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Executive Summary

Executive Summary

The project site is located on an approximately 4.9-acre lot at 425 Smilax Road in the North County
Metro Subregion of the County of San Diego (County). Smilax Road borders the project to the east
and Poinsettia Avenue borders it to the west. The project site is approximately 500 feet south of
State Route (SR) 78. To the east at Smilax Road is the City of San Marcos jurisdiction. The City of
Vista jurisdiction begins approximately 850 feet to the southwest of the southwestern corner of the
project site. The project has a General Plan Land Use Designation of Village Residential 2 (VR-2) and
the site is included in the Mobility Element Road Network. The Mobility Element Road Network
currently has Smilax Road turning to the southwest from its current alignment through the project
site (and through the existing residential properties to the south). In addition, the project has a
Zoning classification of Rural Residential (RR) and allowable building type of “C”- Single Detached.

The project proposes the development of 62 attached condominium units across 15 buildings. Each
building would contain between three to five condominium units. The project would also include
two common open space areas, including a turf dog park in the southeastern corner of the project
site and a larger active use area located in the middle of the development. The project’s
architecture would be Spanish Colonial. The project would require a General Plan Amendment to
amend the General Plan Land Use Designation from VR-2 to VR-15 and to remove Smilax Road from
the Mobility Element Road Network. In addition, the project would require a Zoning Reclassification
(Rezone) to change the Use Regulation from RR to Multi-Family Residential (RM) and building type
from “C”- Single Detached only to “K” to allow for multi dwelling units. The Rezone will also add the
“D” Design Review Area Special Area Designator to ensure the proposed structures and
development of the site will complement the surrounding areas and existing development pursuant
to Section 5900 et. al of the Zoning Ordinance.

Single family residences are located adjacent to the north and south of the project site. West of the
project site across Poinsettia Avenue is a single-family residence and Joli Ann Leichtag Elementary
School. To the east across Smilax Road is the entry road to a multi-family residential apartment
complex and single-family residences. Land uses within the greater vicinity include multi-family
apartments and mobile home parks, located approximately 800 feet to the northeast, light
industrial uses, located approximately 1,700 feet to the north and 2,500 feet to the south, and
commercial areas approximately 3,400 feet to the west and 4,400 feet to the east. In addition, there
is a fruit stand/grocery market to the south of the project at the Smilax Road and Oleander Avenue
intersection.

The project would be subject to the goals, policies, and objectives of San Diego County General Plan,
the North Country Metro Subregional Plan, the County’s Zoning Ordinance, the McClellan-Palomar
Airport Land Use Compatibility Plan (ALUCP), and the County’s Multiple Species Conservation Plan
(MSCP). As determined in this Land Use and Community Character Analysis, the project’s design and
proposed changes to the land use and zoning designations would be consistent with applicable
goals, policies, and objectives contained within these plans. In summary, the project would be
consistent due to the following overarching reasons: similar land uses and zoning designations exist
in the greater vicinity of the project; the project area is in the County’s Village regional category,
which, through the County’s Community Development Model, is where the highest intensities and
greatest mix of uses to in the County are directed; the project would be designed architecturally to
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be consistent with existing architecture in the local and regional area; the project’s landscaping
would be used to soften the exterior and mass of the project from nearby viewers; the project
would provide needed housing in the North County Metro Subregion and unincorporated County
area; and the project would be consistent because it would be reviewed by the County through the
“D” Design Review Area Special Area Designator added as part of the project’s zoning change.

Per the Pre-application Letter prepared by the County for this project, and in addition to the
consistency with the plans listed above, the following main issues were outlined to be addressed in
the Land Use and Community Character Analysis: project consistency with existing community
character; other project physical impacts; and subsequent changes from altered community
character (e.g., allowing other property owners to follow suit of the project’s land use and zoning
changes). The project would be consistent with the existing community character through the same
reasons outlined above for the project’s compatibility with the applicable land use plans. The
project would not result in significant adverse physical impacts to the environment after mitigation.
Finally, the project would not be anticipated to result in substantial subsequent changes from
altered community character due to those properties being required to follow a similar planning
process (e.g., environmental compliance, general plan and zoning amendments, etc.).

Per the Appendix G of the CEQA Guidelines land use and planning questions, the project would not
physically divide an established community or conflict with any land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an environmental effect. Due the location of the
project and the acceptable Level of Service operation of Smilax Road with the General Plan
Amendment to remove the road’s realignment through the project site from the Mobility Element
Road Network, the project would not result in a physically divided community. In addition, the
project’s consistency with applicable plans, policies, or regulations are described under Table 3
through Table 7.

In summary, the project would not result in substantial land use conflicts or development that
would be incompatible with other surrounding land uses within the North County Metro
Subregional Area and unincorporated County. The project would offer needed housing in the
subregional and unincorporated County areas, and would be consistent with the land use and
community character objectives of the County General Plan, the County’s Zoning Ordinance, North
County Metro Subregional Plan, the McClellan-Palomar ALUCP, and the County’s MSCP.
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1 Introduction

1.1 Intent of Land Use and Community Character
Analysis

The purpose of this Land Use and Community Character Analysis is to examine the project’s
consistency with applicable land use goals and policies from the San Diego County General Plan
(County of San Diego 2011a), the North County Metropolitan Subregional Plan (County of San Diego
2011b), the San Diego County Zoning Ordinance (County of San Diego 2017), and other relevant land
use plans and policies. This study considers the type of development proposed compared to the
existing setting and Community Development Model, the type and character of the land use
intended by the County for the subject property, and project consistency with applicable plans,
goals, and policies.

1.2 Project Location and Setting

The project site is located on an approximately 4.9-acre lot at 425 Smilax Road in the North County
Metropolitan Subregion of the County of San Diego (Figure 1 and Figure 2), on Assessor Parcel
Numbers 217-191-03-00 and 217-191-02-00. The project site is currently developed with a single-
family residence and associated structures. Smilax Road borders the project to the east and
Poinsettia Avenue borders it to the west. The area is developed, with residential development
surrounding the project on the north, south, and east, and Joli Ann Leichtag Elementary School is on
the western boundary. The project site is approximately 500 feet south of State Route (SR) 78. To
the east at Smilax Road is the City of San Marcos jurisdiction. The City of Vista jurisdiction begins
approximately 850 feet to the southwest of the southwestern corner of the project site.

1.3 Project Description

The site is subject to the General Plan Village Regional Category, Village Residential 2 (VR-2) Land
Use Designation, and Rural Residential (RR) Zoning Regulation. Smilax Road is also currently listed as
part of the Mobility Element Road Network. The project would require a General Plan Amendment
(GPA) to amend the General Plan Land Use Designation from VR-2 to Village Residential 15 (VR-15)
and to remove Smilax Road from the Mobility Element Road Network. The VR-15 designation would
allow for a residential density of 15.0 dwelling units per acre (du/ac). The Mobility Element Road
Network currently has Smilax Road turning to the southwest from its current alignment through the
project site (and through the existing residential properties to the south). In addition, the project
would require a Zoning Reclassification (Rezone) to change the Use Regulation from RR to Multi-
Family Residential (RM) and building type from “C”- Single Detached only to “K” to allow for multi
dwelling units. The Rezone would also add the “D” Design Review Area Special Area Designator to
ensure the proposed structures and development of the site would complement the surrounding
areas and existing development pursuant to Section 5900 et. al of the Zoning Ordinance.

Land Use and Community Character Analysis 3
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Figure 1 Regional Location
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The project proposes the development of 62 attached condominium units. The 62 proposed units
would be spread among 15 buildings, with each building containing between three and five
condominium units. The buildings would be two stories, with a two-car garage and living space on
the first floor and living space on the second floor. The project would contain three unit types,
which would each be 3 bedrooms and 2.5 bathrooms. Unit 1 would be 1,679 square feet (sf) of
dwelling space with a 420 sf garage; Unit 2 would be 1,850 sf of dwelling space with a 417 sf garage;
and Unit 3 would be 1,918 sf of dwelling space with a 417 sf garage.

The architectural style for the project would be Spanish Colonial. Project architecture would include
the following features: concrete ‘S’ red-tiled roofs; exposed wood fascia on the roof edges;
decorative clay pipes above the main second-floor windows; vinyl window systems; light brown, tan,
or white stucco over foam trim for the building exteriors; composite entry doors; and dark brown or
white sectional garage doors.

During construction, the existing single-family residence and associated structures on the 425 Smilax
Road parcel would be demolished. The project site would also be graded to accommodate the
project buildings. The project would have 15,065 cubic yards of cut and 15,065 cubic yards of fill;
therefore, there would be no import or export of soil.

Access would be provided by a 24-foot wide private street connecting to Smilax Road and a gated,
secondary emergency-access-only driveway connecting to Poinsettia Avenue. The project would
include five internal private roadways (Private Drive “A” through “F”). Approximately 147 parking
spaces would be provided, with 124 garage parking spaces (two per unit) and 23 open parking
spaces for use by residents and visitors.

The project would include two common open space areas, including a turf dog park in the
southeastern corner of the project site and a larger active use area located in the middle of the
development. The larger active use area would be approximately 6,885 sf and would include a tot
lot (play equipment and benches), an open turf play area, a BBQ, and a shaded trellis. The turf dog
park would be 1,963 sf. Landscaping would include 209 trees located throughout the project site,
which would exceed the 124 trees required by the County’s Climate Action Plan. Bicycle parking
would be located at the recreation area. In addition, the project would include an access-restricted
biofiltration area on the western end of the project site. The biofiltration area would drain to an
existing drainage area to the west of the project site.

The project would be served by sewer provided by Buena Sanitation Maintenance District and water
service provided by the Vista Irrigation District.

Construction is estimated to begin in January 2021 and be completed by February 2022.
Construction phases would include demolition, site preparation, grading, building construction,
paving, and architectural coating.

Project design features have been incorporated to reduce criteria pollutant and greenhouse gas
(GHG) emissions associated with construction, energy use, area sources and water demand. These
features include:

= Construction

o Use of Tier 4 or better United States (U.S.) Environmental Protection Agency
(EPA)/California Air Resources Board (CARB)-certified construction equipment with diesel
particulate filters.
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Use of architectural coatings compliant with San Diego Air Pollution Control District
(SDAPCD) Rule 67.

= Operation

o
o

o

1.4

Compliance with California Building Code 2019 Title 24 requirements.
Installation of a 3.0 kilowatt (kW) solar photovoltaic system for each project unit.
Installation of electric appliances only; no natural gas would be utilized.

Installation of Level 2 electric vehicle (EV) charging stations in each unit, and one station in
the open parking spaces.

Installation of building efficiency features such as High-Efficiency Heating, Ventilation, and
Air Conditioning (HVAC) system, tankless water heaters and low emissivity (Low E) dual
pane windows.

Installation of high-efficiency LED street and area lighting to achieve reduction in overall
lighting energy.
No installation of fireplaces.

Installation of weather-based irrigation systems in common areas that would include rain
sensing timers.

Landscaped and screened parking areas that would be consistent with the County's Parking
Design Manual, including Section 7 (Landscaping) and the "cool parking" mitigation
requirements identified by CARB.

Compliance with the County’s Water Conservation in Landscaping Ordinance and a 40
percent reduction in outdoor water use, and a Landscape Document Package that would be
submitted to show such compliance.

Incorporation of Covenants, Conditions & Restrictions (CC&Rs) requirements that would
require the homeowners association (HOA) to coordinate with the San Diego Association of
Governments (SANDAG) to provide informational materials on rideshare programs such as
iCommute San Diego.

Provision of areas for storage and collection of recyclables along with literature. This feature
would promote recycling in support of the County’s 25 percent waste diversion goal,
consistent with Assembly Bill (AB) 341.

General Plan Land Use Designation and Zoning

The project site is within the North County Metropolitan Subregional Plan of the San Diego County
General Plan. The project site has a San Diego County General Plan land use designation of Village
Regional Category, Village Residential 2 (VR-2). A General Plan Amendment is required to change
the General Plan designation from VR-2 to VR-15; see Figure 3 and Figure 4 for the existing and
proposed land use. In addition, the eastern portion of the project site is designated in the Mobility
Element Road Network for a future realignment of Smilax Road (see the full site plans under
Attachment A for a trace of the realigned road). The General Plan Amendment would remove this
realignment from the Mobility Element Road Network; see Figure 5 and Figure 6 for the existing and
proposed Mobility Element Road Network for Smilax Road.

Land Use and Community Character Analysis
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Figure 3 Existing Land Use Designations
o

W,

\\é
¢
\\%

x‘

L] '\/Q S N

LEGEND _
—-—  PROJECT SITE
VILLAGE RESIDENTIAL (VR-2)

| VILLAGE RESIDENTIAL (VR-2.9)
VILLAGE RESIDENTIAL (VR-7.3)

| VILLAGE RESIDENTIAL (VR-15)
VILLAGE RESIDENTIAL (VR-20)
B, VILLAGE RESIDENTIAL (VR-24)

[ VILLAGE RESIDENTIAL (VR-30)
|| SEMI-RURAL RESIDENTIAL (SR-1)
| LIMITED IMPACT INDUSTRIAL
|| PUBLIC/ SEMI-PUBLIC FACILITIES
====JURISDICTIONAL BOUNDARY

~=7 " EXISTING COUNTY LAND USE

Source: Hunsaker & Associates San Diego, Inc. 2019

4




Introduction

Figure 4 Proposed Land Use Designhations
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The project site is currently zoned as Rural Residential (RR). A Zoning Classification (Rezone) is
required to change the zoning from RR to Multi-Family Residential (RM) and building type from “C”
— Single Detached only to “K”, to allow for multi-dwelling units; see Figure 7 and Figure 8 for the
existing and proposed zoning. The Rezone will also add the “D” Design Review Area Special Area
Designator to ensure the proposed structures and development of the site will complement the
surrounding areas and existing development pursuant to Section 5900 et. al of the Zoning
Ordinance. Table 1 provides a summary of the existing and proposed zoning regulations for the
subject property.

Table 1 Existing and Proposed Zoning Regulations

Zoning Regulation Existing Proposed
Use Regulations:1 RR RM
Neighborhood/Animal Regulations2 P -

Development Regulations: - -

Density - -
Lot Size 0.5 acre minimum 0.5 acre minimum
Building Type3 C K

Maximum Floor Area - -

Floor Area Ratio - -

Height G G
Lot Coverage - -
Setback’ H H
Open Space - -
Special Area Regulations6 C C,D

! RR = Rural Residential; RM = Multi-Family Residential
% P = Certain types of non-household animal raising/keeping are allowed (e.g., poultry, horses).

3C = In residential zone, allows single-detached housing; K = In residential zone, allows single-detached, semi-detached, duplex or
double detached, stacked, triplex or three unit multiple, attached or three to eight dwelling units, or multi-dwelling housing.

* G = Height designator that allows a maximum of 35 feet and two stories.

® H = Setback designator that allows setbacks of 50 feet for front yard, 10 feet for interior side yard, 35 feet for exterior side yard, and
25 feet for rear yard

® C = Site falls under an Airport Land Use Compatibility Plan Area; D = Design Review

1.5  Surrounding Land Uses

Single family residences are located adjacent to the north and south of the project site. West of the
project site, across Poinsettia Avenue, is a single-family residence and Joli Ann Leichtag Elementary
School. To the east, across Smilax Road, is the City of San Marcos jurisdiction; land uses include a
multi-family residential apartment complex and single-family residences. The City of San Marcos
zoning for these areas includes a single-family zone, R-1-10 (Residential Low), and a multi-family
zone, R-3-10 (Residential 3). The City of San Marcos land use designations for these areas include
VLDR (Very Low Density Residential) and MDR2 (Medium Density Residential 2). Land uses within
the greater vicinity include multi-family apartments and mobile home parks, located approximately
800 feet to the northeast, light industrial uses, located approximately 1,700 feet to the north and
2,500 feet to the south, and commercial areas approximately 3,400 feet to the west and 4,400 feet

12
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Figure 7 Existing Zoning Designations
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Figure 8 Proposed Zoning Designations
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to the east. In addition, to the south of the project is fruit stand/grocery market at the Smilax Road
and Oleander Avenue intersection. The City of Vista jurisdiction begins approximately 850 feet to
the southwest of the southwestern corner of the project site. The City of Vista zoning for this area
includes E-1 (Estates), and City of Vista land use designations for this area include Low Density
Residential (LD). Refer to Figure 9 for labeling of the surrounding land uses; the boundaries of the
adjacent jurisdictions can be seen on Figures 3 through 8.

1.6 Matrix of Project Approvals/Permits

Table 2 identifies the approvals/permits that are expected to be obtained during the decision-
making process for the project.

Table 2 Approvals and Permits Anticipated

Government Agency Action/Permit

County of San Diego = General Plan Amendment (GPA) - Planning and Development Services (PDS)
= Rezone-PDS
= Vesting Tentative Map/Condominium — PDS
= Site Plan - PDS
= Preliminary Grading Plan - Compliance with County grading limitations
= Grading Permit - Department of Public Works (DPW)

State Water Resources = National Pollutant Discharge Elimination System (NPDES) General Construction Storm
Control Board Water Permit

Land Use and Community Character Analysis 15
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Plan Consistency Analysis

2 Plan Consistency Analysis

2.1  Applicable Plans and Policies

The applicable plans and policies related to the project’s land use and community character
conformance are described below.

2.1.1 San Diego County General Plan

The San Diego County General Plan is intended to provide guidance for the long-term development
of San Diego County. The General Plan includes various Elements that address different aspects of
growth, including accommodating population growth and housing needs, while influencing the
distribution of development in order to protect scarce resources wisely; preserving the natural
environment; providing adequate public facilities and services efficiently and equitably; assisting the
private sector in the provision of adequate, affordable housing; and, promoting the economic and
social welfare of the region (County 2011a). Goals, policies and objectives are provided within each
of the Elements to guide future land development and ensure consistency with the County’s
intended vision for the future of San Diego County.

Land Use Element/Community Development Model

The Land Use Element describes the goals, policies, and objectives for land use in the County. The
Land Use Element includes three regional categories: Village, Semi-Rural, and Rural Lands (County
2011a). Regional categories are intended to provide a framework for the regional distribution of
uses that serves as the foundation for the land use map designations, goals, policies, and regulations
that guide future development. The current regional category of the project site is Village.

The County’s land use designations are defined by the land use type—residential, commercial or
industrial—and the maximum allowable residential density or nonresidential building intensity. The
designations are applied throughout the County and are illustrated on the community-specific land
use maps within the General Plan (County 2011a). More specific standards may be established for
each land use designation to implement the goals and policies of the General Plan, through such
tools as the Zoning Ordinance, to address impacts related to specific land uses or the needs of an
individual community.

A major component guiding the physical planning of the County is the Community Development
Model. The three regional categories — Village, Semi-Rural, and Rural Lands — broadly reflect the
different character and land use development goals for the County’s developed areas, its lower-
density residential and agricultural areas, and its very low-density or undeveloped rural lands
(County 2011a). The Community Development Model directs the highest intensities and greatest
mix of uses to Village areas, while directing lower-intensity uses, such as estate-style residential lots
and agricultural operations, to Semi-Rural areas. The Semi-Rural category may effectively serve as
an edge to a Village, as well as a transition to the lowest-density category, Rural Lands, which
represents large open space areas where only limited development may occur.
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According to the Land Use Element, the intent of the Community Development Model is to guide
new development into more compact development as a means to reduce associated impacts
(County 2011a). Locating housing closer to retail, services, schools, and jobs, and on smaller lots
within communities, can reduce the size of required infrastructure improvements and the number
and length of automobile trips, while increasing the efficiency of delivering police, fire, and other
public services and enhancing community livability. This model of development likewise allows an
increase of open space, natural habitat, and agriculture that can be preserved elsewhere in the
County.

North County Metropolitan Subregional Plan

The North County Metropolitan Subregional Plan supplements all existing Elements of the San Diego
County General Plan with specific emphasis on the planning needs of the North County
Metropolitan Subregion (County 2011b). It includes a Land Use Plan Map that provides the basis for
the specific land use designations of unincorporated land within the subregion. The land use
designation on the subregional plan’s Land Use Plan Map for the project site is Village Residential 2
(VR-2), which allows for a density of 2 residential units per acre. A General Plan Amendment is
required for this project to change the General Plan designation from VR-2 to VR-15, which would
allow for a density of 15 residential units per acre. In addition, as the eastern portion of the project
site is designated in the Mobility Element Road Network for a future realignment of Smilax Road,
the General Plan Amendment would remove this realignment from the Mobility Element Road
Network.

2.1.2 County of San Diego Zoning Ordinance

The San Diego County Zoning Ordinance (County of San Diego 2017) provides regulatory provisions
for development of all unincorporated lands within the County. County zoning is used to implement
the goals and objectives of the adopted General Plan in accordance with state law, which requires
the General Plan and corresponding zoning to be consistent with the General Plan. The proposed
project is currently zoned Rural Residential (RR). According to the Zoning Ordinance, this zoning is
“intended to create and enhance residential areas where agricultural use compatible with a
dominant, permanent residential use is desired. Typically, the zone would be applied to rural or
semi-rural areas where urban levels of service are not available and where large lots are desired.”

The proposed zoning is Multi-Family Residential (RM). According to the Zoning Ordinance, this zone
“would be applied to rural, suburban, and urban areas where adequate levels of public service are
available and where there is a desire to create residential neighborhoods and to maintain such
neighborhoods once developed.”

“D” Design Review Area Special Area Designator

Concurrently with the Rezone, the “D” Design Review Area Special Area Designator would also be
added to the project site. The purpose of the “D” Design Review Area Special Area Designator is to
ensure that future structures and development of a site complements not only the site to be
developed, but also the surrounding areas and existing development (County of San Diego 2017).
Sites with a “D” designation can only have permits granted after design review and approval by the
County. Required Site Plans must specify the dimensions, elevation, color and architectural design of
the proposed buildings and structures necessary to be compatible with the architectural theme and
character of adjacent developed parcels and the existing neighborhood. The following specific
criteria are reviewed to achieve the design review objectives of the County:
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= Building Characteristics. The dimensions, color, and architectural design of the proposed
buildings and structures shall be compatible and in keeping with those existing in the designated
area.

= Building and Structure Placement. The placement of buildings and structures shall not detract
from the visual setting or obstruct significant views.

= Landscaping. The removal of native vegetation shall be minimized and the replacement
vegetation and landscaping shall be compatible with the vegetation of the designated area and
shall harmonize with the natural landscaping. Landscaping and plantings shall be used to the
maximum extent practicable to screen those features listed in subsections "d" and "e" of this
section and shall not obstruct significant views, either when installed or when they reach
mature growth.

= Roads, Pedestrian Walkways, Parking and Storage Areas. Any development involving more
than one building or structure shall provide common access roads and pedestrian walkways.
Parking and outside storage areas shall be screened from view, to the maximum extent feasible,
by existing topography, by the placement of buildings and structures, or by landscaping and
plantings.

= Grading. The alteration of the natural topography of the site shall be minimized and shall avoid
detrimental effects to the visual setting of the designated area and the existing natural drainage
system. Alterations of the natural topography shall be screened from view by landscaping and
plantings which harmonize with the natural landscape of the designated area, except when such
alteration add variety to or otherwise enhance the visual setting of the designated area.

= Signs. The number, size, location, and design of all signs shall not detract from the visual setting
of the designated area or obstruct significant views. Subsequent to the site plan review and
approval, any alteration to signs other than general maintenance shall be subject to a new Site
Plan or an Administrative Permit.

= Lighting. The interior and exterior lighting of the buildings and structures and the lighting of
signs, roads and parking areas shall be compatible with the lighting employed in the designated
area.

2.1.3 Draft North County Multiple Species Conservation Program
Plan

The project site occurs within the boundaries of the County of San Diego Draft North County Plan
for the North County MSCP (County 2009). The MSCP was designed to protect sensitive wildlife,
plants, and their habitats through a preserve system, ultimately linking large blocks of natural
habitat rather than focusing on protecting small, isolated patches. The project is not within the
County approved Pre-Approved Mitigation Area (PAMA). As described in the project’s Biological
Resources Assessment, the project would not conflict with any local policies and ordinances
pertaining to the protection of biological resources, and project impacts to non-native grassland
would be reduced to less than significant through mitigation at a 0.5:1 ratio as required by the
MSCP through the purchase of credits from a local approved mitigation bank (Rincon 2019).

2.1.4 McClellan-Palomar Airport Land Use Compatibility Plan

The basic function of the McClellan-Palomar Airport Land Use Compatibility Plan (ALUCP) is to
promote compatibility between airport and the land uses that surround them (San Diego County
Airport Land Use Commission 2010). The project site is approximately four miles northeast of the
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airport, and is located within Review Area 2 per the ALUCP. Review Area 2 consists of locations
beyond Review Area 1 but within the airspace protection and/or overflight notification areas. Limits
on the heights of structures, particularly in areas of high terrain, are the only restrictions on land
uses within Review Area 2. The recordation of overflight notification documents is also required in
locations within Review Area 2.

2.2 Conformance Analysis

The project would be subject to the goals, policies, and objectives of San Diego County General Plan,
the North Country Metro Subregional Plan, the County’s Zoning Ordinance, the McClellan-Palomar
ALUCP, and the County’s MSCP. Project conformance with these plans and policies is discussed in
detail below in Table 3 (General Plan), Table 4 (Subregional Plan), Table 5 (Zoning Ordinance),

Table 6 (ALUCP), and Table 7 (MSCP).
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Land Use and Community Character Consistency Analysis

Land Use and Community Character
Consistency Analysis

3.1

County of San Diego-identified Issues

According to the scope for this analysis in the Pre-application Letter prepared by the County for this
project, the following issues were outlined to be addressed in this analysis:

1. The building form, size and massing of the proposed residential units will need to be analyzed
for appropriateness and consistency with the existing community character, which is
characterized by single family dwellings in the immediate surrounding area and
apartments/mobile home parks located approximately 0.5 miles to the northwest and east of
the project site.

This evaluation shall include information which compares square footage, heights, lot sizes,
required earthwork and occupancy rates of other uses in the vicinity of the proposed
project.

The architectural style of the structures and their site utilization shall be related to the
manner in which surrounding properties have developed.

Evaluate if the proposed development/built products would be appropriate for the
community.

Discuss how the change of building type (from “C” - Single Detached to “K” -Multi Dwelling
units) is consistent with the surroundings.

Landscaping shall be discussed in light of the ability of the plantings to soften the exterior
appearance and relative massiveness of the proposed structures.

2. Other physical impacts resulting from the nature of the operations

This evaluation shall include the type of activities to be conducted, the time of day during
which the various operations will occur, the days of the week the facility will be used, and
the number of peoples involved.

This information shall define any potential impacts associated with this intensification of use
of the site as well as providing a baseline for the analysis of noise, traffic, lighting or other
related impacts.

3. The potential for subsequent changes to the regional environmental setting resulting from
similar additional requests encouraged by the now altered community character or what
physical limitations would not permit other property owners from following suit.

County of San Diego Issues 1, 2, and 3 are discussed below under Sections 4.1.1, 4.1.2, and 4.1.3,
respectively.
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3.1.1 Project Consistency with Existing Community Character

Density

A General Plan Amendment is required to change the General Plan land use designation for the
project site from Village Residential 2 (VR-2) to Village Residential 15 (VR-15), and the project’s
zoning change would change the zoning from Rural Residential (RR) to Multi-Family Residential
(RM), which would include changing the zoning development regulation of building type from “C” -
Single Detached to “K” - Multi Dwelling units. With these land use and zoning regulation changes,
the project would be a denser use than currently allowed on the project site.

The General Plan’s Community Development Model is implemented by three regional categories:
Village, Semi-Rural, and Rural Lands, which reflect the different character and land use goals of the
County’s developed areas, its lower-density residential and agricultural areas, and its very low-
density or undeveloped rural lands. The project’s surrounding area in the County has a Regional
Category of Village. Specific land uses include single family residences, which are located to the
north and south of the project site in the Village Residential 2 (VR-2) and Village Residential 7.3 (VR-
7.3) land use designations, respectively. West of the project site across Poinsettia Avenue are single-
family residences and Joli Ann Leichtag Elementary School located in the Village Residential 2.9 (VR-
2.9) land use designation. To the east across Smilax Road is the City of San Marcos jurisdiction; land
uses include a multi-family residential apartment complex and single-family residences. Land uses
within the greater vicinity (approximately 600 feet to the northeast include multi-family apartments
and mobile home parks located in the Village Residential 15 (VR-15) and Village Residential 24 (VR-
24) land use designations, respectively. Whereas light industrial enterprises located in the Limited
Impact Industrial land use designation are situated approximately 1,700 north of the project site
within the City of San Marcos jurisdiction and 2,500 feet south of the project site within the
jurisdiction of the City of Vista. Additionally, commercial enterprises are located approximately
3,400 feet to the west and 4,400 feet to the east in the jurisdictions of the City of Vista and City of
San Marcos, respectively. Finally, to the south of the project is a fruit stand/grocery market at the
Smilax Road and Oleander Avenue intersection.

The Community Development Model directs the highest intensities and greatest mix of uses to
Village areas. According to the Land Use Element, the intent of the Community Development Model
is to guide new development into more compact development as a means to reduce associated
impacts. The project would be an infill project that would place more compact development in an
area that has been designated as a Village by the General Plan.

The project proposes a General Plan Amendment to change the General Plan Land Use Designation
from Village Residential 2 (VR-2) to Village Residential 15 (VR-15), which allows for a residential
density of 15.0 du/ac. The project would include 62 attached dwelling units on the 4.9-acre
property, for an overall density of 12.7 du/ac. This increased density on a site previously designated
as a lower intensive use would be in accordance with the Community Development Model due to
the following reasons: the surrounding area includes similar intensive residential land uses, such as
the Village Residential 15 (VR-15) and Village Residential 24 (VR-24) multi-family and mobile home
land uses 600 feet to the northeast and the multi-family residences in the City of San Marcos
jurisdiction approximately 750 feet to the east; the surrounding area includes an elementary school
that would allow for project residences to walk or bike to school; the surrounding area includes
commercial and industrial uses that would provide jobs in close proximity to project residences;
small retail uses are located nearby within walking distance, such as the fruit stand/grocery at the
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Smilax Road and Oleander Avenue intersection; and since the project is located approximately 0.5
mile from the nearest bus stop, NCTD Route 305 at South Santa Fe Avenue and Bosstick Boulevard.

The project’s height and setback designators for the existing Rural Residential (RR) zoning and for
the proposed Multi-Family Residential (RM) zoning would be the same. The “G” designator for
height allows for two-story structures up to 35 feet in height. The “H” designator for setbacks allows
for front setbacks of 50 feet, interior setbacks of 10 feet, exterior setbacks of 35 feet, and rear
setbacks of 25 feet (interior side yard setbacks do not apply to attached buildings). The Rural
Residential (RR) zoned properties that surround the project site also have “G” and “H” designators
for height and setbacks. In accordance with the zoning, the project structure would be two stories
and would not exceed 35 feet in height. As shown on the architectural plans, most of the building
would not be at the maximum heights due to the sloped roofs in accordance with the Spanish
Colonial architecture, similar to the typical roofs of the area. In addition, the project setbacks would
be consistent with the requirements of the “H” designator. In certain locations, such as the
bioretention basin on the western portion of the project site and the open space area on the
southeastern portion of the project site, the building setbacks would be much greater than required
(approximately a 140 foot building setback at the bioretention basin and a 50 foot setback at the
open space area). The increased setbacks in certain areas of the project site would be consistent
with similar setbacks on the nearby Rural Residential (RR) zoned properties.

In addition to being consistent with the existing community character, the future community
character of the North County Metro Subregional Area and the unincorporated County areas have
been identified as necessitating increased density. The County General Plan Housing Element has
identified the North County Metro Subregional Area to have substantial growth, with the North
County Metro Subregional Area increasing in population by 50 percent from 2010 to 2050. For
purposes of the 2010 to 2020 planning period, the California HCD advised SANDAG that the land use
jurisdictions within its region needed to provide 161,980 housing units across a mix of income
categories (California HCD 2010). Of this total, and as discussed in the Housing Element of the
County’s General Plan, 22,412 housing units were assigned to the County’s unincorporated areas.
During the hearing on the County’s Climate Action Plan in February 2018, Board Chair Gaspar
underscored the County’s obligation to meet its regional housing need allocation and noted that —
eight years into the 2010 to 2020 planning period — the County had only issued building permits for
4,644 of its required 22,412 units.

In July 2018, HCD provided SANDAG with its regional housing needs for the 2020 to 2029 planning
period, which has increased from 161,980 housing units to 171,685 housing units, again across a mix
of include categories (California HCD 2018). SANDAG has not yet allocated that total for the 2020 to
2029 planning period to the individual land use jurisdictions in the region; however, the increase in
the total unit count will be challenging to accommodate due to the region’s inability to meet the
existing demand for housing. SANDAG’s Fifth Housing Element Cycle has projected a demand for
22,412 additional housing units in the unincorporated County by 2020 that the project would assist
with accommodating. Therefore, the project’s increased density is appropriate for the area to assist
the County in meeting its housing demand.

The project’s location in a Village designation is an ideal area to increase density to meet housing
needs, as the Community Development Model directs the highest intensities and greatest mix of
uses to Village areas. Village areas consist of only 2.3 percent of land under County jurisdiction, and
therefore are targeted areas within the County to accommodate increased density to meet housing
needs. In addition, the condominiums would allow for a more affordable price point than the larger
single-family residences located in the North County Metro Subregional Area. The proposed
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residential units, which include three different floor plans, have the potential to provide rental or
ownership opportunities for singles, small families, and/or retirees who want to live in a
condominium-type setting without the cost or maintenance effort of a single-family residence in the
North County Metro Subregional Area.

Given the aforementioned, the diverse mix of land uses in the greater community and the
anticipated growth of the area, the proposed density would be appropriate for the existing
community character and the Community Development Model for the area.

Architecture

The project’s architecture would be a Spanish Colonial (see Appendix A for architectural renderings).
Project architecture would include the following features: concrete ‘S’ red-tiled roofs; exposed
wood fascia on the roof edges; decorative clay pipes above the main second-floor windows; vinyl
window systems; light brown, tan, or white stucco over foam trim for the building exteriors;
composite entry doors; and dark brown or white sectional garage doors. This design concept that is
consistent with typical and historical designs in the surrounding areas. For example, adjacent to the
north and northeast and at the new subdivision south on Smilax Road at the Oleander Avenue
intersection are houses that have red-tiled roofs with light or beige exterior walls.

The project’s landscaping would be designed to soften the exterior appearance and relative mass of
the project to nearby viewers to maintain the unincorporated County character of the area (see
Figure 10 and Figure 11 for colored landscape renderings; see Appendix A for complete landscape
plans). The project would site accommodate 209 new trees on a 4.9-acre site, which in certain areas
would include trees in between the project structures and nearby property lines (e.g., the northern
elevation profile in Figure 11 shows landscaping that extends in from the western and eastern ends
of the project site). The project’s private backyards, including those adjacent to the northern and
southern property lines, would be fenced from adjacent uses with a six-foot tall vinyl fence.
Setbacks would be designed in accordance with County zoning requirements, and open areas of the
property boundary such as the bioretention basin on the western end of the project site and the
open space area on the southeast corner of the project site would create a large buffer between the
property boundary and the project structures. This use of landscaping, setbacks, and open areas
would soften the exterior appearance and project mass to be consistent with the existing
community character.

The design described above would be reviewed by the County through the “D” Design Review Area
Special Area Designator added as part of the project’s zoning change. This special designator would
ensure that the County would review the architectural and landscaping design so that, with the
design concept and increased intensity of the project site, it conforms to the community character
of the adjacent community. Therefore, the project’s architecture and landscaping would be
consistent with the existing community character.

3.1.2 Other Project Physical Impacts

The project’s physical impacts on the environment are discussed within Table 3.1 through the
project’s consistency with land use policies regarding aesthetics, air quality, lighting, archaeological
resources, biological resources, geology and soils, hydrology and water quality, minerals, noise,
paleontological resources, and transportation. Due to project construction and operation, physical
impacts may occur to the following issues:
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= Aesthetics. As described in Section 4.1.1, the project’s architecture and landscaping would be
compatible with the area’s community character. In addition, project lighting would be designed
to be consistent with County standards.

= Air Quality. Per the air quality analysis for the project (Ldn Consulting 2019a), project
construction and operation would not exceed the significance thresholds of the SDAPCD. In
addition, project construction would use Tier 4 or better construction equipment with diesel
particulate filters and would utilize architectural coatings compliant with SDAPCD Rule 67.
Therefore, the project would not expose people to significant amounts of air pollutants.

= Archaeological Resources. Project construction may encounter undiscovered archaeological
resources, which would be mitigated to a less than significant level through monitoring during
construction.

= Biological Resources. Per the project’s Biological Resources Assessment (BRA), the southern
parcel contains non-native grassland, a sensitive vegetation community under the MSCP (Rincon
Consultants Inc. 2019). Impacts to this vegetation community would be less than significant
through implementation of mitigation at a 0.5:1 off-site mitigation ratio.

= Geological Hazards. The project would be developed in accordance with the California Building
Code, Uniform Building Code, and other seismic and geologic hazard safety standards

= GHG Emissions. Per the Global Climate Change analysis for the project (Ldn Consulting 2019b),
the County’s Climate Action Plan would not have considered the project’s GHG emissions and
the GHG emissions would require offsets for Climate Action Plan consistency; these are
provided through the GHG mitigation measures that would purchase carbon offsets. With
implementation of the mitigation, GHG impacts would be less than significant.

= Hydrology and Water Quality. The project would comply with the requirements of the County’s
LID handbook. This would include a bioretention basin on the western edge of the property site
to control and infiltrate project runoff.

= Minerals. The project does not contain areas designated as having substantial potential for
mineral resources.

= Noise: Per the project’s Noise Assessment (Ldn Consulting 2019c), the project’s operational and
construction noise would comply with County noise standards.

= Paleontological Resources. Project construction may encounter undiscovered paleontological
resources, which would be mitigated through monitoring during construction.

= Transportation. As identified in the Traffic Impact Assessment prepared for the project (LLG
2019), the project would result in a direct significant impacts on Smilax Road from project
generated traffic. This would be mitigated through the addition of a left-hand turn lane into the
project site. In addition, the project would result in a cumulative impact to the Poinsettia
Avenue/Oleander Avenue intersection; this would be mitigated through County of San Diego
Traffic Impact Fees.

As summarized above, the intensification of the project’s land use would not result in significant
impacts after mitigation for any impact issue.

3.1.3 Subsequent Changes from Altered Community Character

The project’s density increase on a 4.9-acre site would not substantially change the regional
community character that would be anticipated to result in a significant amount of similar additional
requests encouraged by the project. Any such project that would propose to increase the density of
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a site through the General Plan land use designation and zoning designation would follow the same
procedures as the proposed project, which includes a thorough planning and environmental process
that would undergo substantial review by the County and by the public. This includes the “D” Design
Review Area Special Area Designator added as part of the project’s zoning change, which involves
County review of the architectural and landscaping design so that, with the design concept and
increased intensity of the project site, it conforms to the community character of the adjacent
community. Similar to the proposed project, such review would ensure that any other property
owner following suit of the project would have to be consistent with the community character of
the area.

In addition, the market feasibility of developing a similar site to the project site may not exist due to
the lack of similar-sized parcels in the project area; a project proponent would have to purchase
multiple parcels and demolish at minimum several residences to have a similar-sized project site.
Similar existing sties have already been fully developed in the area (e.g., the Thornbush
development at Smilax Road and Oleander Avenue).

As discussed in detail under Section 4.1.1, in addition to single-family residences, the greater
surrounding area contains a similar intensity of development compared to the proposed project,
such as multi-family residences, commercial areas, and light industrial areas. The County’s
Community Development Model also directs the highest intensities and greatest mix of uses to
Village areas, which the project and surrounding area is designated as. Therefore, the potential for
similar requests from other property owners compared to the proposed project would be similar to
other uses in regional area and would not be anticipated to substantially alter the community
character.

3.2 CEQA Guidelines Appendix G Land Use Issues

Appendix G of the CEQA Guidelines contains questions to analyze environmental issues related to
land use and planning. The questions are:

a) Would the project physically divide an established community?

b) Would the project cause a significant environmental impact due to a conflict with any land
use plan, policy, or regulation adopted for the purpose of avoiding or mitigating an
environmental effect?

CEQA Guidelines Appendix G Issues 1, 2, and 3 are discussed below under Sections 4.2.1 and 4.2.2,
respectively.

3.2.1 Physically Divide an Established Community

The project involves construction of multi-family residences on a developed property. The project
site does not currently serve as a connector for the existing community. The eastern portion of the
project site is designated in the Mobility Element Road Network for a future realignment of Smilax
Road; the General Plan Amendment would remove this realignment from the Mobility Element
Road Network. In the project’s Traffic Impact Assessment (LLG 2019), a Long-Term analysis without
the Mobility Element Realignment of an approximately 900-foot portion of Smilax Road was
conducted. Intersection and street segment analyses were conducted that show that adequate
levels of service are calculated at the subject segments and intersections in the Year 2035
timeframe with the removal of this section of Smilax Road from the Mobility Element and with area
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roadways built to their Mobility Element Classifications. Since all area roadways and intersections
that would be affected by the deletion of this portion of Smilax Road from the County Mobility
Element would operate at adequate Level of Service, the deletion of the subject portion of Smilax
Road can be supported and the project would not physically divide the community by modification
of the roadway alignment.

In addition, the project does not involve construction of freeways, walls, or other features that
would divide an established community. Therefore, no impacts from physically dividing an
established community would occur.

3.2.2 Conflict with Land Use Plans, Policies, or Regulations

The project would be subject to the land use plans, policies, and regulations of San Diego County
General Plan, the North Country Metro Subregional Plan, the County’s Zoning Ordinance, the
McClellan-Palomar ALUCP, and the County’s MSCP. As determined in this Land Use and Community
Character Analysis (Table 3 through Table 7), project design and the project’s changes to the land
use and zoning designations are consistent with applicable goals, policies, and objectives contained
within these plans. In summary, the project would be consistent due to these overarching reasons:
similar land uses and zoning designations exist in the greater vicinity of the project; the project area
is in the County’s Village regional category, which through the County’s Community Development
Model is where the highest intensities and greatest mix of uses to in the County are directed; the
project would be designed architecturally to be consistent with existing architecture in the local and
regional area; the project’s landscaping would be used to soften the exterior and mass of the
project from nearby viewers; the project would provide needed housing in the North County Metro
Subregion and unincorporated County area; and because the project would be reviewed by the
County through the “D” Design Review Area Special Area Designator added as part of the project’s
zoning change.

In addition, the project’s physical impacts on the environment, which are discussed throughout
Table 3 through Table 7, are summarized in Section 4.1.2. Where potentially significant impacts
would occur that would conflict with land use plans, policies, and regulations, they would be
reduced to less than significant through mitigation. Therefore, impacts from conflicts with
applicable land use plans, policies, or regulations adopted for the purpose of avoiding or mitigating
an environmental effect would be less than significant with mitigation.
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4 Findings and Conclusions

A General Plan Amendment is required to change the General Plan land use designation for the
project site from Village Residential 2 (VR-2) to Village Residential 15 (VR-15), and the project’s
zoning change would change the zoning from Rural Residential (RR) to Multi-Family Residential
(RM), which would include changing the zoning development regulation of building type from “C” -
Single Detached to “K” - Multi Dwelling units.

The project would be subject to the goals, policies, and objectives of San Diego County General Plan,
the North Country Metro Subregional Plan, the County’s Zoning Ordinance, the McClellan-Palomar
ALUCP, and the County’s MSCP. As determined in this Land Use and Community Character Analysis
(Table 3 through Table 7), project design and the project’s changes to the land use and zoning
designations are consistent with applicable goals, policies, and objectives contained within these
plans. In summary, the project would be consistent due to these overarching reasons: similar land
uses and zoning designations exist in the greater vicinity of the project; the project area is in the
County’s Village regional category, which through the County’s Community Development Model is
where the highest intensities and greatest mix of uses to in the County are directed; the project
would be designed architecturally to be consistent with existing architecture in the local and
regional area; the project’s landscaping would be used to soften the exterior and mass of the
project from nearby viewers; the project would provide needed housing in the North County Metro
Subregion and unincorporated County area; and because the project would be reviewed by the
County through the “D” Design Review Area Special Area Designator added as part of the project’s
zoning change.

Per the Pre-application Letter prepared by the County for this project, in addition to the consistency
with the plans listed above, the following main issues were outlined to be addressed in the Land Use
and Community Character Analysis: project consistency with existing community character; other
project physical impacts; and subsequent changes from altered community character (e.g., allowing
other property owners to follow suit of the project’s land use and zoning changes). The project
would be consistent with the existing community character through the same reasons outlined
above for the project’s compatibility with the applicable land use plans. The project would not result
in significant adverse physical impacts to the environment after mitigation. The project would not
be anticipated to result in substantial subsequent changes from altered community character due to
those properties being required to follow a similar planning process (environmental compliance,
general plan and zoning amendments, etc.)

Per the Appendix G of the CEQA Guidelines land use and planning questions, the project would not
physically divide an established community or conflict with any land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an environmental effect. Due the location of the
project and the acceptable Level of Service operation of Smilax Road with the General Plan
Amendment to remove the road’s realignment through the project site from the Mobility Element
Road Network, the project would not result in a physically divided community. In addition, the
project’s consistency with applicable plans, policies, or regulations are described under Table 3
through Table 7.
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In summary, the project would not result in substantial land use conflicts or development that
would be incompatible with other surrounding land uses within the North County Metro
Subregional Area. The project would offer needed housing in the subregional and unincorporated
County areas, and would be consistent with the land use and community character objectives of the
County General Plan, the County’s Zoning Ordinance, North County Metro Subregional Plan, the
McClellan-Palomar ALUCP, and the County’s MSCP.
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