site (Figures 1-3 and 1-4). Lot sizes in this area are much smaller; generally there
are approximately eight houses to an acre. Mobile home parks and apartments are also present to
the east, and continue along Hale Avenue to 9" Avenue and Valley Parkway. Landscaped yards
and large street trees are present, but the dense housing tends to dominate the visual landscape.

As noted above, the Project is adjacent to the Equestrian Ranch at HGV. Residential, commercial
and industrial elements of that project are actively building out, with mass grading already
completed, north of the Project and Escondido Creek/Harmony Grove Road. The HGV WREF is
being built just north of Harmony Grove Road, north of Escondido Creek and within
approximately 550 feet of the Project.

This juxtaposition of the natural and the engineered (man-made) environment in the Project
vicinity is notable. Roadways wind along the hillsides in response to the topography. In general,
area grading reflects the natural topography, in that it steps up and down the original gradient,
following increases and decreases in elevation. Area ridgelines (which draw the eye from lower
elevations) are often developed with structures that are skylined to viewers from below, or at,
similar elevations. Hilltop development is generally relatively small in scale and somewhat
intermittent, but very noticeable, with geometric and rectilinear structures skylined for viewers.
This is particularly so in some of the areas west of Harmony Grove and Eden valleys
(Figure 2.1-3b, Typical Ridgeline Development), and in areas to the north of the Project, where
residential development in the City of San Marcos is visible to the naked eye, sky-lined at distance.
The off-site but visually prominent Palomar Hospital provides a dominant geometric, hard edged
element to views in the general area. It is a (varyingly) distant, but seen element from the
throughout valley, including the central slopes of the Project.

No street lights exist along Country Club Drive south of Harmony Grove Road. Some lighting is
associated with existing residential uses west and east of the Project.

Depending on the season, the non-irrigated, non-native grass fields of the Project and abutting
parcels may be tan to a light to emerald green. Darker greens associated with on-site eucalyptus
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and California peppers (near Country Club Drive) and oaks along a riparian corridor in the
southern portion of the Project are also visible for local viewers. The greens to muted brown-
greens of sage/chaparral habitats predominate on the Project hillsides. Overall, the colors are
visually “soft,” with topographic ridgelines and hilltops providing harder edged and dominant
forms at the skyline.

Roads and residential structures, which are smaller in scale, provide some variety of form and line.
Shrubs and trees can also provide bulbous or vertical elements in a valley floor viewscape when
they are isolated from more dense vegetation. When vegetation is more dense, and particularly at
a distance, it merges into a softer image. All of these visual elements, however, are visually
overpowered by the dominant scale of hills that border Harmony Grove and Eden Valleys to the
north, west and south.

The closest listed scenic corridor to the Project site is a segment of Elfin Forest Road/Harmony
Grove Road. It is identified as a scenic corridor in the COS Element and is included as part of the
County Scenic Highway System between the San Marcos city limits and the Escondido city limits.
At its closest point, the Harmony Grove Road segment is located just north of Escondido Creek,
which is located just north of the Project site.

Public park or recreation facilities within the Project viewshed (additionally addressed in
Section 2.1.1.2, Project Site Visibility/Viewshed and Landscape Unit, below) include the DDHP
and the EFRR, noted above. The DDHP abuts the southern, as well as the southeastern boundaries
of the Project. The DDHP has a 1.5-mile long firebreak/trail, located at its closest point
approximately 0.1 mile south of the Project boundary and 0.3 mile south of proposed development
footprint, that extends from Del Dios Highway to intersect with the “Way Up” Trail in the EFRR.
The EFRR maintains approximately 11 miles of trails transecting 750 acres overlaying portions of
the ridgeline separating the Escondido Creek valley and the area surrounding Lake Hodges. At its
closest point, the EFRR is located just over 0.3 mile to the south-southwest. Portions of the Way
Up Trail with views to the Project are approximately 0.5 mile from the Project boundary and
0.6 mile from the proposed development footprint.

The County has identified a number of proposed community trails located along public rights-of-
way and over private property in the vicinity of the project, and consistent with the County Trails
Program Community Trails Master Plan (2005). These facilities are designed to be located in close
proximity to residents, and to provide transportation, recreation, access, infrastructure, linkages
and safe routes throughout a community. In the immediate vicinity of the Project, the County has
identified four proposed trails, three of which are identified as “first priority,” as indicated by
asterisks below:

1. **Country Club Drive Trail (04), extending along that roadway from roughly the northern
extent of HGV, southerly to cross Harmony Grove Road and enter the Project where
Country Club Drive begins to trend toward the west;

2. **Lake Hodges Trail (11), extending across the Project approximately 0.5 mile from
Country Club Drive east to the County/Escondido line;
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3. **Summit Trail (12), extending southerly approximately 0.2 mile from the Lake Hodges
Trail into the heart of the Project; and routed along the southern Project boundary within
landscaped area north of Project BOS, connecting to Trail 11 on the north, and Trail 13 on
the west; and

4. Elfin Forest Trail (13), trending west and then south from the Summit Trail along the
western Project boundary to the County/Escondido line.

Each of the trails connecting into Escondido continues into that jurisdiction, and on to the trail
destination point or to another connection. In addition, the County Trails Master Plan identifies
the Escondido Creek Trail (14), just north of the Project, trending along the Escondido Creek
drainage. This trail is identified as approximately 2.2 miles long; no priority is identified.

Mixed-use trails (pedestrian, bike and equestrian) are under construction by HGV, located north
and west of the Project. HGV has constructed multi-use fenced trails along Country Club Drive to
Harmony Grove Road (part of Trail 04, to the vicinity of Mt. Whitney Road on the north), along
new Harmony Grove Village Parkway, and along Harmony Grove Road project footage, north of
Escondido Creek. HGV is also conditioned to build the portion of Trail 04 extending southerly
along Country Club Drive from Harmony Grove Road to the Equestrian Ranch sited just west
(across the street) from the Proposed Project.

As noted above, Figure 2.1-1 depicts the location from which each off-site photograph was taken
(Figures 2.1-3c through 2.1-3m, Surrounding Public Viewpoints). Information is provided below
regarding what is seen in each photo, as well as why the location was chosen. The following criteria
were considered during determination of off-site photograph locations:

e Type of viewers/viewpoint (public views are considered more sensitive than private views)
e Typicality and/or uniqueness of the view in that area

e Breadth of the view (views taking in a number of elements rely less on any one element
than those focusing on a specific view element)

e Depth of the view (increased distance from the observed element makes it appear smaller,
less detail is registered, and visibility may be affected by atmospheric conditions such as
fog, smog, etc.)

e Amount of time (and/or number of times) each observer is exposed to the view

e Number of viewers exposed to the view (a greater number of viewers makes the view more
sensitive)

e Identification of designated scenic viewpoints and scenic highways

On-site visual elements are illustrated in Figures 2.1-2a through 2.1-2d. Off-site vantage points
surround the Project property, and provide the basis for a number of photographs (Figures 2.1-3a,
2.1-3b, and 2.1-3c through 2.1-3-m). The primary vantage points include roadways (including
those adjacent to or abutting the site) and public trails. These roadways and trails, as well as views
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from the vantage photographs are described below. Photographs providing additional context for
development in the valley are provided in Figures 2.1-4a through 2.1-4d, Built Elements Near
Harmony Grove Village South.

Harmony Grove Road

As noted, the closest listed scenic corridor to the Project site is the segment of Elfin Forest Road/
Harmony Grove Road between the San Marcos city limits and the Escondido city limits.
Figures 2.1-3c through 2.1-3f depict views to the Project from Harmony Grove Road.

For travelers moving south and west, the Project is first visible from this scenic corridor just after
passing an intervening hill to the south as the road curves westerly around a large topographical
feature south of the Avenida del Diablo bridge (a hill containing an old mining area and current
location of the HGV WRF). From this east-west trending section, the viewer can look southerly
(left) over Escondido Creek vegetation to the site (Figure 2.1-3c). As shown in the photo, views
of the northernmost portion of the site are largely obscured by riparian vegetation. Where available,
views are most open to the east-west trending bench feature that bisects the site. As shown, the
non-native grassland-covered slope is visible, and one of the dirt roads trending southerly across
the site is notable. The higher hills of the DDHP provide a backdrop to the site, and include the
firebreak (Del Dios Highlands Trail). In the immediate vicinity of the junction with Country Club
Drive, the Escondido Creek vegetation increases in height and density, shielding views to the
Project from this specific area. Once past the intersection, the site is located generally behind the
viewer, and is not considered to comprise a notable part of the view.

For travelers heading east on Harmony Grove, the vicinity of the site could be included in views
of varying openness from the general location of Wilgen Road on to the east, past the intersection
with Country Club Drive noted above, or for just over 0.5 mile overall. Some intervening
vegetation (Escondido Creek) and structures (the house on the HGV equestrian ranch, the HGV
pump station south of Harmony Grove Road) intervene, but generally speaking views to large
portions of the site are visible to easterly-bound travelers (see Figure 2.1-3d). As shown in this
photo, beyond the Escondido Creek vegetation, intermittent views of the northern portion of the
site are visible, and a large portion of the southern bench feature is visible. Because the HGV
planned uses for this area consist of horse arena and park uses, it is possible that some visibility
would continue, although it may also be screened by the trees proposed as part of that development
along Harmony Grove Road (California pepper, interspersed with small stands of oak, sycamore,
and Brisbane box). On the north side of Harmony Grove Road, an HGV multi-purpose trail
supports users moving at more pedestrian rates of travel. At this point, visibility is conservatively
assumed from both the road and the trail (although the latter would also be looking over Harmony
Grove Road vehicular lane traffic). Past the intersection with Country Club Drive, the site is again
open to view (as described above) until obscured by intervening landforms south of
Escondido Creek.

After Harmony Grove Road turns south at the intersection with Wilgen Road, views to the Project
parcels are generally obscured by Escondido Creek vegetation; which is wide, often dense, and
located to the east of the Creek. The only “peep” views to the east noted by the Project team were
in a location where the structure on the HGV equestrian ranch was clearly (although extremely
briefly) visible (see Figure 2.1-3¢). The photo shows that, in addition to the vegetation, the hill on
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that parcel blocks views to the Project from this location. This is true for travelers moving south
or north from this turn to the EFRR entry and visitor center to the south, where intervening and
increasingly higher hills associated with the EFRR rise on the east side of the road.

Country Club Drive

Both north and southbound travelers on Country Club Drive would have direct views into the
Project from the abutting roadway.

Figure 2.1-3f depicts the view to the site from the junction of Harmony Grove Road and Country
Club Drive. As shown, southbound travelers have a direct view to portions of the site when
approaching or stopped at the intersection with Harmony Grove Road. This would occur from the
point at which Country Club Drive rounds the hill just north of Harmony Grove Road, with views
becoming increasingly open as Escondido Creek is crossed. The tops of the trees just east of
Country Club Drive in the valley portion of the site contrast with the disturbed non-native
grassland slopes rising to the south, which in turn contrast with the chaparral habitats located to
the south (both on site and as part of DDHP). The central part of the Project site remains visible
along the sight line provided during the crossing of Escondido Creek (Figure 2.1-3g).

After crossing the creek, the views become more expansive to both the east and west
(Figure 2.1-3h). These travelers would parallel the northern portion of the Project for
approximately 1,580 feet (0.3 mile), until Country Club Drive turns west just north of the junction
with Cordrey Drive. More detail becomes apparent, including the overhead utility lines that abut
Country Club Drive on both sides of this portion of the road. As one nears the curve to the west in
Country Club Drive, lines are located only the west side of the road. As Country Club Drive
approaches the heart of the Project, it curves to the west, rising and then dropping somewhat in
elevation, and leaving the Project behind as it trends toward its termination at the HGSA. Where
the road begins to turn west, a cut slope (with the road below) begins to interrupt views to the
Project. After the turn, the site is located generally behind the viewer, and does not comprise a
notable part of the view. In this area, vegetation abutting the roadway also generally funnels views
to the road directly in front of, and downslope from, the traveler.

For eastward travelers along the road from its western terminus, the Project is generally obscured
by the slope along which Country Club Drive rises until near the intersection with Cordrey Drive
(as well as the edging vegetation, noted above). As the viewer moves to and past the Country Club
Drive/Cordrey Drive intersection, and intervening topography/road edge cut slopes drop away, the
central and northern portion of the Project parcels come into view (see Figure 2.1-31). The southern
portion, with its higher hills, is not really visible. The road edge cut slopes interrupt views from
the roadway, and where the site is becoming open to view, the road swings northerly, so that the
southern slopes of the Project are located behind the viewer. For these travelers, the site would
quickly become a peripheral view to the right, as the viewer’s attention is drawn northerly to the
creek and cross traffic on Harmony Grove Road.

From north of the Country Club Drive and Harmony Grove Road intersection, views are limited.
Northbound travelers have their backs to the Project, and do not see it at all. As shown on the
viewshed graphic in Figure 2.1-5, Viewshed Analysis (see discussion in Section 2.1.1.2 of this
subchapter), the notable hill on which HGV homes and the WRF are located obscures a large
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portion of the views to southbound travelers on this road. Intervening structures and mature
vegetation also play a part in keeping views “local” from points along the road further north. The
Project site does not become visible to southbound travelers until just before the intersection with
Harmony Grove Road, at which point, there is a generally open view for the duration of the stop
at the intersection.

Additional Local Roads

As 1illustrated by photographs within this study, although panoramic views are possible from
surrounding ridgelines, the topographic and landscape conditions noted above may constrict views
to and from the site, limiting primary visibility of the Project site features from the public and
private streets in the area. Nearby public streets in the City of Escondido, such as
Willowbrook Street, or Shadyridge, have views to the Project blocked by intervening topography
(Figure 2.1-5).

Approximately 10 to 15 homes abut or are in the immediate vicinity of the Project along Cordrey
Drive or to the east abutting the Property boundary or on small elevated knolls (approximately
five homes). Existing homes that are not immediately adjacent to the Project property lines and
that are located at approximately the same elevation as the Project currently see very little of the
property. This is due to the existing intervening buildings, trees/vegetation, and in some cases
small topographic variation, that block views across the valley floor, and restrict views in most of
this area to a viewer’s immediate surroundings. Between homes or along streets in places where
the landscaping is less dense, as well as where property lines are shared with Project parcels,
viewers are able to view some portion of the Project site. For some viewers along Cordrey Drive,
the slopes (up) from these residential uses result in primary focus being on the slopes immediately
adjacent to their lots rather than expansive views over the site.

There are a number of public and private roads located in the hills around the site; with the focus
being on roads west and north of the Project with potential for intermittent but open views to the
site; such as Wilgen Road, Bresa de Loma, Coronado Hills and Seeforever Drive. These roads are
travelled by a small number of individuals as they access individual homes, intermittently located
within the hills, and at increasing distances from the Project. Coronado Hills and Seeforever Drive
are public roads that could be accessed during Project review. Near the intersection of Coronado
Hills and Cyad Drive, there is a moment when the curving nature of this road presents a (distant
but) direct view onto the Project site (Figure 2.1-3j). The large lot nature of these estate homes is
clear. Lot-specific landscaping is interspersed among a disturbed scrub habitat in the foreground.
The Project site is roughly centered in the view from this location, in the middle of the photo, and
beyond a portion of the HGV grading. The higher topography associated with the hills and
mountains to the south and east, respectively, provides the skyline. From Seeforever Drive
(Figure 2.1-3k), the viewer has moved easterly and a bit south; around to the more consistently
east-facing slope of these hills. The valley floor is more open to the viewer, as are the slightly less
abrupt slopes in front of the viewer. From this viewpoint, both Harmony Grove and Eden valleys
are open to view. The foreground shows a portion of the burn area from the May 2014 fires, backed
by irrigated groves. Development in Escondido is apparent, as is the first phase grading for HGV
(ultimate development will be closer to the viewer from this location, as indicated in the HGV
simulations included in Attachment A to Appendix B of this EIR). Beyond the line of riparian
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vegetation that demarks Escondido Creek, the Project site is visible, below the higher hills to the
east and south.

A number of additional private homes at greater distances within the viewshed, and the private
roads that access them, are at elevations from which the Project site area could be viewed absent
intervening topography and vegetation. Large expanses of the Project site may be visible from
hilltops and Project-facing sides of ridges and hills westerly of the property. These views can be
expansive, with the Project site comprising small to substantial elements in a larger view.

Trails

As indicated above, vantage points are also available from existing trails in the area. These include
publicly identified trails in preserved open space with a primary purpose of recreation and access
to area views.

The EFRR provides approximately 11 miles of hiking, mountain biking, equestrian trails, and
picnic areas within 784 acres surrounding the Olivenhain Reservoir. The DDHP encompasses
approximately 774 acres and is part of the County’s MSCP preserve system. Although some of the
trails are located on south-facing slopes and/or focused on views to Olivenhain Reservoir or Lake
Hodges, trails are available on north-facing slopes with open views over the Harmony Grove
Valley. The Project site is visible from the trails used by hikers, equestrians and bicyclists on these
north-facing slopes within both the DDHP and the EFRR (see Figures 2.1-31 and m, respectively).
The 1.5-mile multi-use trail (Del Dios Highlands Trail) connects to within the EFRR and is
approximately 0.3 mile from the on-site Project development. Views into the Project site are also
provided from the EFRR Way Up Trail, approximately 0.5-0.6 mile from the Project.

Views from these trails are expansive, and include elements of individual residences and HGV in
the County, as well as City of Escondido residences and facilities. More urban uses (including
light industrial uses) to the north of Hill Drive in the distance, as well as elements of the ERTC
can be seen. Hills rimming the Harmony Grove and Eden valleys are seen from these viewpoints
on all sides, with distant hills forming the edge of view to the north, and slopes dropping away
from the viewer in the foreground. Mt. Whitney and the western ridgelines provide a strong
topographic background to the west, including the “Lady of the Valley,” as described above.

As noted, Figure 2.1-31 depicts the closest and most open view to the Project from trails in the
open space south of the Project. Taken from DDHP, the Project southern boundary is
approximately 0.1 mile north of the viewer. The elevated and expansive nature of the view from
this viewpoint visually “flattens” the topography that seems locally notable in views from the
valley floor. The homes west of the parcel boundary are clearly visible, with the white home
located at the approximate southerly extension of the Project. The chaparral that extends northerly
onto the site from this open space is located in the foreground, but the view also encompasses
portions of the site to its northern boundary, south of Escondido Creek, which is demarked by the
east-west trending strip of green riparian vegetation. Although the focus of this figure is the
expansive nature of the view from this viewpoint, the extensive nature of the current HGV grading,
ultimately to be developed with structures, parks, and landscaping, is notable. (As described
elsewhere in this EIR, substantial development already has occurred. Home sales began in 2015,
at which point on-site roads, homes, Fourth of July Park and a private HGV recreational area with
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a club house and pool were all in place. Grading and construction of the HGV WREF also has
occurred.) Equally notable in the photograph are Escondido’s Palomar Hospital (with its atypical
height and massing for this area), the lighter-colored structures associated with the ERTC, and
commercial and residential development in San Marcos in the distance.

Figure 2.1-3m depicts visibility of the site from EFRR, and was taken from the Harmony Grove
Overlook, an area that provides seating under a shade structure and is likely to provide the most
extended views over the Project. The red and white roofs of the homes along the western Project
boundary are visible on the right-hand side of the photo. Much of the site is obscured by the tall
trees associated with those Cordrey Drive residences, but part of the on-site chaparral is visible, as
are some of the Project non-native grassland and scrub covered hills (all generally to the right of
the dead bush in the center of the photo).

As noted above, the HGV project has constructed fenced mixed-use trails along Country Club
Drive north of Harmony Grove Road and along Harmony Grove Road project footage north of
Escondido Creek, and plans to construct a similar trail along Country Club Drive southerly to the
Equestrian Ranch sited just west (across the street) from the Proposed Project. Open views from
each of these facilities would be available to the Project, as these trails edge the roadway segments
detailed above. Project-visible elements from these trails would be similar to those discussed for
the roadways they abut.

Additional Context Photographs

As noted above, Figures 2.1-4a through 2.1-4d depict several focused elements that provide
important elements within the viewshed and community. They are primarily focused on current
build out of HGV, and also include some large lot single-family residential homes in the area.
These photographs provide additional context for community conformity text in Section 2.1.2 of
this EIR.

Figure 2.1-4a looks northerly from a point in the northwest section of the Project. The curve in
Country Club Drive that forms the northwest boundary of the Project is visible, as is the north-
south extension of Country Club Drive across Harmony Grove Road. The HGV WRF is visible
above the slope edging Harmony Grove Road in roughly the center of the photo. HGV homes
extend from west to east across the center of the photo—including the relocated Johnston Ward
farmhouse, and homes both west and east of Country Club Drive. Additional pads for HGV homes
are located between those built structures and the viewer, also on both sides of Country Club Drive.
The steep and high manufactured slopes graded as part of HGV are particularly visible in the areas
east of Country Club Drive. Palomar Hospital provides a notable multi-story built structure at the
northern extent of the photo.

Figure 2.1-4b depicts home styles and massing of HGV residences west of Country Club Drive
and the HGV Fourth of July Park. The proximity of the HGV houses to each other can be seen,
and additional grading, to accommodate additional phasing, is seen on the hill behind the homes.
Off-site, existing residential uses, including multi-story homes, range up the slope and are located
along the ridgeline.
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Figure 2.1-4c¢ illustrates slopes abutting Harmony Grove Village Parkway within HGV. The
sidewalk, equestrian-style fencing, multi-purpose trail and some streetscape landscaping is clearly
seen, as is the height of the abutting manufactured slope.

Figure 2.1-4d depicts two homes in the vicinity of the Proposed Project that provide some
structural context for the immediate area. They are both southwest of Harmony Grove Road, and
are located near the Project to the northeast and southwest, respectively. As shown, these homes
contain visible elevations that indicate three- to four-story residential uses.

2.1.1.2 Project Site Visibility/Viewshed and Landscape Unit

Project Viewshed

A “viewshed” is an analytical tool to aid in identification of views that could be affected by a
potential project. The viewshed is defined as the surrounding geographic area from which the
on-site elements of the Project are likely to be seen, and mostly is delineated based on topography.
The viewshed boundary for the Proposed Project was primarily determined through the computer
analysis of local topographic maps, and was field verified by Project analysts (see further
discussion below). The viewshed boundary represents the geographic limits for this visual
assessment.

Figure 2.1-5 illustrates the Project viewshed on an aerial photographic base. For the Project area,
views within a 3-mile radius were considered close enough to allow viewers to visually “read”
Project elements such as landform modifications, and (potentially) the spatial mass and form of
proposed structures. Beyond a mile, topographic modifications and residential structures begin to
become visually muted and distinguishable only as facets of the larger regional landscape. Using
these criteria, the Project viewshed covers approximately 34 square miles, or 21,891 acres. This
area was delineated using spatial models that analyze the topographic data and determine which
portions of the Project site are potentially visible from surrounding areas. As shown, based on
topographic information alone, approximately 16 percent of the viewshed, or 3,575 acres, within
3 miles of the Project potentially would have views to some part of the Project.

This is a conservative number as visual “shielding” by intervening structures or landscaping is not
taken into account by the model. Because of intervening structural or vegetation elements, the
entire Project site would not be visible from all of the identified points based solely on topographic
elements within the viewshed area. Even under conditions in which topography or other
intervening elements do not obstruct views, views to any given point within a viewshed may not
be clear due to levels of humidity or haze. Features can lose sharpness at approximately 0.5 mile
depending on these atmospheric conditions.

The computer-generated viewshed map was field checked by Project analysts and specific
sensitive locations (segments of I-15, parks, trails) were visited to confirm or eliminate visibility.

As depicted on the viewshed map in Figure 2.1-5, based on topography alone, views from I-15
begin approximately 2.25 miles to the northeast, with the most distant location having visibility
for approximately 250 feet. The higher locations within the open space set-aside from this locale
have an available line-of-sight for southbound travelers. Although no visibility is currently
available to the lower valley portions of the Project parcels, following grading and structure
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construction, some limited views may be visible to the northeastern portion of the site. At most,
visibility would be available for a total of less than 5 seconds at freeway speeds (65 mph) for
southbound travelers only. The other, more brief, views would be increasingly harder to focus
upon from a moving vehicle. Field checks of the locales north of this I-15 segment indicate that
highway-related structures, as well as other buildings and vegetation obscure any views to the
Project from more northerly locales on I-15 that the viewshed indicates as having views based on
topography alone. Given the brief “worst-case” timespan for the single segment with potential
views, combined with the distance from the site, the generally lateral nature of the view, and
presence of visual distractions that would divert the viewer’s attention from that specific locale
(nearby cars, built uses abutting the freeway, etc.), views from I-15 do not comprise a viewer group
that requires additional discussion.

Because of their visual sensitivity, a total of four parks in the cities of San Marcos and Escondido
that were beyond the 3-mile radius, but with potential lines of sight to the Project and within
approximately 5 miles, were field-checked. Where it was not possible to determine with surety
whether or not the Project would be visible given distance and meteorological conditions (haze),
computer-generated lines of sight were generated for specific locales to the development footprint
of the site.

This very conservative 5-mile radius includes Rod McLeod Park, located approximately 3.9 miles
northeast of the Project; and Jesmond Dene Park, located approximately 5.0 miles northeast of the
Project; within the City of Escondido. Within the City of San Marcos, it includes the upper reaches
of Woodland Park, located approximately 3.7 miles to the north; and Helen Bougher Memorial
Park, located approximately 4.0 miles to the north.

From Rod McLeod Park small intervening hills (including the one abutting the northeast side of
Project parcels) are visible. Based on topography alone, some views to the northerly facing slopes
of that park are available, as is the major feature in Del Dios Highlands, but the developable
portions of the Project site would be shielded. Views are also not considered available from
Jesmond Dene Park. The developed portion of the park (ballfields and greensward) is located in a
valley on the north side of a small hill abutting Broadway, west of the Reidy Creek Golf Course.
A narrow swath of park extends southerly along Broadway. This area consists of scrub habitat,
and ends on the south at Rabbit Acres. Some very narrow footpaths are located in among the scrub,
and may be used by local residents to walk their dogs or pass through the habitat. In addition to
the distance from the Project, it is considered that park users in this area would be focused on the
surrounding brush and homes. A line of eucalyptus trees is also located along Rabbit Acres, which
obscures views to the south. No significant view toward the Project was identified.

For Woodland Park and Helen Bougher in the City of San Marcos, the views shown as possible
based on topography are not available. At Woodland Park, the only potential area would have been
the tennis courts at the north end of the park, just south of Fulton Road. The tennis courts are edged
in high chain-link fencing and webbing to stop balls, which also interrupt views to the south. On
the south side of the screened fencing, there are trees (including California pepper trees), which
also serve to block views. From Helen Bougher, the focus of this park is on the landscaping
(including trees) internal to the park. Some visibility was noted to the upper stories of the hospital,
but southerly views are generally shielded by buildings edging Woodland Parkway.
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A circuit-training trail is open to the public in the vicinity of the Palomar Hospital medical center
in the City of Escondido, approximately 1.5 miles to the north, but there is not visibility to the site
from this ground-level facility at this location (see Figure 2.1-5). Similarly, the Del Dios
Community Park (at the north end of Lake Hodges) is in the vicinity, but has no views to the site
(also see Figure 2.1-5).

Because these facilities are not considered to have views to the Project, the viewshed for the impact
analysis has not been extended to include them, and they are not additionally discussed below.

Project Landscape Unit

A landscape unit is a portion of the regional landscape and can be thought of as an outdoor room
that exhibits a distinct visual character. A landscape unit will often correspond to a place or district
that is commonly known among local viewers. Specifics related to visibility and intervening uses
are provided as relevant within analyses below.

The “visual room” within which the Project is located consists of a single landscape unit. The room
“walls” are provided by the ridge line/hilltops to the south, west and east, which provide
parameters to views in those directions, and the Escondido Creek drainage to the north, which
provides a vegetated line across the valley floor.

The area is topographically diverse, with north-facing gentle slopes generally located within the
northern portion of the Project, some hillocks toward the eastern boundary of the Project, and more
differentiated landforms in the southern portion of the Project (i.e., topography is more abrupt, and
steep slopes drop away to both the east and west, or north and south from the smaller ridgelines).
South of the Project, slopes continue to increase in height to the south. The “valley floor”
associated with Escondido Creek generally slants up to the south and east as one moves through
the Project. Individual large-lot homes are located up slope from the Project to the east towards
Escondido, and downslope (abutting the Project western boundary) on the east side within County
jurisdiction. Off-site residential uses are also sporadically located along hills west and south of
the Project.

2.1.1.3 Visual Character

Visual character is descriptive and non-evaluative, which means it is based on defined attributes
that are neither good nor bad in themselves. A change in visual character cannot be described as
having good or bad attributes until it is compared with the viewer response to that change. If there
1s public preference for the established visual character of a regional landscape and a resistance to
or a preference for a project that would change or contrast with that character, then changes in the
visual character can be evaluated.

The visual character of the Project locale encompasses diverse forms, including numerous hills
and hillsides, ravines, and the open valley area, now largely under construction as part of HGV.
The ongoing grading provides a large expanse of light-colored soil that draws the eye and is
discordant with the otherwise largely vegetated adjacent land uses. Although a lengthy
construction period resulted in an assessment of significant and unmitigable construction effects
for the issue of visual resources in that project’s EIR, once that project is built out, it will visually
read as more visually compatible with other abutting uses. This is because the HGV structures
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would have darker roofs (less likely to draw the eye from elevated view locations), some
farmhouse motif structures, a robust planting scheme, and equestrian pathways/streetscape located
between close-in viewers along Country Club Drive and Harmony Grove Road portions abutting
the project. Simulations of projected views following completion of HGV as provided in the
2007-certified EIR for that project are in Attachment A to the Project VIA (Appendix B to
this EIR).

As noted throughout this discussion, hilltop development is relatively small in scale and somewhat
intermittent, but very noticeable, with geometric and rectilinear structures skylined from off-site
views. This mix of the natural and human-made environment is notable. Roadways wind along the
hillsides and views from local roadways can provide dramatically different visual experiences.
Along the public roadways (generally located at lower elevations) and from built out areas in the
valley bottoms, views can be fairly restricted. This is because the topography bottoms out and
intervening residential land uses and associated structures and landscaping result in views being
fairly focused and localized. From private roadways, public trails and private residential lots at
higher elevations, views are panoramic in nature—with a viewshed often extending miles.

In general, area grading reflects the natural topography; in that it steps up and down the original
gradient, following increases and decreases in elevation. The ultimate result, however, is that the
ridgelines (which draw the eye from lower elevations) are developed with structures that are
skylined to viewers from below, or at, similar elevations. This is particularly so in areas to the
north of the Project, where San Marcos residential development is sky-lined in the distance, and
in some of the areas west of the Harmony Grove and Eden valleys. Closer to the Project, there are
instances in which, depending on the viewer’s specific location, a structure located on a lower
knoll or hillside may appear to be located on a ridge. These instances occur in passing when a
viewer may see either a low-lying knoll from a vantage point in which it obscures a higher
topographic feature behind it, or where a structure located on a hillside may be seen in profile,
allowing the viewer to see the home with sky behind it even though it is actually backed up to a
higher topographic feature. As noted above, the Project is across the street from the planned
Equestrian Ranch at HGV. North of Harmony Grove Road, residential, commercial and industrial
elements of that project are actively building out. South of Harmony Grove Road and north of
Escondido Creek, a County community park is in place and a County equestrian-themed park is
underway.

Depending on the season, the non-irrigated non-native grass fields of the Project parcels may be
tan to a light to emerald green. Darker greens associated with on-site eucalyptus and California
peppers (near Country Club Drive) are openly visible, and oaks along a riparian corridor in the
southern portion of the Project are visible to local viewers. The greens to muted brown-greens of
sage/chaparral habitats predominate on the Project hillsides. Overall, the colors are visually “soft,”
with topographic ridgelines and hilltops providing harder edged and dominant forms at the skyline.

Colors of existing built structures vary, and have a commensurate tendency to fade into their
surroundings (generally brown/tan structures) or draw the eye (white or cream structures). Red tile
roofs are more visible than brownish tones, and the blue roof on a home northeast of the Project is
a small feature but notable due to its unusual color.
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The off-site but visually prominent Palomar Hospital provides a dominant geometric, hard-edged
element to views in the general area. From the site, it is a distant, but notable element from the
central slopes of the Project, given its rectilinear nature and height (11 stories), which cannot be
obscured or minimized by landscaping. This structure is highly visible from several locations in
the area. Roads and residential structures, which are smaller in scale, provide some variety of form
and line. Shrubs and trees can also provide bulbous or vertical elements in a valley floor viewscape
when they are isolated from more dense vegetation. As noted above, when vegetation is more
dense, and particularly at distance, it merges into a softer image.

All of these noted visual elements, however, are visually overpowered by the dominant scale of
hills that border Harmony Grove and Eden Valleys to the north, west and south.

2.1.1.4 Visual Quality

Visual quality is evaluated by identifying the vividness, intactness, and unity present in the
viewshed. This approach to evaluating visual quality can help identify specific methods for
mitigating specific adverse impacts that may occur as a result of a project. The three criteria for
evaluating visual quality can be defined as follows:

e Unity is the visual coherence and compositional harmony of the landscape considered as a
whole. It frequently attests to the careful design of individual components in the landscape.

e Intactness is the visual integrity of the natural and man-made landscape and its freedom
from encroaching elements. It can be present in well-kept urban and rural landscapes, as
well as in natural settings.

e Vividness is the visual power or memorability of landscape components as they combine
in distinctive visual patterns.

The visual unity of the landscape unit is moderate. As a result of individual development patterns,
the setting includes varied residential uses (rural, semi-rural and estate) with large expanses of
retained open space on hillsides. These homes have some architectural unity as well. Residential
uses in the immediate area typically exhibit one-story ranch-style features with wooden or stucco
exteriors and dark brown or reddish roofing. The residential elements show a level of
compositional harmony, even among the variety of features. Agricultural groves or scrub habitats
cover the hills, and are largely visible.

The intactness of the area currently is moderately low. The existing setting includes small uses to
large homes, some with visible agricultural or equestrian elements. Dirt roads are visible, as are
open fields. Mature vegetation edges many of the residences and other structures and some stands
of trees are notable. Agricultural and native scrub slopes are interspersed with large lot and estate
residential uses. Based on assumptions in the EIR, HGV construction could be completed by
approximately 2018, resulting in the village center and 742 homes being present in the northern
portion of the valley.
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The site setting is not particularly vivid due to its relatively small size and varying nature. The
generally open nature of this southern part of the valley floor, combined with the higher topography
of the southern ridgelines rimming the larger valley, result in a moderate rating.

2.1.1.5 Viewer Response

Viewer response, or awareness, is composed of two elements: viewer sensitivity and viewer
exposure. These elements combine to form a method of predicting how the public might react to
visual changes brought about by a project’s implementation.

Viewer sensitivity is defined both as the viewers’ concern for scenic quality and the viewers’
response to change in the visual resources that make up the view. Local values and goals may
confer visual significance on landscape components and areas that would otherwise appear
unexceptional in a visual resource analysis. Viewer exposure is typically assessed by measuring
the number of viewers exposed to the resource change, type of viewer activity, duration of the
view, the speed at which the viewer moves, and position of the viewer. A viewer’s response is also
affected by the degree to which he/she is receptive to the visual details, character, and quality of
the surround landscape. A viewer’s ability to perceive the landscape is affected by his/her activity.
A viewer on vacation in San Diego County would probably take pleasure in looking at the
landscape, and an individual may be strongly attached to the view from his home, but a local
County resident commuting to work may not “register” those same visual resources on a daily
basis.

The following discussion of viewer groups addresses both public and private views. With regard
to private views, the majority of these are from residences or streets that are not accessible to the
general public but are expected to have views to the Project.

Motorists
Sensitivity

As noted, the primary roadways in the vicinity are Harmony Grove Road and Country Club Drive.
Motorists on Harmony Grove Road generally would be through travelers, or on their way to the
larger HGV development (the latter group constitutes approximately a third of the roadway users
based on the HGV traffic technical report [LLG 2017]). Viewers could also experience “close-in”
views available onto the Project site; and as a County-designated scenic corridor, travelers may
have expectations of scenic views. Balancing these elements results in travelers on these primary
roadways being assigned a moderately high sensitivity to change.

Travelers on Country Club Drive would have direct views onto the site along the northwest side,
where the road abuts the Project. Other roadways in the Project vicinity provide limited views to
the Project. They are narrow, often edged with obscuring vegetation, and subject to relatively few
viewers given the low number of homes west of the Proposed Project. Motorists on these smaller,
residential roads in the area (including the abutting portion of Country Club Drive) also are
presumed to generally have moderately high sensitivity. This is because a high percentage of the
viewers along these roads are presumed to be residents; others may be present specifically for the
scenic nature of the roads in this area provided by the surrounding topography. Residents’
sensitivity (discussed below) generally would be high; however, the winding nature of the roads
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in the residential areas of the viewshed would require that motorists in these areas be more focused
on the immediate roadway rather than wider views. This may not be the case with passengers, who
would be able to pay more attention to the surrounding scenery.

Exposure

As shown on Figure 2.1-5, views to the Project from portions of Country Club Drive north of
Escondido Creek are largely shielded by intervening topography for over a mile to the north.
Screening vegetation and/or abutting residences also obscure views to the Project parcels in many
areas. Due to this, viewer exposure to the Project along these northern sections of Country Club
Drive is expected to be low.

The portion of Country Club Drive adjacent to the Project currently carries approximately
605 ADT (LLG 2017), and is projected to carry approximately 5,135 ADT with the Project. Views
onto the Project would be sustained for a number of seconds as travelers move along its western
boundary. As noted above, Harmony Grove Road trends east-west in proximity to the northern
boundary of the Project, and then trends southerly on the west side of Escondido Creek where both
the road and the creek turn toward Elfin Forest. Travelers on this road would comprise the single
largest viewer group in the area. The creek and its riparian vegetation are always located between
the road and the property, but it is possible to see over some portions of the vegetation to portions
of the site. Exposure to the Project along these sections of Harmony Grove Road and the abutting
portion of Country Club Drive is expected to be high.

Along other roads, views are additionally attenuated by distance, the curving nature of the
roadways, and/or vegetation. The brief duration of views and low number of viewers indicates that
motorists on these roads in the residential areas have moderate exposure.

Conclusion

Although drivers on local roads are expected to note Project-related changes, their primary focus
generally would be on speed of travel and interaction with other drivers on the road, as well as
attention to local children, domesticated animals, and the occasional wildlife sightings in this area.
This, combined with both the relatively short duration of exposure time on the local two-lane
roadways generally located within the Project area and the number of competing visual elements
in the shifting viewshed, is expected to lessen the importance of specific view elements for this
group of viewers. Traffic conditions and competing visual elements would comprise an element
of distraction from passenger views as well, but it generally would be less than for the driver. In
these cases, passengers within the vehicle could be more focused on the passing viewscape.
Although lessened in level of effect, any distraction at all, when combined with the relatively short
duration for visibility, would result in the visual impact of specific view elements being less
important for this group of viewers (e.g., less important relative to viewers such as residents,
discussed below). Overall, motorists’ awareness is assessed as moderately low.
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Recreationalists

Sensitivity

The DDHP (accessed from Del Dios Highway at Date Lane) includes a trail that accesses EFRR.
Views to the Project are available approximately 1 mile into the DDHP from the connection with
Del Dios Highway (see the viewshed in Figure 2.1-5, as well as the open nature of views into the
site represented by Figure 2.1-31). The EFRR offers approximately 11 miles of hiking, mountain
biking, and equestrian trails, as well as picnic areas and scenic hillside/mountain viewing points.
A number of trails are on the northeastern slopes of the Reserve, with views oriented northerly
potentially including the Harmony Grove community and (at least obliquely) the Proposed Project.
Some individuals using the cited trail systems are expected to be locals with ongoing experience
of the trails. These users are generally expected to be highly sensitive to changes in the immediate
viewscape. Other users are new-comers, or will be residents of HGV, and potentially, the Project.
These users will not have pre-existing expectations of views seen from the trails and are expected
to be appreciative of the expansive nature of the views overall, as well, perhaps, as interest in their
specific neighborhood as visible from the trail. These users are expected to have moderately low
sensitivity. Combined, sensitivity is considered to be moderate overall.

Current residents may walk, or ride bikes and/or horses, along the valley floor roadways for
recreational purposes. The County trails map shows that designated community trails are planned
for this area. Individuals walking or riding along the local roadways who are already residents in
the area would be expected to be sensitive to Project-related changes and would be anticipated to
have expectations of existing conditions retention. A number of residential users of these trails are
anticipated to come from the HGV development, currently under construction. Those individuals
would not have expectations preceding the more built environment, as they would reside in HGV,
and would experience the Project vicinity following development of that 468-acre project. The
expectation would be the same for users of the trails from the Proposed Project. Their sensitivity
to change in views from the current condition is considered low. Combined, sensitivity is
considered to be moderate overall.

Exposure

Based on car counts made by EFRR staff, an average of 3,500 cars accesses the Reserve per month.
EFRR staff assume 1.5 to 2.5 individuals per car, so that an estimated 63,000 to 105,000 visitors
a year may visit the EFRR (Anderson 2014: pers. comm.). Trail use in the EFRR can be heavy,
with the most heavily used trail being the “Way Up Trail,” which is used to access others in the
system. The farther away from the entrance a trail is located, the fewer hikers use the trail. In other
words, the majority of EFRR visitors focus their visit on areas closer to the visitor center, with
fewer visitors visiting locales miles in from the entrance and away from the trail head (Anderson
2012: pers. comm.). The number of hikers would be highest within these recreational areas on the
north-facing slopes.

DDHP trail use is based on individuals registering at the point in which the Del Dios Highlands
Trail merges with the trails in EFRR. Use varies by season, with the greatest use occurring during
cooler months. Guests average approximately 500 trail uses during the hotter months, and
approximately 1,250 during the cooler months. Since the register is far up the trail, the DDHP
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ranger estimates that approximately 750 individuals use the trail in the summer months and up to
1,500 individuals use the trail in the winter months (these numbers include those who experience
the trail at lower elevations, and then turn back prior to crossing into EFRR). Dividing the year
generally into hotter and cooler months, about half the year DDHP would be expected to host
approximately 1,500 guests per month, and about half the year DDHP would be expected to host
approximately 750 guests per month, for an assumed total of approximately 13,500 visitors per
year (Rodes 2014: pers comm).

Viewers using these trails would be moving at pedestrian rates of travel, or could be stationary at
overlooks. After approximately the first mile of the Del Dios Highlands Trail, users would round
to the north side of the hill, and would be able to experience views to the north initially blocked
by the hillside. They would pass directly to the south of the southern Project boundary, and would
be able to look directly down and over the site. Viewers from EFRR would not be looking directly
onto the site. Although open views are available, the majority of views from the Way Up Trail (in
particular) in the EFRR to the Project are screened by larger topographic forms, and/or by the
twists and turns of the trail. This trail has numerous switchbacks, which keep trail users from
looking toward the site for a substantial period of trail use. Intervening topography and/or
vegetation also plays a part, and provide major elements of the visual experience from the EFRR
trails. Where views to the north/northeast are available, they are expansive, and contain many
elements (natural, built, near and distant). Current views from the trail include abutting native
vegetation, as well as highly urban portions of the City of Escondido, the dark green vegetation
associated with Escondido Creek, existing residential neighborhoods densely planted with
ornamental trees, and the HGV area. A good example of one of the most open views onto the
Project is provided in Figure 2.1-31, from the Del Dios Highlands Trail south of the Project. As
seen in Figure 2.1-3m the relatively oblique viewing orientation from EFRR to the site renders
views less open than those available from DDHP.

Combining a relatively slow rate of passage (i.e., high exposure duration to the expansive views)
with the generally intermittent nature of the views, and the facts that the Project site comprises
only a portion of extremely expansive views and that the most open views from DDHP are seen
by a relatively low number of viewers, results in recreationalists in the nearby DDHP/EFRR lands
and hiking on nearby trails having moderate exposure.

Individuals walking or riding adjacent to the Project along the local roadways also would move at
a relatively slow rate of passage, and could be expected to have chosen non-vehicular
transportation in order to enjoy the experience. Their number is relatively low, however, and their
attention would be expected to be often focused more on the roadway activity immediately
adjacent them than longer-range views. Exposure to the Project is considered moderately low.

Conclusion

As noted above, hikers in the nearby DDHP and EFRR may have a high awareness of the
surrounding area and the available views, including views toward the Project parcels. While
occasional or first-time visitors may not have expectations regarding potential views, regular
visitors could wish to retain near and mid-range semi-rural elements within the expansive views.
The views toward the Project parcels are not currently natural however, as they encompass the
developing HGV grading project, as well as grading activity associated with new build of a
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residence just east of the Project, along with a number of other single-family residences in the area.
The views are also not sustained for long periods of time, as the trails twist and turn, varying the
line of sight as the hiker moves along the trail. The changing focus of the recreationalist on these
trails, combined with the substantial amount of current mid-ground disturbance and ultimate HGV
buildout of that large project, would be expected to lower viewer awareness of activity on the
Proposed Project to moderate to moderately low levels.

Riders and hikers along local roads adjacent to the Project are assumed to be local—with all the
expectations of local residents, as described below.

Residents
Sensitivity

A number of homes are located within the Project viewshed. Large, estate-style single-family
residences and smaller residential uses are located in the Project vicinity and on the surrounding
hills. For these viewers, the Project parcels can provide an often-seen and intimately known view
that contributes to the sense of home or the broader community. Although home orientation or
screening vegetation would obstruct many views, residential viewers are expected to be highly
sensitive to changes in the immediate viewscape.

Exposure

A substantial amount of local topographic variation (small hills, bumps, and gullies located on the
larger hill forms) is present throughout the viewshed, and residential landscaping also provides
frequent shielding of view elements, both from the home where the landscaping is installed as well
as for adjacent structures. Approximately 10 existing homes are located on parcels abutting the
western or eastern boundaries of the site, which is a very low number of residents with potentially
direct and close views. In other cases, residential (or related) structures themselves block views.
Therefore, not every structure encompassed in the viewshed limits has uninterrupted views from
the entire property. Regardless, where views exist, they can be expansive, and many homes are
sited specifically to take advantage of these open views. In these instances, open views encompass
adjacent developed and/or developing uses, and both hillside and hilltop residential development.
Where residents in the viewshed have long-term, stationary views, they are rated as experiencing
moderately high exposure.

Conclusion

Although views from many homes may be substantially obscured or absent based on intervening
structures or vegetation, based on past experience, where views to the Project are associated with
existing homes it is assumed that residents will strongly prefer retention of existing conditions.
Where they are associated with new build (e.g., particularly part of the HGV project), they are
expected to appreciate the conditions as present at initiation of their residence in the community.
Nearby residents are expected to be highly aware of changes associated with Project
implementation.
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2.1.1.6 Regulatory Setting

The Proposed Project is subject to a number of regulations applicable to the protection of visual
resources, as well as plans and policies that ensure adequate consideration is given to preserving
and/or enhancing the visual qualities of an area. These policies aid in evaluation of the planning
agency/community perception of visual qualities within an area, as well as providing guidance as
to whether Proposed Project modifications would be visually compatible with County and/or
community goals. The Proposed Project is subject to the following guidelines and policies.

County of San Diego General Plan Conservation and Open Space Element

The 2011 Conservation and Open Space (COS) Element of the County General Plan combines
what formerly were four separate elements (Open Space, Conservation, Scenic Highway, and
Energy) and describes the natural resources within the County and goals and policies to preserve
them. The COS Element provides direction for future growth and development in the County with
respect to the conservation, management, and utilization of natural (biological, water, agricultural,
paleontological, mineral, visual [including scenic corridors and dark skies]), and cultural
resources; protection and preservation of open space; and provision of park and recreation
resources. A segment of Harmony Grove Road just north of the Project and Escondido Creek, is
identified as a scenic corridor in the COS Element and is included as part of the County Scenic
Highway System. Specific goals and policies in the COS Element are addressed below under the
heading “Design Guidance and Policies.”

San Dieguito Community Plan

The San Dieguito Community Plan (August 2011) augments the 2011 General Plan and contains
goals and policies specific to the San Dieguito community planning area. The overall Community
Plan is divided into two portions, one of which focuses on the Elfin Forest and Harmony Grove
geographic areas and communities. Guidance related to aesthetics is contained in several elements
of the San Dieguito Community Plan, including the Land Use, Circulation and Mobility, and
Conservation and Open Space elements. Because the Project site falls within the Harmony Grove
community, goals and policies related to aesthetics contained within the Elfin Forest and Harmony
Grove portion of the Community Plan apply to the Project.

Resource Protection Ordinance

The County’s RPO provides special regulations applicable to certain types of discretionary
applications, including tentative maps. The ordinance focuses on the preservation and protection
of the County’s unique topography, natural beauty, diversity, natural resources, and quality of life.
It is intended to protect the integrity of sensitive lands including wetlands, wetland buffers,
floodplains/floodways, sensitive habitats, cultural resources, and steep slopes (lands having a
natural gradient of 25 percent or greater and a minimum rise of 50 vertical feet, unless said land
has been substantially disturbed by previous legal grading), all of which are components of visual
quality and community character. Of the 44.3 acres exceeding 25 percent slope, approximately
26.5 acres meet the definition of steep slopes under the County’s RPO and is subject to analysis
under the RPO. This represents approximately 24 percent of Project site. Refer to Section 2.1.2.2,
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below, for a summary of this issue as it relates specifically to visual issues and to Section 3.1.5 of
this EIR for full discussion regarding ordinance compliance.

Dark Skies/Glare

The County LPC seeks to control undesirable light rays emitted into the night sky in order to
reduce detrimental effects on astronomical research. Zone A, defined as the area within a 15-mile
radius centered on the Palomar Observatory and within a 15-mile radius centered on the Mount
Laguna Observatory, has specific light emission restrictions. The unincorporated portions of San
Diego County not within Zone A fall within Zone B, and are subject to lesser restrictions. Outdoor
lighting, such as security or parking lot lighting, must be less than 4,050 lumens and fully shielded
within Zone B. The Project site is located approximately 25 miles from the Palomar observatory
and approximately 50 miles from the Laguna Observatory, and is therefore, within the Outdoor
Lighting Ordinance Zone B.

Design Policies and Guidance

Design policies and guidance can be found in the County General Plan COS Element (2011a), and
the San Dieguito Community Plan, including the portion of the Community Plan focused on Elfin
Forest and Harmony Grove.

The County General Plan COS has three goals and nine policies that apply to the Proposed Project
relative to: (1) preservation of scenic resources, including vistas of important natural and unique
features (Goal COS-11, five policies); (2) preservation of ridgelines and steep hillsides for their
character and scenic value (Goal COS-12, two policies); and (3) preservation of dark skies that
contribute to rural character and are necessary for the local observatories (Goal COS-13, two
policies).

The Elfin Forest and Harmony Grove Community Plan identifies goals and policies associated
with Harmony Grove community character that are relevant to visual review; including
preservation of the rural small town feeling of Harmony Grove (Goal LU-1.5, three policies), open
access community design that fosters a feeling of “one neighborhood” despite multiple
developments (Goal LU-1.6, two policies), preservation of mature native trees (Goal LU-1.7, one
policy), dedicated open space (Goal LU-1.8, one policy), retention of an attractive equestrian
community that encourages environmentally sensitive, responsible horse keeping (Goal LU-1.9,
five policies), and fostering a rural residential lifestyle built in a fashion that is compatible with
and sensitive to its natural setting; unspoiled views of intact hills, valleys, and creeks
(Goal LU-1.12.1). Detail as to each of the goals and policies is provided on Attachment B to
Appendix B of this EIR.
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2.1.2 Analysis of Project Effects and Determination as to Significance

2.1.2.1 Potential Conflict with Important Visual Elements or Inconsistency with Applicable
Design Guidelines

Guideline for the Determination of Significance

The Proposed Project will result in a significant impact if:

1. The Project would introduce features that would detract from or contrast with the existing
visual character and/or quality of a neighborhood, community, or localized area by
conflicting with important visual elements or the quality of the area (such as theme, style,
setbacks, density, size, massing, coverage, scale, color, architecture, building materials,
etc.) or by being inconsistent with applicable design guidelines.

Guideline Source

This guideline is from the County Guidelines for Determining Significance — Visual Resources
(20071).

Significance Guideline 1 protects the existing visual character and visual quality by not allowing
adverse changes or elements with high visual contrast. These aspects of the Project are assessed
by analyzing changes that would occur in particular “key” views, and viewers’ responses to the
changes.

Analysis

Visual character is composed of the visual environment “as a whole,” and includes both existing
natural and developed uses with a seen area.

Site Design and Layout

The Project would construct a primarily residential community with associated park and
recreational uses on an approximately 111-acre site. Approximately one-third of the site ultimately
would support residential lots, development streets, or potential utility uses; with the remaining
two-thirds (approximately 75 acres) of the site retained in visual open space.

The site is located on sloping hillsides and sloping valley floor surrounded by existing and
developing residential uses and hillsides/ridgelines. Residential lots would be grouped to limit the
impact footprint as feasible and provide areas of open space and retention of on-site visual
resources, such as native chaparral habitat and south-trending steep hillsides. Biological set-asides,
Project landscaping, and/or park/recreational/undeveloped areas would comprise the majority of
the Project.

Harmony Grove contains dramatic and tall landform features rimming the valley that provide a
background to the Project. The taller structures on site, such as the granaries, would in some sense
mimic the verticality of these surrounding landforms. Additional developed elements would
include extension of a standardized roadway, manufactured slopes, standardized trail character,
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and parkway landscaping. The Project-related elements, therefore, are expected to visually
“balance” each other. For example, whereas the additional lane along Country Club Drive would
minimize the rural nature of the existing two-lane roadway, Project design elements referencing
the semi-rural character of the Project area include Project landscaping that would be compatible
with native and locally appropriate plants (as well as the approved HGV landscaping plan), multi-
use trails, split-rail fencing along public roadways, and large open space areas. The inclusion of
landscaping along the east side of the road, with equestrian trail fencing, would explicitly reference
the agricultural history of the community’s setting.

Residential lots in the central portion of the development footprint would be placed on north-facing
sloping hillsides. This would “step” the structures up the hill in this area, to the top of the central
topographic “bench” feature, with landscaping in between each residential type. To some extent,
this would minimize seen structures, as the locale where the most viewers are located (north of
Harmony Grove Road) would be at some distance, and one layer of structures would tend to shield
the one behind it. This is particularly true for the granary structures. Based on the preliminary
grading plan (see Figure 1-6a), pad elevations for the structures on the north side of the lot would
be approximately 715 to 730 feet amsl. The second row of structures would be located on pads at
approximately 720 to 730 feet amsl. Those three structures would not be visible from viewers to
the north as they would be obscured by structures of the same height to the north of them. Also,
an additional seven Harmony Court residences on the southernmost developed south-facing slope
(and downslope from higher on-site elevations) would not be visible as they would be both shorter
structures, as well as downslope from the granaries at approximate initial elevations of 705 to
715 feet amsl. Further downslope would be Harmony Court homes located at elevations of
approximately 715 to 670 feet amsl, moving from east to west. All of these structures would be
shielded by intervening Project buildings for viewers from the north based on those homes being
sited behind, and/or lower, than the first row of granaries.

On an individual pad/structure basis, the Project would vary from the immediately abutting uses
to the west, which generally have been individually designed and landscaped, set into large lots.
As shown on the simulation in Figure 2.1-9, Project Photo and Simulation from Key View 2, in the
discussion of Key View (KV) 2, however, the combination of joined or adjacent residence/
garage/barn structures, and the presence of large estate-style homes containing multiple stories,
result in Project structures visually being in scale with off-site homes. Closer up, the cottage
structures close to Country Club Drive would be consistent with residential portions of the adjacent
village (of which HGV South would be an extension). The overall change would be most visible/
noticeable from the expansive views available from areas surrounding the Project site that are
higher in elevation and encompass the on-site hillsides and valley in their visual context related to
surrounding properties. In these more distant views, the HGV South Project footprint would be
minimized by the much larger development area associated with HGV north of Harmony Grove
Road. Overall, the density and massing is assessed as different from the immediately abutting uses,
but generally visually consistent with the Harmony Grove Valley as a whole, and providing a
visual transition from the more regimented and tighter village core design visible in HGV (and
anticipated to continue to be visible following HGV vegetation maturity due to HGV core
street lines).

More intense green coloration also would be visible in an area currently bordered by the dense
vegetative line of Escondido Creek, but currently generally encompassing either on-site grasslands
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or the more subdued green tones of scrub habitat. Project irrigation would allow for increased
green tones on site, as well as along the Country Club Drive streetscape. These proposed design
elements, combined with the existing elements that would be retained, would soften Project
effects.

Overall, the Project would extend the visual patterns of development in the surrounding area onto
the currently undeveloped Project site. They would also be generally visually consistent with the
existing and notable surrounding landscape and development to the north.

The design configuration would visually mesh with the HGV project that is currently under
construction in the northern quadrants of the area. This larger portion of the village (sited on over
450 acres) is currently building out just to the northwest of the Project. Even when HGV is
completely built out and would no longer contain large expanses of barren grade soil, it would
minimize the visual effect of Proposed Project development. Excluding open space (biological
open space, landscaped areas and parks; a total of 211 acres), the developed footprint of HGV
would be 258 acres, compared to the approximately 36 acres within the Proposed Project that
would support development structures or streets (approximately 14 percent of the HGV equivalent
area). HGV would provide a patterned developed element with rectangles, curves and greenswards
to the view that would attract the viewer’s eye as s/he gazes over the valley as a whole. The Project
would provide a visual transition zone between the open space located to the south and the more
compact and uniform development design of HGV. On either side of the development footprint of
the Project (particularly when seen from the south, where potential viewers look more directly
“down” onto south valley development), the single-family residences of the Project would also
visually merge into the existing less dense development within the County on both sides of HGV
South, providing a feathering into increasingly less development to the west and east. This would
be attained by placing single-family Harmony Court residences along the southern Project
development edge (with the larger and multi-family format attached dwellings of the granaries
located north of the single-family homes). Larger lots have been designed here, with open space
easements placed over the slope portions of those lots edging BOS. “Feathering” would also be
accomplished through the use of open space swaths within the Project, providing notable swaths
of landscaped area between housing groupings. This design renders the Project less visually “tight”
and linear than the village layout of HGV to the north, and blends more easily into the even larger
lots and single-family housing located to the west and east of the Project. Project permanent open
space would abut the off-site open space areas associated with the DDHP and EFRR to the south.

During Project construction, however, construction-related activities would visibly contrast with
on-site existing conditions due to removal of existing vegetation and the introduction of new,
visually dominant elements, including raw soil; newly graded building pads and cut or filled
slopes; construction-period fencing; construction equipment; and construction materials
stockpiling and storage. Implementation of a bridge over Escondido Creek also would change the
existing condition (currently a two-lane road crossing the creek at grade). A bridge would need to
accommodate travel lanes as well as trail connections, and would be a wider facility. As a result,
existing riparian vegetation in Escondido Creek on either side of the existing crossing would be
removed to accommodate the bridge, as well as to repair damage to the creekbed, which would
result in a change in the level of riparian vegetation seen at this location. Houses in the surrounding
area may have views of the grading and other construction elements, although existing vegetation
and structures in the surrounding area may block direct views. In particular, eastbound travelers
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along Harmony Grove Road and southbound travelers along Country Club Drive also would have
open views toward the Project from these adjacent areas from short stretches along these roads
where they are approaching the site. From further distances, grading would not be distinctly visible
as intervening hills, structures, and vegetation can block views of the site. As a result, mass grading
would not substantially impact views (including, increasingly, those of HGV) from further
distances. Viewers would be exposed to these construction-related elements for the duration of the
construction period (assumed to be approximately 3 years). The most notable portion of this period
would be the first year, when grading and infrastructure installation would result in the greatest
amount of raw soil open to view.

Grading and blasting also is likely at the south end of the residential development footprint. This
also could expose raw soil. This would be treated with standard hydroseeding and landscaping as
part of Project design, but also could expose broken rock that (without treatment) would not appear
aged for a substantial period of time. The introduction of newly broken rock into views that would
be seen by members of the public as they use Project trails to access the primitive trails to DDHP
and the EFRR is identified as adverse. This is because the rock’s location in otherwise natural
habitat would be viewed from an unimproved recreational trail designed to access natural open
space, and the color of the newly broken rock would draw the eye and contrast with the natural
setting. In addition, a drainage cross-feature that would control runoff from the face of the cut
slope could introduce a light-colored horizontal line across the slope face.

Architectural Design

Residential uses in the immediate area abutting the Project are primarily one- to two-story
structures, and often of California ranch design, although there is additional variation. Nearby
residential uses include the small cabin-like homes of the HGSA, as well as three- and four-story
homes with more variation in architectural styles and decorative features. The homes associated
with the HGV project, currently building out, have been designed to reference a number of
architectural styles, including American farmhouse architecture. The homes feature vertical lines
and pronounced gables, and are generally two stories (allowed up to 36 to 38 feet in height). Many
are stand-alone structures; some are oriented in “compound” designs where up to eight homes
would be clustered on a circular pad. Nearby commercial and industrial uses to the north in the
City of Escondido generally exhibit more utilitarian features with minimal architectural design.
Residential uses include single-family homes on smaller lots as well as a large number of mobile
home parks. Overall, there is not a single or unified architectural theme within the Project area.

Conceptual architectural design is described in the HGV South Specific Plan. The Project would
provide architectural styling that is appropriate to the underlying topography (i.e., designed to
minimize footprint relative to the number of homes) and would be harmonious with the styling of
the approved HGV, while retaining an individual identity. Typical levels of projected architectural
diversity based on detailing relative to structure facing, window style and surrounds, roof lines,
etc., are provided in Figures 1-7a and 1-7b for each of the housing styles potentially proposed for
the Project. Most of the proposed homes would be two stories. Some architectural detailing such
as intermittent towers would be provided so that finished elevations would vary slightly within
each residential type to break up the roof line. Non-inhabitable architectural projections would
provide interest and act to pull the gaze upward, toward the higher steep slopes south of the
property; and would not exceed 5 percent of the building structure types, overall.
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On the hillsides, the alignment of Project roadways would meander to mimic the curvilinear lines
of the topography in the visual landscape, to minimize contrast with the undulating visual forms
of the hillsides and ridgelines. Roof colors generally would be dark browns (as opposed to red
tile), and exterior facades and design elements would be in soft tones and often incorporate stone
to visually blend with the surrounding area. The WTWRF would include elements described under
the Project Description (refer to Section 1.2.2.2), and would be surrounded by a 6-foot high
masonry wall and screened with landscape plantings. The building would be designed to reflect
the architectural characteristics of the rest of the Proposed Project and would include design details
intended to create the impression of an out-building cluster of agrarian barn structures. The
structure would have a maximum height of 18 to 25 feet, and the planned carriage style stable and
man doors, weather vanes, etc., would be at a scale in keeping with other rural structures in the
area where not shielded by the 6-foot wall and landscaping. Lighting for the facility would not be
any higher than the height of the equipment and would only be activated when workers
are present.!

Three existing homes to the east of the Project are located at higher elevations (over 800 feet) that
could potentially look down and over the WTWREF. The closest of these homes from the proposed
facility is approximately 0.25 mile distant, with the other two structures being similar or farther
away. This distance, combined with the small footprint (less than 0.4 acre) of the most intensive
anticipated on-site WTWREF uses, the small portion of the potential view, and the very low number
of potential viewers; renders this a less than substantial effect. In addition, two of the homes are
clearly oriented to take advantage of primary views in other directions, with a smaller “side”
portion of the home facing the potential facility. These considerations would provide visually
compatible features within the semi-rural visual environment and would mask the otherwise
industrial look that is usually characteristic of this type of facility.

Overall, the Project would result in the construction of elements within the landscape that would
be compatible with the existing varied visual character and would provide an updated architectural
product with landscaping known to perform well in San Diego County and to be consistent with
the visual quality of the neighborhood and HGV.

Massing and Scale

As discussed above under Site Design and Layout, the Project proposes to group residential lots
to limit the impact footprint and provide a large area of BOS. As a result, residential lot sizes
generally would be smaller than those residential uses immediately abutting the site parcels and
absent design considerations, there is the potential for the development to contrast with the relative
scale of existing surrounding development. The Project incorporates several site design features to
reduce massing effects.

First, as detailed above, by grouping homes, large areas of open space would be provided. Pads
would be sited at intermittent locales following the topography. This would minimize mass grading
onto a single “build” pad and would allow for substantial landscaping swaths.

! This lighting also would be strictly shielded to retain light spill on the WTWRF work area, with no spill to the north,
and toward Escondido Creek.
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Single-family residences generally would be two stories with an approximate height of 28 feet and
allowable tower features of up to 35 feet. Other residences would encompass more than one
residence but would visually present as stand-alone single-family farmhouses, or old agrarian
structures that have been added onto and built over through the years. These structures would be
higher, at approximately 38 to 45 feet, respectively, for the primary buildings. The largest
structures, the approximate 45-foot tall granaries (with additional architectural projections), also
would be the fewest. Only eight of these structures are planned for the site, as they are designed to
reference structures found in historical agricultural villages, and therefore would be proportionally
fewer than the residences in such a village. The inclusion of multiple residences into single
structures in the farmhouse and granary structures also results in fewer structures overall on site.
Although the number of proposed residences would total 453, the number of proposed residential
structures would be approximately half that number.

The farmhouse and granary structures would be sited in the south-central portion of the
development footprint, and their mass would therefore be somewhat diminished both by distance
from the majority of viewers (along Harmony Grove Road and points north) as well as by some
level of shielding by other Project structures. The granaries also would be located westerly of
on-site slopes reaching up to 910 feet amsl (and higher off site). These structures would therefore
be downslope from higher on-site topographic elevations, which would minimize their scale. Also,
as mentioned above, some of these structures, as well as a number of the harmony court residences,
would be shielded by the first row of granaries as the buildings behind would be at lower
elevations, and also would have lower heights. All of these design considerations help to reduce
overall massing effects associated with this residential community.

Storm water catchment and treatment features would be subsurface, with park facilities on top of
them. Similarly, wet weather storage would be subsurface, with park/potential community gardens
on top of the vault. As a result, no industrial elements would be introduced into Project views due
to surface water management. Manufactured slopes containing the storm water facilities would be
planted with shrubs and groundcover to control erosion and to visually cover grading scars. This
landscaping would visually mature very rapidly, and help these manufactured slopes to blend with
surrounding landforms. The slopes associated with the subsurface water storage facility
immediately south of the WTWRF could be substantially visible to off-site viewers. A straight
slope would be located for approximately 175 feet along Country Club Drive based on the
preliminary grading plan. As noted, this slope would be planted. It would be additionally shielded
by streetscape between Country Club Drive and the Project edge. The other support slope (between
lots 129/130 and 131/132) would present a short side (approximately 90 feet long on the
preliminary grading plan) toward one off-site lot. The existing slope in this area rises sharply from
just east of the property line and would continue to do so.

Project landscaping also would ultimately provide screening of the development, thereby reducing
perceived massing, and would be largely visually mature within 10 years (see Figure 2.1-6,
Conceptual Landscape Cross Sections). Landscape species consistent with the existing character
of the Project area would be planted along the site perimeter, along Project roadways, within
residential neighborhoods, and within park and recreation uses. Upon maturity, such landscaping
would visually screen and soften views of the development, and would interrupt and visually soften
structure massing effects of the homes. Two landscape cross sections were prepared to illustrate
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proposed planting along the two largest and most visible slopes of the Project (see Figure 1-20b,
Landscape Plan, for the location of the cross sections, and Figure 2.1-6, for their depiction).

The first cross section was placed across the slope abutting Country Club Drive and supporting
pads on Lot 1. As shown on this depiction, there would be a series of tree rows starting right along
the roadway and sited between the eastern-most paved travel lane and the Project-installed
pathway. Then, trees would also be placed east of path edge, and in staggered locales up the slope
toward pad edge. All of the trees chosen (California pepper, sycamore, and cottonwood) closest to
the road are iconic California trees often seen within ranching and farming areas, with strongly
developed canopies. The Brisbane box is common within southern California town areas, where
the “bushiness” of the canopy can be encouraged and the beauty of the trunk bark can be enjoyed.
Canopies of these trees range from 20 to 50 feet in width at 10 years maturity, while heights would
range from 25 to 100 feet. Although tree spacing would conform to the Project Fire Protection
Plan (FPP) (ensuring spacing between individual trees, or small groupings as necessary), because
the trees would be planted over a linear distance of the slope, they would visually combine to
provide screening of both the slope as well as some residential structures (note that the tree height
near top of slope would exceed residential height of the structures behind them). Shrub massings,
varied in height from less than 4 feet to approximately 15 feet, would augment ground cover below
the trees. Combined, the varied heights of the plants, and staggered nature of their installation, is
expected to cover the slope with varied vegetation textures and colors, obscure the manufactured
nature of the slope, and provide shielding of a number of the residential structures on Lot 1 from
the west.

Interior to the development, the second cross section depicts planting on a steep slope in the south-
central part of the Project, approximately 0.3 to 0.4 mile south of Harmony Grove Road, and
supporting lots with the tallest Project buildings atop a slope. Some of this slope would be obscured
by the farmhouses located to the north side of Private Drive D; the five northern granary structures,
however, would surmount the slope and be visible from the north. Where the slope could be visible
at its highest elevations—and north, or “in front” of, the granaries—Brisbane box and coast live
oak would reach heights of 30 to 60 feet, and 20 to 70 feet, respectively, with canopies spreading
from 20 to 80 feet in width. Because of the slow growing habit of oaks, these trees would be
installed from larger 36-inch box sizes, which would present a more mature tree at the outset than
would occur with installation of smaller specimens; tree size at installation would be expected to
range from 12 to 15 feet in height, as well as in breadth of canopy. Similar to the discussion above,
all vegetation would comply with the FPP, which has requirements for both horizontal and vertical
spacing between tree canopies. Because the slope extends across approximately 125 feet, however,
there is the opportunity for staggered planting alignments that would combine to create a greater
level of visual shielding than would be possible within a smaller planting footprint.

As noted above, the proposed WTWRF would be located in the northwest portion of the site
adjacent to Country Club Drive and south of Escondido Creek. Vertical elements would be
minimal (with a small footprint and not to exceed 18 to 25 feet in height), and all anticipated
facilities would be contained within an area of less than 0.4 acre, surrounded by a 6-foot high wall
(proposed both as part of WTWREF design and as Project noise mitigation). This would be at a
scale in keeping with other rural structures and privacy walls. The WTWRF also would be
surrounded by Project landscaping. Based on the design features of the WTWREF, its small
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footprint, and the landscape screening, the WTWRF would not introduce inconsistent scale or
massing into the viewscape when viewed from Country Club Drive.

Although the general site grading would conform to underlying existing topography throughout
most of the Project, a manufactured slope would be aligned along Country Club Drive from just
south of the WTWREF to the northern-most primary entry road. The Project introduction of this
slope would change the currently seen relatively flat topography on site with a slow rise to the east.
The proposed slope, however, is by no means inconsistent with slopes in the valley, and
specifically in this area, as demonstrated by nearby slopes to the east and to the west in the HGV
future Equestrian Ranch. This slope also would be substantially landscaped by the Project, as
described above.

Overall, the density and massing is assessed as different from the immediately abutting uses, but
generally visually consistent with the Harmony Grove area as a whole, including HGV. Areas in
which the Project would vary, such as the overall height of the farmhouse and granary structures,
would be visually minimized by their distance from off-site viewers and apparent reduction in
scale resulting from the comparative height of the abutting topographic features. Implementation
of the Project residences, WTWRF, and new slope along Country Club Drive, therefore, would
not change the relative scale or massing of development in the overall area. These structures and
slope also would not result in any new visual elements within the viewshed that outweigh in
dominance those already visible.

Retaining Walls, Privacy Walls, Sound Walls and Potential Fire Walls

To maximize park and recreation area footprint, while minimizing extent of Project grading
overall, a series of retaining walls is proposed for the Project. The preliminary lengths and heights
of these walls are shown on Figure 2.1-7a, Preliminary Retaining Wall Placement. As currently
designed, five walls would not exceed approximately 4 feet in height and would be architecturally
enhanced. These include the three walls proposed to be located generally along the west side of
the Project, and the two walls located at the “back” side of a park use, as well as the 2- to 4-foot-
high wall located mid-slope east of Cordrey Drive, with Project landscaping located between this
low wall and off-site uses. Two anticipated walls would be located entirely interior to the site
(between Private Drives B and D, and along the cul-de-sac of Private Drive G, respectively) and
would not be visible to off-site viewers. These walls would be shielded by the homes placed
between these homes and off-site viewers, as well as by Project landscaping. One small
(approximately 3-foot) wall is shown at the toe of an internal slope west of Private Drive K. It
would be shielded from view by its low scale, the slope above it, as well as the planning placed on
that slope. A final geo-grid (plantable) wall is proposed to be sited below the southern-most row
of homes, minimizing Project grading into adjacent BOS. That wall would be subject to irrigation
and planted with shrubs, allowing it to fade into other vegetated views from the south. The
introduction of these internal and largely shielded walls with line elements and rectilinear surface
planes would not be notable from off-site viewpoints.

A variety of privacy fences and/or walls would be implemented throughout the Project. Design
sketches are shown on Figures 1-19a and 1-19b.
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Overall, fencing would provide a non-solid barrier, which would stop cross traffic, but allow
visibility to uses. Trail-side fencing would visually reference the area’s equestrian ties, including
the HGV Equestrian Ranch, across the street. The variety of fencing and generally low solid walls
mimic the different design scenarios found on properties under different ownership, and would
minimize the perception of a large-scale single-format development. The walls would have design
variety, be constructed with rustic materials, often be screened by landscaping.

As detailed in Subchapter 2.5 of this EIR, one wall specifically designed to block noise is proposed
(see Figure 2.5-1). This wall would be 5 feet high, and would be located between Lots 123 and
124 and Country Club Drive. It would be visually consistent with other Project barriers designed
to provide privacy and visual interest. The slope on which the sound wall would be built would be
behind streetscape, as well as Civic/Commercial/Recreational zone landscaping located in the park
immediately north of the homes, which would provide screening landscaping of shrubs and trees
installed from 24- to 48-inch box sizes.

As described in Section 3.1.3 of this EIR, based on final design (ultimate structure height and
precise setback from top of slope) the FAHJ may require 6-foot fire-resistive walls along the south
development boundary in the western portion of the Project (possible for Lots 148, 149, 152, 153,
and 156 through 158; see Figure 3.1.3-1). For lots where the code-required setback would not be
possible, installation of a 6-foot tall, non-combustible, heat-deflecting wall would be provided for
additional heat and flame deflection. This wall may be solid, or a combination of masonry and
dual pane materials. Figure 2.1-7b, Potential Fire Walls, shows examples of such barriers. As
noted for other walls in the Project, if a solid barrier is chosen, it would be landscaped on the side
facing public views. If required, these features would be visible to viewers from the south along
the back yards of the seven lots, and would be expected to read as privacy walls. They would be
lower in height than the homes they would protect and would constitute a small (and not visually
dominant) part of the view to the Project. They would be shielded from views to the north by
intervening structures and landscaping as they would be located south of the residences they would
protect. For viewers from the east or west (limited private views on and off site) these walls would
not be very evident. This is because they generally would be in line of sight (rather than
perpendicular to it). The potential wall(s) along Lots 157 and 158 could comprise a larger part of
the view to on-site viewers using the summit trail. These features would not be visually
incompatible with the setting. They also would not be unusual in the larger community — both solid
and partially see-through sound walls are provided along Country Club Drive north of Harmony
Grove Road.

Consistency with Applicable Design Guidelines

The proposed Specific Plan for the Project calls for consistency with design policies contained in
the County General Plan COS Element and the Elfin Forest and Harmony Grove Community Plan.
Setbacks, density, building size and massing, lot coverage, and relative scale also would be guided
by local zoning regulations. The reader is referred to detail provided in Attachment B of the VIA
(Appendix B of this EIR) for policies and guidelines that specifically relate to visual issues and to
Section 3.1.5 of this EIR for overall land use issues. In brief, the Project complies with applicable
goals, policies, and requirements as identified in Section 2.1.1.5. This is discussed in more detail
relative to the RPO ordinance under Section 2.1.2.2 of this subchapter, addressing removal or
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change of valued visual elements, as well as referenced in Section 2.1.2.4, regarding goal and
policy compliance overall.

Perceived Contrast
Country Club Drive

Viewers traveling along Country Club Drive would have unrestricted views to areas of the
Proposed Project where the road abuts the Project. Along the roadway, Project slopes, residential
and park uses and the WTWRF would replace existing field views.

The entrance area to the WTWRF would be located on Country Club Drive. The low profile, small-
scale building and other equipment proposed for this area are not anticipated to be visibly
dominant, and the proposed landscape plantings (including both trees/shrubs) would provide more
green foliage in the views than is currently visible. This vegetation would serve to screen the
facilities, providing unity with the rest of the landscaped project. Where the WTWREF buildings
would be visible from the road, the barn-like character of the structures would continue the semi-
rural quality of the Project area.

The Proposed Project would change the existing elements viewed from Country Club Drive and
therefore, the visual character of these views to consist of residential neighborhoods and
community recreational green spaces. This proposal must be evaluated relative to its setting and
Project features. The setting includes the substantial element of approach either through HGV
(coming south on Country Club Drive from north of Harmony Grove Road, or east on Harmony
Grove Road) or with views toward the larger HGV project (traveling north on Country Club Drive
south of Harmony Grove Road, or west on Harmony Grove Road north of the Project). As noted
throughout this EIR, the larger project (currently building out) visually fills most of the valley area
surrounded by the high hills to the south and west. The expansion of the village to the east and
south to encompass the southeast quadrant of the Harmony Grove Road and Country Club Drive
intersection would be visually consistent with the larger valley uses. Relative to Project features,
these features would include: (1) retention of views of the current ridgeline backdrop of high hills;
(2) landscaping along the roadway and street tree plantings within the dense areas of the Proposed
Project; and (3) recreational areas and landscaped corridors that would soften and unify the
buildings within this area. All of these design features and considerations would minimize the
perceived dominance of the proposed development from Country Club Drive.

Harmony Grove Road

Views to the Project would not be as immediate as those described for Country Club Drive, as
Harmony Grove Road does not abut the Project. Harmony Grove Road also provides generally
more lateral (rather than straight-on) views as it trends east-west in this area, with the Project
located to the south. Views are available, however, with their significance addressed in
Section 2.1.2.3, below, as this segment of the road is designated as a scenic corridor by the County.

Other Public Roadways

Along other nearby public roadways, views to the Proposed Project currently are—and would
continue to be—generally restricted. Few public roads are located along the ridgelines west and
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northwest of the Project area. Where views are available along these roads, portions of the
Proposed Project would be distinguishable. Roads in this area are generally winding, however,
which results in both requiring the driver’s focus on the roadway, as well as a frequent shifting of
a viewer’s viewscape. Views typically would be along narrow-street corridors framed by
ornamental trees or homes, and generally would be fleeting in nature. This is a result of existing
vegetation located along area roadways that frequently confines a traveler’s view to the immediate
vicinity of the roadway. No adverse effects to existing views seen from public roadways to the
west/northwest would occur due to a combination of distance, intervening topography and
landscaping. Also, HGV will be located in the foreground. As a result, the distant viewer would
perceive a land use with more continuity than the existing diversity that exists between existing
residences and the ongoing construction zone associated with abutting HGV. The built HGV
project would both minimize the visual effect of the smaller and more distant HGV South
development, as well as render it visually consistent with the HGV valley area.

Future Public Equestrian Ranch at HGV

Views to the Project from the recreational and commercial facilities at the future HGV Equestrian
Ranch would be open; the Project is directly across Country Club Drive from the Equestrian
Ranch. Elements of the WTWREF facility higher than the 6-foot wall may be visible, and the slope
supporting bungalows on Lot 1 would be seen. Streetscape, as well as the slope plantings would
visually separate the two uses. Please refer to the discussion of cross sections under Massing and
Scale, above, and Cross Section A on Figure 2.1-6.

Where visible, the homes on Lot 1 would generally appear as a single row of structures—they
would shield the similar housing on adjacent pads to the east within Lot 1 as the pads would be
located at the same general elevations (within several feet of each other, around approximately
625 to 635 feet amsl based on the preliminary grading plan). Approximately 200 or more feet to
the east, another line of six residences would be located on Lot 2 (there would be 10 homes on
Lot 2, but 4 of them would be shielded from view as they would be located east of the six
residences noted). Those structures would be sited on pads located approximately 90 feet higher
than Lot 1, at approximately 725 feet amsl based on the preliminary grading plan. The landscaping
between lots 1 and 2 is likely to be visible from some vantage points, as would the Lot 2 homes,
together with their associated landscaping. These elements all would serve to visually “set back”
the residential uses from the horse facility. Regardless, the equestrian facility would serve to
provide active equestrian functions. Viewers would be focused on sights internal to the Equestrian
Ranch (to shows, or other events), or on business/training activities associated with the mare motel,
horse boarding or training or equestrian-themed commercial purchases.

Private Streets and Private Homes

The viewshed areas from the immediate west or east include a small number of existing private
homes.

Fewer than 10 homes abut the western Project boundary. Two of these homes have direct and
relatively at grade views onto the western extent of the Project, including equestrian uses (horse
sheds, a work-out ring) that have been expanded by those abutting property owners onto the site
parcel with the passage of time. Dirt fencing and horses, backed by Project slopes, make up
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possible views from the two northernmost homes (these homes appear to be oriented with views
to the north-south rather than east-west, which would have provided the most direct views onto
the property). Another approximately two residences are located west of the Project boundary
along an area planned for development; homes south of there would be adjacent to areas proposed
for permanent open space. Actual exposure to the Project for these few homes would depend on
home orientation, private yard landscaping, and use patterns within each lot. To the extent that
views onto the property are available from the southernmost three homes, existing views of dense
chaparral habitat would continue. For residences located slightly more to the west (i.e., with access
from Country Club Drive rather that Cordrey Drive, or located on the west side of Cordrey road),
intervening yardscapes and structures located between these viewers and the Project (see
Figure 1-4) would lower visibility to the site.

As described above, a few homes are also located to the east, at higher elevations than the site. To
the extent that viewers from these properties look westerly, they would look over Project built
elements, and would continue to see valley and hill topographic elements. The generally lateral
nature of the views from all of these nearby homes, combined with their very small numbers,
would result in less than significant impacts.

Views seen by future HGV residents to the northwest could be possible from homes located on
hillocks/more elevated locales. These views would be at a little distance, as viewers would be
looking over some internal development, HGV subsurface vaults, park uses, Escondido Creek and
the future Equestrian Ranch. The Project would present as an extension of the development
patterns within the HGV project that would include similar visual elements. Project
implementation, therefore, would not contrast with the view from a neighborhood from the
northwest due the continuity of the Proposed Project elements with planned (approved and
developing) neighborhoods.

The areas included in the viewshed farther to the west and northwest of the Project site consist of
mainly undeveloped hillsides and steeply sloped lands unlikely to be developed in the future.
Homes accessed by private access roads are scattered along the ridgelines and hilltops in this area.
From these locales, views are expansive and portions of the Proposed Project potentially would be
visible (although views for travelers along the roadways would be limited in duration due to the
winding nature of the roads). Rather than views of open space that currently are available, the view
would encompass roofs and related development features, as well as ornamental street trees.
Rooftops are proposed to be made of generally dark colors, however, and this coloration, together
with the trees and associated landscaping, parks and riparian corridors would serve to lessen the
scale, unify the project elements and provide continuity with the surrounding visual character.
Additionally, the winding nature of these roads, the limited number of residential viewers, and the
existing residential uses abutting the edges of the Proposed Project allow the development to
visually blend with the surrounding and developing community. Therefore, although the view
would be changed, the change would provide continuity with surrounding viewscape elements for
viewers at an elevated distance and would not contrast with the important visual elements of the
area (developed valley versus surrounding open space peaks).

Taken overall, a number of private homes are located within the Project viewshed. Very few
(approximately 10) of them are in the immediate vicinity of/bordering the Project, with potential
views onto the Project. The severity of the overall change resulting from Project development for

2.1-37



Harmony Grove Village South Project Subchapter 2.1
Final Environmental Impact Report Aesthetics

most private viewers would be relatively low due to several factors, including the combination of
open space retained by the Project; and the distance between the Project and off-site viewers and
nature of intervening topography, development, and/or private lot vegetation, as described above.

Key Views and Illustrative Simulations

In order to ensure a full understanding of potential visual effects related to Proposed Project
implementation, simulations were created to exhibit projected conditions following construction.
The purpose of simulations is to provide the reviewer with a reasonably accurate projection of
future conditions based on Project-related changes to current views. The simulations provide future
snapshots of specific locations with likely vegetation and maturity shown at 10 years after
installation based on Project uses, lot locations and sizes as shown on Figure 1-6a, architectural
information currently available, and the palette of possible plant varieties provided in the Project
Specific Plan, Chapter 1.0 of this EIR and Appendix B.

Preparing simulations for all of the specific views from which a proposed project potentially can
be seen is not feasible. In addition, a number of potential views are in neighborhoods or areas not
accessible to the general public. Nonetheless, analysis of Key Views (KVs) allows focus on some
specific views in order to evaluate the change from the existing condition to post-Project
conditions in an ordered fashion. The selected KVs consist of photographs taken from public
viewpoints, and were identified based on the number and frequency of views, the potential
sensitivity of viewers, and the types of Project-related features that would be visible. Locations for
KVs were selected using considerations that include type of viewers and their sensitivity and
exposure, scenic status of local roadways and recreation areas where highly sensitive viewers may
be present, the amount of time (duration) and/or number of times observers are exposed to the
view, and the breadth and depth of the view. They are considered to comprise the most typical,
often seen, and broadest, views of the Proposed Project.

Based on these considerations and following field review, two KVs were approved for detailed
analysis. Locations of the K'Vs are depicted on Figure 2.1-1.

Key View 1

KV 1 is located at the intersection of Country Club Drive and Harmony Grove Road, north of
Escondido Creek (refer to Figures 2.1-3f and 2.1-8a, Project Photo and Simulation from Key
View I). This view looks southerly, over the creek and into the site. It provides a view to the
majority of the buildable footprint, and also represents a view seen by a large number of potential
viewers (this roadway has a capacity of 19,200 ADT), that may be stopped at the location prior to
turning or continuing through the intersection, with an opportunity for relatively extended viewing.
This viewpoint is located approximately 500 feet north of the Project site. This view also provides
a “worst-case” representative view for viewers turning onto the County-designated scenic corridor
of Harmony Grove Road as it is a straight-on view to the Project rather than peripheral.

As shown in Figures 2.1-3f and 2.1-8a, the existing view looks along Country Club Drive and over
Escondido Creek The site is disturbed, but does not contain visible built elements from this vantage
point. In contrast with the ongoing disturbance at the intersection, and some visible elements of
staging/construction on the HGV equestrian ranch, it appears pastoral. The grasslands of the
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Project parcels are notably different from the scrub/chaparral areas and on-site trees in texture, and
color also varies depending on the season from tan to greens. Darker and generally more “intense”
greens are associated with the trees and dusty greens associated with on-site scrub/chaparral
habitats. All the colors are visually “soft,” however, with topographic ridgelines and hilltops
providing harder edged and dominant forms at the skyline. The more prominent hills are clearly
visible in the background.

A fire break cuts a consistent linear and bisecting swath through the vegetation as it rises along the
slope south of the Project in an east-west direction and is seen from large distances (see
Figures 2.1-1, 2.1-2a, 2.1-2d and 2.1-3h). As Country Club Drive climbs in elevation to the north
of Harmony Grove Road, the top portion of the Project’s southern slopes become increasingly
visible for south-bound travelers. An existing primitive trail is also somewhat visible, but only for
close-in viewers, due to the amount of overgrowth and the narrow nature of the existing
disturbance (roughly 2 to 4 feet in width depending on location along the trail). It is noted, that
there are deviations within the main path due to a quest for firmer footing, resulting in a broader
impact area.

Project implementation would result in built features that would replace the currently undeveloped
nature of the site. Views toward the site would also be broader in nature due to the wider crossing
of Escondido Creek, resulting from the removal of some of the mature vegetation that currently is
located immediately adjacent to the at-grade crossing.

Starting in the near view, the Project would modify the segment of Country Club Drive visible
from this KV. As shown in the simulation, the overall road would be three lanes in width, and the
run-up to the intersection would contain four lanes necessary to meet the northern portion of
Country Club Drive north of Harmony Grove Road. The road also would be slightly elevated over
the existing grade. A new bridge over Escondido Creek would be a wider crossing of the creek
than currently exists, and the bridge also would be elevated relative to the Arizona crossing;
however, it still appears as a low-profile feature in the simulation view (Photo B, Figure 2.1-9).
On the site itself, potential utility uses, as well as residential and recreational uses, would be located
on visible parts of the Project parcels from this KV.

From the intersection and through the bridge, and to the southern entry to the project, the
simulation depicts the Project-installed pedestrian path on the east side of Country Club Drive.
From the intersection and to the south end of the bridge, the simulation also shows the mixed use
equestrian trail on the west side that would be installed by the Project (implementation of the
remaining part of the multi-use trail is a condition of HGV, and would be implemented by others).
The vegetation on either side of the bridge in Escondido Creek is shown as relatively dense, which
is appropriate for 10 years growth of fast-growing plants such as willows with a permanent water
source.

Particularly in the short-term, during construction and until Project landscaping and creek
restoration/enhancement activities have been completed, this would result in open views to
disturbed ground and raw structures. Following establishment and approximately 10 years growth
of the Project landscaping, the Project would appear more established in its setting.
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Excluding a few structures in Lot 2 (Figure 2.1-8b, Depiction of Lot 2 Topographic Backing from
Community Park), residences in the northern extent of the Project generally are not visible in the
KV 1 simulation. Those following east-west alignments at approximately the turn in Country Club
Drive and at higher on-site elevations are visible. This turn in pad and structure alignments allows
the development to more naturally follow rising topography. Structures would be located on site
to the top of the grass-covered slope that forms the linear element bisecting the site. The largest
structures (approximately up to 45 feet in height, with some architectural projections above that)
would be located at this high point. The structures may not appear to be this height, since the
bottom level (parking) may be partially recessed into slope, and farmhouses located to the north
of them would partially shield their lowest levels and could lessen seen structure elevation.

As shown in the Figure 2.1-8a simulation, homes built on Lot 2 would be sited on a knoll internal
to the Project. Although higher topographic features are located north, east and south of this knoll,
from this particular vantage point, the structures surmount the local topographic formation, and
are backed by sky rather than hillside. This is a common condition in this part of the County, where
topographic features of all sizes are seen from roads that turn and twist, constantly changing the
viewer’s perspective, and resulting in changed visual experiences as the viewer moves along the
road. The worst-case “skylining” of these structures from this particular vantage point is one of
the reasons that this key view was chosen for simulation. These structures would not be backed by
sky from other vantage points. This includes areas westerly of the Country Club Drive intersection
(e.g., in the general location of the County Community Park), where those same homes would
appear to be mid-slope in the higher hills behind them. As an example, Figure 2.1-8b depicts the
amount of topographic backdrop from the park seating area, which would be representative of
other views sharing this other general orientation. Similar conditions would pertain from the south
(see discussion of KV 2, below).

The simulation on Figure 2.1-8a also depicts the level to which some elements would be obscured
from view from this KV location due to the streetscape proposed for Country Club Drive (which
would continue around the curve in the distance, to the general southeastern extent of the visible
portion of the Project) and the landscaping between residential structures (and residential types).
This includes some proposed retaining walls that are in line-of-sight (where aligned north-south)
and/or would be obscured by intervening planting and structures. As shown in the simulation,
excluding the few homes on top of the internal knoll to the southeast, the WTWRF and most of
the homes trending roughly north-south in the northern portion of the Project would be obscured
by landscaping from this viewpoint. The first built elements that are notable consist of the row of
farmhouses aligned generally east-west across the topographic bench. The first row of granaries is
also visible behind them. Other Project structures south of the first row of granaries are located
“behind” those structures, and/or are additionally at lower elevation, which results in their being
visually shielded by the first row in the simulation. The hilltops behind the Project, which comprise
an important part of the valley skyline, would continue to be visible.

Viewer response from this KV is expected to be adverse in the short-term overall. The community
is currently undergoing build-out of HGV. This extremely large project has had an extended
grading period, and while some local viewers may now accept this as “the new normal” and be
desensitized, others are expected to be more sensitive to views of grading and construction. For
new residents of HGV, it would be less noticeable, as ongoing disturbance areas are likely to be
part of the existing condition during move in, and many views to the south would be obstructed
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by intervening HGV residences for those residents in the village interior. In addition, where views
are available, vegetation ultimately would be even more dense and taller than shown in this 10-year
depiction, and commensurately less of the built environment would be seen from this location.
Even at the 10-year point represented in the simulation, however, it is expected that the viewer
exiting from the southbound Country Club Drive section north of Harmony Grove Road (having
just passed the existing engineered manufactured slope surmounted by homes of HGV on the east,
and the block sound walls to the west, combined with the HGV structures visible through entrance
roadways), would find this viewpoint one that is more open and expansive than the views from
Country Club Drive in HGV. Escondido Creek will remain in the foreground, and the expansive
future HGV equestrian ranch will spread to the west. The backdrop of the higher hills of the DDHP
and EFRR will continue to be undeveloped, and continue to provide the ridgelines so cherished by
the community. Project conditions would be different from the existing condition, but the
community as a whole is expected to retain a neutral or even positive view of the setting.

Ultimately, the Project is expected to continue the visual pattern of village development
established by HGV, and which the viewer would have just traversed as they approach this
intersection KV. The bridge is expected to provide a visual cue to the entry into the village
equestrian center and residential uses south of Harmony Grove Road. The Project-installed
landscaping along the east side of the street would introduce a verdant note that currently does not
exist, and (ultimately) would visually tie into the similar pathway located on the west side of
Country Club Drive through HGV. A notable positive change would be the undergrounding of
transmission lines located along the Project western edge (and even along the west side of Country
Club Drive if all utilities are combined into single dry-utility routes within roadbed), which would
reduce visual “noise” from the seen view. The high hills south of the Project would continue to
meet skyline, and would continue to provide views to their iconic San Diego County scrub-covered
slopes. In the end, the long-term visual effect of the Project from this KV would be change from
an undeveloped parcel to a village extension. Although the built nature of the Project would vary
from the existing condition, it is expected to demonstrate a character that is consistent with the
village overall.

Key View 2

KV 2 is located south of the Project parcels within the DDHP (refer to Figures 2.1-1, 2.1-3, and
2.1-9) and illustrates the view northerly. Although not anticipated to carry the greatest number of
viewers, this locale is a public trail in a protected open space area, and is therefore sensitive. The
open nature of the view (lack of intervening topography, structures or high vegetation) and
proximity of the Project southern boundary to the trail (approximately 600 feet) renders this a
representative “worst-case” view from DDHP/EFRR.

The existing view consists of chaparral habitat dropping rapidly away from the viewer to the north.
The non-native grassland portions of the site are lighter green in color than the dense scrub in the
foreground, and are bounded on the north by the Escondido Creek line of darker green vegetation.
The initial phase building and substantial grading associated with HGV extends to the north from
the creek, and comprises a substantial portion of the distant center on both sides of Harmony Grove
Road (this condition will change with final buildout of that project). The structures along the
western property boundary, as well as those (previously) associated with the HGSA and expected
to rebuild are clearly visible. The size of some of the structures on these lots can be notable. In
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some cases, it may be the result of combined residence/garage/barn structures (either actually
connected, or appearing to be so due to their proximity to one-another and vegetation). In others,
it is because the estate-style home contains multiple stories. Although the scattered homes located
easterly of the Project are mostly obscured by intervening topography from this viewpoint, the
bright blue roof associated with a home to the northeast can draw the viewer’s eye. Ridgeline
development is skylined on the hills to the west on the left-hand side of the Project, but is generally
too distant to be observed to the north in San Marcos from this KV. The lighter-colored structures
associated with ERTC and San Marcos commercial/light industrial uses are notable, as is the
Palomar Hospital (gray in color, and atypical in terms of height and massing). The overall view
from this area depicts an expansive setting in which existing and ongoing development is primarily
located in valley areas, additional built structures are located on hillsides and along some
ridgelines, and the very highest and steepest areas are generally retained in native scrub habitats.

Project structures would be sited primarily on site grasslands/disturbed areas, and would wrap
around the vegetated hill on the east side of the Project; with Project residences being located north
of the hill, and throughout the rest of the area to the northern Project boundary. Farmhouse housing
typically arranged into four structures per lot, and Project granaries, would comprise the nearest
residential uses, and also would obscure housing built downslope to the north of these uses.
Approximately 35 acres of BOS would be retained between the viewer and those structures. The
few homes on top of the knoll in Lot 2 would be visible in the northeast portion of the Project,
backed by the much higher hills to the north. A plantable geo-grid wall would be used to retain the
south-facing slope underlying Lots 149 and 156. Depending on the final grading plan and final
design/structure setback, 6-foot fire walls may be located at top of slope along Lots 148, 149, 152,
153, and 156 through 158. Landscaping within the Project would wind along the internal Project
roads and between residential neighborhoods. Streetscape would also be provided along the small
portion of Country Club Drive seen from this KV.

The Project would therefore introduce built elements within Project boundaries, visually extending
current residential uses west of the Project onto the Project site. The current view to the notable
line of riparian vegetation along Escondido Creek would be softened. It would still exist, but
intervening Project planting rather than non-native grasslands would continue a darker green onto
the Project. HGV South structures would include buildings denser and taller than some of the
abutting or nearby off-site residences. They would not appear out of scale with the homes along
the western Project boundary for several reasons: the existing homes are also fairly large in scale,
they visually merge into barn and garage structures associated with the off-site homes and which
are incorporated into HGV South structures, and the off-site structures are generally lighter in color
than the proposed HGV South homes, which attracts the viewer’s eye. The height of Project
structures generally would be foreshortened. This is because the height of the trail from which this
KV was taken the structures would be somewhat visually foreshortened, much as the intervening
slopes are foreshortened (see Figure 2.1-31). In addition, specifically for southern structure edges
along the granaries, some berming would cover the lower part of the structures (containing
off-street parking and partially recessed into the ground). For these reasons, it is expected that the
site would largely be seen in an oblique or almost plan view from this KV, with rooftops encircled
by the Project streetscape, and landscaping providing vegetative counterpoint.

The density would appear to be less intense than that seen in HGV. At buildout, HGV will include
742 residential structures with open space areas sited throughout the development, including the
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linear drainage feature already visible in the HGV South simulation. HGV South is anticipated to
include less than one-third that number of structures, with surrounding and interspersed open
space. As a result, although individual structures would be larger (both in reality and because of
their closer proximity to the viewer), the development overall is not as expansive as HGV, which
provides the background to views from this KV point. In addition, the layout is far more responsive
to the natural topography than appears from the HGV rectilinear layout of the lots along the
valley bottom.

HGYV South would use wide greenswards throughout the development and planned roof gardens
on the granaries, which would provide substantive visual “relief” from the built environment. The
width of the landscaping between build elements also results in the Project providing a stepped
visual transition between the undisturbed open space and the large lot uses to the west to the tighter
development footprint visible in HGV (and even City of Escondido areas) from this key view.

The reader should note that the simulation depicts vegetation in non-irrigated areas (along the very
southern development footprint at the bottom of the slope) consistent with coloration shown for
other non-irrigated areas in the existing conditions photograph. During the hottest months of late
summer/early autumn, there may be less green on the south-facing slopes that are not irrigated
than is shown on this simulation. This would be consistent with a general lightening of color
throughout the Harmony Grove area where vegetation is not irrigated due to thinning of foliage or
die back of some grasses. This is expected to constitute a very small part of the Project in any case;
however, as irrigation is required throughout interior portions of the Project, as well as within
75 feet of any built structure by the Project FPP, and is provided for any larger park areas as a
Project Condition. The (irrigated) geo-grid wall could be distinguishable from the abutting fill
slope in the short-term as indicated on the simulation, but would blend into the vegetated slopes
as plants within it reach visual maturity.

The potential installation of fire-resistive walls required as part of Project design (if identified as
necessary during final design) would occur along lots edge of pad/top of slope visible from KV 2.
These 6-foot features could be all block, or could be a combination of block and fire-resistive
glass, so long as they are built to standards approved by the FAHJ. The residential structures would
have architectural elements extending above these walls, and providing visual variation. Referring
to Figure 2.1-9, potentially necessary walls would not exceed the general height of the tops of
windows on the ground floor. This height would result in a lower horizontal feature for the backs
of six lots facing the viewer, and a more lateral view to the potential feature located along the
northeastern most of these southerly lots. Some of the wall(s) would be expected to be obscured
by landscaping. Regardless, where visible, the barrier would provide a fairly low mid-ground
feature backed by additional buildings, and in a location where the viewer’s eye is drawn up and
over the Project to the north. There is a small potential for glare/reflection from glass if part of a
barrier is “see through.” This would be extremely intermittent in nature, however, as visual effects
would only occur when the orientation of the sun in the sky (both azimuth and altitude) would
result in rays hitting the glass, when there is not cloud cover to reduce glare, when there is not
intervening vegetation that shades the glass, and when there is an observer to see the glare (right
place at the right time of day). In other words, although some level of glare may occur, it is not
expected to result in long-term, ongoing significant effects. These effects would not occur if a solid
block wall is implemented. The potential need for installation of one or more of these walls for up
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to seven structures would be an incremental addition to the larger development footprint and would
not substantially change the projected views from this KV location.

All of the Project electrical needs would be satisfied through on-site photo-voltaic panels. These
panels would most likely be placed on structure roofs oriented toward the south/southwest. The
structures with solar panels on the southerly facing roofs could be visible to viewers from the
elevated trail. During specific times of day, and if the viewer was in a specific viewing location,
reflected glare from the roofs could draw the eye. These roofs would be located within an overall
larger development, however, and the restriction of this occurrence to specific hours of the day
when a viewer is located on the specific section of trail, as well as looking toward the Project,
combine to minimize potential adverse effects. The Project would read as part of the overall
HGV/existing valley development, and this extension of village residential formats would visually
read as transitional and developed, but not inconsistent with other Harmony Grove community
built uses.

Viewer response is expected to be adverse in the short-term. The Project would add disturbance in
the middle-ground of the view to an area that currently appears to be pasture from this KV. It also,
in the near-term, would expand upon the disturbed portion of the valley undergoing buildout of
HGV. Following build out of HGV South and installation of vegetation, the response is expected
to soften. For new residents of HGV, it would be less noticeable, due to intervening structures and
solid sound barriers along the development edge.

Ultimately, the Project is expected to continue the visual pattern of village development
established by HGV, which the viewer would see extending to the north of the future equestrian
ranch and Harmony Grove Road west of Country Club Drive. The wider break in Escondido Creek
vegetation required by the wider Country Club Drive and bridge may be discernible by the viewer
from this KV. It would be balanced by additional greensward provided by Project-installed
landscaping along the east side of Country Club Drive where trees and irrigated shrubbery
currently do not exist, however, and would be consistent with the width of hardscape shown north
of Harmony Grove Road. Structures associated with the HGV South expansion of the village
would continue a “developed” footprint from the northern extent of the valley into this southern
section. The structures would be somewhat foreshortened from being downslope from this KV,
however, and although different in number and design from abutting houses to the west and east,
appear individually similar in terms of massing and relation to lot vegetation. The inclusion of the
broad landscaped areas within HGV South, and the non-grid layout of the development, also would
provide a more natural transition between village and non-village portions of Harmony Grove
community residential development, and soften the HGV grid pattern that currently draws the eye
for viewers from this key view.

The long horizon line seen from this KV would be unchanged by Project development, as would
the majority of the seen view. The Project would introduce additional built features into the center
of the view, but would not affect the views of nearby native habitat, would largely retain similar
areas visible on site, and would extend notable residential uses to the west (and north) of the Project
onto site parcels. In the end, the long-term visual effect of the Project from this KV would be
change from an undeveloped parcel to a village extension, and provide additional development
appearing less dense than the heart of the village between Harmony Grove Road and the developed
uses to the west, as well as the open space to the south. Although the built nature of the Project
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would vary from the existing condition, it is expected to demonstrate a character from this KV that
is consistent with the village and some built elements very near portions of the Project, as well as
the development pattern visible in the County, City of Escondido and distant City of San Marcos.

Summary of Resulting Visual Impacts

Overall, the Project would construct built elements within a viewshed that would be compatible
with the existing varied visual character. As demonstrated in the above analyses of Project key
views and Significance Guideline 1, the Project has incorporated a number of design measures to
ensure that the off-site viewer’s experience is overall consistent with the character and quality of
this existing and developing area. These measures include varied (i.e., not repetitive and
monotonous) structure styles that incorporate rural design elements, and large amounts of open
space (park areas, visual open space and retained/enhanced biological set-aside). Landscaping
known to perform well in San Diego County and to be consistent with the visual quality of HGV
and the neighborhood overall would be installed. No architectural design features are proposed
that would sharply contrast with surrounding visual elements, or that would create a visually
dominant feature. The Project would visually merge into the village pattern provided by HGV, and
feather into the existing scattered development on both sides of the Project.

Overall, the density and massing would be different from the immediately abutting uses (i.e., the
homes along the west and east sides of the Project), but generally visually consistent with the
Harmony Grove Valley as a whole, and providing a visual transition from the more regimented
and tighter village core design visible in HGV (anticipated to be true even following HGV
vegetation maturity due to HGV core street lines). Areas in which the Project would vary, such as
the overall height of the farmhouse and granary structures, would be visually minimized by their
distance from off-site viewers, location of these features within the Project, and apparent reduction
in scale resulting from the comparative height of the abutting topographic features. Implementation
of the Project residences, WTWRF, and new slope along Country Club Drive, therefore, would
not change the relative scale or massing of development in the overall area as it is currently
building out. The Project would not result in any new visual elements within the viewshed that
outweigh in dominance those already visible.

Walls and fences within the Project would comprise a variety of formats that mimic the different
design scenarios found on properties under different ownership, and would minimize the
perception of a large-scale single-format development. The generally low height and variation in
design of these barriers, combined with the rustic elements proposed and the amount of screening
ultimately provided by intervening structures or landscaping, would result in these walls and
fences (including the single sound wall along Lots 123 and 124) being generally consistent with
area privacy/yard barriers. The plantable wall located at the southern extent of the development
would be down slope and at distance from viewers looking at it (open view) from the south. It also
would be planted and irrigated, so that vegetation ultimately would obscure built elements. The
potential fire walls would be restricted in extent (up to approximately seven lots) and generally
shielded by structures (from the north) or at distance from the viewer (off-site public viewpoints
to the south), or seen by individuals already in proximity to the larger Project footprint (on site on
the Summit Trail and passing by these features with lateral views).
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Views from off-site primary roadways typically would be lateral/peripheral in nature (generally
Harmony Grove Road), or strongly colored by the existing built uses along them more direct or
edging views toward the Project are possible (generally Country Club Drive). Smaller streets
would generally present more distant views along narrow and winding street corridors framed by
ornamental trees or homes, and generally would be either wholly blocked or fleeting in nature.
Where Lots 2 residences would briefly superimpose over a backing topographic form from nearby
roadways (resulting in apparent skylining), it would occur for travelers as they move through the
study area and would affect a focused part of a much larger viewshed for a brief period of time.
Before and after that point, the closest higher slopes to the east (at approximately 830 and
1,000 feet) would be visible and providing a backdrop to these homes. This is distinguishable from
a number of existing homes that are permanently skylined for views from the valley due to their
location on the highest topographic features rimming the valley.

Private views include those from private homes within the Project viewshed. Very few
(approximately 10) would have direct views onto the Project. The severity of the overall change
resulting from Project development for most private viewers would be relatively low due to several
factors, including the combination of open space retained by the Project, the distance between and
nature of intervening topography, development, and/or private lot vegetation, as described above.

The long-term visual effect of the Project from both KVs selected for detailed analysis would be
related to the change from an undeveloped parcel to a village extension. Although the built nature
of the Project would vary from the existing condition, it is expected to demonstrate a character that
is consistent with the village overall, as well as the development pattern visible in the County,
City of Escondido and distant City of San Marcos.

Although the visual character of the site would change from existing conditions, Project
development would be generally consistent with the relative scale of development planned in the
area, as well as general distance from the structures, intervening uses and landscaping. The Project
would not result in new dominant visual elements within the larger viewshed. The Proposed
Project would be visually compatible with existing and planned surrounding uses, as well as the
surrounding topographic features. For instance, the harmony court and farmhouse structures,
encircling a common driveway and courtyard, mimic the compound formations on HGV. As noted
above, the granaries’ height and architectural projections would reference the steep and pointed
peaks around the valley. Character compatibility, therefore, would result from the diversity of
elements that would be visually consistent throughout the Project site based on conformance with
the Project Specific Plan, as well as neighboring development (particularly nearby residential
portions of the abutting HGV project). The scale and contrast between the proposed development
and the surrounding area would not be dominant in views toward the Project site as the greatest
number of viewers would either be looking toward the Project from the north (from a setting in
the heart of HGV), or from the south, from which vantage point the Project would be seen as the
southernmost part of a consistent HGV development pattern. Additionally, retention of the highest
on-site existing topographic forms in the southern portion of the Project, retention of sight lines to
surrounding mountains and ridgelines, and revegetation with native and/or locally compatible
plants would lessen the visual dominance and scale of the proposed development features from all
cardinal directions.
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Taking all these factors into consideration, although implementation of the Project would represent
a change from the past, the combination of all Project elements, in conjunction with its setting at
the HGV crossroads, would result in less than significant effects on the area’s visual character or
quality following Project buildout and vegetation maturity.

The introduction of newly broken rock and horizontal drainage facilities in cement across cut
slopes into views that would be seen by members of the public as they use Project
recreational/nature trails to access DDHP and the EFRR could be adverse. This is because the
rock’s location in otherwise natural habitat would be viewed from a primitive recreational trail
designed to access natural open space, and the color of the newly broken rock would draw the eye
and contrast with the natural setting. Contrast with the natural and unmodified nature of the aged
surface rocks and existing vegetation that may currently be visible are identified as significant
impacts. (Impact AE-1)

The conclusions above reflect Project effects following full buildout and attainment of Project
maturity. There are, however, short-term visual effects related to potential staggered buildout
throughout the development and the short-term period of time following installation prior to
landscaping maturity. These impacts would relate to the combination of raw valley and slope soils
during the construction period, the potential presence of rock crushing activities (with the
industrial appearing crusher) and other construction equipment moving about the site, and
increased lighting being visible immediately following Project construction. As described
throughout discussion of this guideline, anticipated bridge construction also would result in
removal of vegetation, and construction activities for approximately one year adjacent to Harmony
Grove Road, which is an identified Scenic Corridor. Creek restoration/enhancement would take
place immediately following completion of construction, and riparian species such as willows are
rapid growers. Also, the early landscaping installed commensurate with slope completion and
street implementation, as well as plantings around structures (installed as vertical construction is
completed and homes are readied for sale}—would lessen adverse visual impacts of raw slopes
and new buildings on site; and vegetation maturity would be visually attained in approximately
10 years. At that point, raw soil would be covered with Project improvements, and street trees and
internal landscaping would buffer the homes from views to the Proposed Project from off site,
softening sharp edges, unifying the Project, and softening Project lighting and glare. While
temporary in nature and ultimately addressed through Project design and landscaping over the
long-term, short-term adverse visual impacts to the Project site’s visual character associated with
Project construction would be significant and unmitigable. These short-term adverse visual
impacts to the Project site’s visual character associated with Project construction would be
significant. (Impact AE-2)

2.1.2.2 Removal or Substantial Adverse Change of a Valued Feature

Guideline for the Determination of Significance

The Proposed Project will result in a significant impact if:

2. The Project would result in the removal or substantial adverse change of one or more
features that contribute to the valued visual character or image of the neighborhood,

2.1-47



Harmony Grove Village South Project Subchapter 2.1
Final Environmental Impact Report Aesthetics

community, or localized area, including but not limited to landmarks (designated), historic
resources, trees, and rock outcroppings.

Guideline Source

This guideline is from the County Guidelines for Determining Significance — Visual Resources
(20071). Significance Guideline 2 addresses potential substantial damage to particular resources
that represent or characterize a community or neighborhood.

Analysis

This analysis looks at specific on-site elements and whether they constitute valued visual elements
in the on-site views. No designated landmarks, or known significant cultural resources exist on
site. No identified visual resources such as unique topographical features, or prominent or unique
rock outcroppings or ridgelines are located on site. These particular visual resources are located
rimming the Harmony Grove Valley, and are off site to the south and west. Temporary effects to
surface waters (Escondido Creek) resulting from potential Country Club Drive improvements
would be mitigated through enhancement and creation within the creek. These issues are not
further discussed. The analysis below addresses potentially visually important trees, native
vegetation in the southern portion of the Project parcels, and on-site steep slopes.

On-site Vegetation

A few non-native trees (eucalyptus, California pepper) are clustered near the westward turn in
Country Club Drive at the western edge of the property and are therefore highly visible. Although
visually notable on the Property as they contrast in color and height with the surrounding non-
native grassland in this area, the trees are few in number and do not include a protected species
(e.g., oaks). A few isolated oaks are also located in the central eastern portion of the Project.
Although these few and isolated trees are not considered significant visual resources, they would
be evaluated for potential retention during Project grading. Also, the number of trees installed on
the Project as part of the mandatory landscaping scheme, including trees installed as part of the
community center adjacent to Country Club Drive, would far exceed the number of any removed
trees and would visually replace them. Relative to loss of on-site isolated trees, no impact would
occur.

Oak woodland occurs along a small, non-RPO drainage in the south end of the property. Although
the oak woodlands are shielded from off-site viewers from the north by the central bench
topography of the site, they may be visible to the few homes on the west side of the site with views
to this portion of the site. These trees do not comprise a scenic element from trails to the south.
The higher elevation of those trails results in foreshortening of the trees. Although there is a
slightly different texture to the oaks from these higher views, they visually merge with the
surrounding scrub in terms of size and do not comprise a distinct element. These trees are not
visible from the north as they are located south of the central topographic bench on the property.
The very local nature of the views to these trees (from a few homes off site) results in their not
being identified as a valued visual element. Regardless, excluding some potential impacts
associated with required drainage improvements, they are being retained, and a less than
significant impact would occur.
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There would be some loss of vegetation in the open space area south of the development footprint
relative to trail improvements planned by the County. In this area, the Project had intended to retain
the existing primitive trail in its current condition. The County is requiring some improvements to
this trail to support additional use and improved access to the DDHP and EFRR trail connections.
Although specifics would be identified during final design, some parameters have been identified.
A 20-foot easement has been placed over the entire trail right-of-way. Although the entire 20-foot
easement would not be impacted during construction, this is a conservative easement width that
would allow for improvements at any point along the trail. At this time, Park and Recreation staff
(Everett Hauser 2016, pers. comm. to PDC) have identified a 4- to 6-foot wide path, with adjacent
slopes having a 2 to 5 percent grade within the 20-foot easement. All areas not required for the 4-
to 6-foot wide trail footprint would be allowed to revegetate with the vigorous chaparral habitat
currently located on both sides of the trail. Biological impacts and mitigation are addressed in
Section 2.3 of this EIR. This following discussion addresses potential visual effects.

The trail would wind up slope from the southern edge of the HGV South residential uses to meet
the DDHP trail (a fire-break road) that bisects the large hill south of the Project. That bisecting fire
break cuts a consistent linear swath through the vegetation as it rises along the slope in an east-
west direction and is seen from large distances (Figures 2.1-2a, 2.1-2d and 2.1-31). As Country
Club Drive climbs to the north of Harmony Grove Road, it becomes increasingly visible for south-
bound travelers. The existing primitive trail is also somewhat visible, but only for close-in viewers,
due to the amount of overgrowth and the narrow nature of the existing disturbance (roughly 2 to
4 feet in width depending on location along the trail). It is noted that there are deviations within
the main path due to a quest for firmer footing, resulting in a broader impact area.

The trail envisioned by the County would have a wider footprint overall, and therefore would have
increased visibility. In addition, overgrowth would not be allowed to encroach as closely as it
currently does along the non-maintained trail. The ultimate impact is not expected to result in a
significant visual impact, however. This is the result of several considerations: including (1) the
relatively narrow width of the ultimate feature; (2) the elimination of areas where current trail
instability has resulted in expansion of the path, deviations from the primary path, in a specific
area; (3) the somewhat winding nature of the trail that would be responsive to local variation in
terrain as it climbs the slope (as opposed to a consistent straight path forged in one direction);
(4) the consistency with the existing path that already is present (including its location in the
vicinity of residential uses west of the Project); and (5) the visual consistency with other slope
areas in this part of the County which are crisscrossed by trails accessing recreational areas
(e.g., EFRR and DDHP). As noted in discussions above, the construction period, when grading
and path support efforts would show additional disturbance along the slope, would contribute to
the short-term significant and unmitigable visual impact associated with overall Project
development. Following revegetation of installation-period disturbance, the trail would be visually
consistent with others in the area, and impacts would be less than significant.

Overall Topographic Modification and RPO-protected Steep Slopes
General Topographic Modification

In the northwest portion of the site, the western half is a gently sloping valley bottom, sloping
down from both the south and east, toward the Project low point and (off-site) Escondido Creek.
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The eastern portion of the northern part of the site rises into small scrub-covered hills. An east-
west trending bench extends across the roughly center point in the site, separating the Project
parcels visually into north and south halves. After a downward slope on the south side of the central
bench, the southern part of the Project is located on increasingly steep and higher on-site hills.
This area rises to even higher off-site hills to the south, including an iconic (uniform peak shape)
form just south of the Project in the DDHP. On-site viewers would be expected to appreciate the
local variation in topography. For off-site viewers, however, the on-site forms are relatively small,
and visually dominated by off-site higher hills immediately off-site to the east, west and south.

On-site elevations range from approximately 570 feet amsl in the northern portion of the Project
near Country Club Drive, to 938 feet amsl at the southernmost property boundary. The Proposed
Project would include approximately 850,000 cubic yards of balanced cut and fill, substantially in
support of proposed structure pads and Project roadways. The first issue that arises is whether the
Project would substantially change the existing topography on site. Preliminary cross sections were
prepared for the full length and width of four locations across the site and are presented in
Figure 2.1-10, Topographic Cross Sections.

Cross Sections. Project grading would respect, and conform to, overall existing topography on site.
This does not mean that the projected Project grading would conform exactly to each existing
on-site elevation. It means that although the planned precise site elevations at any specific point
internal to the Project site may deviate from the existing elevation, based on preliminary grading
plans, the post-Project cross sections follow the natural rise and fall in site topography overall and
always meet the existing topography within the site at the grading perimeter. It also means that
following completion of Project implementation, the off-site viewer would not be expected to be
aware of large-scale changes in underlying topography. This would be visually substantially
different from a project proposing placement of all proposed uses on a single, flat, created pad.
The overall footprint could potentially be smaller, but the elimination of natural landform would
be notable. In addition to the cross sections described below, the reader is referred to the
simulations on Figures 2.1-8a and 2.1-9, which also illustrate how the Project would follow the
site topography, rising and falling with the underlying elevations.

Cross section A-A extends from the northern-most to southern-most Project boundary. It shows
that the need to raise the potential WTWRF out of the Escondido Creek floodplain results in an
increase in elevation at the north end of the Project relative to the existing condition, as well as
attaining higher elevations at Pad 1 than naturally occurs at this location. The modifications,
however, would remain lower than the more southerly increases in site elevation and rejoin more
existing elevations by the central portion of the development footprint. At the southern extent, part
of the central bench would be lowered in elevation, but the end of the grading footprint would
daylight at a higher elevation than the pad. This would meet existing terrain at a small highpoint,
as well as retaining some shielding of structure base as the pad would be lower than the slope
abutting the southern extent of development. The Project follows the existing terrain’s increase in
elevation, and then reduction in elevation, with another small increase, as the Project is crossed
west to east. As shown on the preliminary grading plan cross section, a large open block of terrain
in the southern portion of the Project would be left open, with no residential grading. This southern
area is the most topographically complex portion of the site, with the steepest incised drainages,
and the highest part of the Project property.
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Cross section B-B cuts west-east across the Project in an area with the greatest amount of proposed
consistent development. It illustrates how the Project follows the existing terrain’s increase in
elevation, and then reduction in elevation, with another small increase, as the Project is crossed
west to east.

Cross section C-C depicts a rise in pad elevations that follows the existing topography from one
side of the Project to the other in a northwest to southeast direction. At points the proposed grading
is expected to be almost identical to existing grade. Based on the preliminary grading plan,
current/modified elevations are not expected to vary from each other more than 10 to 15 feet. In a
site with variation from the north end to the south end of the Project of over 350 feet, this is
considered visually negligible in terms of elevation (and would likely be considered so even if
there was slightly more variation), even before structures and vegetation obscure the ground
surface.

Cross section D-D again bisects the site north to south. This cross section was prepared to identify
variation between the preliminary grading plan and final slope, (see additional discussion below).
As shown, at some points the proposed grading would match or closely overlay existing grade
(both high and low points). At some points more central to the Project there are areas of relatively
large specific variation (e.g., up to approximately 40 to 45 feet difference in a spot elevation). The
overall rise in elevation from north to south in this area is still respected, however, and similar to
Cross section A-A above, the large open space area in the southern part of the Project property
would be retained, with no residential grading on steepest and highest slopes on the Project

property.
Steep Slopes

One of the critical visual elements in topographically diverse portions of the County, such as the
Project location, is the presence and visual effect of steep slopes. County-protected steep slopes,
1.e., natural slopes exceeding 25 percent slope with a vertical rise of 50 feet or more in elevation,
are primarily located in the northeast hillocks of the Project site, on the central slope rising above
the valley floor, and in the southern third of the Project. The location of these slopes relative to the
Harmony Grove setting is depicted on Figure 2.1-11a, Slopes Providing the Project Setting, and a
focused view of on-site slopes is provided on Figure 2.1-11b, Study Area Slope Map.

The reason these slopes are considered for protection by the County is because, separate and
distinct from engineering issues related to slope which are addressed in building and safety codes,
RPO steep slopes can be important components of an area’s visual character. As such, steep slopes
that provide important components to a particular view are provided protection. Steep slopes that
do not provide critical view elements may receive a waiver under County standards (i.e., the need
to protect these visually unimportant slopes may be “waived”) by following a specified analytical
process; and other incursions into steep slopes are exempted if they meet specified exemptions or
exceptions within the ordinance. Land use plan and ordinance conformance related to waiver and
exception categories are discussed in detail in Section 3.1.5, with the steep slope waiver addressed
in detail in Appendix C to this EIR. Visual effects associated with a waiver are summarized below
relative to this Project.
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Important Baseline Information. Contiguous and visually dominant steep slopes (including notable
and often connected sections of areas reaching or exceeding 50 percent slopes) are located all along
the higher elevations, and generally curve around the southern portions of the Project
(Figure 2.1-11a). These slopes contribute to the notable and often abrupt ridgelines in EFRR and
DDHP to the south of the Project, as well as in hill formations located to the west; ultimately
connecting to Mt. Whitney in the high slopes west of Harmony Grove and Eden Valleys. They
also provide visual context for the Project site and tend to minimize the visual impact of smaller
topographic features. In other words, the proximity and height of the higher surrounding slopes
are so dominant in views toward the Project from the north, that on-site topographic variation in
the (approximately) northern half of the site and within the disturbed/ grassland areas is not very
prominent or visually “meaningful.”

Based on this general setting, and as described further below and shown on Figures 2.1-11a,
2.1-11b and 2.1-11c, RPO Steep Slopes, slopes meeting the definition of RPO-protected slopes
generally are physically connected to the higher off-site slopes located in the central-southern half
of the Project, where the DDHP cuts into the Project on its southeast corner, and in the southern-
most (“L”) portion of the site to the west. A smaller area is located in the northeast portion of the
site, where scrub habitat visually ties an on-site knoll to higher topography to the east
(Figure 2.1-11a).

Referring to Figure 2.1-11d, RPO Steep Slope Preserve and Encroachment Areas, over 71 percent
of all on-site RPO steep slopes (18.7 acres) are located in areas identified for preservation due to
sensitive resources, including both steep slopes and native habitat (15.9 acres), or otherwise
identified for open space (being outside grading within an HOA lot or subject to temporary grading
but revegetated and returned to slope). The steepest on-site slopes, those above 50 percent grade,
are all located within the proposed permanent open space set aside; in the southerly portions of the
Project. These are also the most visible slopes, seen from off-site locations toward southerly
portions of the Project, as well as the most visually abrupt slopes, connecting to the steeper
formations associated with areas already protected as part of DDHP. The rest of the site’s steep
slopes are located within proposed development areas, and must be evaluated for conformance
with the RPO and associated visual effects to those slopes resulting from Project implementation.
Conformance with the RPO relative to ordinance exceptions identified for roadways/utility rights
of way, identification of the Project as “infill” under the ordinance, and conformance with the
percentage of impact allowable under the ordinance by lot, are all addressed in Subchapter 3.1.5
of this EIR. The remainder of this aesthetics discussion addresses the issue of RPO visually
“insignificant” slopes.

RPO Steep Slope Waiver. As detailed in Appendix C to this EIR, a waiver from the restrictions of
the RPO steep slopes and easement requirements (County Code Title 8, Division 6, Chapter 6) can
be granted if four findings can be made (RPO Section 86.604[e][2][cc][3]), and as discussed in
detail in Section 3.1.5 of this EIR, including land use consistency with the Community Plan. The
most critical of these findings relate to whether or not the slope is an insignificant visual feature.
As a visual issue, that element is addressed here.

Each of the slope areas for which a waiver is being requested is physically separated from other
areas of steep slope, and is visually insignificant and indistinguishable. They are identified on
Figure 2.1-11c¢, as A, B (1, 2 and 3) and C, and also are color coded (purple) on Figure 2.1-11d.
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As shown on Figure 2.1-11c and d, they do not flow into contiguous areas of RPO-protected steep
slope, but are each surrounded by non-steep slope topography, creating small islands totaling
4.7 acres overall.

The first area is located just east of Country Club Drive where the road turns to trend west just east
of Cordrey Drive. Area A (approximately 0.5 acre) is shown on Figure 2.1-12a, View Toward
Central Bench. Photo a provides a good reference photo for this slope. As can be seen from this
panorama, the bench is a topographically uniform feature. Although the argument is not being
made that the slopes are modified (there is no known historic photography depicting slopes prior
to the agricultural use of the parcels in the 1920s), it appears to be a modified slope, in that it is a
uniformly sloping and rounded feature whereas most of the surrounding topographic features are
more abrupt and peaked in nature. Regardless, given the visual uniformity, it is difficult to identify
any specific area on this slope that is, or is not, steep slope. Photo b identifies the area that modeling
(as opposed to the human eye) identifies as RPO steep slope on this north-facing slope. As shown,
the approximately 0.5 acre of steep slope called out on Photo B does not stand out as anything
different from the rest of the visible disturbed grassland. There is nothing interesting or unique
about this 0.5 acre that differentiates it from the non-steep slope areas on the bench. It is completely
consistent with and visually indistinguishable from the rest of the central bench depicted in the
figure. Non-steep slope area extends “above” the area to the top of (and along) the bench feature,
as well as to either side and below. This area is, therefore, both visually insignificant and isolated.

Area B is comprised of three very small vertical “bars” that are located on the south side of the
central bench on the western side of the Project. As shown on Figure 2.1-11c, each of these isolated
stretches just attains the 50-foot reach required under RPO. They are extremely narrow elements,
surrounded on all sides by non-steep slope portions of the slope face, and are indistinguishable
from those surrounding non-steep slope areas. These areas are also both visually insignificant and
isolated.

Area C includes approximately 4 acres of area proposed for waiver as insignificant slope. It is
located south of the bench just discussed, with a portion of this slope located on that south side,
and a portion located on the westerly facing slope of increasingly (on- and off-site) steep hill above
it. This area is generally not visible to viewers from the north, since so much of the slope is
“hidden” from the north. In fact, the closer that one comes to the slope from the north, the less one
can see it as it ultimately becomes entirely shielded by the intervening bench. Similar to the
discussion of Area A, the on-site top portion of this feature is a very softened knoll, without the
sharp and more vertical features of the surrounding peaks.

Viewpoints to this area with the greatest number of viewers sharing the most open and
unobstructed views would be from the south/southwest along public trails. For the purposes of this
discussion, the Harmony Grove Overlook in EFRR was chosen. This is one location where both
shade and a seating area are provided, and the intention is to look northerly over the valley. It is
possible to sit down to enjoy a static view from this viewpoint and this makes it likely that many
visitors would do so (although currently abutting vegetation obscures views to the site from the
bench itself). As can be seen in Figure 2.1-12b, View Toward Project from Harmony Grove
Overlook in Elfin Forest Recreational Reserve, Photo a, the Project area is visible from the vicinity
of the overlook. From this (and other elevated) viewpoints, the amount of vertical differential is
not visible to the viewer. In fact, referencing Figure 2.1-12b, Photo b, relative to the unique and
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surrounding steep slope mountains, the site looks flat, and without much topographic variation at
all in this area. The location of the home being built in RPO steep slope area east of the Project
boundary is more identifiable as being on slope. It is within steep slope area contiguous to the
higher peak to the east, but still appears relatively flat to the viewer.

Although viewers are expected to be on the move, the site also would be openly visible to viewers
from the Del Dios Highlands Trail in the DDHP, south of the Project. The height of the trail on
the viewing hill (the only east-west trail in DDHP), and its location on the broad expanse of slopes
exceeding 25 percent with a rise exceeding 50 feet, results in the on-site slope fading into the other
non-RPO slopes on site. This is demonstrated on Figure 2.1-12c, View toward Project from Del
Dios Highlands Fire Break Trail, Photo a, where the central portion of the Project can be seen to
be located on what appears to be a very gentle slope with varied and somewhat disturbed vegetation
rising to the east before lowering into a swale. The slope in question does not stand out as visually
unique, memorable, or interesting. In fact, the viewer’s eye is drawn over the site to the north,
where the hill just north of Harmony Grove Road provides notable (albeit modified) slope features.
The eye is then further drawn to the ridgeline in San Marcos, farther to the north, and to the tops
of the mountain range beyond that. It should also be noted that this picture was taken with potential
use for simulation under the rigorous County requirements in mind. As a result, it focuses on a
60 degree cone-of-vision. This eliminates views to nearby and lateral upper slopes of which the
viewer would be aware (and actually see) as they move through the area. This includes the steep
slopes in DDHP south of the viewer, as well as those nearby in the DDHP and EFRR to the east
and west. Nonetheless, Figure 2.1-12¢, Photo b, depicts how the more rolling nature of the lower
slopes below the significant peak lines visually fades into connection with valley floor as opposed
to reading as steep slope.

From both EFRR and DDHP viewpoints, the lack of unique or notable topography of this isolated
feature, combined with its topographic disconnection with steep slopes to the east, north and west,
render this slope visually insignificant.

In consideration of the combination of the: (1) generally low visibility; (2) lack of slope
significance and/or connection of these slope areas to more contiguous RPO-steep slope areas;
(3) requirements for design review and Project conditions; and (4) consistency with environmental
protection and development intensification sections of the Community Plan (and referenced
General Plan) as discussed in Section 3.1.5; a waiver from the RPO steep slope easement
restrictions is considered appropriate for these two areas. Staff reviewed the Steep Slopes Waiver
analysis in Appendix C of this EIR, and the Director of PDS issued a preliminary affirmative
finding on the waiver as to insignificant slopes in 2016. This addresses the visual issues associated
with the RPO-steep slope encroachment of the Project. The Board of Supervisors will consider
and make a finding on the waiver during consideration of the Project for approval. This is
addressed in the Land Use analysis of the EIR.
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2.1.2.3 Substantial Obstruction, Interruption or Detraction from a Valued Vista

Guideline for the Determination of Significance

The Proposed Project will result in a significant impact if:

3. The Project would substantially obstruct, interrupt, or detract from a valued focal and/or
panoramic vista from:

a public road,

a trail within an adopted County or State trail system,
a scenic vista or highway, or

a recreational area.

Guideline Source

This guideline is from the County Guidelines for Determining Significance — Visual Resources
(20071).

Significance Guideline 3 is directed at potentially substantial adverse effects to scenic vistas and
public vantage points available from roads, recreational areas, and trails important to be designated
as scenic by the County or State. Changes to the resources that compose the view could be
significant, depending on the degree and nature of the change, and whether the view would be
obstructed.

Analysis

The following analysis discusses views from local scenic highways, as well as trails/recreation
areas in the viewshed.

Scenic Highways

As described above, the closest scenic highway to the Project site is the segment of Harmony
Grove Road just north of the Project and Escondido Creek. The abutting abrupt hill to the north
and the creek vegetation to the south present the closest and visually most affecting elements in
the view; viewers have to look over the creek to the site. The Project site is laterally visible to
westbound viewers from Harmony Grove Road for approximately 600 feet (or 0.1 mile) east of
the intersection with Country Club Drive. For this brief stretch, westward-bound travelers can look
southerly over the Escondido Creek vegetation toward the central part of the Project in this area.
For eastbound viewers, portions of the site are available to view for a longer period of time
(approximately 2,250 feet, or 0.4 mile). From just east of the HGV pump station (located on the
south side of Harmony Grove Road), some views are available to the heart of the Project over
Escondido Creek vegetation until past the intersection with Country Club Drive, where intervening
topography interrupts southerly views as the road prepares to turn northerly. The Project would
develop area that is currently in visual open space (generally appearing to be an open field) in these
views. Construction-period effects on site and at Escondido Creek are addressed above in
Section 2.1.2.1. Discussion as to long-term Project visual effects for westbound and eastbound
travelers is provided below.
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For travelers heading west, the view would provide a developed vista to the left as a substantial
hill feature on the right is rounded. Just prior to seeing the site, views southerly would consist of
scrub-covered hills (small but substantial in the view due to their proximity and height relative to
the road grade) with intermittent homes, contrasting in immediacy and relative openness with the
northerly rock-catch fencing along the hillside to the right. The built structures of the Project would
become visible over the creek vegetation, and (initially) include views to residences on Lot 2, and
then on Lot 1, which would be located approximately 1,500 feet to the south. Elements of the
building associated with the WTWRF may be intermittently visible where not shielded by creek
vegetation or Project landscaping. Additional development would extend southerly, and rise up
the north-facing slope of the site. These structures and landscaping at the higher elevations would
be visible.

The built nature would be different from the existing condition, but not long-lived in the view.
Harmony Grove Road views would be peripheral in nature as there are no straight-on views to the
site from this portion of the road (all views would be to the side). The primary peak in DDHP
would remain visible behind the lower Project site, as would the visible connection to other higher
hills to the east and west. Almost as soon as the site would be visible, the continued line of riparian
vegetation would continue to draw the viewer’s eye along Harmony Grove Road, competing for
views to the south. The County park equestrian ring and park uses on the west side of Country
Club Drive also would be coming into view, as the intersection of the two roads is approached.
This would be expected to draw the eye, as there could be movement there by park users. Once at
the intersection, it is expected that attention would continue to be diverted from views to the south.
This is because views would be drawn westerly along Harmony Grove Road, to incorporate the
equestrian/park uses south of the road and the HGV homes on the small slope west of Country
Club Drive in HGV on the north side of the road (see Attachment A, Photo Simulation D, in EIR
Appendix B), as well as other road users.

Based on: (1) the brief timeframe when the site might draw the viewer’s eye (from rounding the
hill to the intersection with Country Club Drive, after which the Project would be located behind
the traveler); (2) combined with the peripheral nature of the view and retention of the dominant
peak in the DDHP that draws the eye up; as well as (3) competing visual factors to draw the
viewer’s attention toward closer development associated with HGV; the presence of the Project
would be noticeable, but impacts to views from this County-designated scenic corridor would be
less than significant.

For travelers heading east, the approach to Project views would be quite different. The Project
would come into view after passing Wilgen Drive on the left and the HGV pump station on the
right. The HGV built environment would be quite notable (see Appendix B, Attachment A, Photo
Simulation C), with structures highly visible to the north, as well as on the hill at the junction of
Country Club Drive and Harmony Grove Road (HGV Planning Areas Il and IV, respectively). The
Project structures would be located at a farther distance, relative to these more closely abutting
uses, which would reduce their visual impact. Viewers would have to look southeasterly over the
creek and the HGV Equestrian Ranch property, as well as through vegetation associated with the
HGYV public park uses south of Harmony Grove Road in this area. The much higher topographic
features associated with DDHP and EFRR would be more openly visible to the viewers and would
continue to dominate views in a southerly direction. Looking more easterly, homes generally
would be backed by higher hills to the east, but as the viewer moves closer to Country Club Drive,
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the internal knoll on which some structures would be located may block views to the hills behind.
This condition may continue (or may be blocked by Escondido Creek vegetation) for the short
period of time the views are available. The view to these few homes would be transitory, and in
any event comprise a small portion of a much larger viewshed. Approximately 0.7 acre of southern
willow riparian forest is expected to be impacted during bridge construction, opening a wider area
(approximately 100 feet) on either side of the bridge, than currently exists at the Arizona crossing.
The creek would be revegetated with fast-growing riparian vegetation. Although vegetation
immediately adjacent to the bridge would be subject to some brush thinning required in the FPP,
this vegetation would still provide a screen between Harmony Grove Road and the Project as well
as a focal point in itself. Once across the intersection with Country Club Drive, immediate views
to the south would be blocked by the higher creek vegetation immediately adjacent to the vehicle,
and the viewer’s attention would be drawn forward to the narrow roadway curving between the
encroaching hills on either side.

Based on consistency with the HGV setting, as well as distance to the site where it would be
visible, combined with competing visual factors to draw the viewer’s attention in other directions,
the presence of the Project would be noticeable, but would not substantially obstruct, interrupt, or
detract from the panoramic vistas to the higher peaks and ridgelines along this scenic corridor.
Therefore, Project-related impacts to this County-designated scenic highway would be less than
significant.

Trails in Recreational Areas

As described above, scenic vistas are available from public hiking trails along the north-facing
slopes within the EFRR and DDHP, located south of the Project site. These views are generally
expansive, and encompass portions of the Project site, as well as off-site elements such as
surrounding hillsides, neighboring development, and commercial/light industrial development
within the City of Escondido to the north. The Proposed Project would place structures within the
Project site, and large portions of the development would be visible from specific vantage points
along these trails. As previously noted, the most open and direct views are provided from the Del
Dios Highlands Trail within the DDHP. These views are experienced by fewer recreationalists
than trails in EFRR, and views to Project parcels from the trail are often blocked by the large hill
traversed by the trail user. Where available, however, views are closer, and more open than those
from EFRR.

The site does not present as visually “pristine.” The disturbed grasslands and dirt roads/paths
crisscrossing the northern portion of the site are notable. Homes along the western property
boundary introduce built structures and human uses into the immediate viewshed, which otherwise
consists of chaparral habitat immediately in front of the viewer. Currently, the viewer’s eye is
drawn to the west and further north, where the HGV construction staging area provides a
discordant note west of the Project, and where the expansive graded area north of Harmony Grove
Road results in lighter soils that draw the eye and contrast with the green of the Escondido Creek
vegetation line and more landscaped residential areas to the north and west. The HGV WRF and
HGV homes also present additional structural elements currently visible from the trail. The
discordant graded areas and staging area locales on HGV are for the construction period and would
not persist. At full buildout, the structural elements will be softened by more mature landscaping
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and revegetation would be complete. Overall, the Project would visually read as an extension of
the village onto HGV South.

The Proposed Project would place structures within the Project site, and large portions of the
development would be visible from specific vantage points along these trails. DDHP provides a
direct view into the Project. Views from EFRR are more lateral in nature as the Reserve is located
southwest, rather than due south, of the Project parcels. The size and height of the granaries would
be visible, as they would be located both closer and at a higher elevation than other existing
similarly sized structures — which are either at lower elevation or farther distant from these trails.
Although specific Project elements would be more visible due to the relationship to the DDHP
trail, overall, the Project would visually read as a more open extension of the existing and planned
village onto HGV South. The reader is referred to detailed discussion of KV 2 in Section 2.1.2.1
of this EIR.

In addition, and what may be counter-intuitive, the extremely expansive nature of the views from
these trails would also somewhat minimize the Project visual effect. The viewer’s eye is naturally
drawn up and out, across a broad panorama encompassing the entirety of the Harmony Grove and
Eden valleys, as well as San Marcos ridgelines, Mt. Whitney ridgelines, and urban elements.

These prominent peaks, ridgelines, and hills to the west such as Mt. Whitney and in the background
of views from this area (in San Marcos) would continue to constitute background topography in
both the “before” and “after” visual condition, and would remain dominant visual elements in
views for recreationalists. This, combined with the continuation of surrounding existing patterns,
retention of scrub on the areas closest to the viewers, and existing on-site features described above
would provide continuity between existing and proposed conditions.

On site, and also serving a recreational purpose, is the primitive trail leading from the western
Project boundary to the DDHP fire break trail. It is currently sporadically used by pedestrians and
equestrians. This trail is currently unimproved. It is narrow, winding, and in some places includes
wide areas of deviations within the larger pathway area where terrain is difficult to traverse. The
Project would widen this trail to 4 to 6 feet in width, and standardize the trail bed. Areas currently
disturbed due to uncontrolled access within the open space would be minimized, as users would
be restricted to the improved trail bed. The trail would continue to wind its way through the
vegetation in the vicinity of off-site development on the western boundary of the Project. Views
to the undisturbed chaparral traversed by the trail would continue, but would be accessible to
additional viewers. For trail users heading southerly, Project elements would be unnoticeable as
soon as the southern edge of the development is exited. For those heading northerly, effects would
be similar to those noted for DDHP at the south end, with development providing more proximate,
and even immediate, parts of the view as the user moves closer to the Project homes.

Taking all of the above into consideration, although the Project would result in changes to the
views from these trails, it would not substantially obstruct, interrupt, or detract from the panoramic
vistas along the trails in these recreational areas; thus, changes would be less than significant.
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Other Planned Trails

Planned trails are located along Country Club Drive abutting HGV elements south of the Harmony
Grove Road, and potentially along Valiano frontage on Country Club Drive north of Harmony
Grove Road, and paralleling Escondido Creek.

When implemented, the trails along roadways would be edged by landscaping and developed
residential uses north of Escondido Creek. South of the creek, the more open Equestrian Ranch
would be edged by the future trail. Each of these trails would be bordered by a roadway. The long
and linear nature of the edging roads would tend to draw the trail users eye along the path of travel.
Distraction also would be provided by nearby traffic along the roadways. Particularly where the
trail user would be moving south along Country Club Drive, the view would lead toward and past
the Project, along the roadway and up to the iconic peaks of the DDHP hills in the distance. The
experience along these trails is expected to be a mix of recreation and transportation; i.e., the user
is expected to be appreciative of the landscaping and long vistas, but cognizant of the need to
watch for cross traffic, be prepared for the sound of oncoming vehicles, etc. This contrasts with
the recreational experience provided on the trails discussed above. Project visibility would be an
element of the view, but as the trails will not exist unless the abutting projects are implemented,
users would not be contrasting the experience with trail use through open countryside along these
roads. Because the Project would not substantially obstruct, interrupt, or detract from the focal
point of the higher peaks to the south along these trails, impacts associated with this future
experience are considered less than significant.

A future trail segment could be implemented to the north of the Project. The user of this trail would
be expected to be focused on the immediately adjacent creek vegetation and potential wildlife
activity provided by area birds. These valued sights would be located immediately to the north of
the viewer, and away from the Project (south of the viewer). “Active” built portions of the Project
associated with residences on Lots 1 and 2 would be located approximately 1,000 feet to the south.
As the trail would be in proximity to a major thoroughfare (Harmony Grove Road) just north of
the creek, as well as to Country Club Drive (a crossing element in the view), and existing
residential uses are located to the east, “detraction” provided by these lots is considered less than
significant. No Project elements would be located between the trail user and the Creekside, so no
obstruction or interruption, from the focal point of the creek would occur. Because no obstruction
or interruption to views of the creek would occur, impacts associated with this future experience
are considered less than significant.

Other Panoramic Vistas

The Proposed Project would introduce built elements into the distant middle ground of panoramic
vistas currently viewed from outlying areas (e.g., from more distant roads or locales), but the
Project buildings and landscaping would be a visual extension of these developed areas. The
foreground and background (i.e., horizon) view elements would remain unchanged, and would not
be obstructed. Although the Project would change the open nature of the northern portion of the
Project parcels, it would not change large landforms or the overall geographical configuration of
the viewshed. The memorability of the area relies on the distinct visual patterns created by the
higher landforms rimming the valley and the vegetated creek corridor within it. The scale of the
Proposed Project’s built elements would be minimized by distance, elevation (in some cases),
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associated landscaping, and contiguous built uses at the Project edges. The Project would not
substantially obstruct, interrupt, or detract from the valued panorama of valley area surrounded by
notable hills and ridgelines; changes to views from these outlying areas would be less than
significant.

2.1.2.4 Inconsistency with Applicable Goals, Policies or Requirements of an Applicable
County Community Plan, and Subregional Plan

Guideline for the Determination of Significance

The Proposed Project will result in a significant impact if:

4. The Project would not comply with applicable goals, policies or requirements of an
applicable County Community Plan, Subregional Plan, or Historic District’s Zoning.

Guideline Source

This guideline is from the County Guidelines for Determining Significance — Visual Resources
(20071). Additionally, a Project may contribute to a significant adverse cumulative effect even if
the Project itself does not cause a significant adverse impact.

Analysis

The site is not subject to an Historic District’s zoning. Applicable local land use plans governing
visual character and quality include the County’s General Plan COS Element and the Elfin Forest
and Harmony Grove Community Plan. The COS and various other elements within the San
Dieguito Community Plan (Elfin Forest and Harmony Grove portion) include specific goals and
policies directed at visual quality and community character (see Section 3.1.5 of this EIR). These
goals and policies are additionally identified in the VIA (HELIX 2017¢), and a Project consistency
evaluation of these applicable goals and policies is provided in Attachment B of the VIA. The
reader is also referred to EIR Appendix C, which details conformance with policies specifically
related to steep slope waiver review.

In addition, the proposed Specific Plan includes design guidelines for the Project. The Specific
Plan establishes the site design and layout, the architecture, and the landscape goals, criteria, and
guidance for trails, lighting, walls, and fences, and includes architectural themes, landscape
palettes, and fuel modification zone treatments.

In summary, the Project would be consistent with applicable goals and policies related to aesthetics
contained within applicable local land use plans, and associated visual impacts would be less than
significant.
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2.1.2.5 Installation of Outdoor Light Fixtures Inconsistent with the County Light Pollution
Code

Guideline for the Determination of Significance

The Proposed Project will result in a significant impact if:

5.A The project will install outdoor light fixtures that do not conform to the lamp type and
shielding requirements described in Section 59.105 (Requirements for Lamp Source and
Shielding) and are not otherwise exempted pursuant Section 59.108 or Section 59.109 of
the San Diego County Light Pollution Code (LPC).

Guideline Source

This guideline is from the County Guidelines for Determining Significance — Dark Skies and Glare
(2009a).

Analysis

Project-proposed lighting would include lights similar to or lesser in intensity than other developed
areas in the County. Consistent with the existing surrounding area, streetlights are not proposed
along roadways within the Project in general; only at intersections where required for safety and
directional purposes. Project lighting would include safety and accent lighting at intersections (see
Figure 1-21a). Accent lighting would be provided at the two primary Project entries off of Country
Club Drive as well as at the community center/Center House accessed from Private Drive I.
Primary intersection street lights would be 15 to 20 feet tall, and secondary intersection lights (as
well as one light located to illuminate Center House parking area, would be 10 to 15 feet tall. Both
types of features would have a shielded down light. The Project entry lighting off of Country Club
Drive would be ground-installed can-lighting; low-level and focused on Project name signage so
that visitors are aware of the Project location. Additionally, proposed houses would be illuminated
from interior lights or individual outdoor safety lighting. Project private parks would be for
daytime use only, and would not have night lighting.

Although Project lighting would be expected to produce light levels brighter than currently exists
on the Project site, all lighting would adhere to the County of San Diego’s dark sky ordinance.
Exterior lighting design would include the use of full cut off light fixtures and glare louvers,
ensuring that light rays are projected downward and that glare and spillage into the sky or onto
adjacent property are restricted to levels permitted by ordinance.

The Project site is located over 20 miles from Palomar Observatory, in Zone B as identified by the
LPC (all areas beyond 15 miles). Project lighting would not adversely affect nighttime views or
astronomical observations because the proposed lighting would conform to the lamp type and
shielding requirements as well as the hours of operation detailed in the LPC. In view of the above
considerations, Project-related impacts would be less than significant.
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2.1.2.6 Use of Nighttime Lighting Inconsistent with the County Light Pollution Code or
Extending onto Adjacent Property and Exceeding Code Limits

Guideline for the Determination of Significance

The Proposed Project will result in a significant impact if it would:

5.B Operate Class I or Class III outdoor lighting between 11:00 p.m. and sunrise that is not
otherwise exempted pursuant Section 59.108 or Section 59.109 of the San Diego County
LPC.

Guideline Source

This guideline is from the County Guidelines for Determining Significance — Dark Skies and Glare
(2009a).

Analysis

Class I lighting refers to outdoor lighting uses to illuminate outdoor areas used for business (sales
or work), recreational, decorative or signage purposes. Class II lights are used for safety purposes;
i.e., walkways, roadways, equipment yards, parking lots and general outdoor security).

The majority of Project night lighting would consist of Class II lighting. Consistent with
Section 59.108, the limited number of streetlights included in the Project would be low-pressure
sodium lights. Project trails and recreational areas would be posted for use from dawn to dusk. As
these facilities would not be illuminated, there would be no issue relative to night-lighting.
Consistent with Section 59.108, if an evening event is occurring at the Center House recreational
area, all lighting would be shut off prior to, or at, 11:00 p.m. There are only three exceptions to all
exterior Project-installed lights being off by 11:00 p.m. These include:

e Holiday decorations, if installed by the HOA, and specifically exempted
(Section 59.109[f])

e Operational safety lights at the WTWREF (in the unusual event of nighttime need, would be
activated by operators’ arrival, and only be on for as long as operators are present)

o Identification signs at the Project entrances, provided for directional and safety purposes

Based on compliance with the County’s Dark Sky Ordinance visual impacts associated with
Project-related Class 1 and 2 nighttime lighting would be less than significant.
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2.1.2.7 Use of Nighttime Lighting Extending onto Adjacent Property and Exceeding Light
Pollution Code Limits

Guideline for the Determination of Significance

The Proposed Project will result in a significant impact if it would:

5.C Generate light trespass that exceeds 0.2 foot-candle measured 5 feet onto the adjacent
property.

Guideline Source

This guideline is from the County Guidelines for Determining Significance — Dark Skies and Glare
(2009a). It should be noted that there is always some level of naturally occurring nighttime
illuminance. For example, the typical illuminance from moonlight is 0.03 foot-candle.

Analysis

Light spill, or “trespass” is an important issue for the County. This is where light is cast beyond
the area requiring lighting, and enters the adjacent property. Project lighting is also subject to
substantial restriction in terms of light spill per County ordinance; conformance is mandatory. The
standard is stated as light exceeding 0.2 foot candle more than 5 feet onto the adjacent property.

As part of final mapping for the Project, all lighting must be defined in detail and approved by
County staff to demonstrate conformance with the ordinance. This plan will be provided.

Pole spacing would be coordinated with street-tree spacing, and proposed street trees are
anticipated to exceed light pole height upon maturity. Lighting design would include the use of
full cut off light fixtures and glare louvers, ensuring that light rays are projected downward and
that glare and spillage into the sky or onto adjacent property are limited. Each light would provide
the lowest light level necessary, and would be limited to less than 4,050 lumens output,
maintaining compliance with state and local safety regulations. Some lights would illuminate
vertical planes such as signs and walls, or highlight trees and other features. Up-lights, provided
to design a sense of place and highlight landscape features, would be turned off between 11:00 p.m.
and sunrise, and this is conditioned in the Specific Plan. Code-required lighting at the WRF would
be controlled by sensors to turn on only when needed. A potential on-site pump station would not
require lighting. Specific locations are addressed below.

Excluding the low lighting proposed for the bridge over Escondido Creek, the low pedestrian-level
lights along Country Club Drive on the east-side trail, and entry lighting along Country Club Drive,
Project-provided lighting would all be located within the site interior (see Figure 1-21a).
Intersection safety lights would be housed in a lamp that covers the entire bulb. Given the height
of the fixtures, light would spread from the lamp in a circular pattern onto the ground surrounding
the light post, and beyond. The closest fixtures to the Project perimeter, however, would be the
lights at the Project entries. Those lights would be provided from ground-mounted can lights and
would not exceed the distance to Country Club Drive. Other Project lights would be interrupted
by Project structures and landscaping, including trees, sited between the light and Project
boundary. Light would be more focused in direction, toward the path, and being lower, would be
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even more limited in terms of spill. There would not be any potential for light spill onto adjacent
properties.

The entry lights would be up-lights directed toward the sign and isolated Project landscaping foci.
These lights would be restricted to the entries, and would be directed toward the Project and away
from the roadways. Nearby off-site properties are located on the other side of Country Club Drive,
or further south along Cordrey Drive. Country Club Drive and intervening Lots 123 and 124 would
provide a buffer between these directed and focused lights and adjacent properties. No adverse
impact would occur to adjacent properties based on Project lighting of Project entries.

The lights at the intersection of Private Drives B, D and E, and at the southernmost curve of Private
Drive B, would be located adjacent to BOS. That light would be specifically oriented to illuminate
only the road in a “toward development” orientation. No spill would occur toward the landscaped
slope separating the Project from proposed BOS.

Light spill could also occur from individual homes backing onto adjacent properties to the west
and east of the Project. To avoid this potential impact, Project-installed lighting would strictly
comply with the LPC. Guidelines requiring private home-based light to be directed and shielded
to minimize impacts would be provided to homeowners. Guidelines/by-laws stating that outdoor
residential lighting must be shielded and pointed away from open space/directed only onto the lot
in question would be provided to all homeowners through the HOA and made a condition of the
Administrative Permit. Information regarding beam angles of residential floodlights at higher
versus lower mounting heights would be provided to residents. In addition, the privacy fencing/
walls and perimeter vegetation would often interrupt the line of light and provide a hard cut-off.
The HOA staff responsible for maintenance on site would periodically inspect the residential lot/
open space interface to confirm that lighting on private lots conforms to the guidelines. Also, if
any exceedances occur, the HOA would receive complaints from neighbors and homeowners in
violation of the guidelines would be notified of the problem. This also would be a condition of the
Project Administrative Permit.

With the measures specified above, although Project lighting would produce light levels brighter
than currently exist, all lighting would adhere to the County’s dark sky ordinance. Impacts
associated with light spill would be less than significant.

2.1.2.8 Installation of Highly Reflective Building Materials

Guideline for the Determination of Significance

The Proposed Project will result in a significant impact if:

5.D The project will install highly reflective building materials, including but not limited to
reflective glass and high-gloss surface color, that will create daytime glare and be visible
from roadways, pedestrian walkways or areas frequently used for outdoor activities on
adjacent properties.
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Guideline Source

This guideline is from the County Guidelines for Determining Significance — Dark Skies and Glare
(2009a).

Analysis

Substantial glare is generally not anticipated from residential units. Large expanses of glass are
not proposed for the Project. In fact, design shows the reverse; windows would often be located
below shielding architectural elements. Landscaping, too, would play a role in shielding glass
panes from reflective rays.

It is noted that Project electrical energy use would be provided by solar. Project electrical energy
goals would be satisfied through use of on-site solar panels on Project structures as described in
Table 1-2 of this EIR and Subchapter 2.7, Greenhouse Gas Emissions.

Photovoltaic panels are typically constructed of primarily dark absorptive material that is designed
to capture as much light energy as possible. To the extent that panels reflect sunlight, they lose
their capacity to generate electricity. Anti-reflective coating, stippling, and other methods are used
to trap light within the panel and minimize reflection. Because panels would most likely be placed
on roofs, they may be visible to viewers from off-site elevated viewpoints. Current technology
results in these panels being less reflective than prior models, and some even look like ceramic
tiling. To be conservative, however, it is noted that sun may be reflected during some times of day
when the panel is located at a particular view angle. If this should occur, there is a chance that
glare may be experienced by a viewer. This may occur only for a short duration per day under
worst-case conditions (i.e., reflection 365 days per year, assuming no diffusion related to cloud
cover or atmospheric conditions).

There also is a small potential for glare/reflection from glass if a dual-paned glass is incorporated
into potentially required fire resistive barriers for seven lots along the southern development
footprint in the western portion of the Project. This would be extremely intermittent in nature,
however, as visual effects would only occur when: (1) the orientation of the sun in the sky (both
azimuth and altitude) would result in rays hitting the glass; (2) cloud cover would not reduce glare;
(3) intervening vegetation would not shade the glass; and (4) an observer would be present to see
the glare (right place at the right time of day). In other words, although some level of glare may
occur, it is not expected to result in long-term, ongoing significant effects. These effects would not
occur at all if a solid block wall is implemented, which is also possible.

Although potentially occurring to a limited extent, visual impacts related to glare would be less
than significant.
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2.1.2.9 Conformance with Light Pollution Code

Guideline for the Determination of Significance

The Proposed Project will result in a significant impact if:

5.E The project does not conform to applicable federal, state or local statute or regulation
related to dark skies or glare, including but not limited to the San Diego County Light
Pollution Code.

Guideline Source

This guideline is from the County Guidelines for Determining Significance — Dark Skies and Glare
(2009a).

Analysis

Considering the above analysis relative to Project lighting type, location, hours of operation and
potential for spill onto adjacent properties, the Project would be in compliance with the LPC. No
impact related to conformance with the LPC would occur.

The reader is referred to the discussion of short-term/construction period visual effects, in
Section 2.1.2.1 of this subchapter, for discussion of nuisance visual effects prior to maturity of
Project-installed landscaping.

2.1.3 Cumulative Impact Analysis

For visual resources, Projects within the above-described 3-mile Project viewshed (including the
Proposed Project) could contribute to regionally cumulative visual effects, and are evaluated in
this discussion. The viewshed includes areas with views to, or from, any single point on the Project,
and therefore includes those projects that could be seen in concert with the Proposed Project. They
would not all be visible at any one time or from one point, however. Only some of them are
concentrated in one portion of the viewshed, and in general local topography, vegetation,
intervening structures and land uses often block views to or from them.

Each of the cumulative projects within the viewshed is located to the north of the Proposed Project
(see Figure 2.1-13, Cumulative Projects for Visual Analysis). Developments relevant to visual
cumulative impacts are summarized below.

The Montiel development would include eight single-family residences and 120 condominiums.
Candera includes 70 condominiums. Both of these projects are sited within existing developed
areas north of SR-78 (Montiel is also immediately adjacent to I-15), and would not result in land
use changes relative to existing views within the viewshed. These projects would visually blend
with other built residential or light industrial uses in their portions of San Marcos and Escondido,
respectively, and although within the viewshed, are visually separated from development south of
SR-78/East Mission Road by development patterns within these cities.
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Three of the cumulative projects comprise more substantial elements within the viewshed, and are
also in closer proximity to the Proposed Project. HGV and Valiano are large residential projects
within the County in the Harmony Grove and (abutting) Eden valleys. The HGV project is
currently under construction, and is expected to be fully built out by the time HGV South is
considered for approval, and completes final design. (Home sales began in May 2015, and are
ongoing.) The Valiano project is currently undergoing environmental review.

HGYV is a contiguous project located immediately to the west, north and northwest of HGV South,
and is currently under construction. As noted above, sales began in May 2015. Once completed,
this large residential development will include up to 742 single-family residences along with a
Village Center, park and recreation areas, and equestrian facilities on 468 acres. Similar to the
Proposed Project, but on a much larger scale, HGV is developing residential neighborhoods within
the valley on land that previously used for agribusiness (chicken and dairy farms). The chicken
ranch agribusiness included 32 long white linear structures that were extremely visible from area
roadways and drew the viewer’s eye due to their atypical length, width and color. HGV is
introducing a large number of buildings and suburban elements, as well as reintroducing an historic
drainage (removed during farming) into these areas. Because the HGV site has undergone mass
grading and is currently building out, the relatively recent character of this major portion of
Harmony Grove has already been altered across a large portion of the valley that extends to the
north and includes the HGV site. Now, the homes and sound barriers (including those with partial
“see through” panels) built on the pads adjacent to the east side of Country Club Drive (up a
notably modified slope); as well as the homes being built and inhabited on the west side of Country
Club Drive, along with landscaped and walled project entries, Fourth of July Park, etc., are all
open to view. Solid block wall sound barriers on the west side of the road also are notable, as are
HGV-installed concrete sidewalks, light standards, three-rail fencing and consistent standardized
landscaping along the roadway. Full implementation of the project is assumed.

Valiano is a planned residential community of 326 single-family dwelling units and related
facilities, located north of HGV. The development would include park and recreation areas,
equestrian staging areas, and an on-sitt WTWRF. Post development, approximately 146 acres
would be retained as open space, including open space lots and easements, as well as biological
and agricultural open space preserves.

The third primary cumulative project is a hospital facility located approximately 1.7 miles to the
north, a portion of which has been constructed. The Palomar Medical Center was constructed in
2012 and includes an 11-story hospital facility. That project is planned to be expanded in phases.
Given the size and height of this hospital building, it is a dominant visual element in the Project
area and is visible from various distant vantage points within the viewshed. It is located at a
transition point between industrial/commercial and residential development and is adjacent to
existing industrial/commercial uses to the east and single-family residences to the west. Despite it
being surrounded by existing development, the size contrasts with the smaller industrial and
residential buildings in the area. The construction of additional structures at this location would
increase the bulk and scale of this cumulative project and would make it more visible and disparate
with the visual character.

Direct visual effects of views from public roads and recreational trails are addressed in detail in
Sections 2.1.2.1 and 2.1.2.3; in many cases, those direct views also take in more proximate
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development, or are broad in scope. The following discussion focuses only on the cumulative
views; i.e., those views encompassing the Proposed Project plus one or more of the cumulative
projects.

From public recreational trails to the south, views of the Project and HGV are open and would
clearly show the introduction of built village uses into the viewshed. (Although views from the
public trails in the permanent open space to the south could also include some distant built elements
of the proposed Valiano project, beyond HGV, the stand of trees in the southernmost portion of
that project, combined with the distance from the trails, would minimize the visual effect of that
project.) The contiguous Proposed Project and HGV would introduce residential/suburban
elements within the valley into a view that currently contains (the Project) or recently contained
(HGV) open grasslands, groves, and agribusiness uses. Additionally, the Palomar Medical Center
has introduced large scale buildings and parking facilities adjacent to residential development and
undeveloped land. Although even further distant than Valiano, the 11-story size of the hospital
structure, combined with limited shielding of its multiple stories and its location skylined on a
hilltop, results in it being a notable seen feature from the south. While existing residential uses and
HGYV construction activities currently are visible within the valley, the combination of these
projects results in a change in visual character of the valley related to loss of visual open space,
and increase in residential density.

Expansive views incorporating multiple projects also are available from the northwest at higher
elevations. From these vantage points, the nearer Valiano development would be in the foreground
of expansive views over the valley. That project would visually merge into the northernmost
portion of the HGV development, and the viewer would look over both of these projects toward
the taller hills rimming the southern edge of the valley, south of HGV South. The Proposed Project
would continue visual elements associated with the larger HGV development, but would be
visually minimized by distance, as well as the extent to which the southern hills would draw the
viewer’s gaze upward.

Overall, and taken together, the visual environment of the viewshed within the valley would be
modified by the major physical change in composition introduced by the combination of HGV,
and to lesser extents, the Proposed Project and Valiano. The visual effect of this change is
heightened by the contiguous locales of these projects, which, when taken together, create a larger
transformation in the composition and visual pattern of the valley over a 10- to 15-year period.
Although each project would be visually consistent with each other in terms of visual pattern, the
collective effect of the change created by these projects would contrast with the recent visual
character and quality of the area. The Palomar Medical Center also contributes to this adverse
effect. Therefore, the cumulative visual impact of the three projects in the valley, combined with
the substantial and atypical height and massing changes introduced by the Palomar Medical Center
would be significant.

The Project’s contribution to this change, however, would not be cumulatively considerable for
several reasons.

First, the HGV project on its own is approximately four times the size of the Proposed Project
(468 acres versus 111 acres), with a corresponding difference in the magnitude of the built
environment, and resultant visibility, between the two projects. When viewed from most vantage
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points, the Proposed Project would not substantially contrast with visual patterns, particularly since
large open space area would be retained at the highest and most visible portion of the Project. The
Project essentially would be perceived as an extension of HGV uses to the north and would visually
blend with the emerging visual pattern within the valley.

Second, as the viewer approaches the Project site from Country Club Drive, views would open up
compared to the developed surrounding settings. This is because the traveler would be approaching
open views to the Project through the more built up portions of Country Club Drive where views
would encompass Escondido developments, planned Valiano, and the Village Core of HGV, as
well as the steep slopes immediately east of the Village Core, which also have residential uses
aligned along Country Club Drive. Approaching the intersection with Harmony Grove Road, the
traveler would slow to see Escondido Creek vegetation for the first time, as well as the County
parks south of Harmony Grove Road, and beyond those, the Project and the high hills behind. The
Project would appear more visually open than what the viewer just experienced, in part because
the topography would not curtail views to the east from the road (as happens along Country Club
Drive north of Harmony Grove Road), and long and high wall features would not parallel Country
Club Drive (as they do in HGV); and in part because the HGV Equestrian Ranch property currently
provides (and even once developed would continue to provide) a more open rural appearance right
across the street from the Project.

A similar experience would occur for eastbound viewers with sight lines to the Project from west
of the Country Club Drive and Harmony Grove Road intersection. These travelers would be
moving along a portion of the road where HGV is located to the north, and views to the Proposed
Project would be partially obscured or interrupted by open park areas, Escondido Creek, and for
some of the route, the HGV Equestrian Ranch property. The closest (most northern) portion of the
site would be located south and east of these intervening view elements and would consist of what
would visually read from this viewpoint as vegetated slopes with integrated residences against a
backdrop of hills that exceed 900 feet east of the Project. The visual impact of the Project would
be less strong than that of the more proximate HGV.

The extent of the HGV project, combined with the discordant element provided by the vertical and
notably engineered hospital structure, have so substantially changed the nature of the valley that
the visual effect of the presence of the Proposed Project would be minimized. As a result, although
the Project would contribute to the level of seen development within the Harmony Grove Valley,
it would not make a considerable contribution to the cumulative effect, and Project-related
cumulative impacts would be less than significant.

2.1.4 Significance of Impacts Prior to Mitigation
The following significant impacts related to aesthetics would occur with Project implementation:

Impact AE-1 Landform modification associated with blasting/rock breaking is expected to result
in newly exposed rocks and horizontal drainage features across cut slope that would
contrast with the adjoining natural hillsides and would be visible from existing and
planned trails on and off site.
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Impact AE-2 Visual effects during and following the Project construction period related to
vegetation removal, grading, bridge construction and vertical development would
be substantial until buildout occurs and all vegetation is installed and reaches visual
maturity in approximately 10 years.

2.1.5 Mitigation

The following mitigation measure addresses rock staining on the manufactured slopes to ensure
long-term visual continuity of the newly broken/exposed rock on manufactured slopes with those
rocks that have naturally weathered:

M-AE-1 Exposed newly cut rocks and horizontal drainage features shall be stained in earth
tones (through spraying or dripping onto fresh rock face) to soften their contrast on
Project cut slopes. Staining of rock shall occur during slope landscape installation
and shall be in colors that match the surrounding rock. Application of stain shall be
overseen by a qualified expert. Before staining, several test sections will be
completed on the rock cut to determine the type of stain that will create the best
match with the surrounding rock (i.e., pigmented stains, or creation of new color
by leaching minerals from the rock or through photo-reactivity). The slope shall be
dry and all loose material and vegetation shall be removed before stain is applied.
If necessary, the slope face will be pressure-washed to remove fine-grained
particles that could inhibit the stain penetration. Horizontal hillside drainage
features will contain color-integrated cement as part of the installation.

Implementation of this mitigation measure would lower the impact to less than significant levels
because it would minimize variation in color between naturally aged rock and recently broken
rock, as well as horizontal drainage features, that might be visible from trail areas.

No mitigation is available to reduce the short-term visual impacts during and immediately
following construction. While temporary in nature and ultimately addressed through Project design
and landscaping over the long-term, short-term adverse visual impacts to the Project site’s visual
character associated with Project construction would be significant and unmitigable.

2.1.6 Conclusion

In addition to the mitigation specified above, a number of Project design features that would
become Project Conditions for both construction and operational phases have been incorporated
into the Project. These considerations are presented in Table 1-2 of this EIR, and will be made
Project Conditions, to ensure their implementation, if the Project is approved. In brief, these design
considerations include compliance with the approved conceptual landscape plan, including
requirements for timing of installation of landscape (e.g., container box sizes along Country Club
Drive, at entries, along Project streets and on manufactured slopes); grading in accordance with
the approved Preliminary Grading Plan, designed to follow general rise and fall in existing
topography; incorporation of open space corridors and parks totaling a minimum of approximately
60 percent of the site; trails and pathways with equestrian fencing and/or landscaping; screening
of trash dumpsters and mechanical units as described on Table 1-2; architectural elements
incorporated to reduce apparent size, bulk and scale of structures and to introduce visual interest
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as described on Table 1-2; lighting controls to ensure compliance with the County LPC; and
signage restrictions as noted on Table 1-2.

Impacts remain potentially significant for two issues: views of newly exposed rock and horizontal
drainage features in manufactured slope areas in areas of steep slopes, and views of the Project
during the construction-period/initial development. These impacts and proposed mitigation are
summarized below.

Regarding Impact AE-1, impacts to manufactured slopes with exposed broken rock and horizontal
drainage features would be mitigated to less than significant because, with mitigation M-AE-1 and
the staining of newly broken and visible rock/incorporation of color into horizontal drainage
features, viewers would observe manufactured slopes that appear more similar to nearby slopes
with natural weathered rock.

This is because rock staining is an effective and cost-efficient method of blending the color of
fresh or faintly weathered excavated rock faces with that of the surrounding natural rock faces;
enhancing both the short- and long-range perspectives. Rock staining products, which are sprayed
or dripped onto the fresh rock face, can bring the cut rock to its natural, weathered color within
weeks. It is noted that not every stain is compatible with all types of rock, and the final color
depends on stain concentration and formulation. As required in the mitigation measure, before
staining, test sections would be completed on the rock cut to determine the type of stain that would
create the best match with the surrounding rock. Several coats of stain may be required if the fresh
and weathered faces look very different. At conclusion, newly cut rock will blend with
weathered areas.

Regarding Impact AE-2 and construction-period/initial installation visual impacts, these visual
impacts would be adverse. These impacts relate to the combination of raw valley and slope soils
during the construction period, the potential presence of rock crushing activities (with the
industrial appearing crusher) and other construction equipment moving about the site, and
increased lighting being visible immediately following Proposed Project construction. Ultimately,
the landscaping installed within each constructed phase—with prioritization of manufactured
slopes and areas edging Country Club Drive—would lessen adverse visual impacts of raw slopes
and new buildings, and vegetation maturity would be visually attained in approximately 10 years.
At that point, raw soil would be covered with Project improvements, and street trees and internal
landscaping would buffer the homes from views to the Proposed Project from off site, softening
sharp edges, unifying the Project, and shading Project lighting and glare. While temporary in
nature and ultimately addressed through Project design and landscaping over the long-term,
short-term adverse visual impacts would be significant and unmitigable.
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On-site Photographs
HARMONY GROVE VILLAGE SOUTH

HELIX Figure 2.1-2d

Environmental Planning




1-3a_Photos.indd KOV-01 03/17/15 -KF

I:\PROJECTS\K\KOV\KOV-01_Harmon

yGroveSE\Map\ENV\EIR\Fig2

Looking west along Escondido Creek from Country Club Drive.

HELIX

Environmental Planning

Escondido Creek, East and West
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Looking westerly from the Project to typical ridgeline development.
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Project Site

View to the Project site from Harmony Grove Road, over Escondido Creek, east of Country Club Drive.
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Project Site

T

View to Project site from Harmony Grove Road just east of the Harmony Grove pump station, looking southeasterly over future park area and Escondido Creek.
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View toward Project from north-south portion of Harmony Grove Road.
Project is screened by intervening vegetation and topography.
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Harmony Grove Road

View to Project site from north side of Harmony Grove Road and Country Club Drive intersection.
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Surrounding Public Viewpoints
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Project Site

Escondido Creek

Looking southerly to Project Site from Country Club Drive crossing of Escondido Creek.
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Country

View to Project site from Country Club Drive south of Escondido Creek.
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Project Site

Cordrey Drive
—

View toward Project site from Country Club Drive and Cordrey Drive intersection.
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View to Project from Coronado Hills Drive and Cyad Drive over Harmony Grove Village, first phase grading.
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Surrounding Public Viewpoints
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HGV Future Equestrian Ranch

View to Project site from Del Dios Highlands Trail.
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View to Project from Harmony Grove Overlook in Elfin Forest Recreational Reserve.
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Built Elements Near Harmony Grove Village South
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Source: Kovach Group of Companies, 2016
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Built Elements Near Harmony Grove Village South
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Figure 2.1-4b




HGV Sidewalk, Pathway and Slope Adjacent to Roadway

Source: Kovach Group of Companies, 2016
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Conceptual Landscape Cross Sections
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Potential Fire Walls
HARMONY GROVE VILLAGE SOUTH
Figure 2.1-7b
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A. View Looking Southerly from KV 1

B. Project Photo-simulation from KV 1 at Cuntry Club Drive and Harmony Grove Road Intersection

Source: KTV&A 2016

Project Photo and Simulation from Key View 1
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A. View Looking Northerly from KV 2

————

B. Project Photo-simulation from KV 2 on Del Dios Highlands Fire Break Trail

Source: KTV&A 2016

Project Photo and Simulation from Key View 2
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Topographic Cross Sections
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View toward Central Bench
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a. View Toward the Project

b. Steep Slope Area South of the Central Bench
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View toward Project from Harmony Grove Overlook
in Elfin Forest Recreational Reserve
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b. Steep Slope Area South of the Central Bench

View toward Project from Del Dios Highlands Fire Break Trail
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2.2 Transportation/Traffic

The following summary of transportation and circulation impacts is based upon the Traffic Impact
Analysis (TIA) Harmony Grove Village South, prepared by Linscott, Law & Greenspan Engineers
(LLG 2017, as augmented), which was prepared in conformance with the County’s Report Format
& Content Requirements: Transportation and Traffic (2011). Since the Proposed Project has the
potential to impact road segments and intersections within the County and the City of Escondido,
the TIA methodology and significance thresholds utilized each jurisdiction’s requirements, as
discussed further in Section 2.2.2. The TIA can be found in its entirety in Appendix D, along with
all supporting tables, figures and traffic modeling results.

2.2.1 Existing Conditions
2.2.1.1 Existing Roadway Characteristics

The study area was based on the criteria identified in the County’s Report Format & Content
Requirements: Transportation & Traffic (2011c) addressing Project direct trips. According to the
criteria, “the scope of the full direct and cumulative traffic assessment shall include those roads
and intersections that will receive 25 peak hour trips.” This ensures that the overall study area
incorporates locations which would receive 25 Project trips, regardless of actual cumulative
projects volumes (thereby ensuring that a small percentage of Project direct trips does not eliminate
a road segment or intersection from consideration). The peak hour represents the highest number
of trips at any one time on area roads and is directly related to daily work and commute schedules,
including schools (especially in the a.m. peak hour). In addition, the County criteria state that a
full traffic impact study should include all regional arterials (including all State surface routes),
intersections, and mainline freeway locations where the proposed project will add 50 or more peak
hour trips to the existing roadway traffic.

Based on these criteria, the Project study area evaluated in the TIA captures 14 street segments,
2 freeway segments, and 19 intersections, including future roadways and intersections, within the
County and Escondido. Figure 2.2-1, Existing Conditions, shows the existing roadway network
and those intersections that were included in the TIA. A brief description of the existing Project
area roadways is below, and a description of future roadways and intersections currently under
construction or planned for construction are described under Harmony Grove Village Network
Conditions. Roadway widths in this description are approximate.

Auto Park Way is classified as a Six-Lane Super Major Road in the City of Escondido General
Plan Mobility Element, with a buildout level of service (LOS) E capacity of 50,000 average daily
trips (ADT). From Mission Road to Meyer Avenue, Auto Park Way is currently constructed as a
six-lane divided roadway. From Meyer Avenue to Country Club Drive, it is currently built as a
four-lane divided roadway with a carrying capacity of 37,000. Therefore, the average carrying
capacity between a six-lane and four-lane roadway of 43,500 ADT was used in the existing and
near-term analysis. Bicycle lanes and sidewalks are provided on both sides of the roadway.
Curbside parking is not allowed and the posted speed limit is 40 mph.

Citracado Parkway is classified as a Four-Lane Major Road in the City of Escondido General
Plan Mobility Element, with a buildout LOS E capacity of 37,000 ADT. From Avenida Del Diablo
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to West Valley Parkway, Citracado Parkway is currently built as a two-lane roadway including a
wide, landscaped median with an existing LOS E capacity of 10,000 ADT. The posted speed limit
is 40 mph. There are no bike lanes or bus stops on this portion of the roadway. Additional
information on improvements to Citracado Parkway recently completed by the HGV project is
provided under Harmony Grove Village Network Conditions.

West Valley Parkway is classified as a Four-Lane Major Road from Citracado Parkway to Auto
Park Way in the City of Escondido General Plan Mobility Element, with an LOS E capacity of
37,000 ADT, and as a Six-Lane Major Road from Auto Park Way to the I-15 Ramps with an
LOS E capacity of 50,000. Between 11" Avenue and Auto Park Way, West Valley Parkway is
currently built as a four-lane divided roadway with a raised landscaped median, curb, gutter and
sidewalks with an existing LOS E capacity of 37,000 ADT. Bike lanes are provided intermittently
along both sides of the roadway and parking is not permitted. The posted speed limit is between
45-50 mph. From Auto Park Way to the I-15 Southbound Ramps, West Valley Parkway is built as
an eight-lane divided roadway with an existing LOS E capacity of 70,000 ADT, exceeding its
Mobility Element classification. The existing eight-lane capacity was used in all analysis scenarios.

9th Avenue is classified as a Four-Lane Collector in the City of Escondido General Plan
Circulation Element, with an LOS E capacity of 34,200 ADT. From Valley Parkway to Auto Park
Way, 9 Avenue is currently built as a 60-foot wide two-lane roadway with a continuous two-way
left-turn lane. Therefore, a carrying capacity of 15,000 ADT was used in the existing and near-
term analysis. The posted speed limit is 35 mph. Curbside parking is permitted and there are no
bike lanes or bus stops.

Country Club Drive is classified as a Two-Lane Local Collector in the City of Escondido General
Plan Mobility Element from Auto Park Way to Hill Valley Drive. The roadway segment has a
LOS E capacity of 10,000 ADT and is currently built as a two-lane undivided roadway. Starting
at the industrial development approximately 0.25 mile west of Auto Park Way, frontage
improvements have been completed to widen the southbound lane and to provide a sidewalk on
the west side of the roadway allowing for curbside parking. No curbs, gutters or sidewalks are
provided, and parking is not permitted on the east side of the roadway. The posted speed limit is
45 mph. A carrying capacity of 10,000 ADT was used in all analysis scenarios.

Country Club Drive is an unclassified roadway in the County General Plan Mobility Element
from Hill Valley Drive to Hillside Road. It is currently built as a two-lane undivided roadway from
Hill Valley Drive to Kauana Loa Drive with minimal shoulders and a 45-mph speed limit. Based
on these roadway characteristics, it currently functions as a 2.2F Light Collector with an LOS E
capacity of 9,700 ADT. See Harmony Grove Village Network Conditions below for further
descriptions of Country Club Drive from Kauana Loa Drive to Harmony Grove Road.

Harmony Grove Road is classified as a 2.2E Light Collector from Wilgen Drive to Country Club
Drive with an LOS E capacity of 16,200 ADT and as a 2.2B Light Collector with a Continuous
Turn Lane from Country Club Drive to Kauana Loa Drive with an LOS E capacity of 19,000 ADT
in the County General Plan Mobility Element. For more details on the existing conditions of
Harmony Grove Road within the County’s jurisdiction, see Harmony Grove Village Network
Conditions provided below.
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From Kauana Loa Drive to Enterprise Street, Harmony Grove Road is an unclassified
roadway in both the County’s Mobility Element and the City of Escondido’s General Plan Mobility
Element. 1t is currently built as a two-lane undivided roadway with capacity improvements along
the industrial frontage approaching Enterprise Street where curb, gutter and sidewalks are
provided. The posted speed limit is 40 mph. The roadway is located in both County and City
jurisdiction; however, the majority of the roadway abuts the County line. Given these roadway
characteristics, this portion of Harmony Grove Road currently functions as a 2.2F Light Collector
with an LOS E capacity of 9,700 ADT. This capacity was used in all analysis scenarios.

Kauana Loa Drive is an unclassified roadway in the County of San Diego General Plan Mobility
Element. From Country Club Drive to Harmony Grove Road, Kauana Loa Drive is currently
constructed as a two-lane undivided roadway. Parking is generally not allowed along the roadway
and the posted speed limit is 40 mph. No curbs, gutters, or sidewalks are provided. East of Country
Club Drive, Kauana Loa Drive provides a paved shoulder with a 40-mph speed limit. Based on
these roadway characteristics, it currently functions as a 2.3C Minor Collector with an LOS E
capacity of 8,000 ADT.

Harmony Grove Village Parkway is described below under Harmony Grove Village Network
Conditions.

State Route 78 (SR-78) is generally a six-lane east/west freeway. Additional auxiliary lanes are
provided at the Nordahl Road interchange and at the I-15 junction. Ramp meters are provided at
the Nordahl Road on-ramps. According to the Caltrans Guidelines for the Preparation of Traffic
Impact Studies, December 2002, a capacity of 2,000 vehicles per hour (vph) per lane was used for
mainline operations with 1,200 vph per lane for auxiliary lanes.

Harmony Grove Village Network Conditions

The HGV project, located north of Harmony Grove Road and bound by Country Club Drive and
Wilgen Drive, is currently under construction. The project is developing as a rural residential
community with a small community/commercial core. The project includes the development of
710 residential single-family units, 32 live/work lofts with 16,500 s.f. of retail, a 25,000-s.1. village
core, an equestrian park, public and private parks, an institutional site (assumed to be a tack and
feed store), and a fire station site. As part of the project, and as of 2016, a new road named
Harmony Grove Village Parkway has been constructed to connect Country Club Drive to the
southern extension of Citracado Parkway. Harmony Grove Village Parkway is identified in the
County General Plan Mobility Element by its previous name of “Lariat Drive” and is ultimately
classified as a 2.1C Community Collector with Intermittent Turn Lanes for an LOS E capacity of
19,000 ADT. The segment from Country Club Drive to Harmony Grove Road has already been
completed, and provides a graded width of 74 feet with a paved width of 54 feet including curb,
gutter and sidewalks for an LOS E capacity of 19,000 ADT. East of Harmony Grove Road to
Citracado Parkway, it has been constructed to a graded width of 60 feet with a paved width of
40 feet including curb, gutter, and sidewalks for an LOS E capacity of 16,200 ADT.

Citracado Parkway has been extended northward from its prior terminus at Avenida Del Diablo
for a short distance to intersect with the new Harmony Grove Village Parkway roadway. At the
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Avenida Del Diablo intersection with Citracado Parkway, the eastbound and westbound directions
are right-turn only; in addition, the southbound direction has a restricted left-turn movement.

Within the study area, Country Club Drive from Kauana Loa Drive to the northerly boundary of
HGYV has been improved to modified Rural Light Collector standards per the previously adopted
General Plan (corresponding with a 2.2F Light Collector on the currently adopted General Plan)
for an LOS E capacity of 9,700 ADT. South of the HGV project boundary to Harmony Grove
Village Parkway, Country Club Drive has been improved to Rural Collector standards per the
previously adopted General Plan (corresponding with 2.2E Light Collector on the currently
adopted General Plan) with an LOS E capacity of 16,200 ADT. South of Harmony Grove Village
Parkway to Harmony Grove Road, it has been constructed for an LOS E capacity of 19,000 ADT.

Harmony Grove Road has been improved from Wilgen Drive to Country Club Drive to a graded
width of 74 feet and a paved width of 54 feet with curb and gutters for an LOS E capacity of 19,000
ADT. Although the County General Plan Mobility Element classifies this segment as a 2.2E Light
Collector with an LOS E capacity of 16,200 ADT, because the roadway has been improved to 2.2C
Light Collector standards (19,000 ADT), this capacity was used in all near-term and buildout
analyses.

From Country Club Drive to Harmony Grove Village Parkway, Harmony Grove Road was
improved to provide a graded width of 36 feet with a paved width of 28 feet where feasible. Built
to these standards, the roadway functions as a modified Rural Light Collector with an LOS E
capacity of 16,200 ADT.

In addition, traffic signals have installed at the Harmony Grove Road/Harmony Grove Village
Parkway intersection, the Harmony Grove Road/Country Club Drive intersection, and the
Citracado Parkway/Avenida del Diablo intersection has been upgraded to include one restricted
left-turn lane in east-, west-, and southbound directions. These lanes accommodate projected
Project traffic.

Because these improvements were expected to be completed (and have been completed) prior to
opening day of the Proposed Project, they were included in the existing street network
assumptions. Appendix A of the TIA contains a copy of the HGV Conditions of Approval (COA),
which required the improvements discussed above.

2.2.1.2 Existing Traffic Volumes

Weekday a.m. and p.m. peak hour intersection turning movement and 24-hour bi-directional daily
traffic counts were conducted in February and June of 2014 when schools were in session. The
peak hour counts were conducted between the hours of 7:00-9:00 a.m. and 4:00-6:00 p.m.

Freeway volumes were taken from the most recent Caltrans Performance Measurement System
(PeMS) data. The PeMS software distributes real-time peak hour and average daily traffic volumes
and provides a graphical representation of volumes at each PeMS station location. Where
available, peak hour freeway volume data were obtained. ADT freeway volumes were taken from
the most recent Caltrans ADT data.
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Harmony Grove Village Traffic Volumes

As stated under Harmony Grove Village Network Conditions, the HGV project is currently under
construction. With the completion of the project anticipated in the near term, a conservative
assumption was made that the total traffic generated by HGV would be on the street system prior
to the opening day of the Proposed Project. It is therefore included under existing baseline
conditions, and assumes the greatest number of trips from that project on the road. The trip
assignment taken from the HGV Final EIR was added to the existing 2014 traffic data to arrive at
the final existing traffic volume conditions.

Table 2.2-1, Existing Traffic Volumes, is a summary of the most recent available average daily
traffic volumes (ADTs). Appendix B of the TIA (Appendix D to this EIR) contains the manual
count sheets and the freeway mainline traffic data as well as a copy of the project assignment for
HGV. Figure 2.2-2, Existing Traffic Volumes, depicts the volumes at the study area intersections
and segments.

2.2.1.3 Existing Levels of Service

LOS is the term used to denote the different operating conditions which occur on a given roadway
segment under various traffic volume loads. It is a qualitative measure used to describe a
quantitative analysis taking into account factors such as roadway geometries, signal phasing,
speed, travel delay, freedom to maneuver, and safety. LOS provides an index to the operational
qualities of a roadway segment or an intersection. LOS designations range from A to F, with
LOS A representing the best operating conditions and LOS F representing the worst operating
conditions. LOS designation is reported for signalized intersections, unsignalized intersections,
and roadway segments.

Signalized intersections were analyzed under a.m. and p.m. peak hour conditions. Average vehicle
delay was determined utilizing the methodology found in Chapter 16 of the 2000 Highway
Capacity Manual (HCM), with the assistance of the Synchro (version 7.0) computer software. The
delay values (represented in seconds) were qualified with a corresponding intersection LOS. A
more detailed explanation of the methodology is attached in EIR Appendix D.

Unsignalized intersections also were analyzed under a.m. and p.m. peak hour conditions. Average
vehicle delay and LOS were determined based upon the procedures found in Chapter 17 of the
HCM, with the assistance of the Synchro (version 7.0) computer software. A more detailed
explanation of the methodology is attached in EIR Appendix D.

Street segment analysis is based upon the comparison of ADTs to the County and City of
Escondido Roadway Classification, Level of Service, and ADT Tables, depending on which
jurisdiction the street segment is located within. These tables provide segment capacities for
different street classifications, based on traffic volumes and roadway characteristics. Copies of the
County and City capacity tables are attached in Appendix D.

Freeway segments were analyzed during the a.m. and p.m. peak hours based on the methodologies
as outlined in the San Diego Traffic Engineers’ Council/Institute of Transportation Engineers
(SANTEC/ITE) Guidelines developed by Caltrans. The freeway segments LOS is based on a
Volume to Capacity (V/C) method. Page 5 of Caltrans’ Guide for the Preparation of Traffic Impact
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Studies (December 2002) documents a maximum service flow rate of 2,000 passenger cars per
hour per lane. The freeway segments were analyzed using the existing mainline lane conditions at
the location where PeMS data was collected. The freeway LOS operations are summarized in
Table 2.2-2, Caltrans District 11 Freeway Segment Level of Service Definitions.

Existing Roadway Segments

Table 2.2-3, Existing Street Segment Operations, summarizes the existing intersections LOS. All
street segments are calculated to currently operate at acceptable levels of service except for:

City of Escondido
e Segment #5. 9" Avenue from Valley Parkway to Auto Park Way (LOS D)

Existing Intersections

Table 2.2-4, Existing Intersection Operations, summarizes the existing intersections LOS. All
intersections are calculated to currently operate at acceptable levels of service except for:

City of Escondido
e Intersection #7. Valley Parkway/I-15 NB Ramps (LOS D during the p.m. peak hour)

Existing Freeway Segments

Table 2.2-5, Existing Freeway Mainline Operations, summarizes the existing freeway segments
LOS. All eastbound and westbound segments of SR-78 east and west of Nordahl Road currently
operate at acceptable levels during both the a.m. and p.m. peak hours except for the following:

e Mainline #1. SR-78 Westbound, west of Nordahl Road (LOS E during the a.m./p.m. peak
hours)

2.2.1.4 Regulatory Setting

County Zoning Ordinance, Parking Regulations, Sections 6750- 6799

The County’s Zoning Ordinance sets the standards for parking, including requirements for new
uses and structures; existing uses and structures; conversion, alterations, or expansion of existing
uses or structures; computation of vehicle and bicycle space requirements; location of parking to
building sites; parking space dimensions; design of bicycle storage; design standards for off-street
parking; loading spaces; variances from parking regulations; and parking of commercial vehicles
in residential, agricultural, and certain special purpose zones. The County of San Diego Off-Street
Parking Design Manual implements Section 6793(c) of the County Zoning Ordinance. This section
of the Ordinance relates to the design, dimensions, construction, landscaping, and surfacing of
parking and bicycle spaces, and driveways.
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San Diego County Public Road Standards

These standards provide minimum design and construction requirements for public road
improvement projects located within the unincorporated areas of the County. These standards
apply to County initiated public road improvement projects as well as privately initiated public
road improvement projects.

San Diego County Private Road Standards

These standards provide minimum design and construction requirements for private road
improvements based on ADT and required as conditions of land development approval in
unincorporated areas of the County. Levels of service are not established for private roads.

County of San Diego Consolidated Fire Code

The County of San Diego, in collaboration with the local fire protection districts, created the
SDCFC in 2001. The SDCFC contains the County’s and fire protection districts’ amendments to
the California Fire Code. Adequate emergency ingress/egress is necessary for both citizen
evacuation and emergency vehicle access in the event of a fire or other emergency. Section 902.2
of the SDCFC dictates minimum design standards for Fire Apparatus Access Roads and secondary
access requirements. Road standard requirements for emergency vehicles specify a minimum
12-foot paved lane or 24-foot travel-way.

County of San Diego Regulatory Ordinances, Sections 77.201 — 77.220. Transportation Impact
Fee

The San Diego County Transportation Impact Fee (TIF) Ordinance, as amended in
December 2012, requires the assessment and collection of fees for roadway impacts as a condition
of approval of a subdivision map or prior to issuance of a development permit, including a building
permit. The County TIF Ordinance defrays the actual or estimated costs of constructing planned
transportation facilities necessary to accommodate increased traffic generated by future
development consistent with Section 66000 et seq. of the California Government Code (Mitigation
Fee Act). Application of this fee includes, but is not limited to, development for residential,
commercial, and industrial land uses. The fees are collected to fund identified transportation
facilities, or portions thereof, that provide increased road capacity necessitated by the cumulative
impacts of future development.

2.2.2 Analysis of Project Effects and Determination as to Significance
2.2.2.1 Project Trip Generation

Trip generation rates for the “single-family residential” land use type of 10 ADTs per DU were
used to calculate the Project’s ADT (SANDAG 2002). Therefore, the Project is calculated to
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generate 4,500' ADT, with a total of 360 trips during the a.m. peak hour (108 inbound/
252 outbound trips) and 450 total trips during the p.m. peak hour (315 inbound/135 outbound).

In addition to residential uses, some limited commercial/civic uses listed in the Project’s Specific
Plan are also assumed. Although the specific commercial retail tenant is not known at this time,
square footage, and assumptions related to the types of uses that allowed at the site have been
identified.

The Project would include a pedestrian-oriented 5,000 s.f. community center (Center House)
which would contain a minimum of 1,500 s.f. of commercial uses. The Center House is designed
to feature a use such as a café, coffee shop, hair or nail salon, or day spa. The Center House also
would include such uses as a park, overnight accommodations of up to four rooms (available only
to HGV South and HGV guests), a gym, an event lawn, and private recreational facilities like a
pool or clubhouse available to HGV South residents only. Appendix F to the TIA (EIR
Appendix D) shows Project trip generation calculations, including the commercial/civic land uses
and associated mixed-use reductions.

By placing the residential units within 0.5 mile of the commercial/civic uses, it will promote
walking and cycling, and the related reduction of vehicular travel within HGV South and adjacent
HGV. The nature of the commercial/civic uses would be locally serving, and the majority of trips
would be expected to be pass-by or diverted trips already on the road for another purpose.
Residents within the community would be able to visit the business without generating additional
primary vehicle trips. As such, trips from outside the Harmony Grove Villages area would not be
expected to/from these uses in any meaningful way. Therefore, the residential distribution
discussed above adequately includes any trips associated with these non-residential uses.

2.2.2.2 Project Trip Distribution and Assignment

Project trip distribution was developed based on the distribution used for the adjacent HGV project,
including the proposed network improvements currently under construction. The HGV project
utilized a SANDAG Select Zone Assignment that distributes trips in the area based on the location
of residential and employment opportunities in the surrounding vicinity. The Final Certified EIR
for HGV was approved by both the County of San Diego Board of Supervisors and City of
Escondido Figure 2.2-3, Project Traffic Distribution, shows the Project traffic distribution, and
Figure 2.2-4, Project Traffic Volumes, shows the assignment of the total Project trips.

Generally, eight percent of trips were distributed to/from the southwest on Harmony Grove Road,
22 percent were distributed to/from Country Club Drive in the north, and 70 percent were
distributed to/from Harmony Grove Road in the northeast.

The trigger point at which a Project’s impact becomes significant is identified in two steps. First,
identify the allowable increase in delay (intersections) or volume-to-capacity (street segments).
This is typically the point where the LOS deteriorates to an unacceptable level, or, for locations

! The Project currently proposes 453 DUs. The base analysis provided in the TIA assumed 450 DUs. The increase of
three DUs would result in an additional 30 ADT, with 2 a.m. peak hour and 3 p.m. peak hour trips added to traffic
modeling. As stated in the TIA in Section 2.2, this increase would have a nominal effect on the analysis and would
not change the significance conclusions.
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operating at unacceptable levels without the project, the increase allowed by the jurisdiction at
such locations. The second step is to ascertain to the proportion of project traffic that can be added
before crossing this threshold. For street segments this is a straightforward calculation of the
allowable increase divided by the total project traffic on a particular segment. As intersection delay
does not increase in a linear fashion with increased traffic, a trial-and-error process is used to
determine the proportion of project traffic corresponding to the threshold. Specific guidelines as
to the significance of impacts are addressed in Section 2.2.2.3, immediately below, for roadway
segments, and in Sections 2.2.2.4 and 2.2.2.5 for intersections.

2.2.2.3 Roadway Segments

Guidelines for the Determination of Significance

County
A significant traffic impact would occur if:

1. The additional or redistributed ADT generated by the Proposed Project would cause on-site
Mobility Element roads to operate below LOS C during peak traffic hours.>

2. The additional or redistributed ADT generated by the Proposed Project would significantly
increase congestion on a Mobility Element road or state highway currently operating at
LOS E or F, or would cause a Mobility Element road or state highway to operate ata LOS E
or F as a result of the Proposed Project as identified in Matrix 1, below.

Matrix 1
MEASURES OF SIGNIFICANT PROJECT IMPACTS TO CONGESTION ON
MOBILITY ELEMENT ROAD SEGMENTS

Allowable Increases on Congested Road Segments

LOS Two-lane Road Four-lane Road Six-lane Road
E 200 ADT 400 ADT 600 ADT
F 100 ADT 200 ADT 300 ADT

Notes:

1. By adding Proposed Project trips to all other trips from a list of projects, this same table is used to determine if
total cumulative impacts are significant. If cumulative impacts are found to be significant, each project that
contributes additional trips must mitigate a share of the cumulative impacts.

2. The County may also determine impacts have occurred on roads even when a project’s traffic or cumulative
impacts do not trigger an unacceptable LOS, when such traffic uses a significant amount of remaining road
capacity.

3. The Proposed Project would cause a Mobility Element road to exceed the thresholds
presented in Matrix 2, below.

2 Mobility Element Policy 2.1 addresses Mobility Element roads. It states that development projects are required “to
provide associated road improvements necessary to achieve a level of service of “D” or higher on all ME roads
except for those where a failing level of service has been accepted by the County pursuant to the criteria specifically
identified in the accompanying text box (Criteria for Accepting a Road Classification with Level of Service E/F).”
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Matrix 2
MEASURE OF SIGNIFICANT PROJECT TRAFFIC IMPACTS FOR
MOBILITY ELEMENT ROADS, SIGNALIZED INTERSECTIONS, AND RAMPS

Allowable Change Due to Project Impact
LOS with Freeways* Roadway1 Slgnallz'ed Ramps Ramps with
. Segments Intersections >15 min. delay
Project
V/C Speed V/C Speed Delay Delay Delay
(mph) (mph) (sec.)? (min.)? (min.)?
E and F 0.01 1 0.02 1 2 - 2

' For County arterials that are not identified in SANDAG’s RTP as regionally significant arterials, significance may be measured
based upon an increase in ADT. The allowable change in ADT due to Project impacts in this instance would be identified in
Threshold Matrix 1.

2 Delay = Average stopped delay per vehicle measured in seconds (sec.) or minutes (min.)

> = greater than

* It is noted that the County does not have jurisdiction over freeways. Caltrans, the agency with jurisdiction over freeways within
the study area, considers impacts to freeways significant if additional traffic causes the operations to degrade by 0.01 for
segments operating at LOS E or F. The Caltrans thresholds are used in the analysis below.

4. The additional or redistributed ADT generated by the Proposed Project would cause a
residential street to exceed its design capacity.

City of Escondido

A street segment is considered significantly impacted when the project traffic degrades the LOS
from acceptable to unacceptable. Unacceptable LOS is D or below. If a segment is operating at
LOS C and decreases to D, E or F, then a significant impact is calculated.

Guidelines Sources

Guidelines for identification of potential significant impacts were based on the County Guidelines
for Determining Significance — Transportation and Traffic (2011c¢), for study locations within the
County. For study area intersections and segments located in the City of Escondido or on Caltrans
facilities, the SANTEC/ITE Guidelines for Traffic Impact Studies in the San Diego Region (2000)
were applied.

Analysis

As shown in Figure 2.2-5, Existing Plus Project Traffic Volumes, and Table 2.2-6, Roadway
Segment Operations Under Existing and Existing Plus Cumulative Plus Project Conditions, one
segment on Country Club Drive would operate at unacceptable LOS in the City of Escondido due
to the addition of Project traffic: Auto Park Way to Hill Valley Drive. The LOS of this segment
would decrease from C to D. With regard to the County street segments, the addition of Project
traffic would not increase congestion on any Mobility Element road or State highway, cause a
Mobility Element road to exceed the thresholds in Matrix 2, or cause a residential street to exceed
its design capacity. Therefore, one significant impact to roadway segments under Existing Plus
Project conditions would occur. (Impact TR-1a)
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2.2.24

Signalized Intersections

Guidelines for the Determination of Significance

County

A significant traffic impact would occur if:

1. The additional or redistributed ADT generated by the Proposed Project would
significantly increase congestion on a signalized intersection currently operating at
LOS E or LOS F, or would cause a signalized intersection to operate ata LOS E or LOS F
as identified in Matrix 3, below.

2. Based upon an evaluation of existing accident rates, the signal priority list, intersection
geometrics, proximity of adjacent driveways, sight distance or other factors, the Proposed
Project would significantly impact the operations of the intersection.

Matrix 3
MEASURES OF SIGNIFICANT PROJECT IMPACTS
TO CONGESTION ON INTERSECTIONS:
ALLOWABLE INCREASES ON CONGESTED INTERSECTIONS
LOS Signalized Unsignalized
E Delay of 2 seconds or less 20 or less. peak period trips on a
critical movement
F Either a delay of 1 second, or 5 or less 5 or less peak period trips on a
peak period trips on a critical movement critical movement
Notes:

1. A critical movement is an intersection movement (right-turn, left-turn, through movement) that experiences excessive

queues, which typically operate at LOS F. Also, if a project adds significant volume to a minor roadway approach, a
gap study should be provided that details the headways between vehicles on the major roadway.

By adding Proposed Project trips to all other trips from a list of projects, these same tables are used to determine if total
cumulative impacts are significant. If cumulative impacts are found to be significant, each project is responsible for
mitigating its share of the cumulative impact.

The County may also determine impacts have occurred on roads even when a project’s direct or cumulative impacts do
not trigger an unacceptable LOS, when such traffic uses a significant amount of remaining road capacity.

For determining significance at signalized intersections with LOS F conditions, the analysis must evaluate both the
delay and the number of trips on a critical movement, exceedance of either criteria result in a significant impact.

City of Escondido

A signalized intersection is considered to be significantly impacted when Project traffic degrades
LOS from acceptable to unacceptable. Unacceptable LOS is D or below. If an intersection is
operating at LOS D, E or F, then a significant impact is calculated when the Proposed Project adds
more than 2 seconds of delay.

Guideline Sources

For study area intersections within the County, these guidelines are based on the County
Guidelines for Determining Significance — Transportation and Traffic (2011c). For study area
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intersections located in the City of Escondido, the SANTEC/ITE Guidelines for Traffic Impact
Studies in the San Diego Region (2000) were applied.

Analysis

As shown in Table 2.2-7, Intersection Operations Under Existing and Existing Plus Cumulative
Plus Project Conditions, all signalized intersections are calculated to operate at acceptable levels
of service with the exception of the following intersection in the County:

e Country Club Drive/Harmony Grove Road (LOS F during the p.m. peak hours)

The Project traffic would cause this intersection to have a change in delay of greater than
2 seconds. With regard to the City of Escondido, the Project would not cause an intersection to
operate at D, E, or F while also adding more than 2 seconds of delay. As a result, one significant
impact to intersections under Existing Plus Project conditions would occur. (Impact TR-2a)

2.2.2.5 Unsignalized Intersections

Guidelines for the Determination of Significance

County
A significant traffic impact would occur if:

3. The additional or redistributed ADT generated by the Proposed Project would add 21 or
more peak hour trips to a critical movement of an unsignalized intersection, and cause an
unsignalized intersection to operate below LOS D.

4.  The additional or redistributed ADT generated by the Proposed Project would add 21 or
more peak hour trips to a critical movement of an unsignalized intersection currently
operating at LOS E.

5. The additional or redistributed ADT generated by the Proposed Project would add six or
more peak hour trips to a critical movement of an unsignalized intersection, and cause
the unsignalized intersection to operate at LOS F.

6.  The additional or redistributed ADT generated by the Proposed Project would add six or
more peak hour trips to a critical movement of an unsignalized intersection currently
operating at LOS F.

7. Based upon an evaluation of existing accident rates, the signal priority list, intersection
geometrics, proximity of adjacent driveways, sight distance or other factors, the Proposed
Project would significantly impact the operations of the intersection.

City of Escondido

An unsignalized intersection is considered significantly impacted when Proposed Project traffic
degrades the LOS from acceptable to unacceptable. Unacceptable LOS is D or below. If an
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intersection is operating at LOS D, E or F, then a significant impact is calculated when the
Proposed Project adds more than 2.0 seconds of delay.

Guideline Sources

For study area intersections within the County, these guidelines are based on the County
Guidelines for Determining Significance — Transportation and Traffic (2011c). For study area
intersections located in the City of Escondido and the City of San Marcos, the SANTEC/ITE
Guidelines for Traffic Impact Studies in the San Diego Region (2000) were applied.

Analysis

As shown in Table 2.2-7, all unsignalized intersections in the County are calculated to operate at
acceptable levels of service with the addition of Project traffic. There are no unsignalized
intersections in the study area within the City of Escondido. As a result, impacts to unsignalized
intersections under Existing Plus Project conditions would be less than significant.

2.2.2.6 Freeway Mainline Segments

Guidelines for the Determination of Significance

A significant traffic impact would occur if:

8.  The Proposed Project would cause a freeway segment to exceed the thresholds presented
in Matrix 2, above.

Guideline Source

For all freeway segments within the study area, this guideline is based on the SANTEC/ITE
Guidelines

Analysis

Under Existing Plus Project conditions, the WB segment of SR-78, west of Nordahl Road, would
operate at LOS E during the a.m./p.m. peak hours (Table 2.2-8, Freeway Segment Operations
Under Existing and Existing Plus Cumulative Plus Project Conditions). The increase in V/C from
the Project would be 0.006 in the a.m. peak hour and 0.003 in the p.m. peak hour, both of which
are lower than the significance threshold of 0.01 V/C. Therefore, the Project would result in less
than significant impacts to freeway segments.

2.2.2.7 Traffic Hazards Due to an Existing Transportation Design Feature

Guidelines for the Determination of Significance

The determination of significant hazards to an existing transportation design feature would be on
a case-by-case basis, considering the following factors:

9.  Design features/physical configurations of access roads may adversely affect the safe
movement of all users along the roadway.
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10. The percentage or magnitude of increased traffic on the road due to the Proposed Project
may affect the safety of the roadway.

11. The physical conditions of the Project site and surrounding area, such as curves, slopes,
walls, landscaping or other barriers, may result in conflicts with other users or stationary
objects.

12.  Conformance of existing and proposed roads to the requirements of the private or public
road standards, as applicable.

Guidelines Sources

These guidelines, which apply to the entire study area, regardless of jurisdiction, are based on the
County Guidelines for Determining Significance — Transportation and Traffic (2011c).

Analysis

The Proposed Project circulation system, including driveway corner sight distances, was designed
in conformance with applicable County standards and requirements and would not significantly
impact the safe movement of users along the area roadways. Project access would be from Country
Club Drive, south of Harmony Grove Village Road, at Project driveways Private Drive C and
Private Drive A (see Figure 1-6a of this EIR).

As part of the Project, improvements to Country Club Drive, currently an unclassified substandard
Rural Residential Road, would be made to improve the street to a public enhanced Residential
Collector. This would include increasing the paved width to incorporate three travel lanes. With
the above improvements in place, this street segment would be expected to operate at LOS B. To
improve the flow along Country Club Drive, southbound left-turn pockets from Country Club
Drive to the Project driveways are proposed. This would allow for left-turning vehicles to queue
outside the flow of traffic, thereby increasing the capacity of Country Club Drive.

It should be noted that a design speed exception is requested for a portion of Country Club Drive
adjacent to Cordrey Drive. The request is for a reduced design speed on Country Club Drive from
30 mph to 27.5 mph at the existing crest vertical curve near the intersection of Cordrey Drive. A
copy of the design exception request is included in Appendix J of the TIA (Appendix D to this
EIR). Per Appendix D, this request would not affect the roadway’s ability to serve the
approximately 600 ADT on that section of Country Club Drive.

As the Project access/exit points are located on a curve along Country Club Drive, a review of
corner and stopping sight distances for these locations shall be conducted in accordance with
County Private and Public Road Standards. The Project will be required to meet the County’s Road
Standards for sight distance to ensure that adequate sight distance is met. Sight lines are open from
the primary Project driveway. It is noted that the Project will construct and improve the profile of
Country Club Drive by lengthening the crest vertical curve south of the southernmost driveway,
thus improving the stopping sight distance.

In addition, through the HGV Project, the intersection of Country Club Drive at Harmony Grove
Road is being improved to provide a traffic signal with north/south “split” phasing and east/west
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“protected” left-turn phasing with dedicated left-turn lanes in the eastbound, westbound and
southbound directions. Crosswalks and pedestrian and equestrian-level push buttons are proposed
for this intersection. No improvements were proposed by HGV for the southern leg of the
intersection. The Proposed Project would improve the northbound approach to this intersection on
Country Club Drive (between the proposed bridge and the intersection) to include on southbound
lane, one northbound left-turn lane, one northbound through lane, and one northbound right-turn
lane. The projected LOS F for this intersection would be improved to LOS D.

The Proposed Project would also include the construction of numerous internal roadways. These
roadways are proposed to be constructed to County private-road standards, with paved widths
varying from 24 feet to 36 feet within the property. Circulation would be provided via an internal
loop road comprised of private drives, with seven cul-de-sacs branching off the loop (refer to
Figure 1-6a). The construction of on-site roadways to County standards would facilitate adequate
on-site circulation with the Project site.

Therefore, although the Proposed Project would result in increased traffic on new and existing
roadways, impacts associated with safety of those roadways would be less than significant.

2.2.2.8 Traffic Hazard to Pedestrians or Bicyclists or Equestrians

Guidelines for the Determination of Significance

The determination of significant hazards to pedestrians or bicyclists or equestrians would be on a
case-by-case basis, considering the following factors:

13. Design features/physical configurations on a road segment or at an intersection that may
adversely affect the visibility of pedestrians or bicyclists or equestrians to drivers entering
and exiting the site, and the visibility of cars to pedestrians and bicyclists.

14. The amount of pedestrian activity at the Project access points that may adversely affect
pedestrian safety.

15. The preclusion or substantial hindrance of the provision of a non-motorized trail facility
on a roadway adjacent to the Project site.

16. The percentage or magnitude of increased traffic on the road due to the Proposed Project
that may adversely affect non-motorized trail safety.

17. The physical conditions of the Project site and surrounding area, such as curves, slopes,
walls, landscaping or other barriers that may result in vehicle/pedestrian or vehicle/
bicycle or vehicle/equestrian conflicts.

18. Conformance of existing and proposed roads to the requirements of the private or public
road standards, as applicable.

19. The potential for a substantial increase in non-motorized trail activity without the
presence of adequate facilities.
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Guidelines Source

These guidelines, which apply to all of the study area, regardless of jurisdiction, are based on the
County Guidelines for Determining Significance — Transportation and Traffic (2011c).

Analysis

As described in Section 1.2.2.2, a trail system would extend internally through the Proposed
Project, as well as connect to surrounding neighborhoods and existing adjacent trails in the area.
As depicted on Figures 1-14a and 1-17, a 10-foot wide, soft-surface public multi-use trail
ultimately would extend along the west side of Country Club Drive as part of the HGV Equestrian
Ranch implementation. A 5 to 6-foot walkway would be installed by the Proposed Project on the
east side of Country Club Drive, separated from the roadway by a 4 to 5-foot landscaped parkway.
Both of these trail/pathways would connect to various parks, open space areas, and the Project
private trail system. The public trail would be built to County Trail Design Standards and would
be fenced on one or both sides. The proposed private pathways within the Project would abut each
street and be 4 to 5 feet in width. Trail safety and rules signage would be posted at strategic
locations along the trails. The internal roadways would be painted with sharrows to indicate to
motorists that bicyclists share the roadways with vehicular traffic. Hazards for equestrian crossings
at signalized and unsignalized intersections are similar to those for pedestrians and bicyclists. Due
to low traffic loading there are no signalized intersections in the immediate vicinity of the Project
access locations. Pedestrian and equestrian crossings at unsignalized intersections are legal at all
intersections, whether marked or unmarked. Due care is required for all crossing parties and for
drivers of automobiles as required by State law. On-site roads will have lower posted speeds than
Country Club Drive and Harmony Grove Road and present fewer hazards for pedestrian and
equestrian crossings.

Additionally, the Project improvements to Country Club Drive (installation of a third lane and
installation of the pathway on the east side of the road) would be constructed in accordance with
County standards and would not include design features or physical configurations on a road
segment or at an intersection that would adversely affect the visibility of other non-motorized users
to drivers entering and exiting the site, and the visibility of cars to other non-motorized users. The
Project contributions to/implementation of the bridge crossing of Escondido Creek also would be
expected to lessen hazards to non-motorized travelers on Country Club Drive. Currently,
pedestrians/bicyclists/equestrians cross the creek on the Arizona crossing, which is relatively
narrow, and visually encroached upon by the riparian habitat on either side of the crossing.
Visibility to the crossing from east-west Harmony Grove Road is not open until the road user is
already heading south on Country Club Drive. Any potential for conflict with a non-motorized
user can only be known with only a short time to react. Also, the ability of the non-motorized user
to get off the road is constrained. On the east side of the road there is ponded water, with the depth
not apparent from the surface due to the water quality. On the west side of the road, there is small,
but sharp drop of about 5 feet with rip-rap, where the culverts that carry water under the crossing
open to the west, and where scour from fast-flowing waters has lowered the creek bed. The bridge,
which would need to accommodate non-motorized users, would be expected to contain a separated
pathway connecting to off-site trails, which would improve visibility, as well as safety, of all users
crossing the creek. The Proposed Project also would not preclude or substantially hinder the
provision of a planned bike lane or pedestrian facility on a roadway adjacent to the Project site. It
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would implement a pedestrian pathway on the east side of Country Club Drive, and allow for future
implementation of the multi-purpose trail on the west side of the road.

The Project would be constructed in phases, and each phase would consist of sub-phases, none of
which would generate more traffic than the ADT identified for the Project overall. As such, no
capacity impacts are anticipated to occur during any construction phase, and all appropriate work
zone traffic control plans would be prepared during construction.

For these reasons, impacts to pedestrian, equestrian, and bicyclist safety would be less than
significant.

2.2.2.9 Alternative Transportation

Guideline for the Determination of Significance

A significant impact to alternative transportation would occur if:

20. The Proposed Project would not comply with County’s General Plan objectives
supporting alternate forms of transportation to reduce demand on the road system.

Guideline Source

This guideline is based on the County Guidelines for Determining Significance — Transportation
and Traffic (2011c). The objectives would be implemented through specific policies of the
Conservation and Open Space (COS) Element (see Section 3.1.5 for discussion of applicable
General Plan policies).

Analysis

The County General Plan provides for balanced population growth and development with
infrastructure needs and resource protection. It achieves this by emphasizing Smart Growth and
land planning principles that will reduce vehicle miles traveled (VMT) by locating future
development in and near areas close to jobs, services, and public facilities to maximize the use of
existing infrastructure, thus resulting in a reduction of GHGs.?

Specifically, Goal COS-16 states a goal of having “Transportation and mobility systems that
contribute to environmental and human sustainability and minimize GHG and air pollutant
emissions.” Mobility Element Policy ME-8.1 seeks to locate transit stops and facilities in areas
that facilitate transit ridership, and designate such locations as part of planning efforts for Town
Centers, transit nodes, and large-scale commercial or residential development projects. With the
Nordahl Road Station, opportunities will be available for shuttle and bus service on Country Club
Drive. Currently, there is bus service on Citracado Parkway and design plans for construction of a
connection of Harmony Grove Road and Avenida Del Diablo and to I-15 are complete. The City
of Escondido expects the construction to start in 2016. Ultimately, the location and extent of public

3 The reader should note that per the County’s GHG guidelines, the Project would achieve the County’s GHG
reduction goals and impacts associated with GHG emissions would not be significant. The Proposed Project would
be consistent with the goals and strategies of local and State plans, policies, and regulations to reduce GHG
emissions from land use and development (refer to Subchapter 2.7 of this EIR).

2.2-17



Harmony Grove Village South Project Subchapter 2.2
Final Environmental Impact Report Transportation/Traffic

transportation service in this part of the County is under the purview of North County Transit
District. Refer to the Section 3.1.5 for an analysis of the General Plan goals and policies.

The Proposed Project incorporates and would facilitate Smart Growth principles and alternative
transportation, by virtue of its location and inclusion of a multi-use trail network. As described
above, the proposed pathways/trails would connect to both internal private park and public Center
House areas as well as off-site public trails and other uses. The Project also would include
installation of an electric vehicle recharge station near the Center House (see Figure 1-8 of this
EIR). The Proposed Project would be built in proximity to the nearby Palomar Medical Center,
Palomar Power Plant, Stone Brewing Company, and many other manufacturing, retail, and
office/business park uses within 2 miles of the Project site. Retail opportunities in the HGV Village
Center would be located less than 0.5 mile from the Proposed Project, and accessible by the
Project-provided pathway and, ultimately, the HGV multi-use trail; potential retail uses at the HGV
Equestrian Ranch would be located across the street from the Project. Placing residential uses
within this distance to transportation, employment, shopping, and services, helps minimize travel
times and is consistent with the goals of Senate Bill 375 (SB 375; Sustainable Communities and
Climate Protection Act of 2008). This proximity to a variety of service and employment uses would
be expected to incrementally reduce the average trip length for the average commuter residing at
HGYV South from 7.9 to 7.88 miles per trip (LLG 2016).

In summary, the Proposed Project incorporates and would facilitate smart growth principles and
alternative transportation for pedestrians and cyclists, which would support alternate forms of
transportation and reduce demand on the vehicular travel system. For these reasons, impacts to
alternative transportation would be less than significant.

2.2.3 Cumulative Impact Analysis

Other future development projects in the vicinity of the Proposed Project have the potential to
contribute additional vehicle trips and traftic impacts to the same road segments and intersections
as those evaluated in the Proposed Project traffic analysis. The impacts associated with the
Proposed Project in combination with this cumulative traffic are addressed in the Existing Plus
Cumulative Plus Project analysis scenario, in which existing traffic plus cumulative traffic
projected to occur through Project buildout are combined with Proposed Project traffic.

Based on the research conducted for the cumulative condition, 2 County projects, 31 City of San
Marcos projects, and 5 City of Escondido projects were identified for inclusion in the TIA, for a
total of 37 cumulative projects. These projects are discussed in detail in the TIA contained in
Appendix D.

Figure 2.2-6 depicts the Existing Plus Cumulative Traffic Volumes and Figure 2.2-7 shows the
Existing Plus Cumulative Plus Project Traffic Volumes in the study area.

2.2.3.1 Existing Plus Cumulative Plus Project Impacts

Several network improvements are proposed by the cumulative projects. Because the timeframe
for construction of the majority of these improvements is unknown, however, the existing lane
geometries, with the inclusion of the HGV network improvements currently under construction,
were assumed as the baseline conditions in the Existing Plus Cumulative scenarios. This is a
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conservative approach in that cumulative project volumes are included without including the
corresponding cumulative network mitigation.

In addition, the Citracado Parkway Extension project was not included in the near-term conditions
per information provided by City of Escondido staff. The extension project is delayed due to
funding issues. In October 2015, the City of Escondido’s attempt to receive funding through the
Transportation Investment Generating Economic Recovery (TIGER) grant program, distributed
by the U.S. Department of Transportation, was denied. Therefore, due to a lack of funding and an
unknown timeframe for completion, this connection was not included in the near-term analysis.

Roadway Segments

As shown on Figure 2.2-7 and Table 2.2-6, six roadway segments would operate at an unacceptable
LOS in the Existing Plus Cumulative Plus Project scenario. The Proposed Project’s traffic, in
conjunction with cumulative traffic, would exceed the threshold limits indicated in Matrix 1 as the
Project-induced increase in V/C would be greater than 0.02 for LOS E or F for one street segment
in the City of Escondido, and the Project would add more than 200 or 100 ADT to County street
segments operating at LOS E or F, respectively. Therefore, cuamulative impacts to the following
six roadway segments would be significant (Impacts TR-1b, TR-3, TR-4, TR-5, TR-6, and
TR-7):

City of Escondido

TR-1b: Country Club Drive from Auto Park Way to Hill Valley Drive (LOS F)
County

TR-3: Country Club Drive from Hill Valley Drive to Kauana Loa Drive (LOS E)*

TR-4: Harmony Grove Road from Country Club Drive to Harmony Grove Village Parkway
(LOS E)

TR-5: Harmony Grove Road from Harmony Grove Village Parkway to Kauana Loa Drive
(LOSE)

TR-6: Harmony Grove Road from Kauana Loa Drive to Enterprise Street (LOS F)

TR-7: Harmony Grove Village Parkway from Harmony Grove Road to Citracado Parkway
(LOSE)

4 Subsequent to Project modeling, the Valiano project (one of the cumulative projects along Country Club Drive)
revised a primary project entrance, resulting in additional trips between Hill Valley Drive and Kauana Loa Drive.
As a result, the existing plus cumulative plus project loading would be LOS F rather than LOS E. Both LOS E and
LOS F comprise significant cumulative impacts and require mitigation. The mitigation identified for Impact TR-3
also adequately mitigates LOS F conditions to acceptable LOS.
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Signalized Intersections

Figure 2.2-7 and Table 2.2-7 illustrate the ADT for each signalized intersection analyzed in the
Existing Plus Cumulative Plus Project condition. Under this scenario, two signalized intersections
in the City of Escondido would operate at an unacceptable LOS D with a Project-related increase
in delay of greater than two seconds. In addition, one signalized intersection in the County would
experience Project-induced increase in delay to LOS F. Therefore, the Proposed Project, along
with other cumulative projects, would cause a significant cumulative impact to the following
signalized intersections (Impact TR-8, TR-9, and TR-2b):

City of Escondido

TR-8: Auto Park Way/Country Club Drive (LOS D during the a.m. peak hour)
TR-9: Valley Parkway/Citracado Parkway (LOS D during the a.m. peak hour)
County

TR-2b: Country Club Drive/Harmony Grove Road (LOS F during the p.m. peak hour)

Unsignalized Intersections

Under the Existing Plus Cumulative Plus Project scenario, one unsignalized intersection in the
County would operate at an unacceptable LOS E or F (Figure 2.2-7 and Table 2.2-7). The Project
would add greater than 20 peak hour trips or 5 peak hour trips, respectively, to the northbound
critical movement; therefore, the Project would cause a significant cumulative impact to the
following unsignalized intersection (Impact TR-10):

TR-10: Harmony Grove Road/Kauana Loa Drive (LOS E and F during the a.m. and p.m. peak
hours, respectively)

Freeway Mainline Segments

As shown on Figure 2.2-7 and Table 2.2-8, the segment of westbound SR-78 west of Nordahl Road
would operate at an unacceptable LOS in the Existing Plus Cumulative Plus Project scenario. The
Proposed Project traffic in conjunction with cumulative traffic along this segment of SR-78,
however, would not exceed the significance criteria in Matrix 2 (above). Therefore, cumulative
impacts to freeway mainline segments would be less than significant.

2.2.4 Buildout Impact Analysis

As the Project’s proposed land use would generate more traffic than projected for the parcel in the
2011 General Plan, a buildout analysis was completed. Per County criteria, a buildout analysis is
conducted to determine whether the proposed land use changes would require any changes to the
Mobility Element roadway classifications.

Using SANDAG’s trip generation rates, the General Plan land use designation for the Project’s
parcel could produce approximately 2,220 ADT (Buildout without Project scenario). As discussed
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under Section 2.2.2.1, the Project proposes a land use designation that would produce 4,500 ADT
(Buildout with Project scenario). Therefore, the Buildout with Project scenario assumes an
increase of 2,280 ADT over the Buildout without Project Scenario. In addition, SANDAG
Series 12 Year 2035 traffic volumes, the adopted 2011 General Plan roadway classifications, and
the projects in the cumulative analysis under Section 2.2.3 were used in the analysis.

As shown in Table 2.2-9, Roadway Segment Operations under Buildout Conditions, under both
scenarios all roadway segments are calculated to operate at acceptable LOS except for the Country
Club Drive between Auto Park Way and Hill Valley Drive segment, which is forecasted to operate
at LOS D. Therefore, under buildout, the Project itself would not decrease LOS to an unacceptable
level compared to the General Plan land use.

As discussed earlier, the Project would have both direct (operations at LOS D; TR-1a) and
cumulative (operations at LOS F; TR-1b) significant impacts on this roadway segment. (The LOS
for the cumulative scenario is worse than the buildout scenario due to major, planned roadway
improvements being finished by the buildout scenario but not by the cumulative scenario, such as
the Citracado Parkway extension.) In accordance with these significant impacts, mitigation
measures M-TR-1a and M-TR-1b are proposed below that would improve operations on Country
Club Drive between Auto Park Way and Hill Valley Drive segment.

2.2.5 Significance of Impacts Prior to Mitigation

The Proposed Project would result in the following significant direct and cumulative impacts to a
number of roadway segments and intersections (both signalized and unsignalized):

Direct and Cumulative Impacts

Under Existing Plus Project and Existing Plus Cumulative Plus Project conditions, significant
direct and/or cumulative impacts would occur along six analyzed roadway segments:

City of Escondido

Impact TR-1a Country Club Drive from Auto Park Way to Hill Valley Drive (LOS D, Direct;
and 1b LOS F, Cumulative)

County

Impact TR-3 Country Club Drive from Hill Valley Drive to Kauana Loa Drive (LOS E;
Cumulative)

Impact TR-4 Harmony Grove Road from Country Club Drive to Harmony Grove Village
Parkway (LOS E; Cumulative)

Impact TR-S Harmony Grove Road from Harmony Grove Village Parkway to Kauana Loa
Drive (LOS E; Cumulative)

Impact TR-6 Harmony Grove Road from Kauana Loa Drive to Enterprise Street (LOS F;
Cumulative)
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Impact TR-7 Harmony Grove Village Parkway from Harmony Grove Road to Citracado
Parkway (LOS E; Cumulative)

Under Existing Plus Cumulative Plus Project conditions, significant direct and/or cumulative
impacts would occur at three analyzed signalized intersections:

City of Escondido

Impact TR-8 Auto Park Way/Country Club Drive (LOS D during the a.m. peak hour;
Cumulative)

Impact TR-9 Valley Parkway/Citracado Parkway (LOS D during the a.m. peak hour;
Cumulative)

County

Impact TR-2a Country Club Drive/Harmony Grove Road (LOS F during the p.m. peak hour;
and 2b Direct and Cumulative)

Under Existing Plus Cumulative Plus Project conditions, significant cumulative impacts would
occur at one analyzed unsignalized intersection:

County

Impact TR-10 Harmony Grove Road/Kauana Loa Drive (LOS E and F during the a.m. and p.m.
peak hours, respectively; Cumulative)

2.2.6 Mitigation

Mitigation for Direct and Cumulative Significant Impacts

As enumerated in Section 2.2.4, the Proposed Project would result in significant impacts to local
roadway segments and intersections in Escondido and the County. Mitigation measures proposed
to address the Proposed Project’s contribution to direct and cumulative impacts are identified
below.

Direct impacts are those impacts caused by project-related development. Cumulative impacts can
result from individually minor, but collectively significant projects taking place over a period of
time (CEQA Guidelines §15355), and are caused collectively by all development within the
community. The CEQA Guidelines recognize that mitigation for cumulative impacts may involve
the adoption of ordinances or regulations (CEQA Guidelines §15130) such as, but not limited to,
the County-adopted TIF Program (described below).

City of Escondido

The City of Escondido requires that physical improvements be implemented for direct impacts
where a project reduces LOS below acceptable LOS C thresholds. A fair share payment toward
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future improvements is required where the addition of project traffic is cumulative to the overall
LOS D or worse pre-project conditions.

County

The County Board of Supervisors adopted the TIF ordinance, which provides a mechanism for the
County to obtain funding to mitigate anticipated cumulative transportation/circulation impacts, by
requiring payment of an impact fee designated in the ordinance. The TIF Program covers all
cumulative impacts within the unincorporated area for General Plan conforming projects to
support adequate circulation through Year 2030. The TIF is paid at time of building permit
issuance. The County updated the TIF Program in December 2012. The TIF Program identifies
transportation facilities needed to address cumulative impacts within designated areas of the
County (TIF Areas) and then provides for payment of fees to cover a project’s “fair share” of the
cost. TIF fees are segregated by TIF Area, Region, State Highway, and Ramps, and are used to
help fund transportation improvements within those identified locations. Since the project
proposes a GPA, it will need to participate on a fair share basis (contribute funds) in an update to
the TIF program to cover the changes in land use.

Roadway Segments

City of Escondido

M-TR-1a Prior to occupancy of 80 Project units, Country Club Drive shall be widened to

and 1b provide a paved width of 36 feet consisting of two travel lanes and a 10-foot striped
center turn lane starting 220 feet southwest of Auto Park Way for a length of
approximately 830 feet. Improvements will include connecting the existing
sidewalk along the northern side of this roadway section with a 5-foot sidewalk
complete with a 6-inch curb and gutter and providing a 4-foot decomposed granite
pathway along the south side of this segment with a 6-inch asphalt berm. With the
additional 12 feet added to the paved width, the roadway capacity of this Local
Collector would increase to 15,000 ADT.?

County

M-TR-3 Prior to occupancy of 80 Project units, the Project shall widen Country Club Drive
at the Country Club Drive/Eden Valley Lane intersection to provide a dedicated
northbound left-turn lane onto Eden Valley Lane.

M-TR-4 The Project shall make a payment toward the County of San Diego TIF program to
address cumulative impacts to the segment of Harmony Grove Road between
Country Club Drive and Harmony Grove Village Parkway.

M-TR-5 The Project shall make a payment toward the County of San Diego TIF program to
address cumulative impacts to the segment of Harmony Grove Road between
Harmony Grove Village Parkway and Kauana Loa Drive.

5 Because this mitigation would be located in the City of Escondido it is currently identified as significant and
unmitigated as described under Section 2.2.7.

2.2-23



Harmony Grove Village South Project Subchapter 2.2
Final Environmental Impact Report Transportation/Traffic

M-TR-6 Project payment toward the County of San Diego TIF program as part of mitigation
provided under M-TR-10, below, will mitigate impacts to this segment of Harmony
Grove Road between Kauana Loa Drive and Enterprise Street.

M-TR-7 Prior to occupancy of 135 Project units, the Project shall provide a northbound to
eastbound right-turn overlap phase at the Harmony Grove Road/Harmony Grove
Village Parkway signalized intersection.

Intersections
City of Escondido

M-TR-8 Prior to occupancy of 293 Project units, the Project shall restripe the eastbound
approach of the Auto Park Way/Country Club Drive intersection to provide one
left-turn lane, one shared left-turn/through lane, and one right-turn lane with a
signal timing modification to change the east/west approach to “split” phasing.®

M-TR-9 Prior to occupancy of 54 Project units. the Project shall pay a fair share toward the
approved Citracado Parkway Extension Project, which would improve the
intersection operations with an additional through lane in the southbound
direction.”

County

M-TR-2a Prior to occupancy of 23 Project units, the Project shall widen the northbound

and 2b approach of Country Club Drive to Harmony Grove Road to provide one left-turn,
one through lane, and one dedicated right-turn lane with an overlap phase in order
to mitigate this direct and cumulative impact to the Harmony Grove Road Country
Club intersection. In addition, the Project shall make a payment toward the County
of San Diego TIF Program.

M-TR-10 The Project shall make a payment toward the County of San Diego TIF program to
address cumulative impacts to the Harmony Grove Road/Kauana Loa Drive
unsignalized intersection.

2.2.7 Conclusion

This section presents the rationales for the conclusions of impact levels resulting after
implementation of the Project and the proposed mitigation measures. If the Project is approved,
each of the mitigation measures committed to below would be made a Condition of Approval,
which would require implementation of the stated measures.

¢ Because this mitigation would be located in the City of Escondido it is currently identified as significant and
unmitigated as described under Section 2.2.7.

7 Because this mitigation would be located in the City of Escondido and there is no current funding mechanism, the
impact is currently identified as significant and unmitigated as described under Section 2.2.7.
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Specific to the cumulative impacts addressed below, County mitigation requires participation in
the TIF Program. This program was specifically designed to address cumulative issues
(i.e., incremental Project effects which, when combined with the incremental adverse effects of
other area-wide projects, reach a level of impact requiring mitigation). Required improvements are
specified through the 2030 planning horizon, and funds are collected from projects coming on line
in order to collect fees to cover costs of those improvements when implemented. The Project will
be required to contribute funding toward an update to the TIF program to include the Project and
its increased density. Because the TIF Program was designed to address cumulative concerns and
the associated appropriate payment for specified improvements, participation in the TIF Program
constitutes effective and adequate mitigation for Project cumulative impacts when the facility is
identified as a “TIF-eligible Facility” in the 2012 County of San Diego TIF Transportation Needs
Assessment Report.

Development of the Proposed Project would result in potentially significant direct traffic impacts
to only one study area roadway segment and one intersection. Both of these facilities also would
have cumulative impacts. As discussed above, the Project would have only cumulative impacts to
an additional five roadway segments and three intersections (including two signalized intersections
and one unsignalized intersection). The remainder of this discussion addresses impacts by
jurisdiction: those projected to occur within County jurisdiction and those projected to occur within
City of Escondido jurisdiction.

The Proposed Project would add direct and cumulative traffic to the segment of Country Club
Drive from Auto Park Way to Hill Valley Drive in the City of Escondido, resulting in direct and
cumulative impacts (TR-1a and 1b). Project effects would be mitigated through the widening of
Country Club Drive to provide a paved width of 36 feet consisting of two travel lanes and a 10-foot
striped center turn lane starting 220 feet southwest of Auto Park Way for a length of approximately
830 feet. Improvements would include connecting the existing sidewalk along the northern side of
this roadway section with a 5-foot sidewalk complete with a 6-inch curb and gutter and providing
a 4-foot decomposed granite pathway along the south side of this segment with a 6-inch asphalt
berm. With the additional 12 feet added to the paved width, the roadway capacity of this Local
Collector would increase to 15,000 ADT. These measures would improve traffic flow by providing
improved intersection operations with re-striped traffic lanes. The mitigation would improve
Country Club Drive operations in the City of Escondido and allow it to operate more efficiently
compared to pre-Project conditions.

The Proposed Project would result in cumulative impacts to two City of Escondido signalized
intersections: Auto Park Way/Country Club Drive (TR-8) and Valley Parkway/Citracado Parkway
(TR-9). For Auto Park Way/Country Club Drive, the impact would be mitigated through restriping
the eastbound approach at this intersection to provide one left-turn lane, one shared left-turn/
through lane, and one right-turn lane with a signal timing modification to change the east/west
approach to “split” phasing. Implementation of the noted improvements to the noted segment of
Country Club Drive would also mitigate the cumulative impact at this intersection in the City of
Escondido to less than significant. The described improvements would return the forecasted LOS
operations at this intersection to better than pre-Project conditions. For Valley Parkway/Citracado
Parkway (TR-9), payment of a fair share toward the proposed future intersection improvements
would support implementation of an additional through lane in the southbound direction, and
would mitigate this cumulative impact to below a level of significance. (Consideration also was
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given to an alternate proposal; the provision of an eastbound to southbound right-turn overlap
phase to improve the a.m. LOS and reduce the cumulative impacts. The City has a right-turn
restriction for this movement during the a.m. peak hour, however, which makes this improvement
infeasible.)

Implementation of these roadway and intersection improvements in the City of Escondido would
adequately mitigate the impacts. Therefore, once implemented, the Proposed Project’s
contribution to these direct and cumulative impacts in Escondido would be reduced to a less than
significant level. Because the City of Escondido is a lead agency under CEQA for impacts within
their jurisdiction, however; it is Escondido, and not the County, that has responsibility for
approval/assurance of implementation of those improvements. As such, the County cannot
guarantee ultimate implementation or timing of City of Escondido-approved mitigation. Therefore,
the mitigation measure is not currently feasible. Thus, impacts within Escondido are identified as
remaining significant and unavoidable pending City of Escondido action.

The Proposed Project would add to cumulative impacts to five roadway segments in the County:
Country Club Drive from Hill Valley Drive to Kauana Loa Drive (TR-3), Harmony Grove Road
from Country Club Drive to Harmony Grove Village Parkway (TR-4), Harmony Grove Road from
Harmony Grove Village Parkway to Kauana Loa Drive (TR-5), Harmony Grove Road from
Kauana Loa Drive to Enterprise Street (TR-6), and Harmony Grove Village Parkway from
Harmony Grove Village Road to Citracado Parkway (TR-7). Two of these segments are identified
as TIF-eligible facilities: TR-4 and TR-5. Project impacts for those two segments would be
addressed through payment toward the County TIF Program, which would mitigate the cumulative
impact at these locations to below a level of significance.

Relative to TR-3, the provision of the left-turn lane at the Country Club Drive/Eden Valley Lane
intersection would provide a refuge lane for left-turning vehicles. This would improve the flow of
northbound through traffic on Country Club Drive between Hill Valley Drive and Kauana Loa
Drive, and reduce the potential for vehicular conflict due to the slowing of northbound traffic.
Implementation of this mitigation measure would be expected to reduce this cumulative impact to
less than significant.

Harmony Grove Road between Kauana Loa Drive and Enterprise Street (TR-6) is not a part of the
General Plan roadway network and is an unclassified roadway on the Mobility Element. Therefore,
it does not have any planned improvements beyond its existing configuration. Ultimately,
construction of the Citracado Parkway Extension Project within the City of Escondido is planned
to cul-de-sac Harmony Grove Road just east of Kauana Loa Drive. This would reduce traffic
volume along this roadway and improve operations to acceptable LOS D or better as a result of a
substantial shift in traffic patterns (as studied extensively in the Citracado Parkway Final EIR,
approved February 2012 and included in the City’s certified General Plan Update EIR). However,
the City has no current plans to construct the Citracado Parkway Extension Project at this time,
and does not have a financing plan to fund this improvement into which the Applicant could pay
a fair share (LLG 2017). Also, the County is without jurisdiction to ensure the construction of the
Citracado Parkway Extension Project and has no plans to make any improvements beyond its
current configuration. This mitigation is therefore not considered feasible at this time.
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Regardless, the segment is bound by two intersections, Harmony Grove Road/Kauana Loa Drive
in the County and Harmony Grove Road/Enterprise Street in Escondido. The County intersection
is located within the portion of Harmony Grove Road that is classified as a TIF-eligible facility.
Therefore, the Project’s TIF payment mitigates the shared intersection, which would improve
operations on adjacent legs, both TIF and Non-TIF eligible. As such, cumulative improvements
from TR-10 would apply to this impact, and implementation of mitigation measure TR-10 would
be expected to reduce this cumulative impact to less than significant.

For TR-7 (Harmony Grove Village Parkway from Harmony Grove Village Road to Citracado
Parkway), this segment is currently built to Community Collector standards providing 16,200 ADT
of capacity. It is classified in the Mobility Element to be improved to a Community Collector
providing additional capacity to 19,000 ADT. The segment is not, however, currently included as
a TIF-eligible facility.

The segment is bound by two intersections: Harmony Grove Road/Harmony Grove Village
Parkway in the County and Avenida Del Diablo/Citracado Parkway in Escondido. Both of these
intersections are calculated to operate at LOS C or better during peak hours with both Project and
cumulative project traffic volumes. As such, this segment also would be expected to operate at
correspondingly acceptable LOS. Nonetheless, the cumulative contribution exceeds the County’s
threshold and a cumulative impact is identified.

Even though the intersection at Harmony Grove Road/Harmony Grove Village Parkway is
calculated to operate at LOS C or better during peak hours with both Project and cumulative project
traffic volumes, the construction of the northbound to eastbound right-turn overlap phase at this
intersection would provide additional improvements to both a.m. and p.m. peak hour delays by 1.3
and 2.1 seconds, respectively. Where intersections operate at acceptable LOS, their adjoining
segments also operate at acceptable LOS because the intersections control the system. Considering
that the adjacent intersections currently operate acceptably, the intersection improvements would
be expected to reduce this cumulative impact to less than significant.

The Proposed Project would result in a direct and cumulative impact to one County signalized
intersection, Country Club Drive/Harmony Grove Road (TR-2a and 2b). To mitigate these
impacts, the northbound approach would be widened to provide left- and right turn lanes (as well
as through lanes), along with payment toward the County TIF Program. The implementation of
the direct improvements would occur prior to occupancy of 23 Project units, thereby reducing
Project effects on the intersection to less than significant levels, as well as the cumulative effect.
Payment toward the TIF Program would reduce cumulative effects to a less than significant level
by supporting County regional road improvements as needed.

The Proposed Project would result in a cumulative impact to one County unsignalized intersection,
Harmony Grove Road/Kauana Loa Drive (TR-10). This intersection is located within the portion
of Harmony Grove Road that is classified as a TIF-eligible facility. Therefore, payment toward the
County TIF program would mitigate this cumulative intersection impact to below a level of
significance.
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Conclusion Summary

In conclusion, all direct and cumulative impacts within County of San Diego jurisdiction would
be mitigated to below a level of significance through implementation of the specified mitigation
measures.

The Proposed Project would add direct and cumulative traffic to the segment of Country Club
Drive from Auto Park Way to Hill Valley Drive in the City of Escondido, resulting in direct and
cumulative impacts (TR-1a and 1b). Project effects would be mitigated through the widening of
Country Club Drive to provide a paved width of 36 feet consisting of two travel lanes and a 10-foot
striped center turn lane starting 220 feet southwest of Auto Park Way for a length of approximately
830 feet. Improvements would include connecting the existing sidewalk along the northern side of
this roadway section with a 5-foot sidewalk complete with a 6-inch curb and gutter and providing
a 4-foot decomposed granite pathway along the south side of this segment with a 6-inch asphalt
berm. With the additional 12 feet added to the paved width, the roadway capacity of this Local
Collector would increase to 15,000 ADT.

The Proposed Project would result in cumulative impacts to two City of Escondido signalized
intersections: Auto Park Way/Country Club Drive (TR-8) and Valley Parkway/Citracado Parkway
(TR-9). For Auto Park Way/Country Club Drive, the impact would be mitigated through restriping
the eastbound approach at this intersection to provide one left-turn lane, one shared left-turn/
through lane, and one right-turn lane with a signal timing modification to change the east/west
approach to “split” phasing. Implementation of the noted improvements to the noted segment of
Country Club Drive would also mitigate the cumulative impact at this intersection in the City of
Escondido to less than significant. The described improvements would return the forecasted LOS
operations at this intersection to better than pre-Project conditions. For Valley Parkway/Citracado
Parkway, payment of a fair share toward the proposed future intersection improvements would
support implementation of an additional through lane in the southbound direction, and, once
implemented, would mitigate this cumulative impact to below a level of significance.

Implementation of these roadway and intersection improvements in the City of Escondido would
adequately mitigate the identified impacts. Therefore, once implemented, the Proposed Project’s
contribution to direct and cumulative impacts in Escondido would be reduced to a less than
significant level based on the implementation of the noted improvements.

Because the City of Escondido is a lead agency under CEQA for impacts within their jurisdiction,
however, it is Escondido, and not the County, that has responsibility for approval/assurance of
implementation of those improvements. As such, the County cannot guarantee ultimate
implementation or timing of City of Escondido-approved mitigation in this County EIR. Thus,
although appropriate mitigation has been identified to lower all Project-related impacts within the
City to less than significant levels under CEQA once implemented, impacts within Escondido are
identified as remaining significant and unavoidable pending City action.
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Table 2.2-1
EXISTING TRAFFIC VOLUMES
Street Segment | ADT? | Jurisdiction

Auto Park Way
1. Mission Road to Country Club Drive | 26,110 | Escondido
Citracado Parkway
2. Avenida Del Diablo to West Valley Parkway | 6,170 | Escondido
Valley Parkway
3. 11™ Avenue to Citracado Parkway 24,110 Escondido
4.  Auto Park Way to I-15 SB Ramps 37,280 Escondido
9™ Avenue®
5. West Valley Parkway to Auto Park Way | 11,630 | Escondido
Country Club Drive
6. Auto Park Way to Hill Valley Drive | 6,490 | Escondido
Country Club Drive
7. Hill Valley Drive to Kauana Loa Drive 5,980 County
8. Kauana Loa Drive to Harmony Grove Village Parkway 3,260 County
9. Harmony Grove Village Parkway to

Harmonzf Grove Roadg ! 2,430 County
Harmony Grove Road
10. Wilgen Drive to Country Club Drive 8,370 County
11. Country Club Drive to Harmony Grove Village Parkway 7,510 County
12. Harmony Grove Village Parkway to Kauana Loa Drive 5,890 County
13. Kauana Loa Drive to Enterprise Street 7,310 County/Escondido
Harmony Grove Village Parkway
14. Harmony Grove Road to Citracado Parkway | 8,220 | County
Freeway Mainline Segments
1. SR-78 West of Nordahl Road 159,000 Caltrans
2. SR-78 East of Nordahl Road 164,000 Caltrans

Average Daily Traffic (ADT) Volumes collected in February and June of 2014 when schools were in session. Caltrans

volumes taken from most recent available data
b

9th Avenue provides a paved width of 60 feet with a 12-foot center turn lane and 24-foot travel lanes in each direction

(8-foot parking lane plus 16-foot travel lane). Therefore, a capacity of 15,000 ADT was used in the analysis

Country Club Drive from Harmony Grove Village Parkway to Harmony Grove Road and Harmony Grove Village Parkway

from Harmony Grove Road to Citracado Parkway were under construction at the time of data collection. With the
construction of Harmony Grove Village and the new roadways in the area, the existing counts to portions of Country Club
Drive, Harmony Grove Road, and Harmony Grove Village Parkway were adjusted to account for the rerouting of existing

traffic and to incorporate the projected trips generated by the HGV project
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Table 2.2-2
CALTRANS DISTRICT 11
FREEWAY SEGMENT LEVEL OF SERVICE DEFINITIONS

LOS V/C Congestion/Delay | Traffic Description
Used for Freeways, Expressways and Conventional Highways
A <0.41 None Free flow
B 0.42-0.62 None Free to stable flow, light to moderate
volumes
C 0.63-0.80 None to minimal Stable flow, moderate Volgmes, freedom to
maneuver noticeably restricted
D 0.81-0.92 | Minimal to substantial | ‘\PProaches unstable flow, heavy volumes,
very limited freedom to maneuver
B 0.93-1.00 Significant Extremely unsjcable flow, maneuverability
and psychological comfort extremely poor
Used for Freeways and Expressways
F(0) 1.01-1.25 Considerable: Forced flow, heavy congestion, long queues
) ) 0-1 hour delay form behind breakdown points, stop and go
F(D) 1.26-1.35 Severe 1-2 hour delay | Very heavy congestion, very long queues
) Extremely heavy congestion, longer queues,
F(2) 1.36-1.45 Very Severe: more numerous breakdown points, longer
2-3 hour delay :
stop periods
F3) ~1.46 Extremely Severe: Gridlock

3+ hours of delay
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Table 2.2-3
EXISTING STREET SEGMENT OPERATIONS
City of Escondido Street Currentl Existing
So ymen " Built Asy Capacity ADT® LOSt | V/Ce
g (LOS E)*
Auto Park Way
1. Mission Road to 4-Lane
Country Club Drive® Divided 43,500 26,110 B 0.600
Citracado Parkway
2. Avenida Del Diablo to 2-Lane
Valley Parkway Undivided 15,000 6,170 B 0411
Valley Parkway
3. 11" Avenue to 4-Lane
Citracado Parkway Divided 37,000 24,110 c 0.652
4. Auto Park Way to I-15 SB 87L.ane 70,000 37.280 B 0533
Ramps Divided
9" Avenue
5. Valley Parkway to 2-Lane
Auto Park Way Undivided 15,000 11,630 D 0.775
Country Club Drive
6. Auto Park Way to 2-Lane
Hill Valley Drive Undivided 10,000 6,490 C 0.649
. Existing
geou;ll?lfl tosf San Diego Street Cl;ll:'lli:,l::ly Capacity ADT" LOS®
g (LOS E)*
Country Club Drive
7. Hill Valley Drive to 2-Lane
Kauana Loa Drive’ Undivided 9,700 3,980 B
8. Kauana Loa Drive to >-Lan
Harmony Grove Village ~ane 9,700 3,260 A
Undivided
Parkway®
9. Harmony Grove Village 7-Lane
Parkway to Harmony Grove . 19,000 2,430 A
b Undivided
Road
Harmony Grove Road
10. Wilgen Drive to 2-Lane
Country Club Drive' Undivided 19,000 8,370 C
11. Country Club Drive to 2-Lane
Harmony Grove Village Undivided 16,200 7,510 D
Parkway!
12. Harmony Grove Village 2-Lane
Parkway to Undivided 16,200 5,890 C
Kauana Loa Drivel
13. Kauana Loa Drive to 2-Lane
Enterprise Drive® Undivided 9,700 7,310 C
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Table 2.2-3 (cont.)
EXISTING STREET SEGMENT OPERATIONS

County of San Diego Street Currently EXiStil.lg
Segments (cont.) Built As Capacity ADT* Los® | viCe

) (LOS E)*
Harmony Grove Village Parkway
14. Harmony Grove Road to 2-Lane

Citracado Parkway! Undivided 16,200 8,220 D

Notes:
? Capacities based on City of Escondido and County of San Diego Roadway Classification Tables
® Average Daily Traffic Volumes
¢ Level of Service
4 Volume to Capacity ratio

Auto Park Way is currently built as a 6-Ln Major from Mission Road to Meyers Avenue and a 4-Ln Major from
Meyers Avenue to Country Club Drive. Therefore, a 5-Ln Major road capacity of 43,500 was used in the analysis
Although Country Club Drive is not a Mobility Element roadway, due to the increased paved width and 45 mph
speed limit and reduced shoulder, the roadway functions as a 2.2F Light Collector with an LOS “E” capacity of
9,700 ADT

¢ Country Club Drive from Kauana Loa Drive to the northerly boundary of Harmony Grove Village is currently being
improved to modified Rural Light Co