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The County of San Diego
Planning Commission Hearing Report

Date: May 24, 2018 Case/File No.: Harmony Grove Village South;
PDS2015-SP-15-002, PDS2015-
GPA-15-002, PDS2015-REZ-15-
003, PDS2018-TM-5626, PDS2015-
MUP-15-008, PDS2018-STP-18-
011; PDS2015-ER-15-08-006
Place: County Conference Project: Mixed use development, including
Center 453 single family and multi-family
5520 Overland residential units and 5,000 square
Avenue feet of commercial/ civic uses; 35
San Diego, CA acres of biological open space; four
92123 acres of public and private parks;
public trails and a wastewater
treatment facility site
Time: 9:00 a.m. Applicant/Owner:  RCS - Harmony Partners, LLG

Agenda ltem:  #1 Appeal Status: Not applicable;
Approval by the Board of

Supervisors

Environmental APNs: 235-011-06 and 238-021-08, 09, 10

Impact Report

Environmental:

A. EXECUTIVE SUMMARY

Introduction

The purpose of this staff report is to provide the Planning Commission with the information necessary to
consider the proposed General Plan Amendment (PDS2015-GPA-15-002), Specific Plan (PDS2015-SP-
15-002), Zone Reclassification (PDS2015-REZ-15-003), Vesting Tentative Map (PDS2018-TM-5626),
Site Plan (PDS2018-STP-18-011), and Major Use Permit (PDS2015-MUP-15-008) conditions of approval
and findings, and environmental findings prepared in accordance with the California Environmental
Quality Act (CEQA) for the Harmony Grove Village South (HGVS) project.

The proposed HGVS project consists of 111 acres in the San Dieguito Community Plan Area and incudes
453 single family and multi-family units including five product types, 5,000 square feet of commercial/
civic uses, 4 acres of private and public parks, approximately 2 miles (11,000 feet) of public multi-use
trails and pathways and approximately 35 acres of biological open space. The project also includes an
onsite wastewater treatment facility. During the processing of the application, the County received public
comments and concerns from numerous stakeholders. Planning & Development Services (PDS) staff

1



conducted a careful and thorough review of the project for consistency with County codes, policies and
ordinances as summarized in this report.

This is a request for the Planning Commission to evaluate and consider the application, and make a
recommendation to the Board of Supervisors (Board) to approve the application as submitted, approve
the project with modifications, or deny the application. Key requirements for requested actions include:

Is the proposed project consistent with the vision, goals, and polices of the General Plan?
Does the project comply with the policies set forth under the San Dieguito Community Plan?
Is the proposed project consistent with the County’s Zoning Ordinance?

1
2
3
4. |s the proposed project consistent with the County’s Subdivision Ordinance?
5. Is the proposed project consistent with other applicable County regulations?
6

Does the project comply with the California Environmental Quality Act (CEQA)?
Recommendations

PDS conducted a detailed analysis of the project for consistency with the General Plan, Zoning
Ordinance and other applicable regulations, policies and ordinances as well as a thorough review of the
project’s potential impacts on the environment in accordance with CEQA. After PDS’s review and
analysis, PDS staff recommends certification of the Environmental Impact Report, approval of the
General Plan Amendment (GPA), Specific Plan (SP), Zone Reclassification (REZ), Vesting Tentative
Map (VTM), Site Plan and Major Use Permit (MUP) with the conditions explained in the report and
incorporated in the attached Resolutions and Form of Decisions. If the Planning Commission concurs in
their review that the required findings can be made, then make the following recommendations to the
Board:

1. Adopt the California Environmental Quality Act (CEQA) Findings, which include the
certification and findings regarding significant effects of the project, the mitigation and
monitoring program, the Statement of Overriding Considerations, and certify the
Environmental Impact Report (EIR), REF: PDS2015-ER-15-08-006 (Attachment A).

2. Adopt the Resolution approving General Plan Amendment PDS2015-GPA-15-002 for the
reasons stated therein and discussed in this report (Attachment B).

3. Adopt the Resolution approving Specific Plan PDS2015-SP-15-002 for the reasons stated
therein and discussed in this report (Attachment C).

4. Adopt the Ordinance titled, AN ORDINANCE CHANGING THE ZONING CLASSIFICATION
OF CERTAIN PROPERTY WITHIN THE ELFIN FOREST-HARMONY GROVE SUBAREA
AND THE SAN DIEGUITO COMMUNITY PLAN, REF: PDS2015-REZ-15-003 (Attachment
D).

d. Adopt the Resolution approving the Vesting Tentative Map PDS2018-TM-5626 for 453
dwelling units which includes those requirements and conditions necessary to ensure that

the project is implemented in a manner consistent with State law and County of San Diego
regulations (Attachment E).



6. Grant the accompanying Site Plan PDS2018-STP-18-011 and impose the requirements and
conditions set forth in the Site Plan Form of Decision (Attachment F).

7. Grant Major Use Permit PDS2015-MUP-15-008 for an onsite wastewater treatment facility,
make the findings, and impose the requirements and conditions as set forth in the Form of
Decision (Attachment G).

B. BACKGROUND

1.

Regional Location and Surrounding Land Uses

The HGVS project is located 7.5 miles south of the City of Carlsbad and 15 miles north of the
University City community within the City of San Diego. The site is located generally west of Interstate
15, south of State Route 78, and directly south of the Harmony Grove Village (HGV) community. The
site is approximately one-third mile west of the City of Escondido, south and east of the City of San
Marcos and north of the Del Dios Highlands Preserve. The project site is surrounded by urban,
residential and commercial uses within HGV to the north, large estate development to the east and
west and open space to the south.
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Figure 1: Vicinity Map



Immediately to the north of the project site is the HGV project which was approved by the Board of
Supervisors on February 7, 2007 and is currently under construction. The HGV project is a mixed
use development that will be comprised of 742 residential units (overall density of 8.7 du/ac) and
25,500 square feet of commercial spaces within the Village Center as illustrated below in Figure 3.
As of the end of April 2018, 406 building permits have been issued, 319 homes have been built and
288 homes are occupied within HGV. Further to the north are: the in-process Valiano Specific Plan
project, which proposes 328 single-family units; and industrial and commercial uses within the City
of Escondido, including the Palomar Medical Center. The Sprinter Nordahl station is located
approximately 2 miles north of the project site. To the immediate east are lots exceeding 3 acres in
size with residential development, and further east are high density single-family residential and
mobile home uses within the City of Escondido. To the west of the project site are semi-rural
residential uses and the Harmony Grove Spiritualist Association, which consists of a church, 29
cottage-like residences, associated buildings and a grove. Several of the structures were damaged
or destroyed in the 2014 Cocos wildfire, but are planned to be rebuilt.
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Figure 2: Surrounding Land Uses
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Figure 4: Photo of Existing Residences in Harmony Grove Village

5



N .
P4 VRN

I
.
-
- - N

" ‘mc"
P‘m

Figure 6: Photo of Exi§tiné7?eLsidences in Harmony Grove Villag

e



Escondido

\VEUENRR)

eI WEREES

[H3armonyIGr

.‘“ 3a \
IV illagelSout
wow TN

LA e

“\

- ”
,7

.’f" ,

, ' oy .__r..;‘ 3

- J O i
8 (e o g

f LA
\ . San Ricguiie ’
| & iy - ‘ " -

4 /’

, _//,:" -, - v

e -

LEGEND
D Proposed Valiano

Harmony Grove
Village

l I Grove Village South
Figure 7: HGVS in Relation to Existing HGV and Proposed Valiano




Table B1: Surrounding Zoning and Land Uses

Location | General Plan Zoning Description
Specific Planning Area

North Specific Plan Area , Rural | (S-88), Extractive Use | Residential and

Lands (RL-20) (S82), Limited | commercial

Agricultural (A70)

Rural Lands (RL-20), Limited Agricultural

Open Space (A70), Large estate residential
East (Conservation), City of City of Escondido vac%nt lands ’

Escondido (residential (residential and vacant

and vacant lands) lands)

Open Space :
S (Conservation), City of Open Spap ¢ (S80), City Preserve lands (Del Dios

outh E . of Escondido (preserve .
scondido (preserve land Highlands Preserve)

lands) ands)

Specific Plan Area , Rural | Specific Planning Area

Lands (RL-20), Semi- (S-88), Open Space Large estate residential,
West Rural Residential (SR-2, | (S80), Limited Harmony Grove

SR-4), Open Space Agricultural (A70), Spiritualist Association

(Conservation) Rural Residential (RR)

2. Project Site

The project site is located within the Harmony Grove-Elfin Forest Subarea of the San Dieguito
Community Plan Area. The project site is currently vacant although some remnants of prior structures
(concrete slab portions and a portion of a chimney) remain on site. Cistern elements, an old stock
pond, and a small electrical line bisecting the site in an east-west direction also are onsite. The site
contains several paved and unpaved roads that are either internal to the site, or provide access to
other properties. There are two residences which currently access their properties through the project
site. Access to their properties, while modified, will be retained through the site if the project is
approved and built. The site generally increases in elevation from the northern portion of the property
to the southern portion of the property. Onsite elevations range from approximately 570 feet above
mean sea level (amsl) near Country Club Drive, to 938 feet amsl at the southernmost property
boundary. The site contains Diegan Coastal Sage Scrub, Coastal Sage Chaparral Scrub, Granitic
Southern Mixed Chaparral, and Non-Native Grassland. Escondido Creek is located directly north of
the project site generally running parallel to Harmony Grove Road.



Harmony Grove Village South
PDS2015-SP-15-002

Figure 8: Aerial Photo
Project Site History

The 2011 General Plan Update assigned the Semi Rural 0.5 (SR0.5) that allows (1 unit per 0.5, 1,
or 2 gross acres, depending on slope) General Plan Land Use Designation to the project site. Staff
and Planning Commission recommendation for this site during the processing of the General Plan
Update included three land Use Designations; Semi Rural 2 (SR2) (1 unit per 2, 4, or 8 gross acres),
Semi Rural 4 (SR4) (1 unit per 4, 8, or 16 gross acres) and Rural Lands 20 (RL20) (1 unit per 20
gross acres). A former property owner submitted a Property Specific Request (PSR), also known as
PSR SD7, requesting a change in the Land Use Designation from SR2, SR4 and RL20 to SR0.5 The
Board of Supervisors directed the 2011 GP Land Use Designation of SR0.5 be assigned to the
property when the General Plan Update was adopted on August 3, 2011.



C. DEVELOPMENT PROPOSAL

1.

Project Description

The application was submitted in March 2015. The proposed project is a mixed-use pedestrian-
oriented community consisting of 453 dwelling units and 5,000 square feet of commercial/ civic uses.
The project proposes to extend the village designation of HGV and incorporate similar densities while
maintaining the consistency with the community development model. The project includes a variety
of residential housing types that will complement the existing housing in HGV. The proposed project
includes a range of lot sizes from 1,462 sq. ft. to 4.85 acres, with the large majority of lots being less
than 10,000 sq. ft. Single family housing sizes will range from 1,500 to 3,000 sq. ft. and multi-family
units will range in size from 800 to 2,000 sq. ft. Approximately 2 miles (11,000 feet) of public multi-
use trails and pathways traversing the community will provide recreational opportunities for a variety
of users, including equestrians and will provide connectivity to the trails and pathways in HGV. The
project will preserve approximately 68 percent of the site; including 34.8 acres of preserved biological
open space, 20 acres of naturalized open space, and 16 acres of landscaped areas. The project also
includes approximately 4 acres of public and private parks.

The project includes sustainable design features including energy efficient home designs, native and
drought tolerant landscaping, and low impact development stormwater facilities. The project
incorporates cool pavement technology, participation in the California Green Builder Program,
installation of electric vehicle charging stations, and 100 percent residential electricity through
renewable energy to help reduce energy consumption, air pollution, and greenhouse gas emissions.

e

:., ” _w.*," o ¢ : . * M" - e -’ ;_,'_l'l_ill.ll_. B WU 2t

v

Figure 9: View From the Center of the Project Site looking North Toward Harmony Grove Village
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Figure 10: View South oward the Onite Open Sce and Del Dios Highlands reserve
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Figure 11: View North Along Country Club Driv
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(Including the Existing Arizona Crossing)
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Figure 13: Recent View of Ogoing Hrmony Grove Village Constru
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Figure 12: View Looking South from the Intersection of Harmony Grove Road and Country Club Drive




a. Specific Plan

The project proposes a Specific Plan pursuant to Government Code sections 65450-65457. A
Specific Plan is a tool to implement the General Plan. It effectively establishes a link between
implementing policies of the General Plan and an individual development proposal on a specific
site.

A Specific Plan must include a text and diagrams which specify all of the following in details:

1. The distribution, location, and extent of the uses of land, including open space, within the
area covered by the plan.

2. The proposed distribution, location, and extent and intensity of major components of public
and private transportation, sewage, water, drainage, solid waste disposal, energy, and other
essential facilities proposed to be located within the area covered by the plan and needed
to support the land uses described in the plan.

3. Standards and criteria by which development will proceed, and standards for the
conservation, development, and utilization of natural resources, where applicable.

4. A program of implementation measures including regulations, programs, public works
projects, and financing measures necessary to carry out paragraphs 1, 2, and 3.

A Specific Plan must also include a statement of the relationship of the Specific Plan to the
General Plan. The proposed HGVS Specific Plan complies with the Government Code
requirements and provides guidelines for the implementation of the proposed project, including
guidelines for the preparation of subdivisions, improvement plans, permitted land uses,
densities, maximum residential units, development standards, architectural design
requirements, required public facilities, and compliance with the applicable County policies,
including the General Plan.

As required by the Government Code, the Specific Plan identifies the location and extent of the
uses of land, including open space within the area covered by the plan as shown below in Figure
14. The Specific Plan also explains the details of each of the product types and provides
conceptual plans for the development of the proposed land uses. The text of the Specific Plan
explains how each of the product types will be developed and the required permits. Each
subsequent phase will require additional permits to implement the Specific Plan and will be
required to comply with the provisions of the Specific Plan.

The Specific Plan includes design guidelines, which govern building setbacks, architectural
design, parks, lot design, signage and lighting. The applicant has not submitted an
implementating Site Plan for review and approval by PDS. The implementing Site Plans will be
required in the future, prior to the issuance of building permits to ensure consistency with the
guidelines and standards as identified in the Specific Plan.
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Figure 14: Specific Plan Map
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Figure 15: lllustrative Site Plan

Residential Uses

The Specific Plan Map (Figure 14), illustrates they layout of the site, although the Specific Plan
allows flexibility to locate some housing types in different configurations with minimal or no
change to the graded footprint. Within the Semi-Rural Residential designation, the three single-
family housing types (Cottage, Bunglaow and Harmony Court, as described below) are
permitted, but the two multi-family housing types (Farmhouse and Granary, as described below)
are not. Each of the product types is described below:
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1. Cottages
¢ Single-family homes with garages accessed from alleys/lanes

- 1,500 to 2,500 square feet
Two stories from the front elevation (third story is permitted)
Maximum of 45 feet in height
Setbacks
- Rear setbacks from 0 to 10 feet
- Internal setbacks from 0 and 15 feet
- Street yard setbacks from 0 and 25 feet

Figure 16: Cottage Residential Use Type Plan View

Figure 17: Cottage Architecture

16



2. Bungalows

e Four clustered single-family detached or attached homes situated around a single
private driveway.
- 1,800 to 2,800 square feet

e Two stories (one three-story unit within each cluster may be included)

e Maximum height of 35 feet

e Setbacks
- Distances between detached homes from 10 to 30 feet
- Each cluster must be separated by an open landscaped area measuring at least 15

feet

Figure 18: Bungalow Residential Use Type Plan View

Bungalow

Figure 19: Bungalow Architecture
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3. Harmony Court

e Four single-family detached or attached structures each with an attached two-car
garage and shared entrance from a private driveway/courtyard
- 2,000 to 3,000 square feet

e Two stories (one three-story unit within each cluster may be included)

e Maximum height of 35 feet

e Setbacks
- Distance between detached homes from 10 to 30 feet
- Each cluster must be separated by an open landscaped area measuring at least 15

feet

Figure 20: Harmony Court Residential Use Type Plan View

Harmony Court

Figure 21: Harmony Court Architecture
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4. Farmhouses
e Multi-family buildings consisting of five dwelling units.
- 800 to 2,000 square feet
- Smaller studio may be provided on the ground floor with larger townhomes on the
upper floors
- Designed to appear as a large single-family home
e Three to four stories
e Maximum height of 42 feet (non-habitable architectural projections may extend up to 4
feet above the highest roof elevation)
o Setbacks
- Distances between buildings within each cluster from 15 to 40 feet
- Each cluster must be separated by an open landscaped area measuring at least 15
feet

Figure 22: Farmhouse Residential Use Type Plan View

Farmhouse

Figure 23: Farmhouse Architecture
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5. Granary

e Multi-family buildings consisting of 15 dwelling units.
- 1,000 to 2,500 square feet

e Two to three stories above a partially underground parking garage

e Maximum height of 45 feet (non-habitable architectural projections may extend up to 8
feet above the highest roof elevation)

e Setbacks
- Each building must be separated by an open landscaped area measuring at least

15 feet

Figure 24: Granary Residential Use Type Plan View

Figure 25: Granary Architecture
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c. Architectural Design Standards

The project includes architectural standards complementary to the existing community character.
An implementing Site Plan is required prior to the issuance of building permits to ensure the units
are designed according to the architectural themes.

Like HGV, HGVS provides a mix of housing opportunities and commercial/ civic uses that are
complementary to the existing and planned character of the surrounding area. In addition to
single family product types, HGVS will also offer multi-family housing types. The architecture of
the project reflects the agricultural heritage of the area by including architectural styles inspired
by homesteads, cottages, and farms. In addition to cottage and farmhouse style residences,
buildings are designed to represent granaries, barns, schoolhouses and mills representative of
the agricultural history of the Harmony Grove area. Multi-family units respect the predominant
single-family character of Harmony Grove by being designed to appear as a single farmhouse
or agricultural building.

d. Commercial/ Civic Uses

The commercial/ civic area includes a combination of homeowners association amenities as well
as public-serving commercial uses. This area will include uses such as a park, overnight
accommodations with up to four rooms, a gym, an event lawn, and private recreational facilities
such as a pool or clubhouse. This area will also include a public commercial component that will
include food/beverage services such as a café, administrative and professional services,
convenience sales or personal services such as a hair or nail salon or day spa. The project will
also construct a small community center, the Center House, within this area. The Center House
will be located south of the project entry and will include a privately-maintained recreational
gathering space and some retail commercial uses as described above. The total square footage
of structures associated with the Center House is 5,000 square feet (sq. ft.), with a minimum of
1,500 sq. ft. of commercial use. The Center House will be a maximum of two stories and up to
40 feet in height.
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Figure 26: Center House

Parks, Trails and Pathways

The project includes approximately 4 acres of public and private parks, including seven public
parks and six private parks. The project also includes approximately 2 miles (11,000 feet) of

public multi-use trails and pathways traversing the community to provide recreational
opportunities for a variety of users, including equestrians.
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Figure 27: Parks Plan
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Figure 28: Trails and Pathways Plan
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Figure 29: Community-Wide Trails and Pathways
Landscape Design

The project is required to comply with the County Landscaping Ordinance. The project
landscaping is designed to provide a cohesive theme that ties HGVS to HGV by using consistent
street trees and similar planting materials to those incorporated into the HGV community. The
proposed project is also designed to: conserve water by using a plant palette that reflects the
natural setting and incorporates drought tolerant and native species and implements a water
efficient irrigation system; encourage active forms of transportation throughout the project site
by enhancing the visual character of the area and providing amenities that contribute to a
pleasant and comfortable walk or bike ride; and reduce the threat of wildfire by incorporating
adequate fuel modification zones and using fire resistant plant materials. In accordance with the
County’s Climate Action Plan (CAP), the project will be required to demonstrate a 40 percent
reduction in outdoor water use.

Landscape species consistent with the existing character of the area will be planted along the

site perimeter, along roadways within residential neighborhoods, and within park and recreation
areas. Landscaping throughout the project will be implemented through a series of landscape
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zones. Requirements for the landscape zones as well as the associated landscape palates are
described in detail in the HGVS Specific Plan.

. Grading

Earthwork is estimated to consist of 850,000 cubic yards of balanced cut and fill, with no import
of export of material. The slope ratio of manufactured fill slopes would not exceed 2:1, and cut
slopes would not exceed 1.5:1 and the grading will follow general rise and fall in existing
topography and avoid sharp or abrupt grade transitions. The project grading will result in the
need for eight retaining walls, seven of which not exceed eight feet in height, will range in length
from 80 to 500 feet, and will be architecturally enhanced. One retaining wall will range from one-
foot to 20 feet in height and will be 200 feet in length. This wall would be a plantable concrete
geo-grid wall and would be covered in self-clinging vines, with irrigation provided at the base of
the wall. The project is conditioned to comply with all necessary grading regulations including
stormwater best management practices (BMPs), dust control, and monitoring.

Although portions of the site will be able to be excavated with conventional excavation
equipment, there is the potential need for blasting during mass grading, similar to the blasting
that was necessary for HGV. There is also a potential for a rock crusher to be needed onsite
during mass grading. If required, the rock crusher will be located with a minimum 250-foot
setback from any project property line. All residents within a 0.5-mile radius of the blast location
will receive at least 24-hours notice from the blasting contractor prior to any blasting event.

Access/ Road Improvements

Access to the project site is provided by Country Club Drive. The project is conditioned to replace
the existing “Arizona” crossing located just south of the intersection of Harmony Grove Road and
Country Club Drive with a new bridge consisting of three, 12-foot wide travel lanes, associated
shoulders, a sidewalk and a trail. The bridge was formerly a County Capital Improvement Project
(CIP) estimated at a cost of approximately 8 million dollars. The CIP project lost its grant funding,
so the bridge improvements will be the responsibility of the project applicant. The project is also
conditioned to improve Country Club Drive with three travel lanes beginning at the new bridge
and continuing southward to the southernmost entrance into the HGVS project site. The
additional travel lane functions as an equivalent form of egress by providing additional capacity
for evacuation. The bridge improvements require an approximately 65-foot wide cross section
and additional right of way will be necessary to accommodate the bridge improvements.

In addition, the project will widen the northbound lanes of the intersection of Country Club Drive
and Harmony Grove Road to provide one left-turn, one through lane, and one dedicated right-
turn lane with an overlap phase (the right turn gets a green arrow while through lane is red). The
project will provide a northbound to eastbound right-turn overlap phase at the Harmony Grove
Road and Harmony Grove Village Parkway signalized intersection and will widen Country Club
Drive at the Country Club Drive and Eden Valley Lane intersection to provide a dedicated
northbound left-turn lane onto Eden Valley Lane.
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The project will be conditioned to widen that portion of Country Club Drive within the jurisdiction
of the City of Escondido 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. It will also 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. Lastly the project will be conditioned to pay a fair share toward the approved
Citracado Parkway Extension Project, which will improve the intersection operations with an
additional through lane in the southbound direction.

Facilities and Services

The project has demonstrated that all necessary services and facilities will be provided to serve
the project as required by the General Plan and Board of Supervisors Policy 1-84 (Project Facility
Availability and Commitment of Public Sewer, Water, School and Fire Services). The applicant
is responsible for funding all necessary services and facilities to serve the project. Project Facility
Availability Forms have been provided for water, sewer, school and fire services and are included
as Attachment Q. The project will require annexation into a sewer district to obtain sewer service.
Other facilities, such as water, fire and school also indicate that the project is within the service
district and services are reasonably expected to be available within the next five years.

1. Schools
School services will be provided by the Escondido Union School District for K-8 education,
and by the Escondido Union High School District for grades 9-12. The project, once
occupied, will generate an estimated 137 students. The schools that will serve the project
include: Bernardo School, Bear Valley Middle School and San Pasqual High School.

2. Water Service
Water service will be provided by the Rincon del Diablo Municipal Water District (RDMWD).
Water service will be provided via a new 12-inch pipeline connecting to an existing 12-inch
potable line in Harmony Grove Road, as well as a new 8-inch water line connecting to an
existing 8-inch water line near the western terminus of Country Club Drive. Within the project
site, all potable water lines will be located within roads, and will serve each residential use.

3. Sewer Service
The project site is not currently within a sewer district. Annexation into a sewer district will
be required, either the San Diego County Sanitation District or RDMWD (in the event that
the activation of the MWD's latent power for wastewater service is provided).

A MUP for an on-site wastewater treatment facility is included to provide wastewater service
for the project. The project also analyzed other sewer connection alternatives, including: use
of the Harmony Grove Village Treatment Plant (HGV Plant) and a combined on/off-site
wastewater treatment facility.
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4. Fire Protection

The project site is located within the Rancho Santa Fe Fire Protection District (RSFFPD).
The project will be served by the new fire station located within HGV and operated by the
RSFFPD. The station is located approximately 1.3 miles from the project site and has an
estimated travel time of less than 3 minutes to the most distant onsite structure, which is
compliant with the required General Plan response time.

Law Enforcement

Law enforcement services for the project will be provided through the San Diego County
Sheriff's Department, under contract with the City of San Marcos. Specifically, the project
will be served by existing San Marcos Station located at 182 Santar Place, which is located
4.5 miles from the site.

Parks and Recreation Space

| The County of San Diego Parkland Dedication Ordinance (PLDO), requires that projects that

propose more than 50 dwelling units dedicate land for parks, pay PLDO fees or do a
combination of both. The PLDO requires a total of 3.9 acres of parkland based on the
number of dwelling units proposed by the project. The PLDO allows up to half the parkland
dedication to be satisfied through the construction of private parks. The project provides a
total of 4.09 acres of private and public park area, in which 2.98 acres are considered
applicable private and public park credit (private: 1.12 acres; public: 1.86 acres). The
remainder of the PLDO requirements will be met through the payment of PLDO fees. The
project will include seven public parks and six private parks as described below and as
shown in Figure 27.

Public Parks (1-3 and 8-11): These seven parks range in size from approximately 3,500 sq.
ft. to 23,500 sq. ft. and include amenities such as a fenced dog park, fitness greens with an
exercise stations, shade structures, court sports, swing set, picnic and BBQ areas and
seating areas.

Public Parks (4-7 and 12-13): These six parks range in size from approximately 4,300 sq. ft.
to 35,700 sq. ft. and include amenities such as BBQ areas, a pool and spa, a recreation
building, shade structures, an event garden, an equestrian hitching corral, fenced community
gardens with storage sheds and seating areas, a walking path and a free play area with an
exercise station.

A multi-use trail system will serve as a linkage to the proposed recreational facilities, provide
access to neighboring parks and connect to the existing trail system in the Harmony Grove
Village development.

Community Facilities District (CFD)

The project is conditioned to form a new County CFD to fund the operation and maintenance of
public facilities including fire services and parks. Formation of the CFD will be required to be
formed prior to the recordation of the Final Map. The Specific Plan includes a Public Facility and
Financing Plan (PFFP) that provides the general framework for the financing and phasing of
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public improvements in the plan area, including the proposed mechanisms for financing the cost
of construction together with the operation and maintenance of the facilities, as follows:

e Fire, Paramedic, and Law Enforcement Services: To fund the long-term availability of
fire protection, the project is conditioned to form a new CFD.

e Schools: School fees will be paid through the County of San Diego standard process at
time of building permit processing.

e Parks and Recreational Facilities: The proposed public parks and public multi-use trails
will be constructed by the developer and the County of San Diego Department of Parks
and Recreation will own and maintain the parks using funding from the CFD. The
developer will be responsible for the private parks and amenities constructions, and they
will be operated and maintained by the HOA.

2. General Plan Amendment
Under the current General Plan Land Use Designation, and based on the slope of the site, a
maximum 174 units is allowed. To develop the proposed project, a GPA is required to allow for
increased residential density and the addition of a commercial area. The proposed amendment will
change the project’s current land use regional category from Semi Rural to Village. Portions of the
site will retain the current Semi Rural land use regional category. In addition, the proposed
amendment will change the project’s current land use designation from Semi Rural 0.5 (1 unit per
0.5, 1, or 2 gross acres) to Village Residential 10.9 (10.9 units per acre) and Neighborhood
Commercial. Portions of the site will retain the current Semi Rural 0.5 (1 unit per 0.5, 1, or 2 gross
acres) land use designation.

3. Community Plan Amendment
The entire project site is located within the Elfin Forest-Harmony Grove Subarea of the San Dieguito
Community Plan Area. As part of the GPA, the Elfin Forest-Harmony Grove Subarea will be amended
to modify Policy LU-2.2.1, to add associated text changes and to add the project to Chapter 6, the
Harmony Grove Village Specific Plan Area (SPA). Figures 1 and 3 of the Elfin Forest-Harmony Grove
Subarea plan will be amended to add the project within the village boundary line.

4. Zone Reclassification (Rezone)

The Rezone will change the existing A70 (Limited Agriculture) and RR (Rural Residential) Use
Regulations to the S88 (Specific Plan Area) Use Regulation. The Rezone will also change the
existing development regulations for the site, including minimum lot size, building type, height,
setback, open space requirements and Special Area Regulations. All development within the HGVS
Specific Plan area requires an implementing Site Plan be approved by the Director of Planning &
Development Services prior to building permit issuance. The Site Plan will identify the location of all
structures, setbacks, and provide architectural details and floor plans, consistent with the
requirements set forth in the Specific Plan.

5. Vesting Tentative Map (VTM) and Site Plan (STP)
The project includes a VTM subdivision of the entire 111-acre project site into 243 single family and
multi-family (condominium) lots, parks and open space lots.
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Pursuant to Section 81.1203(b) of the Subdivision Ordinance, a Site Plan shall be filed with a VTM
illustrating all proposed land uses intended to be vested on the lots to be created. At a minimum, the
Site Plan shall show the lot dimensions, boundaries and square footage for each lot. The related Site
Plan for the VTM and all vested development rights shall expire on the same day as the vesting
tentative map expires.

6. Major Use Permit (MUP)

A MUP is required for the proposed on-site wastewater treatment facility (Facility) located in the
northern portion of the project site. The Facility will be located on a 0.6-acre site, and will be enclosed
by a solid 6-foot high wall and screened with landscape plantings. The structures associated with the
Facility will be one story, 18 to 25 feet in height, and will reflect architectural characteristics consistent
with the project. At build-out, the facility is sized to accommodate 98,000 gallons per day (gpd) daily
flow. Pursuant to Board of Supervisor Policy I-78, the facility will also provide 8.1 million gallons of
recycled water storage, which will satisfy the permit requirements of the San Diego Water Quality
Control Board. In addition to the on-site facility, two other sewer connection alternatives are analyzed.
The decision maker, which is the Board of Supervisors, has the authority to select the appropriate
sewer option for the project.

D. ANALYSIS AND DISCUSSION

Introduction

PDS staff has conducted a comprehensive evaluation of the proposed project; including County’s Plans
and regulations, project specific issues and CEQA compliance.

1. Planning and Development Analysis

a. Specific Plan - Conceptual Design and Development
The County’s General Plan is based on a vision to promote healthy and livable communities that
protect natural resources for future generations. The vision is supported by ten interrelated
principles that provide the supportive framework for the goals and policies that implement the
vision. Specific Plans must include text and diagrams that provide standards and criteria by
which development will proceed, including any subjects which in the judgement of the planning
agency are necessary or desirable for its implementation.

County staff analyzed the design components of the project related to the General Plan including

location and linkage, amenities, recreational opportunities including parks and trails, walkability,
resource protection and the overall sustainable composition of the project.
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Location and Linkage

The project site is located in an area that warrants additional housing to support several
employment centers in the proximity. The proposed project is located 9 miles north of
Sorrento Valley, 15 miles north of the University Town Center area and 7.5 miles south of
the City of Carlsbad. These communities are considered areas with some of the highest
employment densities in the San Diego region. The site is located in close proximity to the
cities of Escondido and San Marcos, where infrastructure and services are available. It is
also surrounded by agricultural, commercial, light industrial and residential uses of various
densities. Several major employers, including but not limited to Palomar Medical Center,
California State San Marcos, Kaiser Permanente, and Stone Brewing Company are located
within 2.5 miles of the project site.

The project site is located in an area that provides a high level of transit and transportation
opportunities. The project site is located two miles west of Interstate 15 and 2.25 miles south
of State Route 78. Although the project does not include any improvements to public transit,
public transportation, including Sprinter and bus routes are readily available. The Sprinter
line, which is a 22-mile rail system, connecting Oceanside, Vista, San Marcos and
Escondido, has a total of 15 stations along the Highway 78 corridor. The existing Nordahl
Road Sprinter Station is located approximately two miles from the project site. Park and
Ride, and bus services to the City of Vista, Cal State San Marcos and Palomar Collage are
also available at the station.

The project will make significant capacity improvements to the existing road network by
improving Country Club Drive (both in the County and City of Escondido) as well as the
Harmony Grove Road/Harmony Grove Village Parkway signalized intersection.

A system of public multi-use trails and pathways will also be installed. A five to six foot wide
public pathway will be provided along the east side of Country Club Drive, from Harmony
Grove Road to the southern project entry. The project will also provide public trail
connections through the property for the Lake Hodges Trail, Summit Trail, and Elfin Forest
Trail. The trails and pathways are intended to provide equestrian, hiking, biking, and jogging
opportunities for the public and HGVS residents. The pathway will also provide connection
to the Harmony Grove Village neighborhood.
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Figure 31: Jobs and Housing

b. General Plan Amendment

1.

General Plan Conformance

The project proposes the development of 453 dwelling units on a property that currently
allows 174 dwelling units under the General Plan Land Use Designations. The additional
279 dwelling units will increase the housing supply in San Diego County and will provide
construction-related jobs during the construction period. Other benefits include parks,
recreational facilities, multi-use trails, permanent biological open space areas, and
improvements to multiple roadways and intersections. The design and requirements of the
project ensures that the project will not be detrimental to public health, safety, and welfare.

Housing Element and Affordability

The General Plan Housing Element designates affordable housing at a density of 10.9 du/ac
or greater. The project’s overall proposed density will be approximately eight dwelling units
per acre, and as such is not defined as moderate to low income housing by the County’s
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General Plan. In addition, the site is not identified as a Regional Housing Need Assessment
(RHNA) site according to the current General Plan Housing Element Inventory.

The reduced rate of housing production during the current Housing Element planning period
has resulted in increased demand for housing in the region. Housing Element Policy H-1.3
provides direction for siting and increasing housing opportunities in the unincorporated
county and states, “Maximize housing in areas served by transportation networks, within
close proximity to job centers, and where public services and infrastructure are available.”
The proposed General Plan Amendment is consistent with Policy H-1.3 because it will
accommodate housing within a job center where public services and infrastructure are
available and because it will ease demand by providing new opportunities for a variety of
housing types. The project will provide single-family and multi-family residences in close
proximity to urbanized areas, employment, and everyday conveniences.

The project includes a range of residential housing types. In terms of housing affordability,
multi-family units as well as smaller lot and house sizes tend to be more affordable. The
proposed project includes a range of lot sizes from 1,462 sq. ft. to 4.85 acres, with the large
majority of lots being less than 10,000 sq. ft. Single family housing sizes will range from
1,500 - 3,000 sq. ft. The multi-family units will range in size from 800 — 2,000 sq. ft.

c. Community Plan

The entire project site is located within the Elfin Forest-Harmony Grove Subarea of the San
Dieguito Community Plan Area. As part of the GPA, the Elfin Forest-Harmony Grove Subarea
Plan will be amended to modify Policy LU-2.2.1, to add associated text changes and to add the
project to Chapter 6, the Harmony Grove Village Specific Plan Area (SPA). Figures 1 and 3 of
the Elfin Forest-Harmony Grove Subarea plan will be amended to add the project within the
village boundary line.

d. Zoning Ordinance

The project includes a Zoning Reclassification (Rezone) to change the land use regulations from
A70 (Limited Agriculture) and RR (Rural Residential) to S88 (Specific Plan). The proposed
Rezone will also change the animal regulations, minimum lot size, building type, height, setback,
open space requirements and add a Design Review (‘D”) Special Area Regulation.

The project will be rezoned with a variable (V) setback that allows for setbacks ranging from 0
feet to 30 feet, or greater where required for fire protection. The setbacks will be set at the time
of implementing Site Plan approvals. Particular residential lots located in the southwestern
portion of the project site require a 15 horizontal foot setback from the top of the slope to the
farthest projection from a roof for single-story structures and a 30 horizontal foot setback from
the top of slope to the farthest projection from a roof for two-story structures. Structures taller
than two stories and where the slope is greater than 2:1 may require a setback greater than 30
feet. The animal use type will be changed to reduce the amount and the type of animals permitted
and the required lot sizes for particular animals. Horse stables will no longer be permitted, animal
raising projects, including small and large animal raising, would require lot sizes larger than those
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proposed for the project and horse keeping would change from being permitted to permitting 2
horses.

Finally, the Special Area Designator of “D” (Design Review) will be applied to the property. The
“D” designator requires that a Site Plan be processed for design review and requires approval
from the Director of Planning & Development Services.

The proposed project complies with all applicable zoning requirements of the Specific Planning
Area (S88) zone(s) with the incorporation of conditions of approval.

e. Subdivision Ordinance

The project has been reviewed for compliance with the Subdivision Ordinance. The project
includes requirements and conditions of approval necessary to ensure that the project is
implemented in @ manner consistent with the Subdivision Map Act and the Subdivision
Ordinance.

2. Project Issues

During processing of the project, extensive comments were received during the public review
periods of the environmental documents as well as at community meetings. The following project
issues raised by neighboring property owners, agencies and organizations, were reviewed
throughout the project’s processing and are also detailed below: General Plan Consistency, Fire
Service and Emergency Evacuation and Sewer Service.

a. General Plan Consistency

Residents have expressed concerns that the proposed project does not comply with the General
Plan, including the Elfin Forest-Harmony Grove Subarea of the San Dieguito Community Plan
Area.

Land Use: The project will amend the General Plan Land Use Map to change the Regional
Category for a portion of the project site from Semi-Rural. It will also change the General Plan
Land Use Designations associated with such amendment to Village Residential (VR-10.9) and
Neighborhood Commercial. The project will not result in any changes or amendments to any of
the policies of the County’s General Plan, adopted in 2011, rather it applies the existing General
Plan policies to the project, namely Policy LU-1.4, Village Expansion. The project will expand
the existing Village designation of HGV as the project site is located contiguous to the existing
village.

The project has been reviewed and found to be in conformance with Policy LU-1.4 which states:
Village Expansion. Permit new Village Regional Category designated land uses only where
contiguous with an existing or planned Village and where all of the following criteria are met.

1. Potential Village development would be compatible with environmental conditions and
constraints, such as topography and flooding.
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Potential Village development would be accommodated by the General Plan road network.
Public facilities and services can support the expansion without a reduction of services to
other County residents.

The expansion is consistent with community character, the scale, and the orderly and
contiguous growth of a Village area.

The project has been found to meet all of the required criteria to permit the expansion of a Village
as summarized below.

1.

Environmental Conditions and Constraints: The project has been designed to preserve
approximately 68 percent of the site; including 34.8 acres of preserved biological open
space, 20 acres of naturalized open space, and 16 acres of landscaped areas, maintain
existing drainage patterns to the extent feasible, balance steep slope preservation with
biological preservation, maintain significant visual resources, and consider the existing
landform and natural environment.

General Plan Road Network: The General Plan’s roadway network will not exceed build out
projections with the inclusion of the project. All roadway segments are calculated to operate
at acceptable levels of service both with and without the project except for the segment of
Country Club Drive between Auto Park Way and Hill Valley Drive, which is not a part of the
County’s General Plan roadway network because it is located within the City of Escondido.

Public Facilities and Services: Needed public facilities and services are ensured through
compliance with General Plan Policies, County ordinances, and mitigation measures
identified through the environmental and project review process. The project will not result
in a reduction of services to other County residents. The project will be required to provide
the infrastructure and facilities needed to provide services to the project either directly or
through the payment of fees. Facility Availability Forms have been received from service
providers, including for water, fire, school and sewer services, indicating that service will be
available to serve the project.

Scale, and Orderly and Contiguous Growth: The project will expand in a manner consistent
with the scale and orderly and contiguous growth of HGV. The project’s village expansion
area will locate the project’s densest residential neighborhoods within 2 a mile of the HGV
Center. The project includes a maximum of 453 dwelling units or approximately eight
dwelling units per acre (du/ac) which is consistent with the density of the HGV Center of
approximately 8.7 du/ac. As such, both these areas will become part of the same compact,
walkable village.

The project will expand the village in a manner that is consistent with the community character
of HGV and the surrounding areas. The design principles outlined in the Specific Plan will ensure
that the community character will be maintained and enure that there is cohesiveness between
the project and HGV. The project will use consistent street trees, landscaping, lighting, signage,
walls, fences, and architecture to provide a continuous link between HGV and the project,
strengthening the concept that the two communities constitute one unified village.

36



Community Plan Changes: The entire project site is located within the Elfin Forest-Harmony
Grove Subarea of the San Dieguito Community Plan Area. As part of the General Plan
Amendment, the Elfin Forest-Harmony Grove Subarea Plan will be amended to add the project
to Chapter 6, the Harmony Grove Village Specific Plan Area (SPA) as well as amend Figures 1
and 3 of the Elfin Forest-Harmony Grove Subarea Plan to add the project within the village
boundary line. In addition to textual changes and policy additions, one of the amendments to
Chapter 6, the Harmony Grove Village Specific Plan Area (SPA), includes a modification to
Policy SPA-2.2.6 as follows. Deletions are shown in strikeout and additions are shown in
underline.

Policy SPA-2.2.6 The sewage treatment method selected mustbe-sized-for Harmony Grove
Village and Harmony Grove Village South Specific Plan Areas must be adequately sized.fer

this-prejectwithoutthe-possibilityfer-expansion-

In addition, the project is proposing to amend Elfin Forest-Harmony Grove Subarea Plan Policy
LU-2.2.1 in order to prevent the possibility of conflict between the General Plan and the Elfin
Forest-Harmony Grove Subarea Plan. The project will amend Policy LU-2.2.1 as follows.
Deletions are shown in strikeout and additions are shown in underline.

Policy LU-2.2.1 Ensure that the-number-ofurban-residences-does-not-greatly-exceed-thatof

the rural residences residential and equestrian character of ir-the greater unincorporated
communities of Harmony Grove and Eden Valley are maintained by adherence to the
Community Development Model and the Community Plan Policies set forth in Section 1.1
‘Community Character.”

The amendment to Policy LU-2.2.1 is intended to remove any confusion with respect to its
meaning and to ensure consistency with the General Plan. The amendment will not undermine
the underlying intent of the Policy to maintain the residential and equestrian character of Elfin
Forest and Harmony Grove. However, rather than apply a numerical equation to uphold
community character it will require adherence to the Community Development Model and the
community character policies of the Elfin Forest-Harmony Grove Subarea Plan. Potential future
development would still need to seek an amendment to the General Plan if proposing a
development that is not currently allowed under the General Plan, which would, in turn, require
the County’s approval after appropriate CEQA analysis.

. Fire Service & Emergency Evacuation

The community has expressed concerns that the proposed project will increase the number of
people that will need to be evacuated during a wildfire event, and will increase the overall
evacuation time.

Fire Service: The project is located within the RSFFPD and it is the Fire Authority Having
Jurisdiction (“FAHJ”). Fire protection will be provided from a fire station currently being built in
the HGV project approximately 1.2 miles (2.7 minutes travel time) from the most distant portion
of the project.
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A Fire Protection Plan (FPP) has been prepared for the project, to evaluate the level of potential
fire hazard affecting or resulting from the proposed project and the methods and measures
proposed to minimize that hazard. The FPP considers the fire risk presented by the site including
property location and topography, geology, combustible vegetation, climatic conditions, fire
history and the proposed land use and configuration. The FPP addresses water supply, access,
structural ignitability and ignition resistive building features, fire protection systems and
equipment, impacts to existing emergency services, defensible space, and vegetation
management.

The project includes several design measures to reduce the risk of structural ignition and provide
for at least equivalent emergency evacuation capabilities. Modern infrastructure will be provided,
the latest ignition resistant construction methods and materials will be implemented and all
structures will be required to include interior, automatic fire sprinklers. Fuel modification will occur
within the project site, both internally and on exposed edges of the developed areas. The fuel
modification zone will be maintained by the HOA, and inspected at least annually by the
RSFFPD. Maintenance includes removing all dead and dying materials and maintaining
appropriate horizontal and vertical spacing. In addition, plants that establish or are introduced to
the fuel modification zone that are not on the approved plant list will be removed.

The project includes a maodification to the San Diego County Consolidated Fire Code regarding
maximum dead end road lengths. The San Diego County Consolidated Fire Code allows the fire
code official the authority to grant modifications, provided the fire code official finds that special
individual reasons make the strict letter of the code impracticable and the modification is in
compliance with the intent and purpose of the code and that such modifications do not lessen
health, life and fire safety requirements. The maximum dead-end road length is 800 feet while
the most distant structure on the project site measures approximately 0.8 miles to the intersection
of Harmony Grove and Country Club Drive, the first opportunity to travel in at least two separate
directions. Potentially available alternatives for secondary access were evaluated and
determined to be infeasible due to various constraints including topography, the presence of
surrounding wildland fuels, environmental constraints and the inability to secure ownership or
access rights. The project has developed an alternative that meets the intent of the code through
the implementation of specifically developed measures and features, that exceed code
requirements, including:

e Provide a third travel lane for the entirety of Country Club Drive from its intersection with
Harmony Grove Road to the southernmost project entrance and will extend within the project
so that no structure exceeds 800 feet from that extra lane as an equivalent form of egress.

e Provide over 7 times the number of required parking spaces and will implement a parking
management plan to eliminate the potential for roadway obstructions.

e Provide additional fuel modification by including:

o Site-wide landscaping (excludes any native fuel pockets within the community), and
o 110 feet to 130 feet of fuel modification (FMZ) on the east side, and 125 feet to 200 feet
of FMZ in the southwestern fuels.

e Require ignition resistant construction for any sheds, gazebos, play equipment, or other
structures located within the FMZs.

e Require the utilization of code-exceeding ember resistant vents.
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The FPP has been reviewed and approved by the Rancho Santa Fe Fire Protection District and
County Fire Authority. The FPP has been found to be consistent with the County Consolidated
Fire Code, the California Code of Regulations, Title 14, Fire Safe Regulations, the RSFFPD Fire
Code (Ordinance 2014-01A) and the County of San Diego Guidelines for Determining
Significance and Report Format, Wildland Fire and Fire Protection (2010).

Emergency Evacuation: The community has expressed concerns that the proposed project will
increase the number of people that will need to be evacuated during a wildfire event, and will
increase the overall evacuation time. A Wildland Fire Evacuation Plan (Plan) has been prepared
for the HGVS Community which was reviewed for accuracy by County Fire and RSFFPD.
Although wildland fire and other emergencies are often fluid events and the need for evacuations
are typically determined by on-scene first responders or emergency response teams, the Plan
evaluated the project’s impact on emergency evacuation. While the Plan was prepared following
public review, it is not a requirement per CEQA and was not necessary to reach any of the
significance conclusions in the EIR.

The area has experienced several significant large wildfires. Recently, the 2014 Cocos Fire
burned 1,995 acres and resulted in the loss of over 40 structures in the San Marcos, Harmony
Grove, Elfin Forest, and Del Dios area. The residents evacuating experienced long evacuation
times. These long evacuation times are expected to be reduced by improved evacuation routes
as a part of the project and the road improvements newly completed in the area since the Cocos
Fire, including the extension of Harmony Grove Village Parkway, a bridge leading to Citracado
Parkway, and the completed HGV road network. Also, the RSFFPD temporary station, located
in the HGV is operational and will be serving the project site within the five minute travel time.

The project’s primary evacuation routes are accessed through a series of internal neighborhood
roadways and three access points, which connect with the primary ingress/egress road (Country
Club Drive) that intersects off-site primary and secondary evacuation routes. Based on the
existing road network, project residents can evacuate to the north (once off-site), east and/or
west depending on the nature of the emergency. The four primary evacuation routes and one
additional emergency-only ingress/egress point for the project are:

i.  Country Club Drive — north to one of six potential options (Harmony Grove Road East,
Harmony Grove Road West, Harmony Grove Village Parkway, Kauana Loa Drive,
Progress Place, or Auto Park Way),

i. ~ Harmony Grove Road (east and potentially west) — Intersects with Country Club Drive
just north of the project,

ii. ~ Harmony Grove Village Parkway — north of Harmony Grove Road off Country Club
Drive,

iv.  Kauana Loa Drive to Harmony Grove Road, and

v.  Emergency-Only: Johnston Road Connection - not advised due to road condition and
exposure to fuels, but may be an alternative access for emergency vehicles in the
unforeseen scenario where other routes are considered unusable.
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All onsite roadways will be improved to a minimum width of 24 feet to meet the County’s fire
access requirements. Where vehicles are allowed to park on one side of the street, the onsite
roadways will be improved to a width of 30-feet.

The FPP prepared for the project estimates the amount of time needed for all vehicles associated
with the project to reach Country Club Drive. The three access lanes into the project from Country
Club Drive provide the ability to move vehicles out while responding emergency personnel are
inbound. In an emergency, two lanes can be designated for egress while one lane will remain
available to responding emergency vehicles. Each lane can effectively handle 1,900 vehicles
per hour. There are roughly 75 existing residential units that rely on Country Club Drive as their
only means of ingress/egress. The project will add an additional 453 residences. Conservatively
estimating three cars per household there will be a total of approximately 1,584 vehicles seeking
egress, assuming worst case. Based on this conservative estimate, all existing and proposed
residences could evacuate within approximately one hour.

By constructing additional roadways, this project will provide improved evacuation routes than
those that were available to residents of the area during the Coco’s fire. These improved routes
are expected to greatly improve the flow of traffic during an emergency event. This evacuation
time may be reduced with early predictions of fire movement and proximity to the site.

Multiple services are provided by emergency response teams to residents evacuating during an
emergency evacuation. These include evacuation points (shopping centers, libraries and
schools) and Shelters and Animal Evacuation Assistance. These points serve as temporary safe
zones for evacuees and provide basic needs such as food, water, and restrooms. Possible
Shelters and assembly areas that provide short-term refuge include:

Mission Hills High school at 1 Mission Hills County in San Marcos;
Palomar College at 1140 West Mission Road in San Marcos;
HighTech High off of Valley Parkway at Scenic Trail Way; and

Del Dios Middle School on 9t Avenue.

Other refuge sites are available within urbanized areas of Carlsbad, Escondido, Vista, and
Oceanside, and developed communities primarily to the north, south, and east of the HGVS
community.

Although the residents of HGVS will not be permitted to keep horses or other livestock, in the
areas surrounding the project site where large animals are permitted, animal evacuations will be
necessary. The Department of Animal Services has plans in place to transport and shelter pets
in a disaster in their Operational Area Emergency Operations Plan, including the Animal Control
Mutual Aid Agreement. Animal Control Officers, the San Diego Humane Society, and private
animal care shelters assist in the rescue, transport, and sheltering of small and large animals.

In addition to physical improvements, the HGVS Community HOA will be active in its outreach
to residents regarding fire safety and general evacuation procedures. An emergency evacuation
plan will be provided to each homeowner/HOA member and will be accessible on the HOA
website. Annual reminder notices will be provided to each homeowner encouraging them to
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review the plan and be familiar with community evacuation protocols. The HOA will also
coordinate with the RSFFPD to hold an annual fire safety and evacuation preparedness
informational meeting.

The evacuation plan concluded that even with the additional traffic from the project, evacuation
times will be reduced from what was experienced during the Coco’s Fire. The reduced
evacuation times are a result of the project’s road improvements, the recent road improvements
completed by the HGV project, the new nearby fire station, on-site fuel reduction, the fuel
modification zones, and the more defined and coordinated evacuation plan.

Sewer Service

The project site is currently not within a sewer district. Annexation into a sewer district will be
required, either the San Diego County Sanitation District or RDMWD (in the event that the
activation of the MWD’s latent power for wastewater service is provided).

The project includes a Major Use Permit for an onsite wastewater treatment facility to provide
wastewater service for the project. The onsite wastewater treatment facility will be operated by
the San Diego County Sanitation District or the RDWMD. The project has prepared a Sewer
Master Plan which determined the requirements for a new standalone onsite wastewater
treatment facility. The average wastewater flow for the project is projected to be 97,395 gallons
per day (gpd). The study analyzed two different plant styles; an Aeromod facility (similar to the
existing HGV Treatment Plant), and a pre-packaged membrane bioreactor. The wastewater
treatment facility would have the appropriate capacity for the project and the project would be
required to annex into a district to provide sewer service.

In addition to an onsite wastewater treatment facility, two other scenarios were evaluated for
wastewater treatment and disposal for the project site. They include:

1. Harmony Grove Village (HGV) Treatment Plant, and
2. Combined On-/Off-site Wastewater Treatment.

The HGV Treatment Plant is located immediately south of and within approximately 550 feet of
the existing HGV Treatment Facility. Annexation into a sewer district would also be required to
use the existing HGV Treatment Plant, either the San Diego County Sanitation District or
RDMWD sewer service boundary (in the event that the activation of the MWD'S latent power for
wastewater services is approved). The RDMWD is in the process to activate its latent power to
provide sewer service to HGV. The activation may be completed as early as Spring/Summer of
2018. If the activation is approved, the earliest the HGV Treatment Plant can be turned over to
the RDWMD will be late 2018. The project site will be required to annex into the San Diego
County Sanitation District or RDWMD sewer service boundary in order to obtain the service. The
HGV Treatment Plant was sized to serve HGV based on an anticipated flow of 215 gpd per
equivalent dwelling unit, which is a unit of measure for the sewage generated from particular
buildings, structures or uses. Preliminary analysis of wastewater hauling records indicates that
the average wastewater flow from residential dwellings in HGV is approximately 140 gpd, which
is lower than the anticipated flows. This is likely attributed to the reduction in water use due to
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indoor water conservation measures, such as low flow toilets and shower heads, and water
saving appliances. As a result, it is anticipated that the existing design capacity of the HGV
Treatment Plant could serve additional development, including the proposed project.
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The combined onsite and offsite facility would use the exiting HGV Treatment Plant located within
HGV as well as additional facilities on the HGVS site. The project would construct only those
facilities that would complement the existing HGV Treatment Plant and that may be needed to
serve the additional sewage generated by the project. If this option were used to provide sewer
service, the project would be required to annex into the San Diego County Sanitation District or
RDMWD sewer service boundary in order to obtain the service.

3. California Environmental Quality Act (CEQA) Compliance

The Notice of Preparation (NOP) was circulated for public review from August 27, 2015 to September
28, 2015. During this time, input on the scope and content of the environmental information to be
contained in the Draft EIR was received from the public and agencies.

The Draft EIR for the proposed project was initially circulated for public review from April 20, 2017 to
June 20, 2017 (a 60-day public review period). All interested persons and organizations had an
opportunity during this time to submit their written comments on the Draft EIR to the County of San
Diego.

In response to comments received from the circulation of the Draft EIR, several additions and/or
changes were made to the environmental analysis, including GHG emissions. Due to these revisions
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and additions, a Draft Revised EIR was recirculated from February 22, 2018 to April 9, 2018 (a 45-
day public review period).

A total of 73 comment letters were received during the public review periods for both the Draft EIR
and Draft Revised EIR. Responses to these comments are included within the Final EIR. The Final
EIR contains minor revisions including clarifications and changes to the project. A net-zero GHG
emissions mitigation measure was incorporated, which ensures that the project will not cumulatively
contribute to the GHG emissions impact.

Significant and Mitigable Impacts

Significant impacts were identified for the project and include the subject areas of biological
resources, cultural resources, noise, and greenhouse gas emissions. Impacts for these issue areas
will be reduced to less than significant with the incorporation of required mitigation measures and
project design features (design features).

Greenhouse Gas (GHG) Emissions

On February 14, 2018, the County’s Board of Supervisors adopted the Climate Action Plan (CAP),
which included a threshold of significance for GHG emissions and revised Guidelines for Determining
Significance for Climate Change (Guidelines). As described in the Guidelines, the threshold is: “A
proposed project will have a less than significant cumulatively considerable contribution to climate
change impacts if it is found to be consistent with the County’s Climate Action Plan; and, will normally
have a cumulatively considerable contribution to climate change impacts if it is found to be
inconsistent with the County’s Climate Action Plan.” The CAP did not include emissions
from General Plan Amendments in the CAP projections; therefore, any project that includes a
General Plan Amendment must analyze and mitigate their own emissions from GHGs and cannot
tier off the CAP as explained in Chapter 2.7 of the CAP Supplemental Environmental Impact Report
(SEIR).

General Plan Amendment projects (such as the proposed project) that intensify GHG emissions
beyond current designations are required to provide independent additional analysis. As specified in
Mitigation Measure GHG-1 of the CAP’s SEIR, the County shall require in process and future GPAs
to reduce their emissions to ensure that CAP emission forecasts are not affected and do not prevent
or interfere with the attainment of GHG reduction targets. Project applicants for GPAs could
accomplish this through two options. Option 1 (No Net Increase) requires GPA projects to achieve
no net increase in GHG emissions from additional density above the 2011 General Plan Update
(GPU). This option requires GPA projects to quantify and reduce above the 2011 GPU forecasts
through onsite design features and mitigation measures and off-site mitigation, including purchase
of carbon offset credits. Option 2 (Net Zero) requires GPA projects to reduce all project GHG
emissions to zero to achieve no net increase over baseline conditions (carbon neutrality). The project
has selected to comply with Option 2. Project emissions shall be reduced to zero through onsite
design features, mitigation measures, and offsite mitigation, including purchase of carbon offset
credits. As the project will achieve carbon neutrality, it will comply with this option set forth within the
CAP SEIR, which will not interfere or affect attainment of the CAP’s GHG reduction targets.

The project is conditioned to ensure that it will result in net zero GHG emissions. The Final EIR
includes an analysis of the project’s impacts on GHG emissions, consistent with applicable policies
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and mitigation measures to reduce GHG emissions to net zero emissions. With the addition of a
mitigation measure resulting in a net-zero increase in GHG emissions from the project as compared
to the existing environmental setting, it has been concluded that that impacts associated with GHG
emissions will be less than significant.

Significant and Unmitigable Impacts

Significant impacts were also identified for the areas of aesthetics, air quality, and
transportation/traffic. Most of the impacts are reduced to less than significant with the incorporation
of mitigation measures and design features; however, some impacts for these subject were identified
as significant and unmitigable as described below.

Aesthetics

Temporary visual impacts during project construction related to vegetation removal, grading, bridge
construction and vertical development will be substantial until buildout occurs and all vegetation is
installed and reaches visual maturity in approximately 10 years. Design features require the
installation of landscaping along Country Club Drive, at entries, along project streets, and on
manufactured slopes immediately following completion of grading and installation of irrigation;
requires that the project grading conform to the Preliminary Grading Plan; and require that
construction of the project remain in compliance with the visual study through approved building and
construction plans; however, the impacts will not be reduced to a level below significant. No
mitigation beyond the identified design features is feasible.

Air Quality

Impacts associated with conformance to regional air quality plans will be potentially significant (direct
and cumulative). To mitigate the impact, a revised housing forecast will be provided to SANDAG to
ensure that any revisions to the population and employment projections used in updating the
Regional Air Quality System (RAQS) and State Implementation Plan (SIP) will accurately reflect
anticipated growth due to the project. The conflict with the current RAQS and SIP resulting from the
density proposed for the project being inconsistent with current General Plan and SANDAG housing
forecasts represents a significant impact only as a planning document conflict. Project emissions of
criteria pollutants do not exceed threshold criteria on a direct impact basis, and there will be no
significant impact to human health or the environment from the project’s emissions.

Construction of the project and other projects that occur in the general vicinity will result in a
cumulatively considerable net increase in volatile organic compounds (VOCs), NOx, PM1o and PMzss.
In addition, operation of the project will result in net increases in criteria pollutants, which will also
result in a cumulatively considerable contribution in criteria pollutants to the regional air quality.
Design features will be implemented to substantially lessen these impacts but not to a level of less
than significant. Design Features are identified for both construction and operation periods that will
reduce emissions in general, and permit issuance is conditioned upon completion of the design
features. No other feasible mitigation measures have been identified that will mitigate the impacts to
below a level of significance.

Transportation/Traffic

Project implementation will 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
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impacts. These impacts will 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. The project will also
result in cumulative impacts to two City of Escondido signalized intersections: Auto Park
Way/Country Club Drive and Valley Parkway/Citracado Parkway. For Auto Park Way/Country Club
Drive, the impact will 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. For Valley
Parkway/Citracado Parkway, the impact will be mitigated through payment of a fair share toward the
proposed future intersection improvements which will support implementation of an additional
through lane in the southbound direction.

Implementation of these roadway and intersection improvements in the City of Escondido will
adequately mitigate the impacts. Since the City of Escondido has responsibility for
approval/assurance of implementation of these improvements, the County cannot guarantee ultimate
implementation or timing of mitigation in the City of Escondido. Therefore, the mitigation measures
located within the City of Escondido are identified as significant and unavoidable pending City of
Escondido action.

Overriding Considerations

A Statement of Overriding Consideration was prepared for the project. Project benefits include (1)
additional housing for County residents, (2) increased property tax revenue, (3) opportunities for
construction employment, (4) proximity to existing employment opportunities, (5) supporting an
existing village and community, (6) recreational benefits of new parks and multi-use trails, (7)
biological open space, and (8) enhanced environment and safety of Escondido Creek through
construction of roadway bridge. Each of these benefits provides the basis in which to approve the
project even though adverse environmental impacts are not mitigable.

E. COMMUNITY PLANNING GROUP

The proposed project is located within Elfin Forest-Harmony Grove Subarea of the San Dieguito
Community Plan area.

On April 5, 2018, the San Dieguito Community Planning Group (SDCPG) recommended denial of the
project by a vote of 11-0-0-2. The SDCPG comments explaining their recommendation can be found in
Attachment K. The reasons for the SDCPG’s recommendation included conformance with the General
Plan (including Land Use Policy LU-1.4) fire safety and evacuation, road improvements, infrastructure,
and compatibility with community character. Comments raised at the meeting include, but are not limited
to, community character, fire safety and emergency evacuation.
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F. PUBLIC INPUT

A total of 73 comment letters were received from neighboring property owners, agencies, and
organizations during the public review periods for both the Draft EIR and Draft Revised EIR. Concerns
raised include, but are not limited to, General Plan and Community Plan consistency, greenhouse gas
emissions, fire safety and evacuation, wastewater treatment, traffic, road improvements, biological
resources, growth, density, community character and aesthetics. These concerns are addressed in the
Final EIR and summarized earlier in this Report.

RECOMMENDATIONS

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

1.

Adopt the environmental findings (Attachment A), which include the certification of an
Environmental Impact Report (EIR), REF: PDS2015-ER-15-08-006.

Adopt the Resolution approving General Plan Amendment PDS2015-GPA-15-002
(Attachment B) for the reasons stated therein and discussed in the report.

Adopt the Resolution approving Specific Plan PDS2015-SP-15-002 (Attachment C) for the
reasons stated therein and discussed in this report.

Adopt the Ordinance titled, AN ORDINANCE CHANGING THE ZONING CLASSIFICATION
OF CERTAIN PROPERTY WITHIN THE ELFIN FOREST-HARMONY GROVE SUBAREA
AND THE SAN DIEGUITO COMMUNITY PLAN, REF: PDS2015-REZ-15-003 (Attachment
D).

Adopt the Resolution approving the Vesting Tentative Map PDS2018-TM-5626 for 453
dwelling units which includes those requirements and conditions necessary to ensure that

the project is implemented in a manner consistent with State law and County of San Diego
regulations (Attachment E).

Grant the accompanying Site Plan PDS2018-STP-18-011 and impose the requirements and
conditions set forth in the Site Plan Form of Decision (Attachment F).

Grant Major Use Permit PDS2015-MUP-15-008 for an onsite wastewater treatment facility,
make the findings, and impose the requirements and conditions as set forth in the Form of
Decision (Attachment G).
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ATTACHMENTS:

Attachment A — Environmental Findings

Attachment B — Resolution Approving General Plan Amendment PDS2015-GPA-15-002

Attachment C — Resolution Approving Specific Plan PDS2015-SP-15-002

Attachment D — PDS2015-REZ-15-003 titled AN ORDINANCE CHANGING THE ZONING
CLASSIFICATION OF CERTAIN PROPERTY WITHIN THE ELFIN FOREST-HARMONY
GROVE SUBAREA AND THE SAN DIEGUITO COMMUNITY PLAN, REF: PDS2015-REZ-
15-003

Attachment E — Resolution of Approval for Vesting Tentative Map PDS2018-TM-5626

Attachment F — Form of Decision for Site Plan PDS2018-STP-18-011

Attachment G — Form of Decision for Major Use Permit PDS2015-MUP-15-008

Attachment H — Proposal Summary Table

Attachment | — Zoning Ordinance Analysis

Attachment J — Impacts and Mitigation Table

Attachment K — Public Documentation*

Attachment L — Planning Documentation

Attachment M- Final Environmental Impact Report and Notice of Determination**

Attachment N — CEQA Findings

Attachment O — Ownership Disclosure

Attachment P — Service Availability Forms

Attachment Q — General Plan Consistency Table

*Comments received during the EIR public review periods are available at:
https://www.sandiegocounty.gov/content/sdc/pds/Current_Projects/hgvs.html

** The Final EIR (including Technical Studies and Response to Comments) are available at:
https://www.sandiegocounty.gov/content/sdc/pds/Current_Projects/hgvs.html
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Attachment A — Environmental Findings
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ENVIRONMENTAL FINDINGS

I. CEQA FINDINGS

. Find that the Planning Commission has reviewed and considered the Environmental Impact
Report for the proposed project dated May 2018 on file with Planning & Development
Services as Environmental Review Number PDS2015-ER-15-08-006 before making its
recommendation on the project.

. Certify that the Environmental Impact Report (EIR) dated May 2018 on file with Planning &
Development Services as Environmental Review Number PDS2015-ER-15-08-006 has been
completed in compliance with the California Environmental Quality Act and the State CEQA
Guidelines, that the EIR was presented to the Board of Supervisors and that the Board of
Supervisors reviewed and considered the information contained therein before approving the
project, and that the EIR reflects the independent judgment and analysis of the Board of
Supervisors.

. Adopt the findings concerning mitigation of significant environmental effects pursuant to
CEQA Guidelines section 15091. (Attachment N)

. Adopt the Statement of Overriding Considerations pursuant to State CEQA Guidelines section
15093. (Attachment N)

. Adopt the Decision and Explanation Regarding Recirculation of the Draft Environmental
Impact Report pursuant to State CEQA Guidelines Section 15088.5(e). (Attachment N)

. Adopt the Mitigation and Monitoring Program as incorporated into the project conditions of
approval pursuant to CEQA Guidelines section 15091(d).

Il. OTHER ENVIRONMENTAL FINDINGS

. Find that the proposed project is consistent with the Resource Protection Ordinance (County
Code, section 86.601 et seq.). The project has been determined to qualify for additional
encroachment on the steep slopes areas that are identified in the Resource Protection Study
Steep Slope Waiver dated July 17, 2015. In addition, the four findings described in Section
86.604(e) (3) can be made that would allow the project to be granted a waiver from the
easement requirements of RPO. This conclusion is based on the information provided by the
Resource Protection Study Steep Slope Waiver dated July 17, 2015 that demonstrates the
following: (1) the slopeareas in which a waiver is being requested is physically separated
from other areas of steep slope and is visually insignificant and indistinguishable; (2) the
project is concurrently requesting a rezone to S88- Specific Plan in which the lots will be .5
acres or smaller; (3) the encroachment waiver is consistent with the goals and objectives of the
applicable community plan; and (4) a "D" designator would be applied to the site that would
require future site plan review.

. Find that plans and documentation have been prepared for the proposed project that
demonstrate that the project complies with the Watershed Protection, Stormwater
Management, and Discharge Control Ordinance (County Code, section 67.801 et seq.).



MARK WARDLAW PLANNING & DEVELOPMENT SERVICES
DIRECTOR 5510 OVERLAND AVENUE, SUITE 310, SAN DIEGO, CA 92123
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PLEASE NOTE THAT A FORMAL APPLICATION FOR A HABITAT LOSS PERMIT HAS
NOT BEEN FILED AT THIS TIME. THE FOLLOWING IS A DRAFT FORM OF DECISION
FOR A HABITAT LOSS PERMIT SHOWING THE FORMAT AND POSSIBLE CONDITIONS
FOR A FUTURE HABITAT LOSS PERMIT. BECAUSE A FORMAL APPLICATION HAS
NOT BEEN FILED, CERTAIN DATES, FINDINGS AND OTHER INFORMATION IS ABSENT
FROM THE DRAFT FORM OF DECISION, THIS INFORMATION WILL BE INCLUDED IN
THE FINAL FORM OF DECISION.

DATE (to be determined)

David Kovach

RCS Harmony Partners, LLC
2305 Historic Decatur Rd, Ste. 100
San Diego, CA 92106

DRAFT
Habitat Loss Permit
APPLICATION NUMBER: HLP XX-XXX
ASSOCIATED PERMIT(S): PDS2015-GPA-15-002; PDS2015-SP-15-002; PDS2015-

TM-5600; PDS2015-REZ-15-003; PDS2015-MUP-15-008;
PDS2015-ER-15-08-006

NAME OF APPLICANT: RCS Harmony Partners, LLC

DESCRIPTION/LOCATION OF LOSS:

The proposed Harmony Grove Village South project consists of 111 acres located southeast of
the intersection of Harmony Grove Road and Country Club Drive, in the San Dieguito
Community Planning area, within unincorporated San Diego County (APN 235-011-06, 238-
021-08, -09 and -10). The proposed project includes 453 single- and multi-family dwelling units
in five neighborhoods, a 5,000 square foot community/clubhouse building, park and
recreational uses, open space, a potential on-site wastewater reclamation facility, and related
roadway and utility infrastructure improvements.



1-53

HLP -2- April 20, 2017
The proposed project is for a Habitat Loss Permit and will impact 10.4 acres of Diegan
coastal sage scrub (CSS) and a single pair of California gnatcatcher (Polioptila
californica californica) as shown on the attached Habitat Loss Exhibit (Figure 1).

DECISION:

The Director of Planning & Development Services has approved your application for a
HABITAT LOSS PERMIT. This Habitat Loss Permit approval does not become final until both
the United States Fish and Wildlife Service (USFWS) and the California Department of Fish
and Wildlife (CDFW) concur with the Director’s approval, by the either of the following:

1. Concurrence implied by allowing a 30-day period, initiated by their receipt of this
decision, to lapse without presenting written notification to the County that the decision
is inconsistent with the Southern California Coastal Sage Scrub (CSS) Natural
Community Conservation Planning (NCCP) Process Guidelines (CDFW, November
1993) or any approved subregional mitigation guidelines; or

2. Granting concurrence through written notification to the County prior to the conclusion of
the 30-day period, initiated by their receipt of this decision, that the project is consistent
with the Southern California CSS NCCP Process Guidelines or any approved
subregional mitigation guidelines.

Pending the issuance of an associated Grading Permit, Clearing Permit or Improvement Plan
from the County of San Diego, this Habitat Loss Permit allows for the loss of the above-
described coastal sage scrub habitat (see attached Habitat Loss Exhibit) and incidental take of
the California gnatcatcher for a period of one calendar year commencing the day concurrence
is given by both the USFWS and CDFW. If the loss of habitat, as authorized by this Habitat
Loss Permit, has not occurred within this one-year period, this Habitat Loss Permit and the
authorization for the loss of coastal sage scrub habitat expires.

Pending the issuance of an associated Grading Permit, Clearing Permit or Improvement Plan
from the County of San Diego, this Habitat Loss Permit allows for this additional loss of coastal
sage scrub as described above and shown on the attached Habitat Loss Exhibit for a period of
one calendar year commencing the day concurrence is given by both the USFWS and CDFW.
If the loss of habitat, as authorized by this Habitat Loss Permit, has not occurred within this
one-year period, this Habitat Loss Permit and the authorization for the loss of coastal sage
scrub habitat that was not previously cleared, graded or removed expires.

This Habitat Loss Permit cannot be relied upon for the clearing, grading or removal of
any vegetation until a valid Grading Permit, Clearing Permit or Improvement Plan has
been issued from the County of San Diego authorizing such vegetation removal.
Furthermore, use and reliance upon this Habitat Loss Permit cannot occur until all of
the requirements as specified within the “Conditions of Approval” section of this permit
have been satisfied.
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CONDITIONS OF APPROVAL:

The following conditions are being placed on the Tentative Map (PDS2015-TM-5600).
For the final Habitat Loss Permit, the list of conditions will be modified to require
satisfaction of all conditions prior to use and reliance on the HLP.

M-Bl-1a

M-BI-1b

Prior to issuance of a grading permit, the Project applicant shall preserve 34.8
acres of on-site biological open space (BOS) determined to 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 a Resource Management Plan (RMP) approved by the County
and Wildlife Agencies (U.S. Fish and Wildlife Service and California Department
of Fish and Wildlife) to address Ilong-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 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.

Prior to issuance of a grading permit, mitigation for 10.4 acres of impacts to
Diegan coastal sage scrub occupied by coastal California gnatcatcher shall occur
at a 2:1 ratio for a total of 20.8 acres of occupied habitat through a combination
of on-site preservation of 0.5 acre, on-site restoration and preservation of 1.8
acres, and off-site preservation of 18.5 acres through land acquisition and/or
purchase of conservation bank credits, as specified below and approved by the
County and Wildlife Agencies as part of the required HLP process.

On-site restoration shall include 1.8 acres of Diegan coastal sage scrub. The
restoration shall include preparation and implementation of a restoration plan
approved by the County and Wildlife Agencies, to include directives for native
container planting and seeding using locally sourced material, temporary
irrigation, and monitoring and maintenance for a minimum five-year period until
performance standards and success criteria approved by the County and Wildlife
Agencies have been met. The 1.8 acres of restored coastal sage scrub shall be
placed within BOS easement, along with the 0.5 acre of avoided coastal sage
scrub, and managed in perpetuity in accordance with M-Bl-1a.

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
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Wildlife Agencies, shall be provided through one or a combination of the
following:

e Off-site preservation of mitigation land, through the recordation of a
biological open space 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 Property Assessment Record (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.

e 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 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 —
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 be avoided. If there are no gnatcatchers
nesting (includes nest building or other breeding/nesting behavior) within that
area, 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.)

Prior to issuance of a grading permit, mitigation for impacts to less than 0.01 acre
of mule fat scrub and 0.71 acre of 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-
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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 or re-establishment
component must be at least 1:1, while the remaining 2:1 can be restoration and
enhancement.

To further prevent inadvertent direct impacts to least Bell's vireo individuals
during construction, no grading or clearing shall occur within riparian habitat
during the breeding season of the least Bell's vireo (March 15 — 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 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.)

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-Bl-1a.

Prior to issuance of a grading permit, mitigation for impacts to 44.2 acres of non-
native grassland that provides suitable nesting and foraging habitat for several
bird species, including raptors, shall occur at a 0.5:1ratio 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 biological open space
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 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
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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 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.)

Prior to issuance of a grading permit, mitigation for impacts to yellow-breasted
chat nesting and foraging habitat, including less than 0.01 acre of mule fat scrub
and 0.71 acre of southern riparian forest, shall be provided at a 3:1 ratio through
implementation of mitigation M-Bl-1c. (See also M-BI-9 addressing breeding
season avoidance.)

Prior to issuance of a grading permit, mitigation for loss of foraging area that
could impact long-term survival of County 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.

Prior to issuance of a grading permit, mitigation for impacts to yellow warbler
nesting and foraging habitat, including less than 0.01 acre of mule fat scrub and
0.71 acre of southern riparian forest at a 3:1 ratio, shall be provided through
implementation of mitigation M-Bl-1c. (See also M-BI-9 addressing breeding
season avoidance.)

Prior to issuance of a grading permit, mitigation for loss of raptor foraging habitat
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.

If operation of construction dozers, excavators, rock crushers, pile drivers or
cast-in-drilled-hole equipment occurs 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 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



HLP

M-BI-5a

M-BI-5b

M-BI-5c

M-BI-5d

M-Bl-5e

1-58
-7 - April 20, 2017

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.

Prior to issuance of a grading permit, mitigation for impacts to less than 0.01 acre
of mule fat scrub and 0.71 acre of southern riparian forest shall occur at a 3:1
ratio as specified in M-BI-1c, above.

Prior to issuance of a grading permit, mitigation for 10.4 acres of impacts to
occupied Diegan coastal sage scrub shall occur at a 2:1 ratio as specified in M-
Bl-1a and M-BI-1b, above.

Prior to issuance of a grading permit, mitigation for 4.5 acres of impacts to
coastal sage-chaparral transition shall occur at 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
biological open space 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 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.

Prior to issuance of a grading permit, mitigation for 15.6 acres of impacts to
southern mixed chaparral shall occur at a 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.

Prior to issuance of a grading permit, mitigation for 44.2 acres of impacts to non-
native grassland shall occur through implementation of M-BI-2b, above.
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Prior to issuance of a grading permit, mitigation for 0.2 acre of impacts to upland
coast live oak woodland shall occur 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-Bl-1a.

Prior to issuance of a grading permit, demonstration that regulatory permits from
the USACE and RWQCB have been 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-Bl-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.

Prior to issuance of a grading permit, demonstration that regulatory permits from
CDFW have been issued or that no 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-Bl-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.

Prior to issuance of a grading permit, impacts to 0.72 acre of RPO wetland (less
than 0.01 acre mule fat scrub, 0.71 acre southern riparian forest, and 0.01 acre
RPO-jurisdictional coast live oak woodland) shall be mitigated at a 3:1 ratio with
at least 1:1 creation. Impacts to mule fat scrub and southern riparian forest shall
be mitigated as described in BIO-1c, 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.
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M-BI-7 Prior to issuance of a grading permit, impacts to 0.31 acre of federal wetlands
shall be mitigated at a 3:1 ratio as described in M-Bl-5a and M-BI-6a, above,
unless otherwise required by USACE.

M-BI-8 Prior to issuance of a grading permit, impacts to 0.72 acre of RPO wetland shall
be mitigated at a 3:1 ratio as described in M-Bl-5a and M-BI-6c¢, above.

M-BI-9 No grubbing, clearing, or grading shall occur during the general avian breeding
season (February 15 — August 31). All grading permits, improvement plans, and the final map
shall state 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.

ENVIRONMENTAL FINDINGS:

A. CEQA Findings
TO BE PROVIDED

B. FINDINGS MADE IN SUPPORT OF THE ISSUANCE OF THE HABITAT LOSS
PERMIT:

The following findings are made based upon all of the documents contained in the
record for this project, and pursuant to Section 86.104 of County of San Diego
Ordinance No. 8365 (N.S.) and Section 4.2.g of the CSS NCCP Process Guidelines
(CDFW, November 1993):

Finding 1.a: The habitat loss does not exceed the five percent guideline.

The proposed project will impact 10.4 acres of Diegan coastal sage scrub
(CSS) and a single pair of California gnatcatcher (Polioptila californica californica)
outside of the adopted MSCP boundaries. As of February 9, 2013, the approved CSS
losses for the entire unincorporated County outside the MSCP boundaries total
1,187.52 acres. The total loss allowed under the 5 percent guideline is 2,953.30 acres.
After including the loss of 10.4 acres from the project, the cumulative loss of 1,197.92
acres would not be in excess of the County’s 5 percent habitat loss threshold. No
impact would occur.

Unincorporated Area CSS Cumulative Losses

Total loss allowed under five percent guideline: 2953.30 acres
Cumulative loss of CSS to date: 1187.52 acres
Net loss due to this project: 10.4 acres
Total cumulative loss: 1197.92 acres

Remaining loss under five percent guideline: 1755.38 acres
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Finding 1.b: The habitat loss will not preclude connectivity between areas of high
habitat values.

The Project abuts existing residential uses to the east and west, and will abut
equestrian park elements of Harmony Grove Village once constructed (Figure 1).
Residential uses are more prominent to the immediate west of the site near Cordrey
Drive, whereas to the east they are more rural and limited to a few scattered residences
and narrow driveways. The southern portions of the site facilitate east-west wildlife
movement through a contiguous block of habitat and the eastern boundary of the site
facilitates north-south movement along a constrained habitat linkage. Wildlife also
move east-west within the Escondido Creek corridor in the northern portion of the site.
The existing residential uses and construction of the Harmony Grove Village
development limit wildlife connectivity to the north, east, and west.

The Project would conserve 34.8 acres of land in the southern portion of the site in a
biological open space easement, thus continuing to allow for wildlife to access the
Project site from the south, east, and west. The Project would also remove the existing
low-water crossing at Escondido Creek, replace it with a bridge that will span the
Creek, and restore the channel and habitat at the crossing, thereby enhancing wildlife
movement along the Escondido Creek corridor.

While the project site itself does not function as a corridor, the eastern edge of the site
likely contributes to north-south wildlife movement that occurs through the general area
referred to as West Ridge, which would connect known coastal California gnatcatcher
occurences north of Escondido Creek to other known occurences south and southeast
of the site within the Del Dios Highlands Preserve. There is an area of high value
gnatcatcher habitat about half a mile northeast of the site (County 2008b). The high
value habitat area is an isolated island preserve within Harmony Grove Village and
Rincon del Diablo Water District open space (Figure 1). The project site is separated
from this area by Harmony Grove Village developments and local roadways, although a
constrained and fragmented connection of scrub and chaparral habitat exists to the
general northeast, east, and southeast of the site.

A general assessment of off-site lands situated along the constrained linkage was
conducted based on surveys and review of aerial imagery. The Harmony Grove Village
and Rincon del Diablo Water District island preserve represents the northern limit of the
constrained linkage section that was assessed (Figure 1). The West Ridge represents
the approximate center of the linkage. Lands to the south within Del Dios Highlands
Preserve and further to the southeast toward Lake Hodges represent the southern limit
of the linkage section.

The northern limit at the Harmony Grove Village and Rincon del Diablo Water District
island preserve supports CSS and coastal sage-chaparral on moderate to steep slopes,
with evidence of previous disturbance. This is the area of high value based on the
habitat evaluation model, although portions of the habitat appear to be disturbed and no
gnatcatcher records are reported at this location. The southern tip of this area is
characterized by severe slopes from previous mining activities. Moving south from the
Harmony Grove Village and Rincon del Diablo Water District island preserve, the
connection of habitat is broken by existing developments. Low- and poor-flying birds,
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such as gnatcatcher, likely have two avenues of movement at this break point as they
continue south toward Escondido Creek and the Escondido Creek Conservancy open
space. They could continue directly south, along lands on the north and west side of
Harmony Grove Road, or they could continue directly southeast, along lands on the
south and east side of Harmony Grove Road.

The avenue of movement directly south of the Harmony Grove Village and Rincon del
Diablo Water District island preserve eventually leads to another island preserve within
Harmony Grove Village open space, but the path is interrupted by existing graded
pads, road developments, and residential developments that range 400 feet to 1,000
feet in length along the movement path. Once at the second Harmony Grove Village
island preserve, the habitat is composed of CSS and coastal sage-chaparral on
moderate to steep slopes. This area is not identified as high value habitat on the habitat
evaluation model, although gnatcatcher records are reported at this location. Moving
south toward the Escondido Creek Conservancy open space, gnatcatchers cross
Harmony Grove Road, which averages approximately 30 feet in length, before entering
the Escondido Creek riparian corridor and undeveloped scrub and chaparral within the
Escondido Creek Conservancy open space. These areas are not identified as high
value habitat and no gnatcatcher records are reported at these locations.

The movement avenue directly southeast of the Harmony Grove Village and Rincon del
Diablo Water District island preserve crosses Harmony Grove Road and eventually
leads to the Escondido Creek riparian corridor, with access to larger blocks of
undeveloped scrub and chaparral on the south and east sides of the Creek. These
areas are also not identified as high value habitat and no gnatcatcher records are
reported at these locations. This path is interrupted by existing roadway and
abandoned industrial developments approximately 30 feet to 400 feet in length. Once
across these developments, gnatcatchers can continue south and east within
Escondido Creek riparian habitat or the adjacent scrub and chaparral within the
Escondido Creek Conservancy open space.

Once at the Escondido Creek Conservancy open space, birds would continue south
and southeast toward the West Ridge. This north-south trending movement avenue is
characterized by scrub and chaparral on moderate slopes, with portions constrained by
several narrow driveways and rural residences. The undeveloped areas are
characterized by broken and intact stands of CSS, coastal sage-chaparral, and mixed
chaparral on moderate slopes. None of the areas are identified as high value habitat
and no gnatcatcher records are reported. The total width of the avenue, including the
existing undeveloped habitat, driveways, and rural residences, ranges from
approximately 1,500 feet to 2,500 feet across the general area east of the site. The
scrub and chaparral along the eastern boundary of the site is situated along the
westernmost edge of this avenue. As depicted on Figure 1, the on-site CSS in this area
is considered to be of intermediate value due to it being less fragmented than other on-
site scrub and due to the presence of a confirmed gnatcatcher breeding territory.
Additional CSS, coastal sage-chaparral, and mixed chaparral occurs off-site to the east
toward the West Ridge and along the north-south constrained linkage avenue.
Properties along this avenue are either conserved within the Escondido Creek
Conservancy open space, built-out to zoning designations with existing rural
residences, or characterized by rugged terrain and steeper slopes, which present a
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significant constraint to future developments. As such, additional developments within
the properties east of the site are not expected.

Once in the vicinity of the West Ridge, birds would continue to the general south,
southeast, and southwest within a large and contiguous habitat block that includes the
Del Dios Highlands Preserve and Elfin Forest Recreational Reserve. This represents
the southern terminus of the constrained linkage. Most of the habitat is mixed chaparral
with smaller pockets of CSS and coastal sage-chaparral. None of the areas are
identified as high value gnatcatcher habitat, although scattered gnatcatcher records are
reported further south and southeast of the project site. The project’s biological open
space would provide increased habitat connectivity in this area and contribute
additional open space preserve to the existing contiguous block (Figure 1).

Movement function along the eastern edge of the site will be conserved within thinned
native vegetation fuel modification zones, thereby conserving some functionality of
the habitat and minimizing the impact. Figure 13 from the project’'s Biological
Resources Report depicts the fuel modification zones for the project. The fuel
modification recommendations are further described in the project’'s Fire Protection
Plan. The outermost fuel modification zone 2 represents areas supporting existing
native habitat that would be thinned. Fuel modification zone 2 areas along the eastern
boundary of the project range in width from 50 feet to 170 feet. Where existing CSS
occurs within fuel modification zone 2, it would be subject to thinning and would be
expected to maintain some functionality for gnatcatchers and other wildlife. Fuel
modification zone 1 areas are proposed inside of the thinned native zone 2 and would
include landscaping using native scrub plant species and irrigation. Fuel modification
zone 1 areas along the eastern boundary of the project are 100 feet wide.
Considering the width of these areas and that native scrub plants are being proposed
in the landscape plant palettes, these areas would be expected to also provide some
functionality for gnatcatchers and other wildlife. With implementation of these project
design features, some habitat functions and values would be conserved and the
impacts on CSS and gnatcatcher would be minimized. Gnatcatchers and other wildlife
would still be able to move unobstructed and utilize habitat further to the east of the
site near the West Ridge area (Figure 1).

Impacts to on-site CSS would be minimized through a combination of design
features, on-site restoration, and preservation. The impacts would be further
mitigated through additional off-site preservation. As stated above, some of the
impacted habitat would occur within thinned native vegetation fuel modification
zones, thereby conserving some functionality of the habitat and minimizing the
impact. The Project would further utilize native scrub species in the landscape palette
to the extent allowed to meet fire and landscape requirements, thereby replacing
some additional functionality on site and minimizing the impact. Additional areas
within the Project temporary impact footprint would be restored to CSS and placed
within biological open space, thereby replacing some of the habitat loss and
minimizing the overall impact to the habitat on site. Last, the Project would preserve
additional off-site habitat that will be occupied by gnatcatcher and much larger in size
and of equivalent or superior quality, function, and value compared to that being
impacted by the project.
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As demonstrated, the site is not adjacent to areas of high-value CSS and will not
interfere with a regional wildlife corridor or linkage. The CSS on site, and that in the
vicinity along the constrained linkage, is composed of relatively small, fragmented
stands and larger islands of CSS. Based on survey results and known records, the
CSS does not support high numbers of gnatcatchers or a significant population
relative to other locations in the Harmony Grove and Elfin Forest area. Further, there
are no large blocks of high value habitat further to the north that the constrained
linkage would connect to; lands further to the north are urbanized. Therefore, the
project will not preclude connectivity between areas of high habitat values.

Finding 1.c: The habitat loss will not preclude or prevent the preparation of the
subregional NCCP.

The Project would occur within areas identified as PAMA under the Draft MSCP North
County Plan; however, Project implementation would not preclude or prevent finalizing
and adoption of this Plan. The project will result in preservation of 34.8 acres of on-site
open space and 51.5 acres of off-site open space, for a total of 86.3 acres of open
space preserve located in PAMA.

The Project abuts existing residential uses to the east and west, and will abut
equestrian park elements of Harmony Grove Village once constructed. The Project’s
conservation design is consistent with the targets for the region. The Project contributes
34.8 acres of preserved land to the Del Dios Highlands Preserve-Elfin Forest
Recreational Reserve habitat block, including expansive chaparral and smaller pockets
of oak woodland and CSS habitat occupied by ashy spike-moss (Selaginella
cinerascens), San Diego sagewort (Artemisia palmeri), summer holly (Comarostaphylis
diversifolia ssp. diversifolia), and wart-stemmed ceanothus (Ceanothus verrucosus).
This contribution would expand regional live-in habitat placed in preservation and
conserve east-west movement functions across the southern portions of the Project
site, from West Ridge over to Escondido Creek. The design would also not prevent
north-south access to Escondido Creek, as alternative travel routes and a regional
corridor exists further to the east of the site.

Conserving habitat blocks within and maintaining unobstructed access between the Del
Dios Highlands Preserve, Elfin Forest Recreational Reserve, and Escondido Creek
corridor are key targets for the Draft MSCP North County Plan. The Project would
contribute biological open space immediately adjacent to the Del Dios Highlands
Preserve-Elfin Forest Recreational Reserve habitat block and would enhance the
Escondido Creek corridor through the removal of barriers to wildlife movement and
restoration of habitat.

With respect to the specific, local conservation targets identified in the Draft MSCP
North County Plan circulated for public review in 2009, the Project would be consistent
with the conservation goals and objectives for the Harmony Grove Core Area, as
summarized below.
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Conservation Goal /
Target Summary

Project
Consistency

Goal 1 — Protect Encinitas
baccharis and wart-stem lilac,
particularly dense stands.

Encinitas baccharis does not occur on site.
The Project would conserve 21,150
individuals and 91% of the on-site population
of 23,113 wart-stemmed ceanothus within
biological open space.

Goal 2 — Minimize impacts to
chaparral on mafic soils
supporting sensitive plant
species, such as Parry’s
tetracoccus.

Parry’s tetracoccus does not occur on site.
The Project minimizes impacts and has been
specifically designed to avoid and preserve
on-site stands of chaparral supporting other
sensitive plant species. The chaparral on site
was thoroughly analyzed and determined not
to have characteristics of mafic chaparral.
Nevertheless, the highest quality chaparral
supporting the most abundance and diversity
of sensitive species will be preserved in
biological open space.

Goal 3 — Protect cliff-faces utilized
by sensitive species.

Cliff face habitat does not occur on site.

Goal 4 — Protect the Escondido
Creek floodplain, conserve
riparian and upland habitat along
Escondido Creek, and maintain
natural flow regimes.

The Project has been specifically designed to
protect and enhance the Escondido Creek
floodplain, with avoidance buffers of 100 feet
from the edge of riparian canopy protected by
an additional 100 feet of limited building zone
easement, for a total setback of 200 feet. The
Project would enhance the biological and
hydrologic function of Escondido Creek at the
Country Club Drive crossing to a condition
superior to what currently exists.

Goal 5 — Maintain connectivity,
particularly east-west, along
Escondido Creek canyon.
Maintain connectivity for wildlife
movement of large and medium
sized mammals between
preserved habitats.

The Project conserves east-west connectivity
along Escondido Creek canyon by
maintaining natural habitat and not further
constraining widths beyond that which already
exists. The Project will further remove the
existing low-water crossing and improve the
hydrological and biological connectivity. The
Project conserves wildlife movement patterns
for large and medium sized mammals across
the southern portion of the site and within
existing preserved lands and rural-zoned
parcels immediately east of the site to access
Escondido Creek.

Goal 6 — Removal of invasive,
non-native species to enhance
habitat quality along Escondido
Creek.

The Project includes active management of
biological open space areas and would
enhance the biological and hydrologic
function of Escondido Creek.




HLP

1-66

-15- April 20, 2017

Goal 7 — Link future preserves to | The Project contributes biological open space
create a large contiguous | that is contiguous with existing core preserve
preserve area. area for the Del Dios Highlands Preserve and
Elfin Forest Recreational Area. The Project
does not impact existing linkages to the east
that provide connection to existing preserves
along Escondido Creek and within Harmony
Grove Village to the north.

With respect to local preserve design configuration, wildlife will still have access to and
from Escondido Creek and core habitat within the Del Dios Highlands Preserve and
Elfin Forest Recreational Area. Species, such as gnatcatcher and mule deer, will still be
able to migrate and disperse through the local area. The Project site does not serve as
the only area of movement to and from these areas and would not preclude wildlife
from accessing key resources in the local area. The Project proposes on-site biological
open space preservation and off-site preservation of habitat with equivalent or superior
functions and values compared to that which will be lost by the Project.

The majority of Project impacts are restricted to non-native grassland that had been
previously disturbed and subject to incompatible lands uses for many years. This
grassland is identified as PAMA and high value habitat under the Draft North County
Plan. The grassland provides open undeveloped land adjacent to the Escondido Creek
corridor; however, it does not support critical populations of species or provide an
abundance of food, shelter, or other biological resources. The grassland lacks an
abundance of cover and landscape features (e.g., ridgelines, gullied land, linear stands
of vegetation, drainage features, etc.) typically associated with wildlife travel routes and
movement corridors. The grassland provides available space for animals commonly
occurring in the region and foraging habitat for raptors. Impacts to grassland, which
constitute the majority of PAMA on the Project site, would be mitigated in accordance
with standard ratios at off-site locations to the satisfaction of PDS and the Wildlife
Agencies, and would not preclude or prevent approval and adoption of the Draft North
County Plan.

One of the key targets for the Draft North County Plan and preserve assemblage for
PAMA is gnatcatcher. The Project site supports CSS within PAMA; however, the site is
not vital to support a viable population of gnatcatchers in perpetuity, considering only a
single breeding pair was found on site in 2014. The Draft MSCP North County Plan
California Gnatcatcher Habitat Evaluation Model ranks the site as having no value to
the species for nesting (County 2008b). Portions of the site facilitate gnatcatcher
movement in the local area, but those portions are not critical and alternative dispersal
habitat within PAMA is located to the east of the site. Impacts to CSS, which constitute
PAMA on the Project site, would not jeopardize the gnatcatcher or preclude or prevent
approval and adoption of the Draft North County Plan.

The viability of off-site conserved lands as habitat and movement corridors for wildlife,
including the Harmony Grove Village open space, Escondido Creek Conservancy open
space, and Del Dios Highlands Preserve, would not be adversely affected by the
Project. Off-site conserved lands within the Harmony Grove Village and Escondido
Creek Conservancy open space are part of a constrained linkage of open space areas
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in the local area that do not extend across the Project site. Scrub and chaparral habitat
situated at the eastern boundary of the Project site occur along the western edge of a
portion of this linkage. Additional habitat occurs further to the east that facilitates
wildlife movement along the constrained linkage. The project includes design features
that will maintain some wildlife movement functions along the eastern boundary and
minimize the impact on CSS and gnatcatcher. The project would further enhance
riparian corridor habitat connectivity and wildlife functions at the Escondido Creek
crossing. Last, the project would preserve additional off-site habitat in the subregional
NCCP area that will be occupied by gnatcatcher and much larger in size and of
equivalent or superior quality, function, and value compared to that being impacted by
the project. Therefore, the project will not preclude or prevent the preparation of the
subregional NCCP.

Finding 1.d: The habitat loss has been minimized and mitigated to the maximum extent
practicable in accordance with Section 4.3 of the NCCP Process
Guidelines.

The Project would impact 10.4 acres of CSS habitat, out of 10.9 existing. Section 4.3 of
the NCCP Guidelines (CDFW 1993a) states, in part: “Project design must be consistent
with the Conservation Guidelines and with any guidelines adopted by the subregion and
concurred with by the CDFG and USFWS and must, to the maximum extent
practicable, minimize habitat loss.” Impacts are allowable according to the Southern
California Coastal Sage Scrub NCCP Conservation Guidelines (CDFW 1993b) when
the site’s potential value for conservation is considered.

Based on the NCCP Logic Flow Chart and as depicted on Figure 1, the quality of
habitat supported on the project site is defined as being of “Low Value” and
“Intermediate Value.”, although the County’s Habitat Evaluation shows the Project site
ranked as having no value to the gnatcatcher for nesting (County 2008b). According to
the Conservation Guidelines, sites of low and intermediate value can be impacted on a
case by case basis with appropriate mitigation.

As described above, impacts on CSS would be minimized through a combination of
design features, on-site restoration, and preservation. The impacts would be further
mitigated through additional off-site preservation. The project will preserve 2.3 acres of
CSS habitat on site, including 1.8 acres of restored habitat, and contribute a minimum
of 18.5 acres of additional off-site CSS habitat of superior habitat connectivity and
long-term viability, to the satisfaction of PDS and the Wildlife Agencies. Therefore,
with consideration of the on- and off-site contributions to the region, the habitat loss
has been minimized and mitigated to the maximum extent practicable.

Finding 2 The habitat loss will not appreciably reduce the likelihood of survival and
recovery of listed species in the wild.

The Project site is used by a variety of wildlife species and, with the exception of wart-
stemmed ceanothus, does not support core or critical populations of any special status
species. The site supports a single breeding pair of coastal California gnatcatcher and
suitable breeding habitat for least Bell’'s vireo. The site generally contains large
contiguous stands of chaparral, patchy stands of CSS, non-native grassland, and
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sections of oak and willow riparian areas. Although a single gnatcatcher breeding pair
will be impacted, impacts to 10.4 acres of CSS will not reduce the likelihood of
survival and recovery of the species. Of the 10.4 acres of CSS that would be
impacted, approximately 4.1 acres are considered Low Value due to the small size,
vegetation composition, and fragmented arrangement of the stands (Figure 1). No
gnatcatchers were observed or otherwise detected in these Low Value stands and
their potential to support nesting gnatcatchers is considered to be low. Impacts to
these Low Value stands that are not occupied by gnatcatcher would not reduce the
likelihood of survival and recovery of the species. The remaining approximately 6.3
acres of CSS on site are considered Intermediate Value due to their less-fragmented
arrangement and proximity to the gnatcatcher breeding pair on site. Although less
fragmented than the Low Value stands, the Intermediate Value stands are still broken
by an existing paved roadway that traverses the site and other pockets of disturbed
areas. The largest, intact stand also occurs immediately adjacent to one of the rural
residences to the east of the site. Considering the 6.3-acre size and overall quality of
the Intermediate Value CSS, the potential for it to support additional gnatcatcher
breeding territories beyond the single territory confirmed is considered low. The CSS
on site has a limited carrying capacity and ceiling for breeding gnatcatchers. Impacts
to these Intermediate Value stands would also not reduce the likelihood of survival
and recovery of the species.

The CSS on site is expected to contribute to dispersal and migration for the species,
but it is not the only habitat in the local area expected to provide those functions.
Additional scrub and chaparral occur in the local area for gnatcatchers and other
wildlife to disperse and migrate through. As described above, off-site CSS in the local
area is composed of fragmented stands and islands of CSS. These off-site stands and
islands are situated amongst developed land and undeveloped land characterized by
chaparral and riparian habitat. Based on survey results and known records for the off-
site areas, the fragmented stands and islands of off-site CSS do not support high
numbers of gnatcatchers or a significant population relative to other core habitat in the
Harmony Grove and Elfin Forest area. There are no large blocks of high value CSS in
the local area for which the on-site CSS is vital to provide a connection to. As also
described above, movement functions along the eastern edge of the site will be
conserved within thinned native vegetation fuel modification zones, thereby
conserving some functionality of the habitat and minimizing the impact. Therefore,
project impacts to CSS used for dispersal and migration would also not reduce the
likelihood of survival and recovery of the species.

The project will conserve on-site CSS and chaparral habitat to facilitate gnatcatcher
movement through the local area and preserve a minimum of 18.5 acres of off-site
CSS with superior habitat connectivity and long-term viability for the species.
Escondido Creek and avoidance buffers will be preserved and enhanced through
removing barriers to movement and restoring habitat, providing superior habitat for
least Bell’'s vireo and other riparian species. The wetland impacts would be mitigated
within the same watershed as feasible through required agency permits. Habitat
impacts would be mitigated off- site in the North County MSCP subarea. Mitigation
for impacts to CSS, including both the 4.1 acres of Low Value and 6.3 acres of
Intermediate Value CSS, is being provided at a 2:1 ratio in accordance with
Mitigation Measure Bio-1B. Off-site CSS mitigation to be provided will be occupied
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by gnatcatcher, of Intermediate or High Value, and/or other like-functioning habitat as
approved by the County and Wildlife Agencies. Off-site preservation of mitigation land
would include the recordation of a biological open space 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, the off-site mitigation would occur within land
designated as PAMA in the Draft MSCP North County Plan and located in the Elfin
Forest-Harmony Grove Planning Area or elsewhere in the northern coastal foothills
ecoregion. The ultimate location must be approved by the County and Wildlife
Agencies. Long-term management of the preserved land would be funded through a
non-wasting endowment in an amount determined through preparation of a Property
Assessment Record (PAR) or similar method for determining funding amount. The
open space easement would 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 would include
purchase of occupied CSS 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. Therefore, the habitat loss will not
appreciably reduce the likelihood of survival and recovery of listed species in the wild.

Finding 3:  The habitat loss is incidental to otherwise lawful activities.

The project will require grading plans and improvement plans from the County, as
well as 404, 401, and 1600 permits for impacts to USACE, RWQCB, and CDFW
jurisdictional areas. The issuance of a Habitat Loss Permit by the County of
San Diego, with the concurrence of the Department of Fish and Wildlife and U.S.
Fish and Wildlife Service and approval by the County of San Diego of a Grading
Permit, Clearing Permit, or Improvement Plan is required prior to the clearing of any
CSS supported on the project site. No state or federal permits other than those
mentioned above are identified as being required at this time. Construction and/or
land use modification will not commence until all appropriate permits have been
issued. The project has been found to be in conformance with Section 86.104 of the
San Diego County Code. As such, the anticipated loss will be incidental to “otherwise
lawful activities”.

NCCP FLOWCHART
1. Is natural vegetation present? Yes.
2. Is Coastal sage scrub present? Yes.

3. Is Coastal sage scrub the most dense in the subregion? No. The CSS on the site is
in relatively small patches surrounded by other habitat types. There is a large area of
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very high value gnatcatcher habitat about two miles to the southwest of the site
(County 2008b).

4. Is the land close to high value district. Yes. Although it is small, there is an area of
high value gnatcatcher habitat about half a mile northeast of the site (County 2008Db).
There is no direct connection to this habitat from the project site. The site is
separated from this area by single family residential uses, although a constrained
and fragmented connection of habitat exists.

5. Is the land located in a corridor between higher value districts. Yes. While the
project site itself does not function as a corridor, the eastern edge of the site likely
contributes to north-south wildlife movement that occurs along the West Ridge,
which would connect known gnatcatcher records north of Escondido Creek to those
from Del Dios Highlands Preserve and further to the south, southeast, and
southwest.

6. Does the land support high density of target species? No. Although it does not
support a high density of any one species, the site supports one breeding pair of
coastal California gnatcatchers. Other sensitive species identified on the site are:
ashy spike-moss (Selaginella cinerascens), San Diego sagewort (Artemisia palmeri),
southwestern spiny rush (Juncus acutus var. leopoldi), summer holly
(Comarostaphylis diversifolia ssp. diversifolia), wart-stemmed ceanothus (Ceanothus
verrucosus), American peregrine falcon (Falco peregrinus anatum), barn owl (Tyto
alba), coastal California gnatcatcher, great blue heron (Ardea herodias), green heron
(Butorides virescens), least Bell’'s vireo, northern harrier (Circus cyaneus), red-
shouldered hawk (Buteo lineatus), turkey vulture (Cathartes aura), western bluebird
(Sialia mexicana), white-tailed kite (Elanus leucurus), yellow-breasted chat (Icteria
virens), and yellow warbler (Setophaga petechia). The site supports a large
population of wart-stemmed ceanothus (23,113 plants); however, 21,150 individuals
(92%) would be conserved within the on-site open space.

Based on the NCCP Logic Flow Chart, the quality of habitat supported on the project
site is defined as being of “Low Value” and “Intermediate Value.”, although the
County’s Habitat Evaluation shows the Project site ranked as having no value to the
species for nesting (County 2008b). According to the Conservation Guidelines, sites
of low and intermediate value can be impacted on a case by case basis with
appropriate mitigation.

Of the 10.4 acres of CSS that will be impacted, approximately 4.1 acres (39 percent)
is made of up smaller, fragmented patches in the southern and western portions of
the Project impact area where gnatcatchers were not detected during surveys, but
could be used for foraging, migration and dispersal. These 4.1 acres would be
considered to have low value using the criteria for the NCCP Logic Flow Chart
because of their fragmented nature and small patch size, and their low function and
value for sensitive species. The remaining 6.3 acres of CSS in the eastern portion of
the site would be considered to have intermediate value, given the habitat was
confirmed to be used for breeding by gnatcatcher and is characterized by large, intact
stands. As mentioned above, according to the Conservation Guidelines, the habitat
can be impacted on a case by case basis with appropriate mitigation.
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Impacts to on-site CSS will be minimized through a combination of design features,
on-site restoration, and preservation. The impacts would be further mitigated through
additional off-site preservation. As stated above, some of the impacted habitat would
occur within thinned native vegetation fuel modification zones, thereby conserving
some functionality of the habitat and minimizing the impact. The Project would further
utilize native scrub species in the landscape palette to the extent allowed to meet fire
and landscape requirements, thereby replacing some additional functionality on site
and minimizing the impact. Additional areas within the Project temporary impact
footprint would be restored to CSS and placed within biological open space, thereby
replacing some of the habitat loss and minimizing the overall impact to the habitat on
site. Last, the Project would preserve additional off-site habitat that will be occupied
by gnatcatcher and much larger in size and of equivalent or superior quality, function,
and value compared to that being impacted by the Project.

The loss of 10.4 acres of CSS on site would be mitigated in accordance with Section
4.3 of the NCCP Guidelines and offset by preserving additional habitat in the region.
As a regulatory requirement, the Project will obtain an HLP from the County, which
requires concurrence from the USFWS and CDFW prior to issuance. The HLP will
incorporate the avoidance, minimization, and compensatory mitigation measures
addressed herein and will include detailed information about the specific type(s) and
location(s) for the mitigation. Compensatory mitigation measures are proposed herein
to offset the loss of the CSS habitat. Approximately 1.8 acres would be restored or
created within temporary impact areas along the southern boundary. These 1.8 acres
will be preserved, along with an additional 0.5 acre, for a total of 2.3 acres of
preserved CSS within biological open space for the Project (Figure 1). In addition to
the on-site restoration, creation, and preservation of 2.3 acres, the Project proposes
one or a combination of the following for an additional 18.5 acres of CSS in the
region: (1) purchase, acquisition, biological open space easement, RMP
implementation, and long-term management of land containing occupied CSS as
approved by the County, USFWS, and CDFW; and/or (2) purchase of occupied CSS
credits from a conservation bank as approved by the County, USFWS, and CDFW.
To the extent possible, mitigation will occur within High Value or Intermediate Value
lands using the NCCP Conservation Guidelines located in PAMA and in the Elfin
Forest-Harmony Grove Planning Area, northern coastal foothills ecoregion, or other
location deemed acceptable by the County, USFWS, and CDFW.

MITIGATION MONITORING AND REPORTING PROGRAM:

The following shall be the Mitigation Monitoring or Reporting Program for this Habitat Loss
Permit:

Public Resources Code Section 21081.6 requires the County to adopt a mitigation reporting or
monitoring program for any project that is approved on the basis of a mitigated Negative
Declaration or an Environmental Impact Report for which findings are required under Section
21081(a)(1). The program must be adopted for the changes to a project which the County has
adopted, or made a condition of project approval, in order to mitigate or avoid significant
effects on the environment. The program must be designed to ensure compliance during
project implementation.
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The mitigation monitoring program is comprised of all the environmental mitigation measures
adopted for the project. The full requirements of the program (such as what is being
monitored, method and frequency, who is responsible, and required time frames) are found
within the individual project conditions. These conditions are referenced below by category
under the mechanism which will be used to ensure compliance during project implementation.

e Subsequent Project Permits

Compliance with the following conditions is assured because specified subsequent permits
or approvals required for this project will not be approved until the conditions have been
satisfied:

M-BI-1a through M-BI-9

NOTICE: The issuance of this permit by the County of San Diego does not authorize the
applicant for said permit to violate any federal, state, or county laws, ordinances, regulations,
or policies, including but not limited to, the federal Endangered Species Act and any
amendments thereto.

NOTICE: This subject property is known to contain Coastal sage scrub plant community.
Such plant community is habitat for the coastal California gnatcatcher. The Federal
government recently listed the gnatcatcher as a threatened species under the Federal
Endangered Species Act of 1973 (16 U.S.C. Section 1531 et seq.). THE LISTING MAY
RESULT IN AN APPLICANT'S INABILITY TO PROCEED WITH HIS/HER PROJECT
WITHOUT A PERMIT FROM THE FEDERAL GOVERNMENT IF THE SPECIES OR ITS
HABITAT ARE PRESENT ON THE PROJECT SITE. It is advisable to contact the United
States Fish and Wildlife Service to determine the applicability of the prohibitions under the Act
to each applicant’s property.

NOTICE: The subject property contains wetlands, a lake, a stream, and/or waters of the U.S.
which may be subject to regulation by State and/or federal agencies, including, but not limited
to, the Regional Water Quality Control Board, U.S. Army Corps of Engineers and the California
Department of Fish and Wildlife. It is the applicant’s responsibility to consult with each agency
to determine if a permit, agreement or other approval is required and to obtain all necessary
permits, agreements or approvals before commencing any activity which could impact the
wetlands, lake, stream, and/or waters of the U.S. on the subject property. The agency contact
information is provided below.

U.S. Army Corps of Engineers: 6010 Hidden Valley Rd, Suite 105, Carlsbad, CA 92011-4219;
(858) 674-5386; http://www.usace.army.mil/

Regional Water Quality Control Board: 9174 Sky Park Court, Suite 100, San Diego, CA
92123-4340; (858) 467-2952; http://www.waterboards.ca.gov/sandiego/

California Department of Fish and Wildlife: 3883 Ruffin Rd., San Diego, CA 92123; (858) 467-
4201; http://www.dfg.ca.gov/

Notice: The subject property contains habitat which may be used for nesting by migratory
birds. Any grading, brushing or clearing conducted during the migratory bird breeding season,
February 1 — August 31, has a potential to impact nesting or breeding birds in violation of the
Migratory Bird Treaty Act. The applicant may submit evidence that nesting or breeding
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migratory birds will not be affected by the grading, brushing or clearing to these agencies:
California Department of Fish and Wildlife, 3883 Ruffin Rd., San Diego, CA 92123, (858) 467-
4201, http://www.dfg.ca.gov/; and United States Fish and Wildlife Service, 6010 Hidden Valley
Rd, Carlsbad, CA 92011-4219, (760) 431-9440, http://www.fws.gov/.

NOTIFICATION TO APPLICANT: Because your project has an effect on native biological
resources, State law requires the payment of a $3,078.25 fee to the California Department of
Fish and Wildlife for their review of the Mitigated Negative Declaration (Fish and Wildlife Code
8711.4) and a $50 administrative fee to the County ($3,128.25 total). If you made this
payment at the time of public review of the environmental document pursuant to Administrative
Code Section 362, Article XX, effective August 27, 1992, you have met this obligation. If the
fee has not been paid, to comply with State law, the applicant should remit to the County
Planning & Development Services, within two (2) working days of the effective date of this
approval (the “effective date” being the end of the appeal period, if applicable). The payment
must be by certified check or cashier’s check payable to the “County of San Dieqo” and
can be submitted to the cashier at the PDS office or directly to the County Clerk. The
fees (excluding the administrative fee) may be waived for projects that are found by the
Planning & Development Services and the California Department of Fish and Wildlife to have a
no effect impact on fish and wildlife resources. Failure to remit the required fee in full within
the time specified above will result in County notification to the State that a fee was required
but not paid, and could result in State imposed penalties and recovery under the provisions of
the Revenue and Taxation Code. In addition, Section 21089(b) of the Public Resources Code,
and Section 711.4(c) of the Fish and Wildlife Code, provide that no project shall be operative,
vested, or final until the required filing fee is paid.

DEFENSE OF LAWSUITS AND INDEMNITY: The applicant shall: (1) defend, indemnify and
hold harmless the County, its agents, officers and employees from any claim, action or
proceeding against the County, its agents, officers and employees to attack, set aside, void or
annul this approval or any of the proceedings, acts or determinations taken, done or made
prior to this approval; and (2) reimburse the County, its agents, officers or employees for any
court costs and attorney's fees which the County, its agents, officers or employees may be
required by a court to pay as a result of such approval. At its sole discretion, the County may
participate at its own expense in the defense of any such action, but such participation shall
not relieve the applicant of any obligation imposed by this condition. The County shall notify
the applicant promptly of any claim or action and cooperate fully in the defense.

JUDICIAL REVIEW TIME LIMITATIONS: The time within which judicial review of this
decision must be sought is governed by Code of Civil Procedure Section 1094.6, which has
been made applicable in the County of San Diego by San Diego County Code Section 11.120.
Any petition or other paper seeking judicial review must be filed in the appropriate court not
later than the 90th day following the date on which this decision becomes final;, however, if
within 10 days after the decision becomes final a request for the record of the proceedings is
filed and the required deposit in an amount sufficient to cover the estimated cost of preparation
of such record is timely deposited, the time within which such petition may be filed in court is
extended to not later than the 30th day following the date on which the record is either
personally delivered or mailed to the party, or the party’s attorney of record. A written request
for the preparation of the record of the proceedings shall be filed with the Director, Planning &
Development Services, 5510 Overland Avenue, Suite 110, San Diego, California 92123.
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The foregoing decision was approved by the Director of Planning & Development Services on
date of decision. A copy of this decision, and the documentation supporting the decision, is on
file in the Planning & Development Services office at 5510 Overland Avenue, Suite 110, San
Diego, California.

PLANNING & DEVELOPMENT SERVICES
MARK WARDLAW, DIRECTOR

BY:
LISA GORDON, DEPUTY DIRECTOR
Project Planning Division

Attachments

Figure 1: Habitat Loss Permit Exhibit

cc: To be provided at issuance of Habitat Loss Permit

email cc:
Ashley Smith, Project Manager, Project Planning, Planning & Development Services
Mark Slovick, Planning Manager, Project Planning, Planning & Development Services
San Dieguito Community Planning Group
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Attachment B - Resolution
Approving General Plan Amendment PDS2015-
GPA-15-002



A RESOLUTION OF THE SAN DIEGO COUNTY )
BOARD OF SUPERVISORS ADOPTING )
GENERAL PLAN AMENDMENT (GPA) PDS2015-GPA-15-002)

WHEREAS, pursuant to Government Code Sections 65350 et seq, GPA
PDS2015-GPA-15-002 has been prepared, being the first amendment to the San Dieguito
Community Plan and second amendment to the Land Use Element of the County General
Plan in the Calendar Year 2018; and

WHEREAS, GPA PDS2015-GPA-15-002 has been filed by the RCS — Harmony
Partners, LLG, consisting of an amendment to the Land Use Element and San Dieguito
Community Plan; and

WHEREAS, pursuant to Government Code Sections 65860 et seq., an associated
Zoning Reclassification (PDS2015-REZ-15-003) has been prepared together with a
Specific Plan (PDS2015-SP-15-002), Vesting Tentative Map (PDS2018-TM-5626), Site
Plan (PDS2018-STP-18-011); and Major Use Permit (PDS2015-MUP-15-008), and

WHEREAS, on May 24, 2018, the Planning Commission, pursuant to Government
Code Sections 65351 and 65353 held a duly advertised public hearing on GPA PDS2015-
GPA-15-002; and

WHEREAS, the Planning Commission has made its detailed recommendations
concerning the above item; and

WHEREAS, the Planning Commission reviewed and considered the information
contained in the Environmental Impact Report (EIR) dated May 2018, on file with Planning
& Development Services as Environmental Review Number (ER) PDS2015-ER-15-08-
006 prior to making its recommendation to approve the project; and

WHEREAS, the Planning Commission recommends that the proposed project,
GPA PDS2015-GPA-15-002, will have a significant impact on the environment but that
there are specific economic, legal, social, technological or other benefits which will result
from approval and implementation of the project; and

WHEREAS, on , the Board of Supervisors, pursuant to Government Code
Section 65355 held a duly advertised public hearing on GPA, PDS2015-GPA-15-002; and

WHEREAS, on , the Board of Supervisors has made findings pursuant to
Attachment ___, Environmental Findings, of the Board of Supervisors Planning Report
for the project.

NOW THEREFORE BE IT RESOLVED that the Board of Supervisors takes the
following actions:
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Find that the Board of Supervisors reviewed and considered the
Environmental Impact Report for the proposed project dated May 2018 on
file with Planning & Development Services as Environmental Review
Number (ER) PDS2015-ER-15-08-006 before making its recommendation
on the project.

Certify that the Environmental Impact Report (EIR) dated May 2018 on file
with Planning & Development Services as Environmental Review Number
(ER) (ER) PDS2015-ER-15-08-006 has been completed in compliance with
the California Environmental Quality Act and the State CEQA Guidelines,
that the EIR was presented to the Board of Supervisors and the Board of
Supervisors reviewed and considered the information contained therein
before approving the project, and the EIR reflects the independent
judgement and analysis of the Board of Supervisors.

Adopt the findings concerning mitigation of significant environmental effects
pursuant to CEQA guidelines section 15091. (Attachment _ )

Adopt the Mitigation and Monitoring Program as incorporated into the
project conditions of approval pursuant to CEQA Guidelines section
15091(d). (Attachment___ and )

Adopt the Statement of Overriding Considerations pursuant to CEQA
Guidelines section 15093. (Attachment )

Adopt the Decision and Explanation Regarding Recirculation of the Draft
Environmental Impact Report pursuant to State CEQA Guidelines Section
15088.5(e). (Attachment )

Find that the proposed project is consistent with the Resource Protection
Ordinance (County Code, section 86.601 et seq.).

Find that plans and documentation have been prepared for the proposed
project that demonstrate that the project complies with the Watershed
Protection, Stormwater Management, and Discharge Control Ordinance
(County Code, section 67.801 et seq.).

Approve GPA PDS2015-GPA-15-002, which consists of amendments to the
Land Use Element Map and San Dieguito Community Plan as identified in
the exhibits below:

Exhibit A: Land Use Element — Regional Category Map
Exhibit B: Land Use Element — Land Use Designations Map
Exhibit C: San Dieguito Community Plan
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BE IT FURTHER RESOLVED that the amended documents shall be endorsed in
the manner provided by the Board of Supervisors.

BE IT FURTHER RESOLVED that the Board of Supervisors finds that the
proposed GPA PDS2015-GPA-15-002 is consistent with the San Diego County General
Plan and the San Dieguito Community Plans in that the goals, objectives, and policies of
all the elements of the plans have been or will be met.

BE IT FURTHER RESOLVED that this Resolution shall take effect and be in force
from and after 30 days after its adoption.
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County of San Diego

ELFIN FOREST AND
HARMONY GROVE

SAN DIEGUITO COMMUNITY PLAN



CERTIFICATE OF ADOPTION

| hereby certify that this Plan, consisting of text and exhibits, is the Elfin Forest and
Harmony Grove portion of the San Dieguito Community Plan and is a part of the San
Diego County General Plan, and that it was considered by the San Diego County Planning
Commission during nine hearings that occurred from November 6, 2009 through the 20%
day of August 2010, and adopted by the San Diego County Board of Supervisors on the
3'd day of August 2011.

Attestt  MARK WARDLAW, Director
Planning & Development Services

Amendments

June 18, 2014 — GPA 12-007
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Introduction to the Community Plan

Purpose of the Community Plan

Community and subregional plans, adopted as an integral parts of the County of San
Diego’s General Plan, are policy plans specifically created to address the issues,
characteristics, and visions of communities within the County. These communities each
have a distinct physical setting with a unique history, culture, character, life style, and
identity. Community and subregional plans, thus provide a framework for addressing the
critical issues and concerns that are unique to a community and are not reflected in the
broader policies of the General Plan. As part of the General Plan this Community Plan is
consistent with all other parts of the County’s General Plan.

Used in conjunction with the General Plan, a community or subregional plan (Plan) is a
key tool for the public, community planning/sponsor groups, county staff and decision
makers to identify the existing conditions and development that positively contribute to its
character and should be conserved, as well as the location, scale, and design of desired
new land uses, and community facilities. The Plan’s policies require that development be
comparable to, or transition with, existing development to ensure that new development
“fits” with the community and enhances the community’s vision.

Scope of the Community Plan

This Plan covers the planning area of Elfin Forest and Harmony Grove, which is
approximately 6,793-acres in size. (See Figure 1 on page 2) The Elfin Forest / Harmony
Grove Town Council amended its boundaries to reflect the changes in the community.
The Town Council boundaries were originally described as the same as CSA107. As
more of the open space in Elfin Forest becomes built and residents want a voice in the
Town Council, this created areas of “no man’s land” where residents found themselves
neither within the boundaries of adjacent municipalities, yet not within the Fire Department
boundary, as defined by CSA107, and therefore without representation. The Harmony
Grove boundary was modified in 2004, by change of bylaws to annex parcels whose
owners petitioned to join the Town Council. The Elfin Forest modifications now extend
its western boundary to meet the City of Encinitas and its southern boundary to the
Escondido Creek, the historical dividing line between Elfin Forest and Rancho Santa Fe.

Content and Organization of the Community Plan

The following is the content and organization of the Plan and a brief description of each
of these sections of the Plan.

Vision Statement — A vision statement that expresses community values about its
distinguishing character, quality of life, mix of uses, development form and scale,
public realm and places, mobility, economy, environment, safety, and relationships
to adjoining communities, open spaces and the region.

Community Profile/Community Character — A description of the Community’s
existing character, uses, environment, conditions, factors influencing future changes,
and key planning issues.
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Figure 1: Elfin Forest — Harmony Grove Planning Area (San Dieguito)

Elements — Due to the breadth and detail of the countywide elements, communities
may find it unnecessary to identify unique goals and policies for all of the following
subjects. Therefore, not all communities may use all of the following elements:

e Land Use. Application of countywide land use designations and goals and
policies to reflect the distinguishing characteristics and objectives for the
Community. These may address such objectives as a specific mix of uses;
priority development locations and projects; needed community facilities;
development form and scale; architectural, landscape, and public realm
design characteristics; land use compatibility and similar topics.

e Mobility. Delineates the roadways, transit corridors, bicycle paths,
equestrian paths and pedestrian trails that supplement and complete the
road networks defined by the countywide Mobility Element. Policies may
also address unigue Community issues such as neighborhood traffic
intrusion, commercial district parking, local public transit and infrastructure
improvements.

e Conservation and Open Space. Application of countywide Conservation
and Open Space Element policies to address issues associated with
designated plant and animal habitats, agriculture, water bodies, open
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space, and other specific resources within the Plan area. This may
encompass actions to protect resources that may uniquely apply to specific
sites or resources.

e Safety. Application of countywide Safety Element policies to address
specific safety issues in the Plan area. This may encompass actions to
protect residents and development from defined risks.

e Noise. Application of countywide Noise Element policies to address specific
source issues and impacts in the plan area. This may consider
differentiation of land use compatibility standards to reflect community
character and location—for example, villages located in rural setting and
hillsides in contrast to those located adjoining urban and suburban
development.

Public Involvement in Preparing the Community Plan

The Elfin Forest and Harmony Grove portion of the San Dieguito Community Plan was
developed by citizen groups of Elfin Forest and Harmony Grove, and then consolidated
to give each group specific goals and policies, while maintaining separate goals and
policies as needed for each community group.

Elfin Forest

The Elfin Forest Community Plan was developed using a wide array of public involvement
strategies. The first draft of the Community Plan was prepared by members of the Board
of the Elfin Forest/Harmony Grove Town Council using previous community planning
documents, the “Elfin Forest/Harmony Grove Community Guide,” published 2004, and a
2005 survey commissioned by the Town Council of all residents, entitled, “Elfin Forest
Harmony Grove: A Snapshot of Our Community.” Once this first draft was completed the
following actions were taken to garner community input:

e All draft documents were posted on the Town Council's website —
www.efhgtc.org.

e Articles about the community planning process appeared in the September
and October issues of “The Chaparral,” the Town Council’'s newsletter
which is sent to every household via email.

e In addition, “Elf alerts” were also sent via email to all residents asking for
them to review the documents online and to attend the community meetings
and share their comments or send them to board members via email.

e A community meeting was held on September 3, 2008, to review and solicit
public comments on the Elfin Forest Community Background and Vision
Statement.

e A community meeting was held on October 1, 2008, to review and solicit
public comments on the Elfin Forest Goals, Policies and Implementation
Section.

e Also, key community stakeholders (i.e. past Town Council board members,
Elfin Forest/Harmony Grove Fire Department members and the Escondido
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Creek Conservancy) received Community Plan documents for their review
of key sections of the planning documents.

e At the conclusion of the public involvement process for the Elfin Forest
Community Plan, 22 residents gave written input into the process and 12
residents gave verbal input.

Harmony Grove

The Harmony Grove Community Plan was developed using a wide array of public
involvement strategies. This plan was originally drafted in 2001, by the Harmony Grove
Eden Valley Citizen’s Group (HGEVCG). The draft plan was reviewed at their Board
meetings and public meetings and posted on the Group’s web site for over one year for
community review and comment. The Plan, called the Harmony Grove Eden Valley
Community Plan, was submitted to the County of San Diego, the San Dieguito Planning
Group, and the Elfin Forest Harmony Grove Town Council after the HGEVCG disbanded
in 2002. A revised and updated draft of the Community Plan was prepared by members
of the Board of the Elfin Forest/Harmony Grove Town Council using the previous
community planning documents, the “Elfin Forest/Harmony Grove Community Guide,”
published 2004, and a 2005 survey commissioned by the Town Council of all residents,
entitled, “Elfin Forest Harmony Grove: A Snapshot of Our Community.” Once this revision
was completed the following actions were taken to garner community input:

e All draft documents were posted on the Town Council's website -
www.efhgtc.org.

e Articles about the community planning process appeared in the September and
October issues of “The Chaparral,” the Town Council newsletter that is sent to
every household via email.

¢ |n addition, “Community alerts” were also sent via email to all residents asking
them to review the documents online and to attend the community meetings
and share their comments or send them to board members via email.

e A community meeting was held on September 3, 2008, to review and solicit
public comments on the Harmony Grove Community Background and Vision
Statement.

e A community meeting was held on October 1, 2008, to review and solicit public
comments on the Harmony Grove Goals, Policies and Implementation Section.

e Also Community Plan documents were specifically sent to key community
stakeholders (i.e. past Town Council board members, Elfin Forest/Harmony
Grove Fire Department members, the Escondido Creek Conservancy, and the
Harmony Grove Meadows Subcommittee) for their review of key sections of
the planning documents.

e At the conclusion of the public involvement process for the Harmony Grove
Community Plan, at least 28 residents had reviewed the revised plan and 20
gave written input into the process, including five from Eden Valley.
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How to Use the Community Plan

To use this Plan, the General Plan elements should first be reviewed for applicable goals
and policies and the General Plan Land Use Maps (General Plan Land Use Maps
Appendix) should be referred to when applicable to determine the type, location, and
density of land use allowed. This plan supplements these countywide policies and
diagrams and further directs the land uses and development desired to achieve the
community’s vision.

Implementing, Monitoring, and Amending the Community Plan

It shall be the responsibility of the County to implement the Plan, to monitor progress
towards its implementation, and to amend the Plan when necessary. Each Plan includes
the community’s key issues as well as the goals and policies to address the issues
identified. For each policy or set of policies, there is one or more implementation action
identified to carry it out. The implementation program also identifies the County
department or agency responsible for its implementation, where appropriate. Many of the
policies will be implemented by County ordinances and other discretionary actions such
as zoning, design guidelines, and development standards in the County Zoning Code.

Implementation of the Plan should be monitored on a periodic basis by the County and
the Community Planning/Sponsor Group for progress towards its implementation. For
compliance with State law, the Plan shall be reviewed no less than once annually so that
its implementation status may be included in the County’s Annual General Plan Report to
the State. The annual review provides the opportunity for the Plan to be updated and
amended, as appropriate, to reflect changes in the community vision, conditions or
attitudes.
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Community Background

Elfin Forest

a. History

An article in the “San Diego Union” dated May 24, 1959, described a visit to Elfin Forest
this way: “...After reaching the bottom of the hill, you will be in another world, a world
where sounds of civilization are few and far between, a world where the loudest noise is
the bird singing in a nearby tree, where the automobile seems out of place, and it wouldn’t
seem strange to see a farmer or rancher hooking up his springboard for a weekly trip into
town.”

Fifty years later, this is still a very apt description of the rural Elfin Forest community. It is
a quiet and environmentally healthy area comprised of custom single-family homes and
equestrian ranches on two to ten-plus acre lots, with a few agricultural businesses. Open
spaces, which are preserved in perpetuity as such, make up more than half of our
community. Elfin Forest has an extremely strong community spirit that focuses on the
preservation of Elfin Forest as a rural community, preserving, and defending the area’s
sensitive environmental habitat and knowing and helping your neighbors. Our motto is:
“keep it rurall”

The name Elfin Forest comes from the
scientific community. Naturalists use the
term to describe the chaparral, the type of
vegetation which formerly covered much
of Southern California and is still the
predominant vegetation in Elfin Forest.
The “elfin forest” or chaparral conserves
the land it covers by holding soil in place
during rainstorms and in our Elfin Forest
grows the coastal sage scrub which
supports many endangered plants and
animals, including the  California
gnatcatcher. The coastal sage scrub is
now endangered throughout the county and the state, and State and federal agencies are
studying different ways to protect it. Elfin Forest contains one of the largest remaining
areas of virgin coastal sage scrub in Southern California.

Until 1977 the Elfin Forest community was sparsely developed; at that time there were
only a few homes on large country parcels, the Questhaven Retreat and the Elfin Forest
Vacation Ranch/Trailer Park. (The trailer park was closed in 1999 to make way for the
development of the Cielo Del Norte project. Subsequently, this property was removed
from the Cielo project and sold to a private individual who has placed a conservation
easement on the property to ensure that the land will be preserved as open space in
perpetuity. Portions of the land are currently being restored as wetland mitigation for the
Sprinter Rail Project.)
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The Questhaven Retreat was founded in 1940.
It has been in continuous use as a
nondenominational Christian retreat and
training school for students who seek the
universal way of Christian discipleship. It
welcomes those of all faiths to come to this
peaceful haven for quiet and spiritual renewal
to draw closer to God. The Retreat’s 640 acres
of secluded hills, oak-lined valleys and coastal
chaparral ensure that a large tract of pristine
native wilderness will be preserved for
generations to come.

The Elfin Forest rural residential community

has slowly been developing since 1977 when

some of the large properties came up for sale.
The development has been dependent on the real estate market in the greater San Diego
area and a majority of the homes in the valley were built in the following time periods:

1977 — 1980
1985 — 1992
1996 — present

b. Relationship to Adjoining Communities

The Elfin Forest community represents a very large rural island in the heart of developed
Coastal North San Diego County, which is located within the San Dieguito Community
Planning Area (CPA). Elfin Forest is surrounded by Rancho Santa Fe to the south;
Olivenhain, Encinitas, La Costa and Carlsbad to the west; San Marcos to the west and
north and Harmony Grove to the east. Access into the community is limited by only one
major road — Elfin Forest/Harmony Grove Road — which runs west to east. Access from
the west is through the San Marcos community of San Elijo Hills and from the east through
the community of Harmony Grove and the City of Escondido.

C. Environmental Setting

Elfin Forest is situated in two intersecting valleys — one running north-south and the other
running east-west. Both valleys are cradled by dramatic brush-covered hills and granite
formations. The valleys are isolated by the topography of the surrounding hills and are
rural in character. The valleys are home to a diverse mix of native plants and animals,
including deer, coyotes, bobcats, red fox, golden eagles, hawks and other raptors, Bells
vireos, gnatcatchers, ravens and numerous plant species. A multitude of species that
thrive in this area are on State and/or federal endangered or threatened species lists.
The County has identified this area as highly valuable environmental land. (Please refer
to the Elfin Forest Harmony Grove Community Guide, Fifth Edition, published 2004.) The
Multiple Species Conservation Plan for North County identifies most of Elfin Forest as
“High Value habitat”, underscoring the unique value of this environmental resource to San
Diego County as a whole.
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Elfin Forest is characterized by its abundance of chaparral, a word derived from the
Spanish word “chaparro” meaning live oak. Chaparral consists of certain species of
vegetation found mostly covering hillsides and mountain slopes along the coast of
Southern California. Elfin Forest contains one of the best examples of this native plant
collection. The particular type of chaparral still found in Elfin Forest, coastal sage scrub,
only occurs within proximity of the coast, and therefore has been decimated by
development throughout Southern California. Elfin Forest contains one of the largest and
last stands of coastal sage scrub (the habitat for the federally threatened California
gnatcatcher) anywhere in San Diego County.

The Escondido Creek extends from the eastern edge of Harmony Grove and continues
through Elfin Forest to the northern edge of Rancho Santa Fe. The Escondido Creek and
the surrounding open space in Elfin Forest
are home to many unique and endangered
species. This watershed area is an
invaluable resource deserving protection.
The watershed accommodates a variety of
natural  habitats, including riparian
wetlands, oak woodlands, native
grasslands, chaparral, and coastal scrub.
The upland areas support many rare plant
species, such as wart-stemmed
ceanothus, summer holly, mesa club
moss, and California adolphia. Expanses
of coastal sage scrub provide refuge for threatened California gnatcatchers, San Diego
horned lizards, and orange-throated whiptail lizards.

Sticky dudleya and sea dahlia grace the rocky cliffs above the creek, while marsh elder
and Orcultt’s brodiaea can be found along the sandy banks. Great blue herons, mountain
lions, coyotes, mule deer, bobcats, fox, roadrunners, owls, hawks, turkey vultures, and
golden eagles all play a part in this delicate ecosystem.

The topography of Elfin Forest is characterized by open valley floors associated with the
Escondido Creek and surrounded by gently to steeply sloping hills and by sharp granite
escarpments. A significant portion of the valleys, hills, and ridgelines are in their natural
condition and providenatural open space and scenic vistas. Habitats include: sensitive
riparian wetlands, oak woodlands, native grasslands, chaparral, and coastal sage scrub.
The Escondido Creek wildlife corridor is home to a plethora of rare, sensitive, threatened,
and endangered plant and animal species. Elfin Forest is home to over 1800 acres of
dedicated open space, including 750 acres at the Elfin Forest Reserve, 640 acres at the
Questhaven Retreat and over 200 acres for Sage Hill —in total a full third of Elfin Forest’s
total acreage in already protected open space, providing a large swath of habitat to the
various native species. lItis a primary goal of our community to continue to preserve the
remainder of the pristine and unique open space as mitigation land for developments
elsewhere in the County.

Additional information on the biodiversity in Elfin Forest / Harmony Grove is provided in
the Appendix: Biological Diversity.

San Dieguito Community Plan
(Elfin Forest - Harmony Grove) 9



1-95

d. Existing Land and Community Character —

Elfin Forest is primarily characterized by open space, a rural enclave with large lots with
citrus and avocado orchards, as well as horse and alpaca ranches. It is an extremely
peaceful and quiet place and generally remains in its natural state. The dark night sky is
an important aesthetic resource; and there are many scenic views in the community,
including those of the hills, the valleys, and the riparian habitat. The character of Elfin
Forest is based on openness: open land, open spaces, and undeveloped countryside with
a low density of homes. Most homes are well integrated into the natural landscape.

The Elfin Forest community encompasses approximately 4,727.1 acres that are
developed with custom single-family homes on large estate lots. The homes must be
located on lots no smaller than two acres and must utilize septic systems for sewage
management. The existing community has a combination of homes and ranches nestled
into the hills; keeping ridgelines and slopes intact to preserve the natural topography of
the area and to help preserve wildlife corridors and native plant species. There are a few
agricultural businesses in the form of a nursery, a flower grower, and a seed production
farm, which provide a rural flavor. In addition, there are commercial lemon and avocado
growers and many home orchards. The community has no industrial uses.

Private equestrian and hiking trails
extend throughout the Elfin Forest
community.  Split rail fences, newly-
planted trees, and a staging area near
the fire station lend community character
and beauty to these trails. Open space,
dark nighttime skies, low traffic volume,
and access to the abundant wildlife
through protected nature trails are valued
by Elfin Forest residents. There are no
street lights, lighted signs, traffic signals,
or sidewalks. In addition to the physical
attributes of the community, there is a
community spirit of “Neighbors Helping
Neighbors.” Examples of this are the
EFHG Volunteer Fire Department and
Fire Auxiliary, the EFHG Town Council, the Escondido Creek Conservancy, the Elfin
Forest Foundation, the Elfin Forest Landscape Foundation, the neighborhood block
captains, the EFHG Playgroup, and the EFHG Trails Committee. Community events,
such as the EFHG Town Council Fourth of July Picnic and Parade Fundraiser and the
annual Elfin Forest Garden Festival, promote and preserve the unity and focus of Elfin
Forest residents.

LAND USE PLANNING ISSUES:

1. There still exist many large undeveloped parcels of land in private hands within
Elfin Forest, some of which are in excess of 450 acres. Development of these
parcels by any standard less than two acres per dwelling unit poses the threat
of subdivisions coming into our rural community which would be inappropriate.
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2. There is a major issue of risk of annexation of undeveloped parcels by adjacent
cities, at the behest of landowners trying to evade meeting our community
standards. Annexation of these parcels into adjacent cities would fragment and
negatively impact the Elfin Forest community and the fragile environmental
ecosystem. In addition, the fragmentation of the Elfin Forest community would
lead to the creation of unserviceable county islands.

3. Where possible, the remaining undeveloped parcels should be conserved in
their natural state. Elfin Forest strongly supports the preservation of our critical
and endangered habitats, including wetlands vegetative habitats. These
should be considered by the County as first candidates for mitigation properties
given their very high habitat value, and the fact most are surrounded by
currently dedicated open space.

4. The rural residential character with large lots and equestrian estates must be
maintained. Limited agricultural uses must continue to be encouraged and only
those commercial uses that are ancillary to the agricultural business on the
same property should be allowed.

5. The community consists of estate development of at least two acre lots and
seeks the preservation of this type of development.

6. The Escondido Creek is a valuable environmental resource that must be
preserved and restored in order to protect the valley’s sensitive habitats and
provide open space opportunities for San Diego County residents.

e. Existing Circulation and Mobility

Circulation and mobility within the Elfin Forest community includes Elfin Forest/Harmony
Grove Road, a two-lane Light Collector, which runs from San Elijo Hills on the west
through the Elfin Forest and Harmony Grove communities to Escondido on the east. This
road is the main access point in and out of Elfin Forest. A major issue for the community
is the amount of traffic on this road. As development has increased in surrounding
communities, so has the traffic. In addition, since this roadway is a well-known roadway
used by bicycle enthusiasts, it is important to limit the traffic on this road to allow this
activity to continue safely.

All other roads besides Elfin Forest Road
are private and maintained by the
residents. As commuter traffic increases,
the installation of gates within some
roadways in the community has been
envisaged by the property owners.
County support in those endeavors would
be appreciated as these efforts are crucial
to our goal of “keeping it rural”. In addition,
maintaining a network of two-lane roads is essential to retain the rural character of Elfin
Forest.

The Elfin Forest community has over 23 miles of private equestrian and pedestrian trails.
Many were simply created by horses and allowed to be used by the underlying property
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owner, but some are bordered with split rail fencing and constitute a key amenity in the
community. The County helped fund the trail along Questhaven Road, which is dedicated
to and maintained by the County. In addition, the community has two miles of landscaped
and maintained trails located primarily along Elfin Forest Road, and is funded by the Elfin
Forest Community Foundation and Citizens Against Rural Exploitation. Issues pertaining
to these unique trails include future maintenance and linkage to the County trail system.

f. Existing Community Facilities and Infrastructure
Infrastructure

Since Elfin Forest is a rural community, there is no sewer system or natural gas. Instead
of natural gas, the community relies on propane and/or electricity. In addition, all homes
in the Elfin Forest use septic systems for their sewage management. Water is provided
by the Olivenhain Municipal Water District, the Vallecitos Water District, and on the
Questhaven Retreat by the Questhaven Municipal Water District.

Septic systems are strongly supported by the community as they have become a very
important mechanism to keep the community rural, as large lots are necessary to sustain
these systems.

Community Facilities

Since Elfin Forest is a small rural community, there are no schools or active parks in the
community. The vast majority of children in our community can attend public schools in
the Rancho Santa Fe School District. A few homes are in the Escondido City School
District. School-age families place a lot of value on being able to attend the Rancho Santa
Fe schools, and this creates a strong linkage between the two communities.

In terms of community facilities, there are four major resources located within the
community:

1. Elfin Forest Fire Station — Located in the heart of the community, the Fire
Station not only houses the volunteer fire department, but also serves as a
meeting place for community meetings and events.

2. Elfin_Forest Recreational Reserve — This 750-acre open space park and
recreational area was developed by the Olivenhain Municipal Water District in
cooperation with the U.S. Department of the Interior, Bureau of Land
Management as an element of the Olivenhain Water Storage Project. The
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Reserve offers approximately 17 miles of hiking, mountain biking, equestrian
trails, primitive picnic areas, and scenic mountain viewing points. The Reserve
includes oak riparian, oak woodland, coastal sage scrub, and chaparral plant
communities.

3. Private and public equestrian and hiking trails — Elfin Forest is home to more
than 23 miles of private trails/linear parks and one public trail that runs from the
Questhaven Retreat south for approximately one mile along Questhaven Road.

4. Fire Safe Garden — The Elfin Forest Fire Safe Garden, located adjacent to the
Fire Station, was created after the 1996 Harmony Grove wildfire. It is a living
demonstration of the techniques and plant materials we can all use to
safeguard our homes and properties from wildfires. It has been featured in
several magazines and landscaping books.

g. Public Safety
Natural Hazards

The two major disasters that could affect the Elfin Forest community are the risk of
wildfires and flooding.

Wildfires — Because Elfin Forest is a rural community which contains much natural
vegetation and chaparral; and because of our naturally dry environment being
complicated by years of drought, the risk of wildfires is extremely high.

Flooding — The Escondido Creek can become dangerous with heavy winter rains. The
result is large quantities of swiftly moving runoff through drainages, culverts, and creeks.
Areas at risk are along Harmony Grove Road, the southern end of Questhaven Road,
and the creek crossing into Rancho Santa Fe on Suerte Del Este.

Public Safety Providers

Fire protection is provided by the Elfin Forest/Harmony Grove Fire Department. This Fire
Department, with 27 volunteers and two paid staff to provide year-round fulltime service,
operates under contract with the County of San Diego to provide fire suppression, fire
prevention, and medical aid to the residents of County Service Area 107. The County of
San Diego Sheriff’'s Department provides police protection to the community.

h. Trends and Future Projections

The population of Elfin Forest today is approximately 800 residents in about 300 homes,
and is expected to increase only slightly as additional rural estate homes are built in the
community. As the population increases in San Diego County and statewide, there will
be continual pressure to put higher density residential into or adjacent to Elfin Forest.
However, given the challenges facing the community, this should not be allowed to occur.
These challenges include:

1. A sensitive environmental ecosystem that is extremely fragile and should be
protected.
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2. Pressure on coastal cities and County agencies to mitigate like for like continual
infrastructure development, coupled with the disappearance of coastal sage
scrub habitat outside Elfin Forest.

3. Limited access into and out of the community.

4. An extreme vulnerability to wildfires (two in the last twelve years, including one
where we experienced loss of life by a resident) because of the topography and
open space characteristics. Allowing more homes in the urban/wildlife interface
should only be done very carefully.

5. Limitations of septic system capacity and even feasibility in the rocky and clay
soil native to Elfin Forest.

ISSUES WHICH NEED TO BE CONFRONTED:
1. Risk of annexation of land within Elfin Forest by adjacent cities.

2. Interest by non-resident property owners/developers of undeveloped parcels in
Elfin Forest to change the current residential land use density to lots of less
than two acres per dwelling unit.

3. Conserving the remaining undeveloped parcels in Elfin Forest in their natural
state.

4. Preservation and restoration of the Escondido Creek in order to protect the
watershed’s sensitive habitats.

5. Preventing development along our ridgelines, including from surrounding
communities.

6. Sewage management with septic systems to be maintained in Elfin Forest.

7. Water conservation and drought-tolerant landscaping in all public and private
spaces.

8. Fire-safe landscaping.

Harmony Grove

a. History

Harmony Grove is the oldest of the San Dieguito communities, named by the Spiritualist
Association that incorporated there in 1896. This area may have housed the prehistoric
village of Japatul. Luiseno and Diegueno occupation is evident. Prehistoric resources
include petroglyphs, pictographs, some habitation sites, bedrock milling sites, a lithic
scatter, and a private artifact collection. In addition, there are several buildings that
appear on the 1889/1891 San Luis Rey 15’ topographic map, and some of these are still
standing. For example, the remains of an adobe structure stand near Country Club Drive
and Cordrey Lane.

The ridgeline along the western edge of Harmony Grove forms a locally important historic
visual resource called the “Lady of the Valley.” As seen from Harmony Grove, the highest
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to the west of the western edge of the City of Escondido, to the north of the Del Dios
Highway, where Via Rancho Parkway intersects the Del Dios Highway, and to the east of
Elfin Forest Recreational Preserve. It is bordered by Eden Valley and Escondido to the
north, San Marcos to the west, Elfin Forest to the south, and Del Dios and Escondido to
the east (See Figure 2 on page 17). The central 900-acre portion of Harmony Grove that
was proposed for annexation and industrialization was removed by the Local Agency
Formation Commission (LAFCO) from the Escondido sphere of influence at the request
of residents of the surrounding unincorporated areas.

C. Environmental Setting

The community of Harmony
Grove is situated in two
intersecting valleys — one
running north-south, and the
other running east-west. Both
valleys are cradled in dramatic
brush-covered hills and granite
formations. The valleys, though
physically close to urban areas,
are isolated by the topography
of the surrounding hills, and are
rural in character. The valleys
are home to a diverse
population of native plants and
animals, including deer,
coyotes, bobcats, golden eagles and other raptors, least Bells’ vireos, gnatcatchers,
ravens, and numerous species of plants. There are a multitude of species thriving in this
area that are on protected lists.

The Escondido Creek extends
from the eastern edge of
Harmony Grove and continues
through Elfin Forest to the
northern edge of Rancho
Santa Fe. The area falls within
the San Diego Air Basin and is
located in an area of high air
pollution  potential. The
topography is characterized by
open valley floors associated
with Escondido Creek
surrounded by gently steeply
sloping hills and by sharp
granitic escarpments. A
significant portion of the valleys, hills, and ridgelines are in their natural condition, which
provide_natural open space and scenic vistas. Habitats include sensitive riparian
wetlands, oak woodlands, native grasslands, chaparral, and coastal sage scrub. The
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Escondido Creek wildlife corridor runs through the center of Harmony Grove. The area
is home to a plethora of rare, sensitive, threatened, and endangered plant and animal
species.

d. Existing Land Uses and Community Character

The Harmony Grove community encompasses areas that are primarily single-family rural
residential communities on estate lots sprawling over hillsides, along with agricultural
uses and residential livestock keeping (see Harmony Grove homes in photos below).

It has no established trails;
no commercial development
or non-agricultural industry,
except for one concrete—pipe
plant; no sidewalks; and no
extractive land uses. Areas
of dedicated open space
include the holdings of The
Escondido Creek
Conservancy, totaling
approximately eleven acres.
Urban areas of Escondido
and San Marcos immediately
: s ! ) adjoin several portions of
T NS B Harmony Grove.

Harmony Grove residents value open space, quiet, dark nighttime skies, and low traffic
volume. There are no street lights, lighted signs, or traffic signals.

Some of the key elements of the Harmony Grove character and values include one- and
two-story single-family homes on large lots; large-animal facilities on residential
properties; no clustered development; no "cookie-cutter® developments; no walled
developments, and no gated communities.
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LAND USE PLANNING ISSUES:

The Harmony Grove community, working with County staff, designed a Village
Development Pattern Model as represented in the General Plan.-Lard-Use
Map- There still exist many large undeveloped parcels of land within Harmony
Grove outside the footprint of the approved Village. Development of these
parcels with an urban, clustered or suburban design would threaten the
continued existence of the rural residential and equestrian character of
Harmony Grove, Elfin Forest and Eden Valley without the adherence to the
Community Development Model and other related General Plan policies.

Annexation of parcels within Harmony Grove by adjacent cities would fragment
the historic 100-year-old Harmony Grove community, disrupt the fragile
ecosystem, and create unserviceable county islands.

The Escondido Creek is a valuable environmental resource and must be
preserved and restored to protect the valley’s sensitive habitats, and provide
open space opportunities for San Diego County residents.

Development standards that prohibit construction along ridgelines must be
adopted to implement General Plan policies protecting ridgelines.

Harmony Grove strongly supports conservation and protection of native
species, and is working towards becoming a green community by recycling
animal wastes, using reclaimed water for irrigation, and supporting local
organic agriculture.

Agricultural uses, especially small family-owned organic farms, are important
to the functioning of Harmony Grove and are encouraged as part of an
environmentally sensitive green community plan.

e. Existing Circulation and Mobility

There are three main roadways
in Harmony Grove: Country
Club Drive, which extends
primarily north-south throughout
the length of the community;
Kauana Loa Drive, which begins
at Country Club Drive and
heads east, curving to the south
to run together with Harmony
Grove Road in Escondido; and
Harmony Grove Road, which
continues from Escondido in a
south-easterly direction through
the community. Non-local east-
west commuter traffic creates Equestrian on Country Club Drive
excessive traffic congestion on

Harmony Grove Road during rush hours.
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A major high tech business park, the Escondido Research and Technology Center, is
located immediately to the north east of Harmony Grove. Excess commuter traffic would
create hazards along the rural county roads of this community.

Harmony Grove has private roads to provide access to many residential and agricultural
uses. Some of these are not adequately named or identified for public safety purposes.
Harmony Grove residents and equestrians currently walk directly on the major roads and
this represents a serious safety hazard that will only become worse as the area is built
out. Off-road trails are needed to provide safe passage for the residents and their
children. A particular problem exists along the southeastern terminus of Country Club
Drive, where pedestrians and equestrians would be traveling towards the Del Dios
Highlands County Preserve or the Lake Hodges Recreational Area.

f. Existing Community Facilities and Infrastructure

The area infrastructure is rural, and utilizes mainly septic systems for waste disposal.
Some areas have well water, others use water supplied by various water districts (Rincon
Del Diablo, Olivenhain). There is no available natural gas.

Harmony Grove has no schools or active parks. However, there are several community
facilities:

e The Fellowship Hall of the Harmony Grove Spiritualist Association — This
private facility has served as a meeting room for area residents on many
occasions in the past.

e The Elfin Forest / Harmony Grove Fire Station — The Fire Station not only
houses the volunteer fire department, but also serves as a meeting place for
community meetings and events.

e Johnston-Ward Farmhouse — The farmhouse has been dedicated to the
community for use as a meeting place. The Heritage Gallery on the first floor
houses historic artifacts and old photographs of the community.

e Harmony Grove Village — The approved Harmony Grove Village project will
have a small commercial town center that should serve the local community
and provide public gathering places as well as opportunities for the sale of
locally grown organic produce. This project also will have a wastewater
reclamation facility that will provide sewage service to Village homes and create
recycled water for irrigation.

g. Public Safety

Fire protection is provided by the Elfin Forest/Harmony Grove Volunteer Fire Department.
This Fire Department operates under contract with the County of San Diego to provide
fire suppression, fire prevention, and medical aid to the residents of County Service Area
107. A second station of this fire department is scheduled to be built in Harmony Grove
as part of the Harmony Grove Village project. The County Sheriff’'s Department provides
police protection to the community.

The two major hazards that could affect the Harmony Grove community are the risks of
wildfires and flooding.
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Wildfires — The risk of wildfires is extremely high in Harmony Grove, because it is a rural
community that contains much natural vegetation and chaparral. This risk has been
further exacerbated by years of drought in our naturally dry environment.

Flooding — The Escondido Creek can become dangerous with heavy winter rains. The
result is large quantities of runoff moving through drainages, culverts, and creeks called
swiftwater. Sections of Country Club Drive and of Harmony Grove Road are subject to
flooding that can prevent travel to or from the southeastern portion of the Harmony Grove
community.

h. Trends and Future Projections

The population of Harmony Grove is expected to increase dramatically as the Harmony
Grove Village development pattern is built out. If the patterr-shewn-en-the-General Plan
Land-Use-Map-ispolicies are stricthy-closely followed, the-final-rumberof-urban-homes
should-approximately-egual-the-number-of rural-hemes-in-the neighboring communities

of Elfin Forest, Eden Valley, and Harmony Grove should be able to keep its rural voice.

However, there is continual pressure to put higher density residential or even industrial
development in Harmony Grove beyond what is currently allowed by the General Plan
Land Use Map. Several agricultural operations are finding that limits to their operations
are leading them to consider re-zoning and re-development in the near future. In addition,
non-resident land speculators have purchased local undeveloped land in the hopes that
General Plan Amendments allowing higher density will be adopted by the Board of
Supervisors. Residents will continue to work to preserve this historic 100-year-old
community by implementing the Village Development Pattern that—was
negetiatedconsistent with General Plan policies.

ISSUES THAT NEED TO BE CONFRONTED

e The Village-community development model pattern as shewn-provided for in
the General Plan Land-Yse-Map-must be strictly adhered to as the formal
development model for the area.

o Urban homes must not outnumber the rural homes to maintain tThe rural voice
must be maintained and preserve-the rural heritage of this historic community
must be preserved by the Community Growth policies outlined under Issue LU-
2.2.

e Annexation of Harmony Grove properties into adjacent cities allows
landowners to escape the rural community development standards and must
be discouraged.

e Safe pedestrian / equestrian trails should be established.
e “Green Community” practices should be encouraged.

e Water conservation and drought-tolerant landscaping in all public and private
spaces should be supported.

e Fire-wise landscaping should be encouraged.
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Community Vision

Elfin Forest

The community of Elfin Forest is a rural residential community characterized by large
swaths of open space, residential large lots, and agricultural uses. Lot sizes vary from
two to over ten acres, with a system of private equestrian and hiking trails throughout.
The majority of Elfin Forest is undeveloped lands with unique biodiversity. We are a rural
community that cherishes our peaceful and quiet environment without sidewalks, street
lights, and stoplights, and our dark night skies. This is a community of individuals, who
have their own private space to implement their own vision of the ideal life, which is not
the usual “subdivision” model. As a community, we respect and strive to preserve our
existing undeveloped lands as natural habitat and open space areas; not only for
ourselves, but for all of the residents of San Diego County. We are a community that
believes in and lives by community spirit, and we promote a “know your neighbors”
environment.

Our residential areas blend into the natural environment and are developed on minimum
two-acre parcels. The homes are custom-built and utilize septic systems for sewage
management. Our agricultural uses including seed farms, citrus and avocado groves,
nurseries, flower growers, and fruit growers are a key part of our community and uphold
the rural community character. Access to our community is limited by a two-lane road,
which is necessitated to preserve our rural and environmentally-sensitive area. All other
roads within the community are private and maintained by the residents.

Our community services include a vibrant volunteer Fire Department, a system of trails,
the Fire Safe Garden, and the Elfin Forest Reserve.

Our environmental resources are primarily the Escondido Creek, which constitutes a
portion of our southern boundary, and large open space parcels that are home to many
unique and endangered species. The community of Elfin Forest believes in the
preservation and protection of our unique habitat and the creation of wildlife corridors in
any future development. We value our sensitive habitat and wildlife corridors, and believe
that they must remain pristine and dedicated with a conservation easement to preclude
different uses in the future. We favor purchase of remaining open space to protect the
unique ecosystem remaining, one of the last large swaths of undeveloped land west of
Interstate15.

We are very aware of the inherent risk of wildfires. Because most residences are built at
the interface with wild lands, and many are surrounded by open space native vegetation,
we are at special risk in case of wildfires. We, therefore, value and support the Elfin Forest
/ Harmony Grove Fire Department as it is a major force in our community, protecting, and
uniting us.
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Harmony Grove

The following describes the ideal future state of the Harmony Grove community:

The area is rural in nature, extremely quiet, peaceful, and generally remains in its natural
state, except for the agricultural uses. The dark night sky is an important aesthetic
resource. The most scenic views in Harmony Grove are of the hills, valleys, riparian
habitat, and grazing farm animals; and these visual qualities must be preserved. The area
remains non-industrial with low-densities, which preserve the community’s historic rural
agricultural character.

The residents embrace a green community, where they continue their rural small-town
lifestyle, enjoy keeping leisure and market animals, and live in harmony with the land and
the wildlife. The Village is a place where local farmers sell organically grown vegetables;
and where residents’ children often find first homes, or where their parents can choose to
live in retirement.

The historic rural habitat is preserved where the Village is surrounded by large-lot rural
homes and small, family owned farms and vineyards that preserve the critical
relationships necessary for this environmentally sensitive and balanced green
community. The all-important rural voice is not overwhelmed by the urban voice.
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Goals, Policies, & Implementation
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1. Land Use (LU)

Community Boundaries

The Harmony Grove Village Boundary, shown on Figure 3 on page 25, is a growth
boundary that identifies land to which development should be directed. Areas outside this
limit line are not intended to expand and should retain the original Harmony Grove rural
residential and agricultural character.

The community of Elfin Forrest does not have an established Village or Rural Village
boundary.

Land Use Diagram

The San Dieguito Community Planning Area Land Use Map is provided in the General
Plan Land Use Maps Appendix as Figure LU-A-19.

1.1 Community Character
Elfin Forest

Issue LU-1.1 Elfin Forest is a rural community in San Diego County that could be
threatened by urban sprawl from adjacent municipalities, land owners of
undeveloped large parcels who desire to develop their properties at higher
densities for monetary gain, and developers, if zoning and density changes are
permitted.

Goal LU-1.1 Maintain our rural residential community

Policy LU-1.1.1 Restrict land uses to single-family rural residences,
equestrian or large animal estates, and agricultural uses.

Policy LU-1.1.2 Require minimum lot sizes of two acres outside the Village
Boundary as the standard, unless significant preservation of resources is
achieved; and specific findings are met for the preservation of community
character with the utilization of lot area averaging, planned residential
developments, or specific plans.

Policy LU-1.1.3 Any and all development in Elfin Forest must be served
only by septic systems for sewage management to ensure the preservation
of the community’s rural character.

Policy LU-1.1.4 Development of commercial or industrial uses outside
Harmony Grove Village that is inconsistent with community character is
strongly discouraged.

Policy LU-1.1.5 For developments of two lots or more, require community
review of proposed plans prior to County permit approval.

Policy LU-1.1.6 Prohibit sidewalks to maintain Elfin Forest’s character as
a rural community and protect the community’s dark nighttime skies.

Issue LU-1.2 Elfin Forest is a community that values its dark nighttime sky and
wants to maintain it.
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Goal LU-1.2 A rural community that has a dark nighttime sky.

Policy-LU 1.2.1 Encourage all existing and new residential dwellings to
preserve the dark nighttime sky by instituting an external lighting “lights-out”
program after 10pm.

Policy-LU 1.2.2 Prohibit street lights and stop lights, except where
necessary for public safety.

Policy-LU 1.2.3 Require residential lighting to preserve dark nighttime
skies, street lighting on private property to be directed downward to reduce
scattered light; and restrict lighted signage to the minimum required for
operation and safety.

Issue LU-1.3 Even though Elfin Forest is a rural community with large lots, some
of which are used to keep large animals, the majority of residents do not have
horses or other large animals. Therefore, it is important that large animal
regulations are respected.

Goal LU-1.3 Responsible animal-keeping.

Policy LU-1.3.1 Allow for the responsible husbandry of equestrian and
other large animals.

Policy LU-1.3.2 Strictly enforce County regulations pertaining to large
animal keeping.

Policy LU-1.3.3 Strictly enforce boarding regulations.
Policy LU-1.3.4 Encourage composting of manure to control odor and flies.

Policy LU-1.3.5 Encourage proper maintenance of fences and animal
enclosures.

Policy LU-1.3.6 Encourage the use of cross-fencing to promote healthy
grass pastures and reduce dust, mud and erosion.

Policy LU-1.3.7 Encourage the use of recycled water for pasture irrigation.

Policy LU-1.3.8 Promote use of our community trail system for the
enjoyment of horses and their riders, as well as pedestrians.

Issue LU-1.4 Elfin Forest is a well organized and caring community where
residents work together to solve a wide range of issues. Because of this, a stronger
community identity is needed.

Goal LU-1.4 A continued strong sense of identity for the community of Elfin
Forest.

Policy LU-1.4.1 Seek a separate zip code to enhance a strong community
identity for the community of Elfin Forest.

Implementation Plan LU-1.4.1 Coordinate with the US Postal Service
to create the new zip code.

Policy LU-1.4.2 Require development to submit plans for review by the
Elfin Forest/Harmony Grove Town Council.
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Harmony Grove

Issue LU-1.5 Harmony Grove is a rural community threatened by urban sprawl.
Policies on annexation by adjacent jurisdictions are identified in Section 1.2,
Community Growth Policy.

Goal LU-1.5 Preservation of the rural small town feeling of Harmony Grove.

Policy LU-1.5.1 Require minimum lot sizes of two acres for lands
designated as Semi-Rural 4 or lower densities and one acre for lands
designated as Semi-Rural 1 and Semi-Rural 2 as the standards, unless
significant preservation of resources is achieved and specific findings are
met for the preservation of community character with the utilization of lot
area averaging, planned residential developments, or specific plans.

Policy LU-1.5.2 Require developers to obtain community review and input
of their plans prior to permit approval.

Policy LU-1.5.3 Provide for lot sizes that will permit residents to keep
leisure and market animals on their property.

Policy LU-1.5.4 Restrict land use primarily to single-family residences
outside of the Village.

Goal LU-1.6 Open access community design that fosters a feeling of “one
neighborhood” despite multiple developments.

Policy LU-1.6.1 Require large developments to retain connectivity with
visual or physical pedestrian/equestrian access to community features.

Policy LU-1.6.2 Promote design of development with a rural, country
theme.

Goal LU-1.7 Continued preservation of mature native trees.

Policy LU-1.7.1 Require development designed that avoids the removal of
mature trees and encourages shady parking areas with trees.

Goal LU-1.8 Dedicated open space.

Policy LU-1.8.1 When considering the appropriate mitigation for impacts
to biological resources within the community, consider local community
options first. The acceptance of biological mitigation options outside the
planning area is strongly discouraged when appropriate mitigation is
available within the planning area.

The Community Planning Group prefers that biological mitigation land for
development within the community be purchased within the community to
create open space and trails.

Issue LU-1.9 The historic equestrian character of Harmony Grove is threatened
by increasing development pressures.

Goal LU-1.9 An attractive equestrian community that encourages
environmentally sensitive, responsible horse keeping.
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Policy LU-1.9.1 Require disclosure of Harmony Grove’s rural nature to
potential home buyers in order for new residents to accept the
consequences and benefits of living in a rural environment (ie, proximity of
large animals and small farms and ranches).

Policy LU-1.9.2 Encourage the keeping of equestrian and market animals.

Policy LU-1.9.3 Encourage proper maintenance of fences and animal
enclosures.

Policy LU-1.9.4 Require commercial equestrian facilities to strictly conform
to County regulations to ensure maintenance of attractive facilities that
enhance the community and promote the health of the animals.

Policy LU-1.9.5 Support the opportunity for home horse keepers to board
a very small number of horses to help defray costs of keeping their own
animals.

Policy LU-1.9.6 Encourage the use of cross-fencing to promote healthy
grass pastures and reduce dust, mud, and erosion. Make recycled water
available for pasture irrigation.

Policy LU-1.9.7 Strictly enforce manure and odor control.

Policy LU-1.9.8 Promote the use of a non-motorized trail system for the
enjoyment of both horses and their riders, as well as hikers and bicyclists.

Goal LU-1.10 The Preservation of a rural visual environment, including leisure
and market animals grazing in fenced front yards.

Policy LU-1.10.1 Reduce front setback requirements to allow grazing, but
not housing, of leisure and market animals in residential fenced front yards.

Issue LU-1.11 Agricultural uses, especially small family-owned organic farms, are
important to the functioning of Harmony Grove, and are encouraged as part of an
environmentally sensitive green community plan.

Goal LU-1.11 Becoming a green community by recycling animal wastes, using
reclaimed water for irrigation, and supporting local organic agriculture.

Policy LU-1.11.1 Encourage local distribution of composted animal
wastes.

Issue LU-1.12 The rich visual resources of the valley, including a locally significant
visual resource, i.e., “Lady of the Valley” mountain formation, are threatened by
urban sprawl. Policies concerning ridgelines are identified in the General Plan
Conservation and Open Space Element under Goal COS-12.

Goal LU-1.12.1 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.
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Community Growth Policy

Issue LU-2.1 Elfin Forest and Harmony Grove are rural communities surrounded
by cities (Escondido to the northeast and San Marcos to the southwest), and, as
such, are threatened by urban sprawl. To preserve the rural lifestyle and to retain
value in their rural properties, the communities would like to establish buffers
where urban areas are immediately adjacent to rural home sites. For example,
Escondido is planning to annex a portion of Harmony Grove to expand a business
park. Harmony Grove residents requested that as a condition of annexation, the
area adjacent to rural residential homes would include more rural design elements,
such as park areas with nature trails, trees within parking lots, and restricted traffic
access to local Harmony Grove roads. In areas where more urban residential
development may occur (perhaps in San Marcos), densely populated small-lot
developments should not be planned adjacent to multi-acre rural home sites.
Support for these policies should be garnered from adjacent municipalities.

Goal LU-2.1 Preservation of the rural unincorporated community of Elfin
Forest and its cohesiveness with its neighbor, the rural unincorporated
community of Harmony Grove.

Policy LU-2.1.1 Coordinate with LAFCO to respect the boundaries of the
unincorporated community of Elfin Forest and Harmony Grove, and strongly
discourage any portion to be annexed to adjacent cities.

Policy LU-2.1.3 Seek funds to purchase lands with sensitive natural
resources to also serve as open space buffers between adjacent cities and
the unincorporated community of Elfin Forest — Harmony Grove, and
preserve them with a conservation easement to preserve the rural character
and habitat.

Policy LU-2.1.4 Maintain open-space buffer between urban areas and rural
community to preserve character of unincorporated community.

Issue LU-2.2 Several agricultural operations are finding that limits to their
operations are leading them to consider re-zoning and re-development in the near
future. In addition, non-resident land speculators have purchased local
undeveloped land in the hopes that higher density will be adopted by the Board of
Supervisors through General Plan Amendments. Development of these parcels
outside the proposed Harmony Grove Village Boundary (refer to Figure 3) with an
urban, clustered, or suburban design threatens the continued existence of the rural
residential and equestrian character of Elfin Forest / Harmony Grove.

Goal LU-2.2 Preservation of the lifestyle of the rural resident while
accommodating growth.

Policy LU-2.2.1 Ensure that the-nrumberof-urbanresidences-doesnot
greatly-exceed-that-of-the rural residential ees and equestrian character of
ir-the greater unincorporated communities of Harmony Grove and Eden
Valley_are maintained by adherence to the Community Plan policies set
forth in Section 1.1 “Community Character.”
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Policy LU-2.2.2 Allow, within the village boundary, as part of a thoughtful
comprehensive community plan, the keeping of livestock on a limited basis
on residential lots greater than 1/3 acre, which have become necessary in
heretofore rural areas to comply with increased population projections.

Implementation Program LU-2.2.2 Zoning Ordinance

Community Conservation and Protection

Issue LU-3.1 Much of the coastal area sensitive environmental habitat in San
Diego County has been destroyed by development. Elfin Forest and Harmony
Grove are one of the last coastal areas in San Diego County with sensitive and
endangered habitats that are still intact.

Goal LU-3.1 The continued preservation of Elfin Forest and Harmony Grove’s
sensitive and endangered habitats.

Policy LU-3.1.1 Encourage the restoration and maintain the watershed,
creeks, and riparian areas.

Policy LU-3.1.2 Seek a means to prevent motorized vehicles; i.e. dirt bikes,
off road vehicles, etc. in these areas and effectively enforce the restriction.

Policy LU-3.1.3 Encourage developers and public agencies in the County
to acquire Elfin Forest’s sensitive environmental habitat as mitigation.

Policy LU-3.1.4 Ensure that connectivity of open space is made a priority
in targeting areas to be used as mitigation properties or otherwise
conserved open space, so as to preserve and increase linkages between
wildlife corridors and avoid fragmentation of habitat.

Issue LU-3.2 All cultural resources are valued by the community; they remind the
residents of the continuity of the past with the present, and provide an invaluable
educational and societal resource.

Goal LU-3.2 The preservation of the significant historic cultural resources in
the community. (Elfin Forest)

Policy LU-3.2.1 Encourage the portions of the historic Butterfield stage
coach trail located in Elfin Forest to be maintained and identified as such
through proper signage.

Goal LU-3.3 A community where significant prehistoric and historic cultural
resources will be preserved. (Harmony Grove)

Policy LU-3.3.1 Require development to incorporate the prehistoric and
historic rural theme of this community.

Areas of Change: Development Infill and Intensification
Elfin Forest

Issue LU-4.1 The remaining lots available in Elfin Forest for development are
subject to cluster and other incompatible development.
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Goal LU-4.1 All future development in Elfin Forest that is compatible with the
existing community.

Harmony Grove

Refer to General Plan goals and policies.
1.5 Community Facilities
Elfin Forest
Issue LU-5.1 Elfin Forest has six facilities which are important to the community:
e The EFHG Fire Station
e The Elfin Forest Recreational Reserve
e The Gardens at the Fire Station
e The Firewise Garden
e The Native Plant Garden
e Extensive Community Trails.

Goal LU-5.1 The continued maintenance and preservation of community
facilities.

Policy LU-5.1.1 Develop, in conjunction with the Elfin Forest Harmony
Grove Town Council and other community groups, a maintenance strategy
for the miles of private trails in our community

Policy LU-5.1.2 Encourage new trails to complete the system and provide
safe passage.

Policy LU-5.1.3 Support the expansion of the Fire Station to include
permanent sleeping quarters for our firefighters

Policy LU-5.1.4 Continue to support the expansion of the Elfin Forest
Recreation Reserve, where possible.

Harmony Grove

Goal LU-5.2: Preservation of the following community facilities:

e The Fellowship Hall of the Harmony Grove Spiritualist Association — This
private facility has served as a meeting room for area residents on many
occasions in the past.

e The Elfin Forest Harmony Grove Fire Station — the Fire Station not only
houses the volunteer fire department, but also serves as a meeting place
for community meetings and events.

e The Johnston-Ward Farmhouse — This historic home has been
dedicated to the community for use as a meeting place. The Heritage
Gallery on the first floor houses historic artifacts and old photographs of
the community.
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Goal LU-5.3: Establish a small commercial town center to serve the local
community and provide public gathering places as well as opportunities for the
sale of locally grown organic produce.

1.6  Other Topics/Issues

a. Commercial (Harmony Grove)

Goal LU-6.1 Small-town feeling for limited commercial developments; land use
and business to be compatible with community character and general goals.

Policy LU-6.1.1 Restrict use of land for commercial development to
limited community serving facilities, without large aggregations of
commercial businesses, and encouraging locally owned businesses
serving the community.

Policy LU-6.1.2 Restrict signage and lighting in commercial
developments to the minimum required for operation and safety.

b. Industrial (Harmony Grove)

Issue LU-6.2 The sensitive nature of our rural lifestyle is incompatible with most
intensive industrial uses. Historic Harmony Grove has sustained many years of
guarrying and several abandoned quarries remain in unsafe and un-restored
conditions. Such blights on our community should be prevented.

Goal LU-6.2 A community that is not adversely impacted by industrial or
mining sites.

Policy LU-6.2.1 Require industrial or mining activities to mitigate impacts
from increased traffic, noise, and potential health hazards.
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2. Circulation and Mobility (CM)

Integrated Mobility and Access

Refer to General Plan goals and policies

2.2

Local Road Network

Elfin Forest

Issue CM-2.1 Elfin Forest is a rural community traversed by a two-lane public
roadway; Elfin Forest/Harmony Grove Road must be maintained at that level.
There is also a system of private roads that are maintained by the adjacent
homeowners which provide access to individual properties from Elfin
Forest/Harmony Grove Road. The community also has an extensive community
trail system, which allows for travel on foot, on bicycle, and on horseback. It is
important to the Community to retain a network of two lane roads.

Goal CM-2.1 Roads within the Elfin Forest community that are designed to
retain the community’s rural character.

Policy CM-2.1.1 Encourage restriction of truck traffic on Elfin Forest and
Harmony Grove Road to local deliveries.

Policy CM-2.1.2 Preserve rural character of Elfin Forest by maintaining low
traffic speeds on Elfin Forest and Harmony Grove Road.

Policy CM-2.1.3 Limit gross weight allowed on Elfin Forest and Harmony
Grove Road, whenever feasible.

Policy CM-2.1.4 Vigorously enforce weight limits and speed limits on Elfin
Forest and Harmony Grove Road.

Policy CM-2.1.5 Locate new developments aligning Elfin Forest Road
and/or Harmony Grove Road around their core to avoid ensnaring Elfin
Forest residents in their local traffic.

Issue CM-2.2 Many of the private roads in the community have excessive and
unwanted trespassing onto them. In particular, many nonresidents use these
roads to gain access to environmentally-sensitive lands to ride their off-road
vehicles or dump trash. In addition, trespassers often build bonfires and party in
these rural undeveloped sensitive lands.

Goal CM-2.2 Private roads that are only used by intended property owners.

Policy CM-2.2.1 Support the efforts of local organizations to gate some of
the private roads to reduce wildfire risk and facilitate emergency evacuation.
Gates to be installed per the California Fire Code and County Fire Code
Section 902.2.4.1.

Policy CM-2.2.2 Discourage unauthorized access to preserve areas.

Implementation Program CM-2.2.2 Install signage, and gates, where
feasible, to restrict access to County-owned preserve areas.
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Harmony Grove

Issue CM-2.3 Harmony Grove has private roads to provide access to many
residential and agricultural uses. Some of these are not adequately named or
identified for public safety purposes.

Goal CM-2.3 Quiet residential streets safe for pedestrian, bicycle, and
equestrian use and adequately identified for emergency response service
providers. Low traffic volume and low traffic speeds and commercial weight
limits traffic calming areas; scenic highways.

Policy CM-2.3.1 Restrict local public roads to two-lane, undivided, curving
streets with established speed and weight limits commensurate with
residential equestrian neighborhoods.

Policy CM-2.3.2 Encourage a study for traffic calming strategies, where
necessary, and the restriction of truck traffic to local deliveries.

2.3 Fire Access/Egress Routes

Issue CM-3.1 Many private roads within Elfin Forest are not adequately named or
identified for adequate public safety responses.

Goal CM-3.1 All private roads are named or identified so that all emergency
vehicles know where they are located.

Policy CM-3.1.1 Create, in conjunction with the Elfin Forest — Harmony
Grove Town Council, a naming system consistent with existing community
street names, and a list of potential names for each unnamed street.

Implementation Program CM-3.1.1 The EFHGTC will establish a
timeframe by which all unnamed streets in Elfin Forest will be correctly
named and signed for emergency responders to locate.

Implementation Program CM-3.1.2 The EFHGTC will develop a
process associated with the timeline through which the Town Council
Board will have the authority to choose a name should the street
residents are unable to come up with a consensus in the time allocated.

Issue CM-3.2 Many existing private roads in Elfin Forest are not wide enough to
accommodate trailers and evacuate traffic in case of an emergency, and cannot
be widened.

Goal CM-3.2 Fire access roads that provide for emergency evacuation without
interference from trailers and incoming traffic.

Policy CM-3.2.1 Require appropriately designed access be provided with
the approval of large animal boarding.

Policy CM-3.2.2 Consider emergency evacuation and local road conditions
when granting new building permits along those constricted egress routes.

Implementation Program CM-3.2.2 A committee comprised of
members of the Elfin Forest/Harmony Grove Town Council and the Elfin
Forest/Harmony Grove Fire Department to study this problem and
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recommend possible solutions, such as vegetation management, turn
outs at certain points along the roads, and possible amendments to the
County Private Road Standards.

2.4  Local Transit

Refer to General Plan goals and policies
2.5 Pedestrian

Elfin Forest

Refer to General Plan goals and policies
Harmony Grove

Issue CM-5.1 Because there are no sidewalks, Harmony Grove residents,
equestrians and bicyclists must currently travel directly on the major roads, and
this represents a serious safety hazard that will only become worse as the area is
built out. Off-road trails are needed to provide safe passage for the residents and
their children.

Goal CM-5.1 Safe passage for pedestrians throughout the Harmony Grove
community.

Policy CM-5.1.1 Require construction of pedestrian trails linking each and
every house as a condition of development for subdivisions with 5 or more
homes.

2.6 Bicycle and Trails
Elfin Forest

Issue CM-6.1 Currently the private trails in the Elfin Forest are maintained by
property owners or by the Elfin Forest Landscape Foundation. Ongoing funding
sources for this organization need to be identified.

Goal CM-6.1 Long-term adequate maintenance of Elfin Forest trails.

Policy CM-6.1.1 Explore long term funding opportunities where trail users
and public agencies can contribute to provide long term maintenance.

Implementation Program CM-6.1.1-1 Funding will be solicited through
grants and requests from the County and other agencies to establish a
permanent funding source.

Implementation Program CM-6.1.1-2 The Town Council Board will
organize regular “Community Clean-up events” to defray the costs of
ongoing maintenance.

Implementation Program CM-6.1.1-3 One of the local organizations
will be tasked with managing the Trail Maintenance Endowment in such
a way that only the interest from the endowment is used for ongoing
management activities.
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Implementation Program CM-6.1.1-4 Encourage dedication of trails to
the County (see below).

Implementation Program CM-6.1.1-5 Consider additional funding or
assessments strategies.

Harmony Grove

Issue CM-6.2 A particular problem exists along the southeastern terminus of
Country Club Drive, where bicyclists, hikers, and equestrians would be traveling
towards the Del Dios Highlands County Preserve or the Lake Hodges Recreational
Area. There is an Arizona bridge with no bicycle lane or safety rails that can be
hazardous to cross, particularly in wet weather at the intersection of County Club
Drive and Harmony Grove Drive.

Goal CM-6.2 A multi-use trail system linking the Harmony Grove community
to major recreational areas such as Lake Hodges, Elfin Forest Preserve, and
Jack's Pond.

Policy CM-6.2.1 Seek funds to better provide crossing for pedestrians on
trails.

Refer to General Plan Goals and Policies for more policies on Trails and
Pedestrian Connectivity

2.7 Aviation

Refer to General Plan goals and policies
2.8  Trip Reductions

Elfin Forest

Refer to General Plan goals and policies.
Harmony Grove

Issue CM-8.1 A major high tech business park, the Escondido Research and
Technology Center, is located immediately to the northeast of Harmony Grove.
Excess commuter traffic can create hazards along the rural county roads of this
community.

Goal CM-8.1 Safe roadways for vehicle, pedestrian, equestrian, and bicycle
passage.

Policy CM-8.1.1 Encourage road designs that support low speeds
appropriate for a rural neighborhood, and the use of curves and stop signs
as appropriate for traffic control.

Policy CM-8.1.2 Encourage the use of electric commuter shuttle system
between the business park and the Harmony Grove Village center.

2.9 Parking
Refer to General Plan goals and policies
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2.10 Infrastructure and Utilities
a. Water:
Issue CM-10.1 San Diego County has limited water resources.

Goal CM-10.1 Elfin Forest and Harmony Grove will wisely use its valuable
water resources, as well as educational resources.

Policy CM-10.1.1 Encourage native, drought-tolerant, and fire-wise
landscaping for existing development through the continued maintenance
and development of the Fire Wise Garden.

b. Sewer/septic

Issue CM-10.2 Septic systems are the sole and preferred sewage management
for Elfin Forest, because they ensure that Elfin Forest - Harmony Grove will remain
a rural community.

Goal CM-10.2 A sewage disposal system that retains the rural character of
Elfin Forest - Harmony Grove

Policy CM-10.2.1 Require all proposed new development to use septic
systems with one septic system per dwelling unit.

C. Storm drainage

Issue CM-10.3 The Escondido Creek passes through Elfin Forest on many
residential lots and the public should be aware of the problems of stormrunoff.

Goal CM-10.3 A population that is aware of potential hazards from runoff

Policy CM-10.3.1 Encourage programs and other means for the
community to be fully-informed as to the risks of storm drainage and runoff
to the creek, the San Elijo Lagoon and Pacific Ocean.

d. Energy

Refer Conservation and Open Space Goals and policies
e. Landfill
Refer to General Plan goals and policies

f. Telecommunications

Issue CM-10.4 While improved telecommunication technology is necessary and
desirable there are sometimes negative impacts on communities.

Goal CM-10.4 Telecommunications equipment properly located that minimally
impacts the Elfin Forest and Harmony Grove communities.

Policy CM-10.4.1 Require mitigation of noise to adjacent residential
properties.

Policy CM-10.4.2 Require, to the maximum extent feasible,
telecommunication infrastructure at Elfin Forest's Community Facilities sites
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— the Elfin Forest/Harmony Grove Fire Station and the Elfin Forest
Recreational Reserve.

Policy CM-10.4.3 Utilize masking systems to cause new towers to
resemble natural vegetation.
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3. Conservation and Open Space (COS)

3.1 Resource Conservation and Management

Agricultural soils and production

Refer to General Plan goals and policies

Issue COS-1.1 Significant agricultural resources including egg ranches, horse
ranches, avocado, citrus, and deciduous fruit growing operations exist and uphold
the rural community character.

Goal COS-1.1 Agricultural resources that enhance the environment and
contribute to the rural community vision.

Policy COS-1.1.1 Encourage the establishment of “green” small family
owned farms and vineyards.

Policy COS-1.1.2 Encourage the use of recycled water for organic farms.

Policy COS-1.1.3 Provide for farmer’s markets to allow for the sale of local
produce in the future Village.

Goal COS-1.2 Native soil and topography moderately interspersed with low
impact residential and agricultural uses.

Policy COS-1.2.1 Require development to minimize impact on soil
resources. Topography is to be maintained, wherever possible.

b. Plant and animal habitats and wildlife corridors

Issue COS-1.2 Elfin Forest contains large amounts of sensitive lands including
wildlife corridors, the Escondido Creek floodplain, riparian vegetation, wetlands,
woodland resources, and steep slopes.

Goal COS-1.2 The preservation of Elfin Forest’s sensitive plant and animal
habitats and wildlife corridors.

Policy COS-1.2.1 Require mitigation land for development projects within
the community to be purchased within Elfin Forest to preserve our sensitive
plant and animal habitats, to the extent possible.

Policy COS-1.2.2 Make it a priority for Elfin Forest areas to be purchased
for mitigation property, including mitigation for development impact
elsewhere in San Diego County.

Policy COS-1.2.3 Increase total preserved open space acreage through
actively pursuing grants, donations, private endowments, non-profit
acquisition, and public trusts.

Policy COS-1.2.4 Restrict agricultural uses to exclude growing of the most
invasive types of vegetation that can spread to the native habitat.

Goal COS 1.3 The preservation of natural creeks and riparian areas.
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Policy COS-1.3.1 Promote the preservation of Escondido Creek in its
natural state and ensure that any new development, such as homes, animal
enclosures, driving ranges, etc, are adequately separated and buffered
from the creek to prevent erosion, runoff, or pollution of the creek.

Policy COS-1.3.2 Integrate development plans with the native habitat in
such a way as to permanently preserve vast amounts of open space and
continuous wildlife corridors.

Policy COS-1.3.3 Protect the water quality of the Escondido Creek by
educating residents and enforcing regulations about dumping near or into
the Creek, as well as by enacting a gate system preventing trespassers in
the areas most affected by dumping creekside (Suerte del Este and Canyon
de Oro).

Policy COS-1.3.4 Support educational programs and opportunities for
owners of large animal keeping facilities on proper manure storage/disposal
to prevent creek contamination.

Goal COS-1.4 Work with the Water Districts to visually mitigate for all water
construction projects.

Policy COS-1.4.1 Prohibit water storage tanks on ridgelines and in public
view.

C. Scenic resources and highways

Issue COS-1.5 Elfin Forest Road / Harmony Grove Road is on the County Scenic
Highway System. Harmony Grove Road has many curves with rocks cut on one
side and Escondido Creek with mature vegetation and native wildflowers and
rugged mountains lining the other side. Itisincluded in the Conservation and Open
Space Element, Table COS-1 County Scenic Corridors

d. Surface, groundwater and watersheds

Issue COS-1.6 The Escondido Creek along with smaller and seasonal creeks in
Elfin Forest are at risk for surface pollution from residential chemicals, animal
keeping activities, and broken septic systems.

Goal C0OS-1.6 The Escondido Creek, smaller and seasonal creeks that are
free of pollution.

Policy COS-1.6.1 Establish education programs to protect surface and
groundwater in the community from runoff of pollutants.

Implementation Program COS-1.6.1 Educating residents on proper
use of chemicals, encouraging organic gardening, and Best
Management Practices for Large animal keeping; including French
drains for washing areas, containment of manure, and composting
manure.

e. Mineral resources

Refer to General Plan goals and policies
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f. Air guality

Refer to General Plan goals and policies
a. Water and energy

Refer to General Plan goals and policies

Issue COS-1.7 Exploring alternative energy sources and assuring that all new
developments have sufficient energy sources is a high priority in Elfin Forest.

Goal CM-1.7 A rural residential community which will work to conserve energy
so that there is enough power to meet the needs of its residents and agricultural
businesses.

Policy CM-10.7.1 Encourage new and existing residents to explore
alternative sources of energy.

3.2 Parks and Recreation

The community of Elfin Forest has indicated through two community surveys that
ballparks, playgrounds, and other active use parks are not desired because they would
not be in keeping with the community’s rural character.

Issue COS-2.1 Parks should be passive use facilities to avoid adverse impacts
on this historic rural community. (Harmony Grove)

Goal COS-2.1 A small neighborhood park, preferably on a floodplain near a
creek, that is accessible by trail system. (Harmony Grove)

Policy COS-2.1.1 Make it a priority to acquire open space for small parks
along trail routes, which have mature native landscaping, picnic tables, and
minimal playground equipment. Restrict active recreational facilities, and
minimize lights and paved areas. (Harmony Grove)

3.3 Community Open Space Plan
Elfin Forest

Refer to General Plan goals and policies
Harmony Grove

Issue COS-3.1 Development of the Harmony Grove area could significantly
impact the establishment of a sensitive lands open-space system, because the site
contains the Escondido Creek floodplain and riparian vegetation, wetlands,
woodland resources, and steep slopes.

Goal COS-3.1 Open space preserves of coast live oak riparian forests, oak
woodland chaparral, native grasslands, and coastal sage scrub.

Policy COS-3.1.1 Preservation of open space banks of native habitat is a
key element of this plan. Developers are required to mitigate for damages
by purchasing open space in the area in conjunction with local preservation
groups.
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Goal COS-3.2 A community where all living things including humans,
invertebrates, fishes, amphibians, reptiles, birds, mammals, and native
vegetation live together in harmony.

Policy C0OS-3.2.1 Require developments to preserve, to the extent
feasible, large banks of open space, including ridgelines, in their natural
habitat.

Policy COS-3.2.2 The riparian continuous corridor is preserved and
protected. Any possible runoff into the stream is to be abated.

Policy COS-3.2.3 Require developers to mitigate loss of habitat and impact
to a critical population of sensitive species by purchasing mitigation land to
be enjoyed as open space for all in conjunction with local public land trusts.

Policy CO0S-3.2.4 Require sensitive habitat be preserved through
designation as open space and through dedication of open space
easements prior to development.
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4. Safety (S)

Hazards/Risk Avoidance and Mitigation

Seismic and geologic risks

Refer to General Plan goals and policies

b.

Flooding

Issue S-1.1 During many rainstorms, the Escondido Creek floods and causes
Elfin Forest/Harmony Grove Road and Suerte Del Este to be closed.

Goal S-1.1 Safe ingress/egress to the community during heavy rains

Policy S-1.1.1 Require new construction to have County approved bridges
appropriate for use and weight as access/egress.

Wildland fire

Issue S-1.2 Elfin Forest and Harmony Grove are located in a high wildland fire
threat area, and the EFHG Fire Department is the core of the community.

Goal S-1.2 To have the EFHG Fire Dept. provide timely response to fire and
medical emergencies, while maintaining an advanced level of training.

Policy S-1.2.1 Encourage the EFHG Fire Dept to provide 24/7 staffing
either at the fire station or on-call from home.

Policy S-1.2.2 Support the EFHG Fire Dept through fund-raising activities,
and help to insure adequate funding by the County.

Policy S-1.2.3 Assure that the special taxes that are paid by Elfin Forest
and Harmony Grove residents for their Volunteer Fire Department are not
diverted to other parts of the County, and if the Volunteer Fire Department
is ever disbanded, assure that the Special Tax is also eliminated.

Goal S-1.3 Educate the community about how to be fire safe. (Elfin Forest)

Policy S-1.3.1 Ensure that the community knows and practices all aspects
of being fire-safe, including fire-safe landscaping and maintaining
residential areas in a fire-safe manner.

Policy S-1.3.2 Encourage twice yearly fire safe inspections by Cal Fire.

Goal S-1.4 Prevent risk of wildfires from trespassers building bonfires and
driving off-road vehicles in the native chaparral. (Elfin Forest)

Policy S-1.4.1 Support community organizations installing gates to block
access to high fire risk areas where trespassers build bonfires at night and
effectively enforce no trespassing ordinances.

Goal S-1.5 Timely response to fire and medical emergencies. (Harmony
Grove)
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Policy S-1.5.1 Make it a priority to improve response times for Harmony
Grove with the development of a fire station.

Policy S-1.5.2 Investigate methods to support the volunteer fire
department by special taxes and fund raising activities; and develop
additional fire/police stations in community.

Goal S-1.6 Paramedic service that is available to all residents of Harmony
Grove. (Harmony Grove)

Policy S 1.6.1 Support the annexation of Harmony Grove into CSA 17 to
provide paramedic service.

4.2 Emergency Preparedness and Response
Refer to General Plan goals and policies

4.3 Other Topics — Law Enforcement

Issue S-3.1 Elfin Forest and Harmony Grove are relatively crime-free
communities.

Goal S-3.1 A safe environment through community design and citizen
participation.

Policy S-3.1.1 Encourage formation of neighborhood watch groups.

Policy S-3.1.2 Establish close, regular contact between citizen’s groups
and the San Diego County Sheriff and the California Highway Patrol.

San Dieguito Community Plan
(Elfin Forest - Harmony Grove) 48



1-134

5. Noise (N)

5.1 Noise Sources

Issue N-1.1 Noise from Elfin Forest Road is excessive to many residents whose
homes are located on or near the roadway.

Goal N-1.1 Limited traffic volumes and noise impacts on Elfin Forest Road.

Policy N-1.1.1 Encourage exploration of alternative design engineering
techniques to reduce traffic volumes and noise impact along Elfin Forest
Road.

Policy N-1.1.2 Encourage enforcement of weight limit for trucks on Elfin
Forest Road.

Issue N-1.2 Local agricultural businesses may produce limited mechanical or
other noises.

Goal N-1.2 Elfin Forest should be quiet and free of excessive or objectionable
noise.

Policy N-1.2.1 Establish noise standards especially for a rural residential
area which acknowledges existing agricultural uses.

5.2 Noise Standards and Mitigation
Refer to General Plan goals and policies

5.3 Other Topics/Issues

None
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6. Harmony Grove Village Specific Plan Areas
(SPAs)!

Harmony Grove Village is made up of two specific plan areas: Harmony Grove Village
(HGV) and Harmony Grove Village South (HGVS). The Harmeny-GroveVillageHGV
Specific Plan Area is comprised of approximately 468 acres located both north and south
of the intersection of Harmony Grove Road and Country Club Drive in the community east
of the City of Escondido known as Harmony Grove. It is, primarily a residential village
that provides a range of for-sale housing to accommodate broad market needs. It
contains a maximum of 742 detached residential units, resulting in an average gross
density of 1.6 dwelling units per acre. Residential lots range in size from under 5,000
square feet to over two acres.

Harmony—Grove—VillageHGV includes a pedestrian-oriented mixed-use core that
combines commercial, residential, live/work, recreational, and public uses. Community

amenities include parks, open space, a multi-use trail system, and equestrian
facilities. Development within Harmony Grove Village will be governed by the adopted
Harmony Grove Village Specific Plan.

The HGVS Specific Plan Area is comprised of approximately 111 acres located southeast
of the intersection of Harmony Grove Road and Country Club Drive. It offers a wide range
of detached and attached housing types as well as limited commercial/civic uses that
complement and support the uses within the contiguous HGV. The development is
designed to encourage residents to walk to amenities and services provided within the
HGV mixed-use core , the commercial/civic uses offered within HGVS, and the adjacent
Equestrian Ranch. Lower-intensity residential uses are located around the perimeter of
the site, providing transitions into the existing surrounding Semi-Rural uses. Harmony
Grove Village South contains a maximum of 453 dwelling units. It is proposing
development at a density of approximately 8.4 dwelling units within its core, which is very
similar to the Village Center (Planning Area 1) of Harmony Grove Village, which is
approximately 8.7 dwelling units per acre.

HGVS will complete HGV and contribute to the vision for the community by allowing for a
variety of residential types not currently offered within HGV. It will focus higher density
residential and supporting village land uses within the heart of the Harmony Grove valley.
The complete Harmony Grove Village area will implement the community development
model by concentrating more intense uses within the core of the valley and gradually
fanning out into lower density semi-rural and rural land uses. Both HGV and HGVS offer
building massing and design that is compatible with the character of the Harmony Grove

1 Large portions of the content of this section are paraphrased or copied from the Harmony Grove Village
Draft specific plan/General Plan Amendment GPA 04-40/SP 04-03 October 2006 and the Harmony Grove
Village South Draft Specific Plan/General Plan Amendment (PDS2015-GPA-15-002/PDS2015-SP-15-
002). For further information or details not highlighted in this text, please refer to the approved SPA
documents.
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community. HGVS is also sensitively sited to preserve significant open space, create
wildlife corridors, and reflect a rural residential design.

Community amenities within HGVS include 35 acres of biological open space, public and
private  parks, community gardens, equestrian _ hitching posts, and a
community/clubhouse building with recreational and commercial uses, to _honor and
celebrate the heritage of the site.

Development within Harmony Grove Village will be governed by the adopted Harmony
Grove Village and Harmony Grove Village South Specific Plans.

6.1 Existing uses and site characteristics

The site-Village is a 468579-acre irregularly shaped area with a relatively flat valley floor
and more rugged terrain to the east, and-west, and south. Elevation change is from 570
feet above mean sea level (MSL) to 800-938 feet above MSL. More than half the-of the
Harmony Grove Village Specific Plan Areasite is at less than a 15% pereent-slope;
however-9 percent of the site is at more than a 50% slope. Approximately 60 percent of
the Harmony Grove Village South Specific Plan Area has an existing slope of less than
25%: 4 percent of the site has a slope of more than 50%. The site-Village lies outside of
the current MSCP but within the boundary of the draft North County MSCP (see
Appendix). Portions of the area have high sensitivity and/or wetland classification. The
Escondido Creek traverses the site from east to west in-the-seuthern-portionjust south of
Harmony Grove Road. Original uses were dairies, egg ranches, avocado/citrus groves,
guarries, a fertilizer processing operation, vacant land, and scattered residences.

Issue SPA-1.1 Fhis-SPAThe Harmony Grove Village and Harmony Grove Village
South Specific Plans establishes uses and guidelines for a master planned
community, hereafter called Harmony Grove Village (HG Village), within the 100
year old historic agricultural/residential area called Harmony Grove. HG Village is
designed to create community and preserve the rural lifestyle of the existing
residents. It is part of an overall vision that requires a specific pattern of
development of generally decreasing density and increasing rural character with
increasing distance from the Village center.

Goal SPA-1.1 The planning for HG Village should be integrated with and
directly assist in implementing the Community Development Model (see
Guiding Principle 2 of the General Plan).

Policy SPA-1.1.1 Planning for HG Village should complement the goals
and polices set forth in the Harmony Grove chapter and the entirety of the
San Dieguito Community Plan.

6.2 Issues affecting development

Issue SPA-2.1 The site has been heavily disturbed by the-existingprior agricultural
operations. Natural drainage courses within the site have been modified and
surface flow has been redirected. Ponds containing dairy operation waste run-off
water are heavily contaminated.
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Goal SPA-2.1 Restored riparian and woodland areas.
Policy SPA-2.1.1 Require the new development to:

e Restore the degraded creeks, naturalize the creek banks, and
restore the natural drainage patterns, where possible;

e Avoid contamination of Escondido Creek;

e Protect the oak woodlands on site;

e Provide biological buffers, where appropriate; and
e Remove and replace heavily contaminated soils.

Issue SPA-2.2 The surrounding historic community is rural equestrian and
agricultural, and the HG Village will have more urban densities. The rural lifestyle
must not be lost to urban sprawl.

Goal SPA-2.2 Preservation of the unique features of a rural lifestyle, while
integrating the urban lifestyle of the HG Village.

Policy SPA-2.2.1 Require new HG Village residents to show support for
local and state right-to-farm regulations.

Policy SPA-2.2.2 Allow limited keeping of livestock on lots 1/3 acre and
greater within the Specific Plan Areas.

Policy SPA-2.2.3 Allow for a system of recreational multi-use trails that
will connect the more urban center with the larger rural homes at the
periphery of the SPAs and beyond into the existing residential community.

Policy SPA-2.2.4 Use design features and architectural styles compatible
with a rural equestrian theme.

Policy SPA-2.2.5 Strictly adhere to the restrictions imposed by the Village
Boundary (shown in section 1.0 of this plan).

Policy SPA-2.2.6 The sewage treatment method selected must-be-sized
for Harmony Grove Village and Harmony Grove Village South Specific Plan

Areas must be adequately sized.fer-this—project-without-thepossibiityfor
EXpansion.
Policy SPA-2.2.7 The-dDevelopment within this-the SPAs must incorporate

the name “Harmony Grove” and must not be subdivided into communities
with other names, so as to foster a feeling of “one town.”

Issue SPA-2.3 The dark skies must be preserved.
Goal SPA-2.3 Preservation of the dark nighttime skies.

Policy SPA-2.3.1 Any development must conform to preserving dark
nighttime skies.

Implementation Program SPA-2.3.1 Residential lighting should
preserve dark nighttime skies; street lighting should be directed
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downward to reduce scattered light; and restrict signage to minimum
required for operation and safety.

6.3 Vision for site conservation and/or development

Issue SPA-3.1 The HGV site contains several tributaries of the Escondido Creek
and mature oak woodlands that-that should be enjoyed by the community.

Goal SPA-3.1 Restoration and preservation of riparian and woodland areas,
and provide protected public access to these.

Policy SPA-3.1.1 Allow for public trails along riparian and wetland areas.
Issue SPA-3.2 The HGVS site contains sensitive biological resources.

Goal SPA-3.2 Preserve large blocks of contiqguous open space within
HGVS.

Policy SPA-3.2.1 Concentrate development on the least sensitive
areas of the site to the extent feasible.

Issue SPA-3.3 Portions of the HGVS site contain steep slopes.

Goal SPA-3.3 A community that is designed to be respectful to the existing
landform and preserves the prominent and highly valued ridgelines that
define the Harmony Grove valley.

Policy SPA-3.3.1 Concentrate HGVS development on the flatter
areas of the site and avoid encroaching into significant steep slopes,
or those slopes that are both highly visible and visually interesting
and unique.

Issue SPA-3.2-4 _The HGV site contains an historic building, the Johnston-Ward
Farmhouse.

Goal SPA-3.2-4 Preservation of the Johnston-Ward Farmhouse for use as a
public museum and Heritage Gallery.

Policy SPA-3.24.1 To the extent possible, incorporate a dedication of this
historic building into mitigation plans.

6.4 Concepts for land uses

This section identifies concepts for land uses to be accommodated; their physical form
and character; access and mobility; infrastructure and services; resource conservation;
and other relevant elements.

Issue SPA-4.1 The HGV Village center must include a commercial area that is
attractive and safe and provide amenities that serve the local population without
specifically attracting tourists.

Goal SPA-4.1 A true community center for a rural area complete with: a range
of housing, a local-serving commercial area and walkable core, restored
farmhouse museum, and public equestrian facilities.
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Policy SPA-4.1.1 Give preference to local-serving businesses, such as
country store, butcher, baker, and farmer’s market.

Policy SPA-4.1.2 Provide for shopkeeper units to encourage that the
commercial area has a human presence at all hours.

Policy SPA-4.1.3 Provide a public equestrian arena that would be
managed in cooperation with the County.

Policy SPA-4.1.4 Provide a protected corral/staging area near the trails
and the country store so that equestrians can dismount and tie their horses.

Issue SPA-4.2 Harmony Grove Village includes uses south of Escondido Creek
such as the Equestrian Ranch and the Harmony Grove Village South Specific Plan
Area.

Goal SPA-4.2 Strong connections between the Village Center and
destinations south of Escondido Creek.

Policy SPA-4.2.1 Enhance multi-modal access across Escondido Creek.

Policy SPA-4.2.2 Establish an equestrian-friendly commercial/civic center
within HGVS that ties to the HGV Village Center and the Equestrian Ranch
via multi-use trails and pathways.

Policy SPA-4.2.3 Encourage pedestrian activity between HGV, the
Equestrian Ranch, and HGVS by incorporating trails/pathways, shade
trees, wayfinding/signage features, and street furniture along Country Club
Drive.

6.5 Transitions and linkages with adjoining existing and planned
development

Issue SPA-5.1 The Village must create a sense of community for the existing as
well as new residents.

Goal SPA-5.1 Provision of open access to public Village features.

Policy SPA-5.1.1 Create public trails/walkways to the Commercial areas,
main parklands, trails along the waterways, regional trails, and public
equestrian facilities.

Policy SPA-5.1.2 Provide controlled crossing lights with buttons at
equestrian as well as pedestrian heights where multi-use trails cross busy
streets.

Issue SPA-5.2 Sometimes homeowners associations or neighborhood groups
decide to eliminate portions of private trails.

Goal SPA-5.2 Provision of permanent public multi-use trails that connect
various local communities and places of interest.
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Policy SPA-5.2.1 Provide a connection to the dedicated County trails, and
ensure that all Village public trails are dedicated to the County to preserve
these for the entire community.

6.6 Phasing of development

Issue SPA- 6.1 The construction traffic and heavy trucks can be very disruptive
to a rural community with no sidewalks where pedestrians and equestrians must
walk in the streets.

Goal SPA-6.1 Local roadways will remain safe for pedestrian and equestrian
use throughout the development build out.

Policy SPA-6.1.1 The new commuter roadway, now called Lariat Drive,
should be built early in the HGV development phase so that construction
traffic can be routed away from the local rural roads.

Policy SPA-6.1.2 Adequate advance notice will be given before extra wide
or large materials will be transported on local roads.

Issue SPA-6.2 The rugged terrain can absorb or redirect the sound of the warning
sirens used during construction blasting. The sudden blast noise and concussion
can frighten horses causing riders to fall and make riding horseback especially
hazardous for area residents.

Goal SPA-6.2 All residents will receive notice prior to blasting and equestrians
will receive sufficient notice immediately prior to blasting to allow riders to
dismount and secure their horses.

Policy SPA-6.2.1 The warning sirens should be tested to ensure that area
residents can properly hear these sirens or other means of notification, ie,
cell phone calls, should be set up to ensure that everyone receives
adequate notice before each blasting event occurs.
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Appendix: Biological Diversity

The maps in this section detail the rich variety of rare habitats which call Elfin Forest and
Harmony Grove home and therefore the need to preserve and conserve as much open
space as possible.

North County
Multiple Species Conservation Program
Preserve Planning Map

D North County MSCP Boundary
l:l Pre-Approved Mitigation Area (PAMA)

[ ] Outside Pre-Approved Miigation Area (PAMA) This above map from the Draft North

County MSCP shows that most of Elfin

Working Draft Categories In PAMA Forest and Harmony Grove are located
Version 8.0 in the Pre-Approved Mitigation Area
Dpresewemas (PAMA).  Furthermore, it shows that

there are already large swaths of land
preserved, either through the Olivenhain
Municipal Water District (in blue above,
including the Elfin Forest Recreational
Reserve), or preserved open space (in
green above). Itis our intent to work with the County and other agencies to conserve the
remainder of the PAMA in its natural state; thereby safeguarding the largest wildlife
corridor east of Interstatel15 to protect the unique ecosystem in our valley.

|:| Pre-negotiated {Hardlined) Take Authorized Areas

The following maps provide further testimony to the richness and biodiversity of the Elfin
Forest area. The first provides an overview of the vegetation communities, which is
primarily Coastal Sage Scrub, a habitat severely threatened by development.

North County
Muitiple Species Conservation Program
Vegetation Communities

Vegetation Communities
Within Pre-Approved Mitigation Areas (PAMA)

Foredunes, Beach, Saltpan, Mudiflats
- Coastal Sage Scrub

Chaparral

Grassland

Riparian Scrub

Riparian Woodland

- Riparian Forest

- Other Woodlands

- Water

Urban, Disturbed Habitat, Agriculture
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- Water Districts

Urban/Developed outside PAMA
- Urban/Developed within PAMA

- Hardline Gains

Riparian/Wetland Habitat and Transition
Zone within PAMA

Pre-negotiated (Hardlined) Take
Authorized Areas

Natural Upland Habitat within PAMA

- Baseline Preserve

E North County MSCP Boundary
Working Draft Categories PAMA
Version 8.0
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The map below makes it clear why Elfin Forest has been called “Gnatcatcher central”,
with the largest concentration of gnatcatcher sightings (USFWS Threatened specie) in
the MSCP planning area west of Interstatel5. The #1 objective of the MSCP for this
species is “Conserve 75 percent of the high quality coastal sage scrub and major

population within the Elfin Forest Core Area” (page 315 of the North County MSCP Draft
Conservation Analysis).

North County MSCP California gnatcatcher
Conservation Analysis

Polioptila californica californica

Pre-Approved
I:l Mitigation Area (PAMA)

Not Covered by Plan
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Further, under specific strategies, the same document recommends “Focus acquisitions,
to the extent possible, in the Elfin Forest Core Area.” This makes sense given that Elfin

Forest is home to the largest stand of undisturbed coastal sage scrub in the PAMA west
of Interstatel15, as shown below.

- Coastal Sage Scrub
Chaparral

|:| Morth County MSCP Boundary
D Pre-Approved Mitigation Area (PAMA)

Vegetation Communities
Within Pre-Approved Mitigation Areas [PAMA)
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North County MISCP Stephens' kangaroo rat
Conservation Analysis

Dipodomys stephensi

As can be seen above, Harmony Grove is home to one of the highest concentration of
Stephens’ kangaroo rat, a USFWS Endangered species. This area includes parcels
proposed for high density clustered development, which is not part of the Village
Development Pattern adopted by the residents for the valley. Another species of particular
interest in Harmony Grove is the Golden Eagle, a USFWS-protected species. The map
below shows its prevalence on our valley. These two animal species underscore the high
importance of conserving open space in Harmony Grove.

North County MSCP Golden eagle
Conservation Analysis

Aquila chrysaetos cahadensis
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Attachment C — Resolution
Approving Specific Plan PDS2015-SP-15-002
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Hearing Date:

RESOLUTION OF THE SAN DIEGO COUNTY)

BOARD OF SUPERVISORS APPROVING )
SPECIFIC PLAN SP-15-002)

HARMONY GROVE VILLAGE SOUTH SPECIFIC PLAN

ON MOTION of Supervisor , seconded by Supervisor ,
the following Resolution is adopted:

WHEREAS, RCS - Harmony Partners, LLG (hereinafter referred to as “applicant”),
submitted a Specific Plan on March 27, 2015, pursuant to Section 65450 et seq. of the
Government Code, for an area comprising a total of 111 acres located on Parcels 1, 2,
3, and 4 of Parcel Map No. 7640, in the County of San Diego, State of California,
according to a map thereof filed in the office of the county recorder of San Diego County,
July 27, 1978. Together with that portion of the westerly 25 feet of said parcel map lying
easterly of the northerly prolongation of the most westerly line of said Parcel 1; and

WHEREAS, said Specific Plan is based upon the San Dieguito Community Plan,
which designates the site as General Plan Designation: Village Residential 10.9 units per
acre, Neighborhood Commercial (C-3), and Semi-Rural Residential 0.5 (SR-0.5) dwelling
units per acre, and provides for guidelines for developing the Specific Plan within the
Community Plan texts; and

WHEREAS, the applicant has stated the intent to:
1. Prepare approximately 111 acres of land for 453 residential units.

2. Prepare approximately 2.5 acres of land for 5,000 square feet of
commercial/civic uses.

3. Preserve 34.8 acres of biological open space through dedications of
easements to the County of San Diego.

4, Prepare 8.86 acres for public and private parks.

5. Utilize 36 acres for common area open space, manufactured slopes and
landscaping.

6. Provide a trail system measuring approximately 2 miles.

7. Amend the General Plan for 52.8 acres of the site to the Village Regional

Category and 50.3 acres to the Village Residential 10.9 (VR-10.9) and 2.5
acres to the Neighborhood Commercial (C-3) Land Use Designations.

8. Amend the General Plan to expand the existing Harmony Grove Village
within the San Dieguito Community Plan to include the Harmony Grove
Village South Specific Plan.
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9. Rezone the 111 acres of land to provide for the development of residential,
commercial/civic, and open space land uses in accordance with the Specific
Plan.

10. Request approval of Vesting Tentative Map 5626, Major Use Permit 15-008,
and Site Plan 18-011.

11. Provide all normal and necessary public services and facilities in such a
manner that they will not create a construction cost obligation to the County
or other public agency.

12. Obtain land or easements necessary to complete the roadway
improvements outside the boundaries of the project site.

13. Make physical improvements to land outside the jurisdiction of the County
of San Diego (Escondido).

14. Implement the development in phases.

WHEREAS, implementation of said Specific Plan will occur in concurrent
application(s) for PDS2015-GPA-15-002, PDS2015-REZ-15-003, PDS2018-TM-5626,
PDS2015-MUP-15-008, PDS2018-STP-18-011; and

WHEREAS, pursuant to Sections 65453, 65353, 65090, et seq. of the Government
Code, the Planning Commission on May 24, 2018 conducted a duly advertised hearing
on said Specific Plan and by a vote of recommended that the Board of Supervisors
approve the Harmony Grove Village South Specific Plan because it is consistent with the
General Plan and the San Dieguito Community Plan; and

WHEREAS, Pursuant to Sections 65453, 65355 and 65090 of the Government
Code, the Board of Supervisors on , conducted a duly advertised public hearing on
said Specific Plan and considered the recommendations of the Planning Commission with
respect thereto, and determined that the requirements hereinafter enumerated are
necessary to ensure that said Specific Plan, and the implementation thereof, will conform
to all ordinances, policies, rules, standards and improvement and design requirements of
the County of San Diego; and

WHEREAS, on , the Board of Supervisors has made findings pursuant to
Attachment A, Environmental Findings, of the Board of Supervisors Planning Report for
the project; and

NOW, THEREFORE, BE IT RESOLVED that the Board of Supervisors finds that
the Harmony Grove Village South Specific Plan (PDS2015-SP-15-002) is consistent with
the San Diego County General Plan and the San Dieguito Community Plan in that the
goals, objectives, and policies of all the elements of the plans have been or will be met.



1-149

PDS2015-SP-15-002 -3-

BE IT FURTHER RESOLVED that the Board of Supervisors hereby adopts the
Harmony Grove Village South Specific Plan as PDS2015-SP-15-002, consisting of the
text and map entitled PDS2018-TM-5626, and this Resolution.

BE IT FURTHER RESOLVED that the following conditions and requirements are
imposed upon said Specific Plan (SP 15-002) and all development applications filed in
order to implement said Specific Plan:

1. Unless specifically waived, the requirements of the San Diego County Subdivision
Ordinance, The Zoning Ordinance, and the San Diego County Road Standards
shall apply irrespective of what is stated in the applicant’s Specific Plan text and
none of the requirements included within this Resolution shall be deemed as
exempting any permit filed pursuant to this Specific Plan from that review process
and those conditions and requirements normally applied to such permit
applications.

2. The applicant shall submit to Planning & Development Services within 30 days of
the adoption of this Resolution revised copies of the Specific Plan text and map
that include any additions, deletions, or modifications approved by this Resolution.

3. Specific mitigation measures and required conditions for development of the
project are contained in the Resolution of Approval for Tentative Map, PDS2018-
TM-5626; Major Use Permit, PDS2015-MUP-15-008; Site Plan, PDS2018-STP-
18-011. Subsequent development permits and approvals shall implement all
applicable mitigation measures identified in the “D1” Ordinance.

4. Pursuant to the Park Lands Dedication Ordinance (PLDO), Harmony Grove Village
South shall provide land for private and public parks to serve future residents of
the development as specified in Table 7 of the Specific Plan.

BE IT FURTHER RESOLVED that all references within this Resolution to
“applicant”, “developer”, or “subdivider” shall be equally applicable to the current property
owner and to any successors-in-interest or assigns, whether such successors or assigns
own, control, or otherwise have development authority for all, a portion, or portions of that

property included within the Specific Plan.

BE IT FURTHER RESOLVED that the following evidence is incorporated herein
by this reference and serves as further evidence to support the findings, requirements,
and conclusions included herein: The maps, exhibits, written documents and materials
contained in the files for the Harmony Grove Village South Specific Plan (SP 15-002), on
record at the County of San Diego, the written documents referred to, and the oral
presentation(s) made at the public hearing(s).

BE IT FURTHER RESOLVED that this Resolution shall take effect and be in force
from and after 30 days after its adoption.
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ORDINANCE COMPLIANCE AND NOTICES: The project is subject to, but not limited
to the following County of San Diego, State of California, and US Federal Government,
Ordinances, Permits, and Requirements:

NOTICE: This subject property contains Coastal sage scrub plant community. Such
plant community is habitat for the coastal California gnatcatcher. The Federal
government recently listed the gnatcatcher as a threatened species under the Federal
Endangered Species Act of 1973 (16 U.S.C. Section 1531 et seq.). THE LISTING MAY
RESULT IN AN APPLICANT’S INABILITY TO PROCEED WITH HIS/HER PROJECT
WITHOUT A PERMIT FROM THE FEDERAL GOVERNMENT IF THE SPECIES OR ITS
HABITAT ARE PRESENT ON THE PROJECT SITE. Itis advisable to contact the United
States Fish and Wildlife Service to determine the applicability of the prohibitions under
the Act to each applicant’s property.

NOTICE: The subject property contains wetlands, a lake, a stream, and/or waters of the
U.S. which may be subiject to regulation by State and/or federal agencies, including, but
not limited to, the Regional Water Quality Control Board, U.S. Army Corps of Engineers
and the California Department of Fish and Wildlife. It is the applicant’s responsibility to
consult with each agency to determine if a permit, agreement or other approval is required
and to obtain all necessary permits, agreements or approvals before commencing any
activity which could impact the wetlands, lake, stream, and/or waters of the U.S. on the
subject property. The agency contact information is provided below.

U.S. Army Corps of Engineers: 6010 Hidden Valley Rd, Suite 105, Carlsbad, CA 92011-
4219; (858) 674-5386; http://www.usace.army.mil/

Regional Water Quality Control Board: 9174 Sky Park Court, Suite 100, San Diego, CA
92123-4340; (858) 467-2952; http://www.waterboards.ca.gov/sandiego/

California Department of Fish and Wildlife: 3883 Ruffin Rd., San Diego, CA 92123;
(858) 467-4201; http://www.dfg.ca.gov/

NOTICE: THE ISSUANCE OF THIS PERMIT BY THE COUNTY OF SAN DIEGO DOES
NOT AUTHORIZE THE APPLICANT FOR SAID PERMIT TO VIOLATE ANY FEDERAL,
STATE, OR COUNTY LAWS, ORDINANCES, REGULATIONS, OR POLICIES
INCLUDING, BUT NOT LIMITED TO, THE FEDERAL ENDANGERED SPECIES ACT
AND ANY AMENDMENTS THERETO.



1-151

Attachment D - PDS2015-REZ-15-003 titled AN
ORDINANCE CHANGING THE ZONING
CLASSIFICATION OF CERTAIN PROPERTY
WITHIN THE ELFIN FOREST-HARMONY GROVE
SUBAREA AND THE SAN DIEGUITO COMMUNITY
PLAN, REF: PDS2015-REZ-15-003
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ORDINANCE NO. (NEW SERIES)

AN ORDINANCE CHANGING THE ZONING CLASSIFICATION
OF CERTAIN PROPERTY WITHIN THE ELFIN FOREST-HARMONY GROVE
SUBAREA AND THE SAN DIEGUITO COMMUNITY PLAN AREA
REF: PDS2015-REZ-15-003

The Board of Supervisors of the County of San Diego ordains as follows:

Section 1. The zoning classification of certain real property is hereby changed as
set forth herein, and more precisely delineated on the Rezone plat, as illustrated in Exhibit
“A” of this ordinance and described in Exhibit A. All documents are on file with the Clerk
of the Board of Supervisors of the County of San Diego.

Section 2. The zoning classification of the real property described below is hereby
changed as follows:

The existing zoning classifications are as follows:

OLD ZONE:

Development Zoning Box 1 |Zoning Box 2| Zoning Box 3

Regulations
Use Regulations A70 RR A70
Animal Regulations L vV L
Density - - -
Lot Size 0.5AC 0.5AC 8AC
Building Type C C C

Max Floor Area - - -

Floor Area Ratio - - -

Height G G G
Lot Coverage - - -
Sethack C B C
Open Space - - -

Special Area Regs. - - -
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The zoning classifications are changed to read as follows:

NEW ZONE:
el i e L P
Use Regulations S88 588 $88 588
Animal Regulations R A R A
Density
Lot Size
Building Type T K w K
Max Floor Area
Floor Area Ratio
Height G H G
Lot Coverage
Setback v V vV v
Open Space A
Special Area Regs. D1 D1 D1 D1

Section 3. The following “D” Designator requirements are hereby adopted.

Objective:

1.

All applicable mitigation measures set forth in the Harmony Grove Village South
Environmental Impact Report dated May 2018 must be complied with.

. All landscaping, lighting, signage and private parks shall be compatible with the

Harmony Grove Village South Specific Plan.

The architecture of the Cottages, Bungalows, Harmony Court, Farmhouse, Granary,
and Center House shall be compatible with the Harmony Grove Village South
Specific Plan.

All grading shall be compatible with the grading guidelines and development
standards set forth in the Harmony Grove Village South Specific Plan.

Adequate aerial apparatus access to the project’s four story structures must be
demonstrated to the satisfaction of the Rancho Santa Fe Fire Protection District and
County Fire Authority.
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Section 3. Effective Date. This Ordinance shall take effect and be in force thirty (30)
days after the date of its passage, and before the expiration of fifteen (15) days after its
passage, a summary shall be published once with the names of the members voting for
and against the same in the San Diego Daily Transcript, a newspaper of general
circulation published in the County of San Diego.
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Attachment E — Resolution Approving
Vesting Tentative Map PDS2018-TM-5626
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RESOLUTION OF SAN DIEGO COUNTY)
CONDITIONALLY APPROVING )
VESTING TENTATIVE MAP NO. 5626 )

WHEREAS, Vesting Tentative Map No. 5626 proposing the division of property
located south of Harmony Grove Road and east of Country Club Drive in the San Dieguito
Community Plan Area in the unincorporated area of San Diego County and generally
described as:

Parcels 1, 2, 3, and 4 of Parcel Map No. 7640, in the County of San Diego, State
of California, according to a map thereof filed in the office of the county recorder
of San Diego County, July 27, 1978. Together with that portion of the westerly 25
feet of said parcel map lying easterly of the northerly prolongation of the most
westerly line of said Parcel 1.

Vesting Tentative Map No. 5626 was filed with the County of San Diego pursuant to the
Subdivision Map Act and San Diego County Subdivision Ordinance on April 2, 2018; and

WHEREAS, on , the Board of Supervisors of the County of San Diego
pursuant to Section 81.306 of the San Diego County Subdivision Ordinance held a duly
advertised public hearing on said Vesting Tentative Map and received for its
consideration, documentation, written and oral testimony, recommendations from all
affected public agencies, and heard from all interested parties present at said hearing;
and

WHEREAS, the Board of Supervisors of the County of San Diego has determined
that the conditions hereinafter enumerated are necessary to ensure that the subdivision
and the improvement thereof will comply with the Subdivision Map Act and conform to all
ordinances, plans, rules, standards, and improvement and design requirements of San
Diego County.

IT IS RESOLVED, DETERMINED, AND ORDERED, that based on the findings, said
Vesting Tentative Map is hereby approved subject to the following conditions:

MAP EXPIRATION: The approval of this Vesting Tentative Map shall become effective
30 days after the adoption of this Resolution, provided that on that effective date General
Plan Amendment, PDS2015-GPA-15-002, Specific Plan, PDS2015-SP-15-002, and
Zoning Reclassification, PDS2015-REZ-15-003, have also become effective. This
approval Expires Thirty-Six (36) Months from said effective date at 4:00 P.M. unless, prior
to that date, an application for a Time Extension has been filed as provided by Section
81.313 of the County Subdivision Ordinance.
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STANDARD CONDITIONS: The “Standard Conditions (1-29) for Vesting Tentative
Subdivision Maps” approved by the Board of Supervisors on June 16, 2000, and filed with
the Clerk, as Resolution No. 00-199, shall be made conditions of this Vesting Tentative
Map approval. Only the following exceptions to the Standard Conditions set forth in this
Resolution or shown on the Vesting Tentative Map will be authorized. The following
Standard Subdivision Conditions are here by waived:

1. Standard Condition 10.a: Said condition states that all fixtures shall use a low
pressure sodium (LPS) vapor light source. This waiver/modification allows the use
of high pressure sodium (HPS) vapor light sources at the project site if desired or
required. HPS vapor light sources are only prohibited within a 15 mile radius of
Palomar or Mount Laguna observatories pursuant to direction from the Board of
Supervisors [statement of proceedings of 1-29-03].

2. Standard Condition 22: Said condition pertains to private subsurface sewage
disposal systems. This project proposes an on-site treatment plant/public sewer
system.

3. Standard Condition 27: Said condition states that the Final Map shall include the
entire area shown on the Vesting Tentative Map and shall not be filed as units or
groups of units. The Final Map for this Vesting Tentative Map may be filed in units.

WAIVER(S) AND MODIFICATION(S): This subdivision is hereby approved pursuant to
the provisions of the State Subdivision Map Act, the County Subdivision Ordinance, the
County Public and Private Road Standards, and all other required ordinances of San
Diego County except for a waiver or modification of the:

County Public and Private Road Standards:

e A modification to the Public Road Standards to reduce the design speed along
Country Club Drive from 30 miles per hour (mph) to 27.5 mph was approved by
the Department of Public Works (DPW) on March 8, 2017.

PRELIMINARY GRADING PLAN: The approval of this Vesting Tentative Map hereby
adopts the Preliminary Grading and Improvement Plan dated March 1, 2018 consisting
of 13 sheets (Attached Herein as Exhibit B) pursuant to Section 81.305 of the County
Subdivision Ordinance. In accordance with the Section 87.207 of the County Grading
Ordinance, Environmental Mitigation Measures or other conditions of approval required
and identified on this plan, shall be completed or implemented on the final engineering
plan before any improvement or grading plan can be approved and any permit issued in
reliance of the approved plan. Any substantial deviation therefrom the Preliminary
Grading and Improvement Plan may cause the need for further environmental review.
Additionally, approval of the preliminary plan does not constitute approval of a final
engineering plan. A final engineering plan shall be approved pursuant to County of San
Diego Grading Ordinance (Sec 87.701 et. al.)
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APPROVAL OF MAP: THE FOLLOWING SPECIFIC CONDITIONS SHALL BE
COMPLIED WITH BEFORE A FINAL MAP IS APPROVED BY THE BOARD OF
SUPERVISORS AND FILED WITH THE COUNTY OF SAN DIEGO RECORDER: (and
where specifically, indicated, conditions shall also be complied with prior to the approval
and issuance of grading or other permits as specified):

1-29. The “Standard Conditions (1-29) for Tentative Subdivision Maps” approved by the
Board of Supervisors on June 16, 2000, with the exception of those “Standard
Conditions” waived above.

ALL UNITS: Conditions that apply to all Units (Units 1, 2, and 3), including Standard
Conditions 1-29, are listed after the conditions for the individual units.

PRIOR TO APPROVAL OF ANY MAPS FOR ANY UNITS/PHASES
The following conditions apply to all units (Units 1, 2, and 3) or they apply to multiple units
and should be checked at each Final Map stage.

30. GEN#1. COST RECOVERY

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

31. GEN#2. GRADING PLAN CONFORMANCE

INTENT: In order to implement the required mitigation measures for the project,
the required grading plan and improvement plans shall conform to the approved
Conceptual Grading and Development Plan. DESCRIPTION OF REQUIREMENT:
The grading and/or improvement plans shall conform to the approved Conceptual
Grading Plan, which includes all of the grading notes and mitigation measures, if
applicable. DOCUMENTATION: The applicant shall submit the grading plans and
improvement plans, which conform to the conceptual development plan for the
project. TIMING: Prior to the recordation of the Map for any phase and prior to
the approval of any plan and issuance of any permit, the notes and items shall be
placed on the plans as required. MONITORING: The [DPW, ESU, or PDS, BD for
PDS Minor Grading, DPR, TC for trails and PP for park improvements] shall verify
that the grading and/or improvement plan requirements have been implemented
on the final grading and/or improvement plans as applicable. The environmental
mitigation notes shall be made conditions of the issuance of said grading or
construction permit.
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32.

33.

34.

GEN#3. ESTABLISHMENT OF A FUNDING MECHANISM

INTENT: In order to fund operation and maintenance of public facilities, a funding
mechanism shall be established. DESCRIPTION OF REQUIREMENT: Establish
a Community Facilities District (CFD) or other similar funding mechanism(s)
approved by Planning & Development Services, County Fire Authority, Public
Works, and Parks and Recreation to fully fund the acquisition, construction,
operation, and maintenance of public facilities identified in the Public Facilities
Financing Plan. The CFD or other funding mechanism shall have the capacity to
generate enough revenue to fund the annual operation and maintenance of the
defined public facilities. In addition to the tax on developed parcels, this CFD or
other funding mechanism shall include an “undeveloped land tax” which will allow
revenue to be generated on all undeveloped parcels/lots within the CFD. The
amount is subject to change based on the actual need that arises and shall also
be subject to an annual increase to cover any increase of maintenance needs and
costs. DOCUMENTATION: The applicant shall create and fund the formation of
the CFD or other funding mechanism to the satisfaction of PDS, DPW, DPR, and
the County Fire Authority. TIMING: Prior to recordation of the first Final Map.
MONITORING: The [DPR, PP], [DPW] and [PDS, AP, LDR] shall review the
formation documentation and funding of the CFD or other funding mechanism.

AQ#1 (M-AQ-1). REVISED HOUSING FORECAST

INTENT: In order to mitigate for direct and cumulative air quality impacts
associated with the Regional Air Quality Strategy (RAQS) and State
Implementation Plan (SIP), a revised housing forecast shall be provided to
SANDAG to ensure that any revisions to the population and employment
projections used in updating the RAQS and SIP accurately reflect anticipated
growth as a result of implementation of the project. DESCRIPTION OF
REQUIREMENT: The applicant shall provide evidence that a revised housing
forecast has been provided to SANDAG that includes any revisions to the
population and employment projections to accurately reflect anticipated growth
due to the Project. If outside the typical time frame in which the County provides
the information to SANDAG, the applicant may initiate an update at the discretion
of SANDAG. DOCUMENTATION: The applicant shall provide evidence in the
form of documentation from SANDAG that a revised housing forecast has been
provided to SANDAG. TIMING: Prior to the recordation of the Final Map and prior
to the approval of any plan and issuance of any permit, the mitigation shall be
completed. MONITORING: The [PDS] shall review the documentation for
compliance with this condition.

ROADS#1-ROAD DEDICATION (ONSITE & OFFSITE)

INTENT: In order to promote orderly development and to comply with the
Subdivision Ordinance Sec. 81.402, road right of way shall be dedicated to the
County. DESCRIPTION OF REQUIREMENT: Dedicate on the map to the County
of San Diego:

a. An easement for road purposes that provides sixty-seven feet (67’) along
the project frontage from STA. 18+66.01 to STA. 34+77.00 as shown on the
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35.

Vesting Tentative Map dated April 2, 2018 in accordance with County of
San Diego Public Road Standards for Country Club Drive a Modified
Public Enhanced Residential Collector to a right-of-way width of sixty-seven
feet (67’); provide twenty foot (20’) radius corner rounding at the curb return
of Private Road ‘A’ and Private Road ‘C’, together with right to construct and
maintain slopes and drainage facilities to the satisfaction of the Director of
PDS.

b. An easement for road purposes that provides ninety-four (94’) along the
project frontage from STA. 34+77.00 to STA. 39+53.64 as shown on the
Vesting Tentative Map dated April 2, 2018 in accordance with County of
San Diego Public Road Standards for Country Club Drive a Modified
Public Enhanced Residential Collector to a right-of-way width of ninety-four
(94’); together with right to construct and maintain slopes and drainage
facilities to the satisfaction of the Director of PDS.

The dedications shall be free of any burdens or encumbrances, which would
interfere with the purpose for which it is required, and shall be accepted for public
use. Any affected utility company/district shall enter into a joint use agreement with
the County of San Diego to the satisfaction of the Director of PDS.
DOCUMENTATION: The applicant shall dedicate the easement on the map and
show it as Accepted. TIMING: Prior to the approval of the Final Map the onsite
dedication shall be shown. MONITORING: The [PDS, LDR] shall verify that the
dedication is indicated on the map and Accepted by the County.

ROADS#2-PUBLIC ROAD IMPROVEMENTS

INTENT: In order to promote orderly development and to comply with the
Subdivision Ordinance Sec. 81.404 and the Community Trails Master Plan the
following improvements shall be made. DESCRIPTION OF REQUIREMENT:
Improve or agree to improve and provide security for:

a. Country Club Drive, from STA. 18+66.01 to STA. 34+77.00 as shown on
the Vesting Tentative Map dated April 2, 2018 in accordance with Public
Road Standards for a Modified Public Enhanced Residential Collector, to a
graded width of sixty-seven feet (67') with fifty-four feet (54") of asphalt
concrete pavement over approved base with Portland cement concrete
curb, gutter, with a three foot (3’) wide parkway on the north and west sides,
a ten foot (10’) wide parkway on the south and east sides, and a ten foot
(10’) wide disintegrated granite (DG) trail along the south and east sides
from STA. 17+69.90 to STA. 18+87.67 a six foot (6’) to eight foot (8’) wide
DG trail on the south and east sides from STA. 19+73.97 to STA. and a five
foot (5’) wide DG trail along the south and east sides from 25+17.83 and a
5-foot pathway from 26+04.11 to STA, 34+77.00 with face of curb at twenty-
seven feet (27') from centerline. Provide transition for all widenings, tapers,
and traffic striping to match existing pavement. All of the above shall be to
the satisfaction of the Director of Public Work/PDS.
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b. Country Club Drive, from STA. 34+77.00 to STA. 39+53.64 as shown on
the Vesting Tentative Map dated April 2, 2018 in accordance with Public
Road Standards for a Modified Public Enhanced Residential Collector, to a
graded width of seventy-nine feet (79") with sixty-one feet (61') of asphalt
concrete pavement over approved base with Portland cement concrete
curb, gutter, a ten foot (10’) wide DG Trail on the west side, and a ten foot
(10’) wide parkway with a five foot (5’) wide disintegrated granite (DG)
pathway along the east side with face of curb at twenty-seven feet (27°) from
centerline. Provide transition for all widenings, tapers, and traffic striping to
match existing pavement. All of the above shall be to the satisfaction of the
Director of Public Work/PDS.

C. Country Club Drive, from STA. 35+27.12 to STA. 37+76.40 per the Bridge
Section Detail as shown on the Vesting Tentative Map dated April 2, 2018
in accordance with Public Road Standards for a Modified Public Enhanced
Residential Collector, to a width of sixty-five feet four inches (65'4”) with
sixty-five feet four inches (65'4”) of cast-in-place prestressed concrete box
with a ten foot (10’) wide trail the west side, and a six foot (6’) wide sidewalk
on the east side, with face of curb at twenty-two feet (22') from centerline.
Provide transition for all widenings, tapers, and traffic striping to match
existing pavement. All of the above shall be to the satisfaction of the Director
of Public Work/PDS.

d. Country Club Drive at the intersection of Harmony Grove Road. Widen the
northbound approach to provide one (1) twelve foot (12’) wide left-turn lane,
one (1) twelve foot (12’) wide thru lane and one (1) twelve foot (12)
dedicated right-turn lane with an overlap phase. Widen the southbound
receiving lane to provide a twelve foot (12’) southbound receiving lane.

e. Country Club Drive between Hill Valley Drive and Kauana Loa Drive. Prior
to the occupancy of the 176" building permit, widen Country Club Drive at
the intersection of Eden Valley Lane to provide a dedicated northbound left-
turn lane on to Eden Valley Lane that would provide a refuge lane for left-
turning vehicles.

f. Harmony Grove Village Parkway between Harmony Grove Road and
Citracado Parkway. Improve Harmony Grove Village Parkway to provide a
northbound to eastbound right-turn overlap phase at the signalized
intersection of Harmony Grove Road.

All plans and improvements shall be completed pursuant to the County of San
Diego Public Road Standards, the Land Development Improvement Plan Checking
Manual and the Community Trails Master Plan. The improvements shall be
completed within 24 months from the approval of the improvement plans,
execution of the agreements, and acceptance of the securities.
DOCUMENTATION: The applicant shall complete the following:
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36.

Process and obtain approval of Improvement Plans to improve Country
Club Drive and Harmony Grove Village Parkway.

Provide Secured Agreements in accordance with Subdivision Ordinance
Sec. 81.408\

Upon approval of the plans, pay all applicable inspection fees with [DPW,
PDCI].

If the applicant is a representative, then one of the following is required: a
corporate certificate indicating those corporation officers authorized to sign
for the corporation, or a partnership agreement recorded in this County
indicating who is authorized to sign for the partnership.

Obtain approval for the design and construction of all driveways,
turnarounds, and private easement road improvements to the satisfaction
of the Rancho Santa Fe Fire Protection District and the [PDS, LDR].

TIMING: Prior to the approval of the Final Map, agreements, and securities shall
be approved. MONITORING: The [PDS, LDR] shall review the plans for
consistency with the condition and County Standards. Upon approval of the plans
[PDS, LDR] shall request the required securities and improvement agreements.
The securities and improvement agreements shall be approved by the Director of

PDS.

ROADS#3-PRIVATE ROAD IMPROVEMENTS
INTENT: In order to promote orderly development and to comply with the
Subdivision Ordinance Sec. 81.404, the private roads shall be improved.

DESCRIPTION OF REQUIREMENT:

a.

Prior to approval of the Final Map, improve or agree to improve and provide
security for the private easement roads, Street ‘A’ and Street ‘C’, to an
easement width of fifty-six feet (56°), graded width of fifty-six feet (56') with
thirty-six feet (36') of asphalt concrete pavement over approved base, AC
mountable dike, and a six foot (6’) wide disintegrated granite
walkway/parkway along the east side of Street A’ from STA. 1+54.93 to
STA. 3+81.51, Street ‘B’ from STA. 14+80.11 to STA. 22+46.21 and from
STA. 16+85.79 to STA. 18+89.43 as shown on the Vesting Tentative Map
dated April 2, 2018. The improvement and design standards of Section
3.1(C) of the County Standards for Private Roads for one hundred (100) or
less trips shall apply to the road geometrics, to the satisfaction of the
Director of Planning and Development Services and Director of Public
Works.

Prior to approval of the Final Map, improve or agree to improve and provide
security for the private easement road, Street ‘A’, from private easement
road Street ‘I’ to private easement road Street ‘G’, to an easement width of
sixty-eight and one half feet (68.5’), graded width of sixty-eight and one half
feet (68.5") with fifty-four feet (54') of asphalt concrete pavement over
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approved base, with eighteen feet (18’) of head-in parking on the south side,
AC mountable dike, concrete ribbon gutter, and an four foot (4’) wide DG
pedestrian trail along the east side as shown on the Vesting Tentative Map
dated April 2, 2018. The improvement and design standards of Section
3.1(C) of the County Standards for Private Roads for one hundred one (100)
or less trips shall apply to the road geometrics, to the satisfaction of the
Director of Planning and Development Services and Director of Public
Works.

C. Prior to approval of the Final Map, improve or agree to improve and provide
security for the private easement road, Street ‘A’, from private easement
road Street ‘G’ to private easement road Street ‘B’, to an easement width
of eighty-one feet (81’), graded width of eighty-one feet (81’) with seventy-
two feet (72") of asphalt concrete pavement over approved base, with
eighteen feet (18’) of head-in parking on both sides, AC mountable dike,
concrete ribbon gutter, and a four foot (4’) wide DG pedestrian trail along
the east and west sides as shown on the Vesting Tentative Map dated April
2, 2018. The improvement and design standards of Section 3.1(C) of the
County Standards for Private Roads for one hundred one (100) or less trips
shall apply to the road geometrics, to the satisfaction of the Director of
Planning and Development Services and Director of Public Works.

d. Prior to approval of the Final Map, improve or agree to improve and provide
security for the private easement road, Street ‘B, to an easement width of
fifty-six feet (56’), graded width of fifty-six feet (56'), with forty-five feet (45")
of asphalt concrete pavement over approved base, AC dike; and an four
foot (4’) wide DG pedestrian trail along the west side as shown on the
Vesting Tentative Map dated April 2, 2018. The improvement and design
standards of Section 3.1(C) of the County Standards for Private Roads for
one hundred (100) or less trips shall apply to the road geometrics, to the
satisfaction of the Director of Planning and Development Services and
Director of Public Works.

e. Prior to approval of the Final Map, improve or agree to improve and provide
security for the private easement roads, Streets ‘B’, ‘C’, and ‘D’ to an
easement width of fifty-six feet (66’), minimum graded width of fifty-six feet
(56’), with thirty-six feet (36) of asphalt concrete pavement over approved
base, with six feet of parallel parking along both sides and AC dike and an
four foot (4’) wide DG pedestrian trail along the west side as shown on the
Vesting Tentative Map dated April 2, 2018. The improvement and design
standards of Section 3.1(C) of the County Standards for Private Roads for
one hundred (100) or less trips shall apply, to the road geometrics, to the
satisfaction of the Director of Planning and Development Services and
Director of Public Works.
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37.

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

g. Unless stated otherwise, improve roads or agree to improve and provide
security for them, with the recordation of the unit the road is within, abuts,
or provides access to.

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

h. Process and obtain approval of Improvement Plans to improve the above-
listed private easement roads for each particular phase or unit of the
subdivision.

i. Provide Secured Agreements with posting security in accordance with
Subdivision Ordinance Sec.81.404.

J. Upon approval of the plans, pay all applicable inspection fees with [DPW,
PDCI].
k. If the applicant is a representative, then a one of the following is required:

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

Timing: Prior to the approval of the Final Map for each particular phase or unit of
the subdivision [as mentioned above], the plans, agreements, and securities for
each particular phase or unit of the subdivision shall be approved. Monitoring:
The [DPW, LDR] shall review the plans for consistency with the condition and
County Standards. Upon approval of the plans [DPW, LDR] shall request the
required securities and improvement agreements. The securities and
improvement agreements shall be approved by the Director of DPW.

ROADS#4—-PRIVATE ROAD EASEMENT

INTENT: In order to promote orderly development and to comply with the County
Subdivision Ordinance Section 81.402 the easement(s) shall be provided or
shown. DESCRIPTION OF REQUIREMENT:
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38.

39.

a. The Final Map shall show a minimum forty-foot (40’) wide private road
easement for all proposed private roads in the Subdivision, except as shown
on the Vesting Tentative Map.

b. The Final Map shall show private road easements that terminate with a
minimum forty-four foot (44’) radius cul-de-sac, where applicable, except as
shown on the Vesting Tentative Map.

DOCUMENTATION: The applicant shall show the easements on the Final Map.
TIMING: Prior to approval of the Final Map, the easements shall be shown.
MONITORING: The [PDS, LDR] shall review the Final Map to ensure that
easements are indicated pursuant to this condition.

TRAILS#1-TRAIL EASEMENT

INTENT: In order to promote orderly development by providing trail connections
pursuant to the County of San Diego General Plan, Community Master Trails Plan
and to comply with the County Subdivision Ordinance Sections 81.401(n) and
81.402.v, the applicant shall dedicate public non-motorized multi-use trail
easements. DESCRIPTION OF REQUIREMENT: The applicant shall dedicate to
the County of San Diego, ten to twenty foot (10-20’) non-motorized multi-use trail
easements as shown on the approved Vesting Tentative Map.
DOCUMENTATION: The applicant shall show the easements on the Final Map
with the appropriate granting language on the title sheet concurrent with Final Map
Review. TIMING: Prior to the approval of the map the applicant shall show on the
Final Map the trail easements to the County of San Diego. MONITORING: [PDS,
LDR] shall route the Final Map to [DPR, TC] and [PDS, TC] for preapproval and
acceptance of the dedication prior to map recordation. [PDS, LDR] shall satisfy the
condition after recordation.

TRAILS#2-TRAIL IMPROVEMENTS

INTENT: In order to promote orderly development by providing trail connections
pursuant to the County of San Diego General Plan, Community Master Trails Plan
and to comply with the Subdivision Ordinance Section 81.403. through 81.406.1,
the applicant shall improve the dedicated trail easements. DESCRIPTION OF
REQUIREMENT: Improve or agree to improve to the satisfaction of DPR and PDS
non-motorized public trails to a width of four to eight (4-8’) feet within the non-
motorized public trail easements as indicated on the approved Vesting Tentative
Map. DOCUMENTATION: The applicant shall prepare improvement plans and
provide securities for the construction of the trails and all associated work. All
plans and improvements shall be completed pursuant to the Community Trails
Master Plan Design and Construction Guidelines, the County of San Diego Public
Road Standards, and the Land Development Improvement Plan Checking Manual.
The improvements shall be completed within 24 months from the approval of the
improvement plans, execution of the agreements, and acceptance of the
securities. The applicant shall complete the following:
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40.

4].

a. Process and obtain approval of Grading and Improvement Plans to improve
the public non-motorized multi-use trails.

b. Provide Secured agreements require posting security in accordance with
Subdivision Ordinance Sec. 81.405 through 81.406.1.

C. Upon approval of the plans, pay all applicable inspection fees with [DPW,
PDCI] and [DPR, TC]

The plans shall be submitted to [DPR, TC] and [PDS, LDR], for review and
approval. TIMING: Prior to the approval of the map, the trails shall be improved
or the trails plan, associated agreements and securities shall be approved.
MONITORING: The [DPR, TC] and [PDS, LDR] shall review the plans for
conformance and approve all financial securities for the construction of the trail.

ROADS#5-PAVEMENT CUT POLICY

INTENT: In order to prohibit trench cuts for undergrounding of utilities in all new,
reconstructed, or resurfaced paved County-maintained roads for a period of three
years following project pavement treatment, and to comply with County Policy RO-
7 adjacent property owners shall be notified and solicited for their participation in
the extension of utilities. DESCRIPTION OF REQUIREMENT: All adjacent
property owners shall be notified who may be affected by this policy and are
considering development of applicable properties, this includes requesting their
participation in the extension of utilities to comply with this policy. No trench cuts
for undergrounding of utilities in all new, reconstructed, or resurfaced paved
County-maintained roads for a period of three years following project surface.
DOCUMENTATION: The applicant shall sign a statement that they are aware of
the County of San Diego Pavement Cut Policy and submit it to the [PDS, LDR] for
review. TIMING: Prior to the approval of improvement plans or the approval of
the Final Map, the letters shall be submitted for approval. MONITORING: The
[PDS, LDR] shall review the signed letters.

ROADS#6—RELINQUISH ACCESS

INTENT: In order to promote orderly development and to comply with the Mobility
Element of the General Plan and County Subdivision Ordinance Section 81.401
(q), access shall be relinquished. DESCRIPTION OF REQUIREMENT:

a. Relinquish access rights onto Country Club Drive along the project
frontage except for two access openings as shown on the approved Vesting
Tentative Map.

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

DOCUMENTATION: The applicant shall prepare the pages of the Final Map and
present them for review to [PDS, LDR]. TIMING: With the approval of the Final
Map, the access shall be relinquished. MONITORING: The [PDS, LDR] shall
prepare and process the relinquishment of access with the Final Map.
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42.

NOISE#1-NOISE RESTRICTION EASEMENT: [PDS, BPPR] [PDS, PCC] [MA]
[PDS, FEE X 1] INTENT: In order to reduce the exposure to noise levels in
excess of standards established by the County of San Diego General Plan Noise
Element, and the County of San Diego CEQA Noise Guidelines for Determining
Significance, a noise restriction easement shall be placed on lots exposed to levels
exceeding 60 dBA CNEL to reduce the noise exposure of land uses for sensitive
receptors below levels of significance. DESCRIPTION OF REQUIREMENT: A
Noise Restriction Easement shall be granted on the map. The said easement shall
include the entire areas of Lots 123 and 124 (as shown on the TM Sheets 1 and
5) and shall comply with the following:

a. Prior to the approval of any Building Plan and issuance of a residential
Building Permit, a County Approved Acoustical Consultant, shall perform an
acoustical analysis, which demonstrates that the proposed residential use;
as defined by the General Plan, will not be exposed to present and
anticipated future noise levels exceeding the allowable sound level limit of
the General Plan community noise equivalent levels (CNEL) of 45 dBA for
interior noise, and a (CNEL) of 60 dBA for exterior noise levels.

b. The acoustical analysis shall make recommendations that shall be
implemented in the project design and building plans, so the proposed
structures and project site can comply with the noise standards referenced
above.

C. The unauthorized removal of documented noise control measures at a
future date after the initial condition is satisfied shall make the affected noise
sensitive land use still subject to this building restriction for protection of
these uses before any future building permits can be approved and issued.

d. Prior to the approval of any Building Plan and issuance of any Building
Permit, the applicant shall prepare the acoustic analysis and incorporate the
proposed project design recommendations and mitigation measures, into
the Building Plans. The applicant shall submit the acoustical analysis along
with the building plans to the [PDS, BD] for review and approval before the
building permits can be issued. To the satisfaction of the [PDS, PCC], the
applicant shall revise the building plans or site design to incorporate any
additional proposed mitigation measures.

e. If new information is provided to prove and certify that the sound barrier
mitigation used is different then what was proposed in the noise report, then
a new Noise Element noise analysis may be reviewed to the satisfaction of
the [PDS, PCC]. The supplemental noise analysis shall be prepared by a
County Approved Noise Consultant and the report shall comply with the
Noise Report Format and Content Requirements. Any proposed alternative
methods, or the reduction and/or addition of the noise barrier(s) may be
approved if Noise Element conformance can be demonstrated while no new
impacts are a result of the updated noise barrier design.
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43.

DOCUMENTATION: The applicant shall show the easement on the Final map with
the appropriate granting language on the title sheet concurrent with Final Map
Review. TIMING: Prior to the approval of the map, the requirements of this
condition shall be completed. MONITORING: The [DPW, LDR] shall verify that
the easement is indicated on the map, and that the map details the language
above.

PARKS #1- PARK LAND DEDICATION (PLDO) PUBLIC PARK LAND
DEDICATION: [PDS, PPC] [DPR, PP] [DGS, RP] [PDS, FEE] [DPR, FEE].
INTENT: In accordance with Title 8, Division 10 of the Code of Regulatory
Ordinances and in order to comply with the Park Lands Dedication Ordinance
(PLDO) Section 810.105 and in order to receive PLDO credit, the public parks on
Vesting Tentative Map (PDS2018-TM-5626) Lots B, J, S, V, Z, AA, BB shall be
fully developed in accordance with PLDO criteria and an approved Final Park Site
Plan. DESCRIPTION OF REQUIREMENT: Any and all parklands receiving PLDO
credit shall comply with the following requirements:

a. A Final Park Site Plan (that includes grading, irrigation, landscaping, and
improvement plans and construction documents) that conforms to the park
concept plan for the Harmony Grove Village South Specific Plan
(PDS2015-SP-15-002), and the park design and construction standards
specified by DPR shall be approved by the Director of Park and Recreation.

b. The public parks on Vesting Tentative Map (PDS2018-TM-5626) Lots B, J,
S, V, Z, AA, BB shall consist of active recreational uses as defined in the
PLDO, include at a minimum the facilities and amenities identified on the
approved park concept plan for the Harmony Grove Village South Specific
Plan (PDS2015-SP-15-002), and conform to the PLDO.

C. Park site improvements identified in the approved Final Park Site Plan shall
be constructed, and fee title to the public parks on Vesting Tentative Map
(PDS2018-TM-5626) Lots B, J, S, V, Z, AA, BB conveyed to the County by
grant deed free of encumbrances, as evidenced by an Environmental Site
Assessment and a California Land Title Association Policy provided by the
applicant and approved by the Director of DPR.

OR

d. The applicant may satisfy the preceding requirement by entering into a
secured agreement with the County, prior to recordation of the first Final
Map. The secured agreement shall require construction of the public parks
on Vesting Tentative Map (PDS2018-TM-5626) Lots B, J, S, V, Z, AA, BB
pursuant to Park Phasing Plan for Harmony Grove Village South Specific
Plan (PDS2015-SP-15-002) that is approved by the Director of Park and
Recreation. The secure agreement shall comply with the requirements for
improvement security as specified in the Subdivision Map Act at
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Government Code section 66499 et seq. and the County Subdivision
Ordinance at County Code section 81.407 et seq. The agreement shall
specify that the construction timeline for the public parks on Vesting
Tentative Map (PDS2018-TM-5626) Lots B, J, S, V, Z, AA, BB as specified
in the approved Park Land Dedication (PLDO) Park Phasing Plan.. The
secured agreement shall require the applicant to convey fee title to the
public parks on Vesting Tentative Map (PDS2018-TM-5626) Lots B, J, S,
V, Z, AA, BB in the manner specified above. This agreement shall be
accompanied by security sufficient to cover the cost of all improvements
per the approved Final Park Site Plan and in the form and amount specified
by the DPR Director to ensure the applicant’s performance of the terms of
the agreement.

If there is less than 1.86 acres of active recreational uses (as defined by
the PLDO) in the approved Final Park Site Plans, a combination of public
and private parkland shall be dedicated (as approved by the Director of
Parks and Recreation) or fees in-lieu of park land dedication shall be
required pursuant to Section 810.107(c) of the PLDO.

DOCUMENTATION: The applicant shall complete and provide the following:

f.

Process and obtain approval from the Director of DPR for a Final Park Site
Plan.

Process and obtain approval from the Director of DPR for the grading,
irrigation, landscaping, and improvement plans and construction
documents in compliance with the PLDO and the requirements mentioned
above.

Construct park improvements identified in the Final Park Site Plan and the
grading, irrigation, landscaping, and improvement plans and construction
documents.

Submit Environmental Site Assessment and California Land Title
Association Policy for approval by Director of DPR prior to conveyance of
public park fee title.

Convey fee title by Grant Deed of public park site that has been constructed
in accordance with the Final Park Site Plan and is free of encumbrances.

OR
Enter into a Secured Agreement with the County that ensures construction

of park site, conveyance of public park fee title, and payment of in-lieu fees,
as applicable, in the manner specified above.
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44,

45.

l. Pay in-lieu park fees, as applicable.

TIMING: Prior to the recordation of the first Final Map. MONITORING: The [DPR,
PP] and [PDS, PCC, Landscape Architect] shall review the Park Site Plan, grading,
irrigation, landscaping, and improvement plans, and construction documents.
[DPR, PP] shall review the Secured Agreement. [DGS, RP] and [DPR, PP] shall
review the Environmental Site Assessment and California Land Title Association
Policy. The [DPR, PP] shall determine if dedication of additional parkland or
payment of in-lieu park fees is required. The [PDS, BD] shall monitor building
permit issuance and, if required, collect in-lieu park fees.

PARKS#2 - PARK LAND DEDICATION (PLDO) ESTABLISHMENT OF
FUNDING MECHANISM FOR PUBLIC PARKS AND TRAILS: [PDS, PPC] [DPR,
PP]. INTENT: A funding mechanism shall be established to the satisfaction of the
DPR in order to fully fund the operation and maintenance of the public park.
DESCRIPTION OF REQUIREMENT: Establish a Community Facilities District
(CFED) or other funding mechanism approved by the DPR to fully fund the operation
and maintenance of the public park and trails. The CFD or other funding
mechanism shall have the capacity to generate enough revenue to fund the annual
operation and maintenance of the public park and trails as determined by the DPR.
In addition to the tax on developed parcels, this CFD or other funding mechanism
shall include an “undeveloped land tax” which will allow revenue to be generated
on all undeveloped parcels/lots within the CFD. DOCUMENTATION: The
applicant shall create and fund formation of the CFD or other funding mechanism
to the satisfaction of DPR. TIMING: Prior to recordation of the first FinalFinalFinal
Map. MONITORING: The [DPR, PP] and [PDS, PCC] shall review the formation
documentation and funding of the CFD or other funding mechanism.

PARKS#3 — PARK LAND DEDICATION (PLDO) PRIVATE PARK LAND
DEDICATION: [PDS, PPC] [DPR, PP] [DGS, RP] [PDS, FEE] [DPR, FEE].
INTENT: In accordance with Title 8, Division 10 of the Code of Regulatory
Ordinances and in order to comply with the Park Lands Dedication Ordinance
(PLDO) Sections 810.105 and 810.108 and in order to receive PLDO credit, private
parks on Vesting Tentative Map (PDS2018-TM-5626) Lots A, I, L, N,. P, and Y
shall be restricted to park and recreational purposes only with an easement or
other mechanism approved by the DPR. DESCRIPTION OF REQUIREMENT: The
applicant shall dedicate an open space easement or other instrument approved by
DPR, DGS and County Counsel on Vesting Tentative Map (PDS2018-TM-5626)
Lots A, I, L, N,. P, and Y that a) restricts the use of the lots to park and recreational
purposes only, b) specifies that the private ownership and maintenance of the
private parks private parks on Vesting Tentative Map (PDS2018-TM-5626) Lots A,
I, L, N,. P, and Y will be adequately provided for by recorded written agreement,
covenants, or restrictions, and c¢) Includes a defense and indemnity provision in
favor of the County of San Diego. DOCUMENTATION: The easement may be
recorded on the Final Map for the unit in which the private parks are located. The
easement shall be submitted to the DPR and DGS for review and approval.
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TIMING: With recordation of the Final Map. MONITORING: The [PDS, PPC] [DGS,
RP] and [DPR, PP] shall review the documentation for conformance with this
condition.

PARKS#4 - PARK LAND DEDICATION (PLDO) ESTABLISHMENT OF
FUNDING MECHANISM FOR PRIVATE PARKS AND TRAILS: [PDS, PPC]
[DPR, PP]. INTENT: A funding mechanism shall be established to fully fund the
operation and maintenance of all private parks, trails, and the private recreation
facility to the satisfaction of the DPR to ensure ongoing compliance with the County
of San Diego PLDO. DESCRIPTION OF REQUIREMENT: Establish a funding
mechanism for the operation and maintenance of all private parks, trails, and the
private recreation facility to the satisfaction of the DPR. DOCUMENTATION: The
applicant shall provide written evidence to the satisfaction of the DPR that
adequate operation and maintenance of all private parks, trails, and the private
recreation facility, will be provided by a funding mechanism, such as a
Homeowners Association. An example of satisfactory written evidence is
documentation of the formation of a Home Owners’ Association that has adequate
authority, obligations and funding to ensure operation and maintenance of all
private parks, trails, and the private recreation facility. TIMING: Prior to recordation
of the Final Map for the unit in which the private parks are located. MONITORING:
The [DPR, PP] and [PDS, PCC] shall review the formation documentation for a
Homeowners Association or other funding mechanism.

PARKS #5 — PARK LAND DEDICATION (PLDO) PARK PHASING PLAN: [PDS,
PPC] [DPR, PP]. INTENT: A Park Phasing Plan shall be submitted for review and
approval to ensure that the public and private parks are constructed and operating
to ensure compliance with Park Lands Dedication Ordinance (PLDO) Section
810.105 and the Harmony Grove Village South Specific Plan (PDS2015-SP15-
002). DESCRIPTION OF REQUIREMENT: A Park Phasing Plan shall be
submitted to the County Departments of Parks and Recreation and Planning and
Development Services for review and approval. The Phasing Plan shall include
milestones for commencing public and private park improvements, and public
parkland dedication, and payment of fees. DOCUMENTATION: The applicant
shall provide a Park Phasing Plan. TIMING: Prior to recordation of the first Final
Map. MONITORING: The [DPR, PP], [PDS, PCC] shall review the Park Phasing
Plan to verify compliance with this condition.

TRAILS#1-TRAIL EASEMENT

INTENT: In order to promote orderly development by providing trail connections
pursuant to the County of San Diego General Plan, Community Master Trails Plan
and to comply with the County Subdivision Ordinance Sections 81.401(n) and
81.402.v, the applicant shall dedicate public non-motorized multi-use trail
easements. DESCRIPTION OF REQUIREMENT: The applicant shall dedicate to
the County of San Diego, ten to twenty foot (10-20’) non-motorized multi-use trail
easements as shown on the approved Vesting Tentative Map.
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DOCUMENTATION: The applicant shall show the easements on the Final Map
with the appropriate granting language on the title sheet concurrent with Final Map
Review. TIMING: The applicant shall dedicate the trail easements to the County
of San Diego on the map in which the trails lie. MONITORING: [PDS, LDR] shall
route the Final Map to [DPR, TC] and [PDS, TC] for preapproval and acceptance
of the dedication prior to map recordation. [PDS, LDR] shall satisfy the condition
after recordation.

TRAILS#2-TRAIL IMPROVEMENTS

INTENT: In order to promote orderly development by providing trail connections
pursuant to the County of San Diego General Plan, Community Master Trails Plan
and to comply with the Subdivision Ordinance Section 81.403. through 81.406.1,
the applicant shall improve the dedicated trail easement. DESCRIPTION OF
REQUIREMENT: Improve or agree to improve to the satisfaction of DPR and PDS
non-motorized public trail to a width of four to six (4-6’) feet within the non-
motorized public trail as indicated on the approved Vesting Tentative Map.
DOCUMENTATION: The applicant shall prepare improvement plans and provide
securities for the construction of the trails and all associated work. All plans and
improvements shall be completed pursuant to the Community Trails Master Plan
Design _and Construction Guidelines, the County of San Diego Public Road
Standards, and the Land Development Improvement Plan Checking Manual. The
improvements shall be completed within 24 months from the approval of the
improvement plans, execution of the agreements, and acceptance of the
securities. The applicant shall complete the following:

a. Process and obtain approval of Grading Plans to improve the public non-
motorized multi-use trails.

b. Provide Secured agreements require posting security in accordance with
Subdivision Ordinance Sec. 81.405 through 81.406.1.

C. Upon approval of the plans, pay all applicable inspection fees with [DPW,

PDCI] and [DPR, TC]

The plans shall be submitted to [DPR, TC] and [PDS, LDR], for review and
approval. TIMING: Prior to the approval of the map, the trails plan, associated
agreements and securities shall be approved. MONITORING: The [DPR, TC]
and [PDS, LDR] shall review the plans for conformance and approve all financial
securities for the construction of the trail.

CULT#1 ARCHAEOLOGICAL MONITORING [PDS, FEE X 2]

INTENT: In order to mitigate for potential impacts to undiscovered buried
archaeological resources, an Archaeological Monitoring Program and potential
Data Recovery Program shall be implemented pursuant to the County of San
Diego Guidelines for Determining Significance for Cultural Resources and the
California  Environmental Quality Act (CEQA). DESCRIPTION OF
REQUIREMENT: A County Approved Principal Investigator (PI) known as the
“Project Archaeologist,” shall be contracted to perform archaeological monitoring
and a potential data recovery program during all grading, clearing, grubbing,
trenching, and construction activities. The frequency and location of inspections
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will be determined by the Project Archaeologist in consultation with the Luiseno
Native American monitor. Monitoring of the cutting of previously disturbed deposits
will be determined by the Project Archaeologist in consultation with the Luiseno
Native American monitor. The archaeological monitoring program shall include the
following:

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

b. The Project Archeologist shall provide evidence that a Native American
monitor has been contracted to perform Native American Monitoring for the
project.

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

DOCUMENTATION: The applicant shall provide a copy of the Archaeological
Monitoring Contract or letter of acceptance, cost estimate, and MOU to PDS.
Additionally, the cost amount of the monitoring work shall be added to the grading
bond cost estimate. TIMING: Prior to the approval of the map for PDS2018-TM-
5626 and prior to the approval of any plan and issuance of any permit.
MONITORING: PDS shall review the contract or letter of acceptance, MOU and
cost estimate or separate bonds for compliance with this condition. The cost
estimate should be forwarded to [PDS, LDRY], for inclusion in the grading bond cost
estimate, and grading bonds and the grading monitoring requirement shall be
made a condition of the issuance of the grading or construction permit.

LNDSCP#1-LANDSCAPE DOCUMENTATION PACKAGE (TM)

INTENT: In order to provide adequate Landscaping that complies with the
Harmony Grove Village South Specific Plan, the Visual Impact Analysis, the Draft
EIR, and the Fire Protection Plan, the County of San Diego’s Water Efficient
Landscape Design Manual, and the County’s Water Conservation in Landscaping
Ordinance a Landscape Plan shall be prepared. DESCRIPTION OF
REQUIREMENT: The Landscape Documentation Package shall be prepared by
a California licensed Landscape Architect, Architect, or Civil Engineer and include
the following information:
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Indication of the proposed width of any adjacent public right-of-way, and the
locations of any required improvements and any proposed plant materials
to be installed or planted therein. The applicant shall obtain a permit from
DPW approving the variety, location, and spacing of all trees proposed to
be planted within said right(s)-of-way. A copy of this permit and a letter
stating that all landscaping within the said right(s)-of-way shall be
maintained by the landowner(s) shall be submitted to PDS.

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

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

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

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

The location and detail of all walls, fences, and walkways shall be shown
on the plans, including height from grade and type of material. Noise barrier
walls shall be shown on the landscape plans as discussed in Section 7.1.5
of the Draft EIR, dated February, 2017, or the most currently approved
version. Construction details shall be provided for all fencing and walls. A
minimum of 4’ deep vegetated screening shall be provided along the street
facing side, or as directed by the Specific Plan. Fencing and walls shall also
be compliant with Section 2.2.5 of the Visual Impact Analysis, including
Figures 12a-f. A lighting plan and light standard details shall be included in
the plans (if applicable) and shall be in compliance with the County’s Light
Pollution Code and Section 7.2.2 (2) of the Draft EIR mentioned above.

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

Additionally, the following items shall be addressed as part of the
Landscape Plan: compliance with Section’s IV.E (Landscape Design),
Table 7 (Public and Private Parks) and Figures IV.3, 13, 15-17, and 27-30
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of the Harmony Grove Village South Specific Plan, dated February, 2017,
or the most currently approved version.

i. Compliance with Section’s 2.2.8 (Landscape) and 6.1(1) and (3) (Mitigation
Measures — Rock Staining) and 6.2 (Design Considerations) of the
Harmony Grove Village South Visual Impact Analysis, dated February,
2017, or the most currently approved version. This includes compliance
with Figure’s 11, 12a/b, d-f, 15b-d, and Table 1. Compliance shall also be
verified with Section 7.2.1 (1) (3), and M-AE-1 of the Draft EIR, dated
February 2017, or the most currently approved version.

J- Landscape plans shall be provided to be consistent with Construction
Phasing identified in Section 2.2.12 of the Visual Impact Analysis. Slope
planting north of the granaries shall include the use of 36” boxed Coast Live
Oaks.

k. Compliance with Section 5.4, Table 7, and Appendices | (Suggested Plan
List for Defensible Space) and J (Prohibited Plant List) of the Fire Protection
Plan, dated July 2016, or the most currently approved version. Fuel
Modification Zones shall be shown graphically and dimensioned on the
plans with all applicable notes and maintenance criteria. Compliance with
Section 7.2.14 (3) (8) (12) (13) of the Draft EIR, dated February, 2017, or
the most currently approved version shall be required.

l. All parking areas shall be in compliance with Land Use Goal 1.7.1 of the
San Dieguito Community Plan within Section 2.5.2 of the Visual Impact
Analysis and the County’s Parking Design Manual.

m. Planting shall be compliant with Section’s 7.2.5 (4) and 7.2.12 (1) of the
Draft EIR, dated February, 2017, or the most currently approved version.
Slope plantings shall be compliant with Section 7.2.11 (3) of the Draft EIR
as mentioned.

n. Show location of the 200’ biological buffer, label all biological open space
lots, show fencing and signage, and dimension the LBZ per Section 7.2.6
of the Draft EIR, dated February, 2017, or the most currently approved
version.

0. Irrigation plans shall be submitted to the Department of Environmental
Health for review, approval, and issuance of a Landscape Recycled Water
Service (LRWS) permit no. for all areas proposing the use of recycled water.
The Landscape Documentation Package plans shall include the LRWS #
on the upper right hand corner of the title sheet.

p. Provide a Landscape Maintenance Exhibit that addresses Section V (D) of
the Specific Plan and provides appropriate notes for on-going maintenance
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requirements. Include information and criteria per Section’s 7.2.13 (2),
7.2.14 (10 (11) (13), and 7.2.16 (BMP Monitoring and Maintenance) (1) (2)
of the Draft EIR, dated February, 2017, or the most currently approved
version.

g. Indicate a minimum of 2,045 new trees on the landscaping plans in order to
address carbon sequestration.

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

BIO#1 (M-Bl-1a, M-Bl-1b) BIOLOGICAL EASEMENT [PDS, FEE X 2]

INTENT: In order to protect sensitive biological resources, pursuant to Resource
Protection Ordinance (RPO) and California Environmental Quality Act (CEQA) and
to mitigate significant impacts to sensitive vegetation communities, special status
plant and wildlife species, and jurisdictional waters, a biological open space
easement shall be granted. DESCRIPTION OF REQUIREMENT: Grant to the
County of San Diego an onsite open space easement of 34.8 acres determined to
support sensitive species and habitat functions and values continuous with Del
Dios Highlands Preserve to the south, as shown on the approved Vesting Tentative
Map. The habitat types within the biological open space are summarized within
Table 11 of Appendix E of the draft EIR. This easement is for the protection of
biological resources and prohibits all of the following on any portion of the land
subject to said easement: grading; excavation; placement of soil, sand, rock,
gravel, or other material; clearing of vegetation; construction, erection, or
placement of any building or structure; vehicular activities; trash dumping; or use
for any purpose other than as open space. Granting of this open space authorizes
the County and its agents to periodically access the land to perform management
and monitoring activities for the purposes of species and habitat conservation. The
only exception(s) to this prohibition are:

a. Selective clearing of vegetation by hand to the extent required by written
order of the fire authorities for the express purpose of reducing an identified
fire hazard. While clearing for fire management is not anticipated with the
creation of this easement, such clearing may be deemed necessary in the
future for the safety of lives and property. All fire clearing shall be pursuant
to the applicable fire code of the Fire Authority Having Jurisdiction and the
Memorandum of Understanding dated February 26, 1997, between the
wildlife agencies and the fire districts and any subsequent amendments
there to. Activities conducted pursuant to a revegetation or habitat
management plan approved by the Director of PDS. Activities for the
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creation, restoration, and/or enhancement of native habitat, including
stream courses and wetlands. Such activities shall not conflict with the
preservation of the natural condition of the open space and shall be
performed in compliance with applicable laws, regulations, and permitting
requirements. For purposes of preventing erosion and reestablishing native
vegetation, the grantor of the easement shall have the right to revegetate
areas that may be damaged by permitted activities, naturally occurring
events or by the acts of persons wrongfully damaging the natural condition
of the open space.

C. Vegetation removal or application of chemicals for vector control purposes
where expressly required by written order of the County of San Diego DEH.

d. Construction, use and maintenance of multi-use, non-motorized trails
approved by PDS.

DOCUMENTATION: The applicant shall show the easement on the Final Map with
the appropriate granting language on the title sheet concurrent with Final Map
Review - OR - The applicant shall prepare the draft plats and legal descriptions of
the easements, then submit them for preparation and recordation with the [DGS,
RP], and pay all applicable fees associated with preparation of the documents.
TIMING: Prior to the approval of the first Final Map, prior to issuance of any
grading permit, the easements shall be executed and recorded. MONITORING:
For recordation by separate document, the [DGS, RP] shall prepare and approve
the easement documents and send them to [PDS, PCC] and [DPR GPM] for
preapproval. The [PDS, PCC] shall preapprove the language and estimated
location of the easements prior to recordation. Upon Recordation of the
easements [DGS, RP] shall forward a copy of the recorded documents to [PDS,
PCC] for satisfaction of the condition.

BlIO#2 (M-BI-2a) SENSITIVE SPECIES PRESERVATION

INTENT: In order to mitigate for the impacts to sensitive plant species, including
summer holly and wart-stemmed ceanothus, which are sensitive biological
resources pursuant to the RPO and CEQA, preservation of sensitive species shall
occur. DESCRIPTION OF REQUIREMENT: Impacts to summer holly and wart-
stemmed ceanothus individuals shall be mitigated through the preservation of at
least 21 summer holly and 1,963 wart-stemmed ceanothus within the biological
open space easement. An RMP shall be prepared, which includes monitoring,
maintenance, management, and reporting directives for these sensitive species.
DOCUMENTATION: The applicant shall prepare the RMP and submit it to the
[PDS, ZONING] and pay all applicable review fees. TIMING: Prior to the approval
of the grading plan, the RMP shall be approved. MONITORING: The [PDS, PPD]
shall review the RMP for compliance with the content guidelines, the conceptual
RMP, and this condition.

BIO#3-LBZ EASEMENT [PDS, FEEX 2]



1-179

PDS2018-TM-5626 -23 -

55.

INTENT: In order to protect sensitive biological resources in the adjacent biological
open space easement, pursuant to RPO and CEQA, a Limited Building Zone (LBZ)
Easement shall be granted to limit the need to clear or modify vegetation for fire
protection purposes within an adjacent biological resource area and to avoid other
direct and indirect impacts. DESCRIPTION OF REQUIREMENT: Grant to the
County of San Diego a LBZ Easement as shown on the Vesting Tentative Map.
The purpose of this easement is to limit the need to clear or modify vegetation for
fire protection purposes within the adjacent biological open space easement and
prohibit the construction or placement of any structure designed or intended for
occupancy by humans or animals. The only exceptions to this prohibition are:

a. Decking, fences, and similar facilities.

b. Sheds, gazebos, and detached garages, less than 250 square feet in total
floor area, that are designed, constructed and placed so that they do not
require clearing or fuel modification within the biological open space
easement, beyond the clearing/fuel modification required for the primary
structures on the property.

C. Drainage structures for storm water facilities, bio swales, and stream
channels/wetlands.

DOCUMENTATION: The applicant shall show the easement on the Final Map with
the appropriate granting language on the title sheet concurrent with Final Map
Review - OR - The applicant shall prepare the draft plats and legal descriptions of
the easements, then submit them for preparation and recordation with the [DGS,
RP], and pay all applicable fees associated with preparation of the documents.
TIMING: Prior to the approval of the first Final Map or prior to the issuance of the
grading permit, the easements shall be recorded. MONITORING: For recordation
by separate document, the [DGS, RP] shall prepare and approve the easement
documents and send them to [PDS, PCC] and [DPR GPM] for preapproval. The
[PDS, PCC] shall preapprove the language and estimated location of the
easements prior to recordation. Upon Recordation of the easements [DGS, RP]
shall forward a copy of the recorded documents to [PDS, PCC] for satisfaction of
the condition.

BIO#4 (M-BI-1b, M-BI-1c, M-BI-2b, M-BI-2¢c, M-BI-3a, M-BI-3b, M-BI-3c, M-BI-
5a, M-BI-5b, M-BI-5c, M-BI-5e, M-BI-5f) OFFSITE MITIGATION [PDS, FEE X2]

INTENT: In order to mitigate for the impacts to sensitive habitats and special status
plant and wildlife species, which are sensitive biological resources pursuant to
RPO and CEQA, offsite mitigation as summarized within Table 11 of Appendix E
of the draft EIR, including Diegan coastal sage scrub, coastal sage-chaparral
transition, southern willow riparian forest, mule fat scrub, and non-native grassland
shall be acquired. DESCRIPTION OF REQUIREMENT: The applicant shall
purchase habitat credit, or provide for the conservation of habitat in perpetuity a
total of 51.54 acres of in-kind sensitive habitat, including 18.5 acres of Diegan
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coastal sage scrub, 9.0 acres of coastal sage-chaparral transition, 2.13 acres of
southern willow riparian forest suitable for least Bell’s vireo, yellow-breasted chat
and yellow warbler, 0.01 acres of mule fat scrub suitable for least Bell’s vireo,
yellow-breasted chat, and yellow warbler, and 21.9 acres of non-native grassland
suitable for raptors and County Group 2 wildlife species. The required Diegan
coastal sage scrub mitigation shall be provided through purchase of habitat credit
or conservation of habitat of 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. To the extent the land is available for preservation,
offsite mitigation shall occur within land located within the Pre-Approved Mitigation
Area (PAMA) of the draft North County Multiple Species Conservation Program
(MSCP) and located in the Elfin Forest-Harmony Grove Planning Area, northern
coastal foothills ecoregion of San Diego County as approved by the County and
Wildlife Agencies and as indicated below.

a. Option 1: If purchasing Mitigation Credit the mitigation bank, such as the
Red Mountain Conservation Bank, Buena Creek Conservation Bank, or
other bank deemed acceptable by the County and Wildlife Agencies, shall
be approved by the County, California Department of Fish and Wildlife, and
the U.S. Fish and Wildlife Service. The following evidence of purchase shall
include the following information to be provided by the mitigation bank:

1. A copy of the purchase contract referencing the project name and
numbers for which the habitat credits were purchased.
2. If not stated explicitly in the purchase contract, a separate letter must

be provided identifying the entity responsible for the long-term
management and monitoring of the preserved land.

3. To ensure the land will be protected in perpetuity, evidence must be
provided that a dedicated conservation easement or similar land
constraint has been placed over the mitigation land.

4. An accounting of the status of the mitigation bank. This shall include
the total amount of credits available at the bank, the amount required
by this project and the amount remaining after utilization by this
project.

b. Option 2: If habitat credit cannot be purchased in a mitigation bank, then
the applicant shall provide for the conservation of habitat of the same
amount and type of land, or like-functioning land, to the extent that the land
is available for preservation, located in PAMA of the draft North County
Multiple Species Conservation Program (MSCP) and located in the Elfin
Forest-Harmony Grove Planning Area, northern coastal foothills ecoregion
of San Diego County and as approved by the County and Wildlife Agencies
as indicated below:
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1. The type of habitat and the location of the proposed mitigation,
should be pre-approved by [PDS, PCC] before purchase or entering
into any agreement for purchase.

2. A Resource Management Plan (RMP) shall be prepared and
approved pursuant to the County of San Diego Biological Report
Format and Content Requirements to the satisfaction of the Director
of PDS. If the offsite mitigation is proposed to be owned and/or
managed by DPR, the RMP shall also be approved by the Director
of DPR.

3. An open space easement over the land shall be dedicated to the
County of San Diego or like agency to the satisfaction of the Director
of PDS. The land shall be protected in perpetuity.

4. The final RMP cannot be approved until the 