








FIGURE 5b

Vegetation Communities/Land Cover Types

within Biological Open Space and Location

of Potential Wetland Mitigation
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NGBS CREDIT 

 

405.6 Mass transit. Mass transit access is provided in accordance with one or more of the 

following: 

 

(1) A site is selected with a boundary within one-half mile (805 m) of pedestrian access to a 

mass transit system or within five miles of a mass transit station with available parking. 

 

APPLICANT RESPONSE: 

Fallbrook – Lot 19, I-15 & Hwy 76 Park and Ride and Bus Service 

gonctd.com  - riversidetransit.com 

 

SOURCE:  https://www.google.com/maps/ 

  



(3) Walkways, bikeways, street crossings, and entrances designed to promote pedestrian 

activity are provided.  New buildings are connected to existing sidewalks and areas of 

development. 

 

APPLICANT RESPONSE: 

See attached, Specific Plan, Figures 13, 20-53, 72, 75-77, 79-129 

See attached, Specific Plan, Section III.E.3.c,  

See attached, Specific Plan, Section V.A.2, 

See Specific Plan, Section V.B, as stated: 

  



(4) Bicycle parking and racks are indicated on the site plan and constructed for mixed-

use, multi-family buildings, and/or common areas. 

 

APPLICANT RESPONSE: 

  See attached, Specific Plan, Section III.B.3 and 4; 

See attached, Specific Plan, Section III.M.3.c. 

  



 

(6) Car sharing programs participate with the developer and facilities for bike sharing 

are planned for and constructed. 

 

APPLICANT RESPONSE: 

See attached, Specific Plan, Section III.B.5 
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FIGURE 72

Single Family Duplex
35
'-­‐0

"	
  M
AX

.	
  H
EI
GH

T

DRAFT		

Key 
Map

no scale

Town Center Concept Plan / Conceptual Transit Stop

This concept plan is for
illustrative purposes only.
Actual site development may vary from
concepts depicted in this exhibit.

Architects BP Associates
Planning   Design         Architecture

11858 Bernardo Plaza Court, #120
San Diego, California   92128
P 858-592-4710  F 858-592-4193
admin@abpa-inc.com

aBPaLILAC	
  HILLS	
  RANCH
TOWN	
  CENTER

C	
  O	
  N	
  C	
  E	
  P	
  T	
  	
   	
  S	
  I	
  T	
  E	
  	
   	
  P	
  L	
  A	
  N

Live	
  /
Work

Flats.

Flats

Co<ages

TH

MU

Live	
  /
Work

TavernCommunity
Center

H.O.A.

MU

MU

MU

TH

TH

TH

TH

TH

TH

TH

TH
Country
Inn

Live	
  /	
  W
ork

Live	
  /
Work

Gazebo

Stage

0 50 100 200

NORTH	
  MAIN	
  ST

SOUTH	
  MAIN	
  ST

M
AR
KE
T	
  
ST

LI
LA
C	
  
HI
LL
S	
  
RA
N
CH
	
  R
D

Recycling
Facility

Trail
Head

Bicycle
Parking

Tr
an
sit
	
  S
to
p

VILLAGE	
  GREEN

Clock
Tower

Commercial

Co
m
m
er
ci
al

Co
m
m
er
ci
al

Commercial

Commercial

no scale

jrilling
Polygon

jrilling
Callout
Proposed On-site Transit Stop Location

jrilling
Polygon

jrilling
Text Box
CREDIT
405.6 (1)



LILAC HILLS RANCH SPECIFIC PLAN 

III. DEVELOPMENT STANDARDS AND REGULATIONS 
 

ACCRETIVE INVESTMENTS, INC. III-36 DRAFT JUNE 2014 

development in the Town Center within walking distance of the commercial and 
other Community facilities such as parks.  

The single family attached development in the Phase 3 Neighborhood Center is 
located on the north side of North Main Street and includes the northern “half” of 

the Town Center. Having higher residential densities in the Town Center and in 
the Phase 3 Neighborhood Center promotes a safer environment by activating 
public spaces and providing eyes on the streets and public spaces. It is 
anticipated that residents of single family attached and mixed-use developments 
will take advantage of the available opportunities to walk to school, parks, and 
shopping areas. Pedestrian access and amenities are fundamental components 
of the Community. The siting, access, entries, and architecture of the attached 
and mixed-use development should complement the pedestrian orientation of the 
Community. 

Multi-story attached developments are the primary focus of the guidelines in this 
section. Concept site plans and architecture for the single family attached 
neighborhoods of Lilac Hills Ranch are illustrated in Figures 83 through 87. 

b. Site Planning 

The site planning and plotting of single family attached, mixed-use buildings will 
contribute to the pedestrian-oriented concept of Lilac Hills Ranch. Site planning 
which focuses on the pedestrian includes design that orients entries towards a 
court or green space and minimizes views to garages and parking areas. The 
guidelines stated below are provided for siting and building plotting of single 
family attached and mixed-use developments. 

i. Buildings should be oriented to create outdoor rooms, such as courtyards, 
connected by landscaped walkways. 

ii. Building orientation should consider indoor and outdoor privacy, noise, solar 
access, and overall aesthetic appearance. 

iii. Where grade differentials occur between the street and a development, the 
differential may be used to create separation between the public or private 
streets and private living space. 

iv. Interesting entries incorporating steps, porches, or landings may be integrated 
into the design. 

c. Architecture 

Single family attached and mixed-use development should be designed to 
promote variety and enhance the human-scaled pedestrian activity of the 
Community. The following guidelines suggest methods for creating vital, 
interesting architecture: 
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LILAC HILLS RANCH SPECIFIC PLAN 

III. DEVELOPMENT STANDARDS AND REGULATIONS 

 

ACCRETIVE INVESTMENTS, INC. III-37 DRAFT JUNE 2014 

i. Developments should be unique, but share fundamental architectural 
characteristics consistent with the Lilac Hills design theme. Building elevations 
that are visible from public view areas (surrounding streets and public open 
spaces) shall be articulated with elements such as wall offsets, balconies, and 
windows, appropriate to the architectural style. 

ii. Varied building elements, roof pitches, and setbacks should be employed to 
avoid monotony, including some three-story elements. 

iii. Distinctive building elements shall be oriented towards the corners of prominent 
street intersections. 

iv. Street facing facades shall incorporate a range of scale-defining elements that 
relate larger building masses to the scale of the pedestrian. Elements may 
include trellises, columns, archways, doorways, porches or patios, and upper 
floor balconies and windows. 

v. Individual residential unit entries shall be oriented toward the streets or 
courtyards wherever possible. 

vi. Internal residential units shall be connected by courtyards or landscaped 
walkways wherever possible. 

vii. Utilitarian areas -- include parking, loading, mechanical equipment and trash 
enclosures -- shall be screened from public views to the best extent possible. 

viii. The color palate should reflect the context of the architectural style of the 
building theme. 

d. Parking, Carport and Garage Design 

Views of parking areas, carports, and garages should be minimized to create the 
pedestrian-oriented Villages. The following guidelines provide direction for 
location and design of single family attached and mixed-use parking facilities: 

i. Parking and vehicular access shall be located within or adjacent to each 
development and be visually separated from the pedestrian-oriented street 
frontage. 

ii. Site planning and architectural treatments, such as offsets, should be used to 
minimize the appearance of garage corridors. 

iii. Tandem garages shall be allowed. 

iv. Carports and freestanding garages shall be architecturally treated and 
designed to match the architectural style of residential buildings. 
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V. GENERAL PLAN CONFORMANCE 

 

ACCRETIVE INVESTMENTS, INC. V-1 DRAFT JUNE 2014 

V. GENERAL PLAN CONFORMANCE 
Policies applicable to the Lilac Hills Ranch are contained in the Valley Center and Bonsall 
Community Plans, and San Diego County General Plan. These policies address a variety of 
issues, including development at appropriate densities and in accordance with existing 
community character, protection of steep slopes, conservation of sensitive habitats, provision 
of open space and recreational opportunities, protection of visual amenities, regulation of 
signage and lighting, and protection against incompatible land uses.  

 San Diego General Plan A.
The San Diego County General Plan includes six elements, each with a series of Goals, 
each one of which is supported by a number of policies which address how the Goal is to 
be accomplished. The goals, and therefore the policies, all flow from the Guiding Principles 
which are stated in Chapter 2 of the General Plan. A summary of how the project complies 
with the Guiding Principles and with each element of the County General Plan is provided 
below.  

Guiding Principles 

Guiding Principles; Chapter 2 includes ten Guiding Principles which are intended to provide 
guidance for how the County’s future growth can be accommodated while still retaining the 

County’s rural character, economy, sensitive resources and unique communities. 

1. Support a reasonable share of projected regional population growth. 

The project supplies a small percentage of the projected regional housing need. The 
recently adopted General Plan Update was accompanied by an EIR which included 
estimates about numbers of housing units in this area of the County. These estimates 
included existing units which could be counted, and assumptions about un-built, 
approved land development projects and pending land development projects which 
have been subsequently approved. The estimates regarding the amount of residential 
units in a given area is important in the development of General Plan documents as 
they provide a baseline for assessing impacts of future development, ensuring that 
service levels are adequate and housing needs are met.  

2. Promote health and sustainability by locating new growth near existing and planned 
infrastructure, services, and jobs in a compact pattern of development. 

Lilac Hills Ranch implements this principal because it is located one-quarter mile from 
a major freeway and is a mixed-use, sustainable, compact community that includes all 
necessary public services. Lilac Hills Ranch is located within the Valley Center 
Municipal Water District and the Deer Springs Fire Protection District. Potable water is 
available on the property. A recycling facility will provide residents with an additional 
option to sell their recyclables and pick up mulch made from green waste. The 
Community will locate housing close to retail, services, schools, and jobs allowing for 
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V. GENERAL PLAN CONFORMANCE 

 

ACCRETIVE INVESTMENTS, INC. V-2 DRAFT JUNE 2014 

the preservation of an increased amount of open space, natural habitat, and 
agriculture that will contribute to the retention of the rural setting and lifestyle of the 
adjacent community. Civic uses such as a school and public park are located centrally 
in a school-park complex and are also be located within the mixed-use Town Center 
and the two Neighborhood Centers which provide additional commercial services. 
These three complexes ensure that services are available to all residents within a 10 
minute (1/2 mile) walk. A one-half mile radius is the de facto standard for walkable 
communities, which corresponds to the distance over which someone from the 
edge of the circle can reach a mixed-use center within 10 minutes walking at 3 
mph. The commercial and mixed-use Town Center together with the two 
Neighborhood Centers, school, and facilities related to the age restricted 
neighborhood will provide a significant number of new jobs within this compact 
community. An extensive network of trails is provided to further encourage residents 
to walk and bike throughout the Community. All of these features combine to create a 
state-of-the-art community that will achieve important planning sustainability goals 
and policies.  

3. Reinforce the vitality, local economy, and individual character of existing communities 
when planning new housing, employment, and recreational opportunities. 

The Community site is located a quarter-mile from the I-15 corridor. The Valley Center 
Community Plan area is one of the larger adopted planning areas in the County. The 
General Plan Update identified Valley Center and Bonsall as areas with a greater 
capacity to grow than other communities in the County. The two existing village core 
areas of Valley Center are located some 10 miles east of Lilac Hills Ranch while the 
Village of Bonsall is located approximately 12 miles to the west. It is not anticipated 
that this village will compete with the existing North and South Villages of Valley 
Center or with the existing Village of Bonsall since they are approximately 25 minutes 
away from the Community by car.  

Due to the close proximity of the I-15 corridor, Lilac Hills Ranch as proposed is similar 
in size, scale and intensity of uses to a number of other large scale projects both 
north and south on I-15 such as Hidden Meadows, Welk Village, Castle Creek, 
Meadowood and Pala Mesa Resort. The services and commercial opportunities built 
into Lilac Hills Ranch will be available to area residents as well. The commercial and 
Mixed-Use Town Center together with the two Neighborhood Centers, school, and 
facilities related to the age restricted neighborhood will provide a significant number of 
new jobs, enhancing the economic vitality of this portion of northern San Diego 
County. 

4. Promote environmental stewardship that protects the range of natural resources and 
habitats that uniquely define the County’s character and ecological importance.  
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V. GENERAL PLAN CONFORMANCE 
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incorporates a number of landscaping measures and policies that enhance sustainable 
planning principles such as the use of native, drought tolerant and regionally appropriate 
plants and ornamentals and the use of reclaimed water, allowance for rain-water 
harvesting, and grey-water systems. A biological preserve compliments the regional habitat 
program and enhances stormwater management. Grading Design, Erosion Control, 
Stormwater and Drainage Best Management Practices are incorporated into the Specific 
Plan and the accompanying project plans such as the Stormwater Management Plan and 
Water Conservation Plan.  

Integrated Transportation Planning. The project site is less than a half-mile from I-15, 
with access to regional destinations, and approximately a mile of frontage along West Lilac 
Road (a mobility element light collector roadway), maximizing efficient community access 
within Valley Center and Bonsall. The village core is planned to include a mass transit stop, 
which is located within a short walk or bike ride from all points within the community. A 16-
plus mile community path and trail network supports pedestrians, bicyclists, and 
equestrians and is connected to the County trail system at the north and south ends of the 
Project. Streets are designed to promote traffic calming through the use of narrow roads, 
curvatures, roundabouts, treescaping, and parallel parking.  The proposed paths are 
placed parallel to the streets to reduce vehicle speeds, promote pedestrian connections 
and increase roadway safety.  Finally, the Project will implement a Transportation Demand 
Management (“TDM”) Plan and private interim-transit program until regional transit plans 
are coordinated.  

Sustainable Building. Lilac Hills Ranch homes and buildings will be designed, constructed 
and built to CAL-GREEN building standards and will be designed to exceed 2008 Title 24 
Energy Standards by 30%. All buildings would be solar ready and have roofs built for solar 
panels and pipes for solar hot water, and are individually planned to consider solar 
orientation. All buildings would have dual pipe irrigation systems to conserve fresh water 
resources. The project would also plant approximately 35,000 trees, which would negate 
the formation of urban heat islands and reduce energy demand during the hottest weather. 
Sustainable green buildings, designed to CAL-GREEN and will exceed 2008 Title 24 
standards by 30%, consume less energy and water, improve indoor air quality, and 
preserve and enhance natural biological resources.   

Policy LU-1.8 Density Allocation on Project Sites states that projects which 
have more than one Land Use Designation, and which are subject to a 
Specific Plan are allowed to transfer densities within the project, even across 
Land Use Designation boundaries. This is a new policy and reverses the 
practice under the previously adopted General Plan. 

The Lilac Hills Ranch includes more than one land use designation, and also establishes 1,746 
units as the maximum number of units that will be allowed. The Specific Plan text includes a 
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Multi-Modal Concept Plan
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Trails Plan & Biological Open Space Signage

This concept plan is for
illustrative purposes only.
Actual site development may vary from
concepts depicted in this exhibit.
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Trail Sections

Type D Pathway
no scale

Notes:
1. All trails and pathways are to be construct-
ed according to the Community Trails Master 
Plan Design and Construction Guidelines.
2. Native soil may be used in lieu of decom-
posed Granite if soil has equivalent or better 
characteristics.

2% Min.

12’-15’ Pathway ROW / Parkway (Graded)

Ranch Multi-Use Trail 
no scale

10’-12’ Trail Easement

, 8’ Wide as Shown.

2% Min.
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Trail Sections

Feeder Trail
no scale

5’-12’ Trail Easement

4’ Wide as shown. 
.

8’ Wide as shown. 

Community Trail
no scale

3’-12’ Trail Easement

Notes:
1. All trails and pathways are to be construct-
ed according to the Community Trails Master 
Plan Design and Construction Guidelines.
2. Native soil may be used in lieu of decom-
posed Granite if soil has equivalent or better 
characteristics.

2% Min.

2% Min.
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Trail Overlook
no scale

Trail Overlook
Plan View
no scale

Trail Overlook Details
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Project Internal Circulation



LILAC HILLS RANCH  SPECIFIC PLAN

FIGURE 25DRAFT		

Key Map
no scale

Typical Street Section
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(Along Northerly Boundary)
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Key Map
no scale

Typical Street Section
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(2.2C Light Collector Per Co. Stds)
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Key Map
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Typical Street Section

Main Street (On-Site)
No Scale 
(Private)
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Key Map
no scale

Typical Street Section

Main Street (On-Site)
No Scale 
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