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NOTICE OF PREPARATION OF AN ENVIRONMENTAL IMPACT REPORT
June 20, 2013

NOTICE IS HEREBY GIVEN that the County of San Diego, Planning & Development Services,
will be the Lead Agency and will prepare an Environmental Impact Report in accordance with
the California Environmental Quality Act for the following projects. The Department is seeking
public and agency input on the scope and content of the environmental information to be
contained in the Environmental Impact Report. A Notice of Preparation document, which
contains a description of the probable environmental effects of the project, can be reviewed on
the World Wide Web at http://www.sdcounty.ca.gov/pds/ceqa_public_review.html, at the
Planning & Development Services (PDS), Project Processing Counter, 5510 Overland Avenue,
Suite 110, San Diego, California 92123 and at the public libraries listed below. Comments on
the Notice of Preparation document must be sent to the PDS address listed above and should
reference the project number and name.

PDS2013-SP-13-001, LOG NO. ER-13-08-002; VALIANO. The project is a Specific Plan,
General Plan Amendment, Rezone, Vesting Tentative Map, and Site Plan for a 362 lot
residential subdivision on 209 acres. The project is located located south of Hill Valley Drive,
north of Harmony Heights Road, west of Country Club Drive and east of Seeforever Drive in
the Eden Valley portion of the San Dieguito Community Planning Area within the
unincorporated area of San Diego County, between San Marcos and Escondido. A public EIR
scoping meeting will be held at the Elfin Forest Fire Station at 20223 Elfin Forest Rd, Elfin
Forest, CA 92029 on Wednesday, July 10" at 7:00 p.m. Comments on this Notice of
Preparation document must be received no later than July 19 at 4:00 p.m. (a 30 day public
review period). This Notice of Preparation can also be reviewed at the San Marcos Library,
located at 2 Civic Center Drive, San Marcos, CA 92069; and the Escondido Library, located at
239 S. Kalmia Street, Escondido, CA 92025. For additional information, please contact Beth
Ehsan at (858) 694-3103 or by e-mail at beth.ehsan@sdcounty.ca.gov.

SDC PDS RCVD 04-28-15
SP13-001, GPA13-001,
STP13-003, TM5575
REZ13-001, ER-12-08-002
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NOTICE OF PREPARATION DOCUMENTATION
DATE: June 20, 2013
PROJECT NAME: Valiano

PROJECT NUMBER(S): PDS2013-SP-13-001, PDS2013-GPA-13-001, PDS2013-
REZ-13-001, PDS2013-STP-13-003, PDS2013-TM-5575,

PROJECT APPLICANT: Integral Communities, 2235 Encinitas Blvd, Suite 216,
Encinitas, CA 92024

ENV. REVIEW NUMBER: PDS2013-ER-13-08-002

PROJECT DESCRIPTION:

The project is a general plan amendment, specific plan, rezone, site plan and major
subdivision to develop 362 residential lots on 209.3 acres. The site is located in the
Eden Valley area of the San Dieguito Community Planning Area, between the cities of
San Marcos and Escondido within unincorporated San Diego County The project site
is located on Mt. Whitney Road at Country Club Drive.

The site is subject to the General Plan Semi-Rural Regional Category, Semi-Rural 1
(SR-1) and Semi-Rural 2 (SR-2) Land Use Designation. The project would require a
General Plan Amendment to change the designation to Semi-Rural 0.5 (SR-0.5).
Zoning for the site is Agricultural (A70). The site contains a one home to be removed
and a historic barn to remain. The property is currently zoned A70 with minimum lots
sizes of 1 and 2 acres. A Rezone would be required to reduce the minimum lot size and
change the A70 areas to RS. A Specific Plan and Site Plan would establish setbacks,
etc, which will vary across the five proposed neighborhoods.

The proposed project is a private gated residential development of 362 residential lots
and 17 open space lots and easements of 109 acres, with preservation of both
agriculture and native habitats. Proposed minimum lot size ranges from 4,500 square
feet in neighborhood 1 to 7,000 square feet in neighborhoods 2 and 3. Typical
surrounding lot sizes are 2 to 4 acres to the west and 1 acre to the east. To the



-2-

northeast are mobile home parks and to the north across La Moree are 5,000 square
foot lots. To the south is the Harmony Grove Village Specific Plan, Planning Area 3,
which is planned for a density of just over 1 dwelling unit per acre and lot sizes of
approximately one half acre. The Village boundary is located about one-quarter mile
south of neighborhoods 1 and 2, and adjoins the southwestern edge of neighborhood
5. The project would take access from Hill Valley Drive, Mount Whitney Road, and
Country Club Drive. Offsite improvements on Country Club Drive may be required.
Proposed grading is 700,000 cubic yards of balanced cut and fill (average 3,500 cubic
yards per acre). The project would also include public multi-use trails, smaller private
trails, an equestrian staging area and park land. Water service would be provided by
the Rincon del Diablo Municipal Water District; the preferred option for sewer service is
a wastewater treatment plant operated by the San Diego County Sanitation District. If
the Vallecitos Municipal Water District sewer option is selected, an offsite sewer line
extension would be required. The proposed fire service provider is the San Marcos Fire
Protection District.

PROJECT LOCATION:

The project includes 12 parcels and 209.3 acres located mostly north of Mount Whitney
Road and west of Country Club/Harmony Grove Drive in the Eden Valley portion of the
San Dieguito Community Planning Area of unincorporated San Diego County.

PROBABLE ENVIRONMENTAL EFFECTS:

The probable environmental effects associated with the project are detailed in the
attached Environmental Initial Study. All questions answered “Potentially Significant
Impact” or “Less than Significant with Mitigation Incorporated” will be analyzed further in
the Environmental Impact Report. All questions answered “Less than Significant
Impact” or “Not Applicable” will not be analyzed further in the Environmental Impact
Report. :

The following is a list of the subject areas to be analyzed in the EIR and the particular
issues of concern: ‘

Aesthetics, Agriculture and Forest Resources, Air Quality, Biological Resources,
Cultural Resources, Geology & Soils, Greenhouse Gas Emissions, Hazards &
Hazardous Materials, Hydrology & Water Quality, Land Use & Planning, Noise,
Population & Housing, Public Services, Recreation, Transportation/Traffic, Utilities &
Service Systems

Attachments:
Project Regional Location Map
Project Detailed Location Map
Plot Plan Exhibit
Environmental Initial Study
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CEQA Initial Study - Environmental Checklist Form
(Based on the State CEQA Guidelines, Appendix G)

1. Title; Project Number(s); Environmental Log'Number:

VALIANO; PDS2013-SP-13-001, PDS2013-GPA-13-001, PDS2013-STP-13-003,
PDS2013-TM-5575, PDS2013-REZ-13-001, PDS2013-ER-12-08-002

2. Lead agency name and address:
County of San Diego, Planning & Development Services
5510 Overland Avenue, Suite 110
San Diego, CA 92123-1239

3. Contact: Beth Ehsan, Project Manager
Phone number: 8568-694-3103
E-mail: beth.ehsan@sdcounty.ca.gov.

4. Project location:
The project includes 12 parcels and 209.3 acres located mostly north of Mount
Whitney Road and west of Country Club/Harmony Grove Drive in the Eden
Valley portion of the San Dieguito Community Planning Area of unincorporated
San Diego County.

Thomas Guide Coordinates: Page 1129, Grids B2, 3, & 4; C3 & 4
5. Project Applicant name and address:

Eden Hills Project Owner, LLC
Lance Waite, Integral Communities
2235 Encinitas Blvd, #216
Encinitas, CA 92024
Iwaite@integralcommunities.com
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6.

General Plan

Community Plan: San Dieguito

Land Use Designation: Semi-Rural 2 (SR-2)
Density: 0.5 du/ acre

Floor Area Ratio (FAR) n/a

Zoning

Use Regulation: - A-70

Minimum Lot Size: 1 and 2 acres
Special Area Regulation: - 1C

Description of project:

The project is a general plan amendment, specific plan, rezone, site plan and
major subdivision to develop 362 residential lots on 209.3 acres. The site is
located in the Eden Valley area of the San Dieguito Community Planning Area,
between the cities of San Marcos and Escondido within unincorporated San-
Diego County. The project site is located on Mt. Whitney Road at Country Club
Drive.

The site is subject to the General Plan Semi-Rural Regional Category, Semi-
Rural 1 (SR-1) and Semi-Rural 2 (SR-2) Land Use Designation. The project
would require a General Plan Amendment to change the designation to Semi-
Rural 0.5 (SR-0.5). Zoning for the site is Agricultural (A70). The site contains
one home and other structures to be removed and a historic barn to remain. The
property is currently zoned A70 with minimum lots sizes of 1 and 2 acres. A
Rezone would be required to reduce the minimum lot size and change the A70
areas to RS. A Specific Plan and Site Plan would establish setbacks, etc, which
will vary across the five proposed neighborhoods.

The project proposes a private gated residential development of 362 residential
lots and 17 open space lots and easements of 109 acres, with preservation of
both agriculture and native habitats. Proposed minimum lot size ranges from
4,500 square feet in neighborhood 1 to 7,000 square feet in neighborhoods 2 and
3. Typical surrounding lot sizes are 2 to 4 acres to the west and 1 acre to the
east. To the northeast are mobile home parks and to the north across La Moree
are 5,000 square foot lots. To the south is the Harmony Grove Village Specific
Plan, Planning Area 3, which is planned for a density of just over 1 dwelling unit
per acre and lot sizes of approximately one half acre. The Village boundary is
located about one-quarter mile south of neighborhoods 1 and 2, and adjoins the
southwestern edge of neighborhood 5. The project would take access from Hill
Valley Drive, Mount Whitney Road, and Country Club Drive. Offsite
improvements on Country Club Drive may be required. Proposed grading is
700,000 cubic yards of balanced cut and fill (average 3,500 cubic yards per
acre). The project would also include public muiti-use trails, smaller private trails,
an equestrian staging area and park land. Water service would be provided by
the Rincon del Diablo Municipal Water District. The preferred option for sewer
service is a wastewater treatment plant operated by the San Diego County
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Sanitation District. If the Vallecitos Municipal Water District sewer option is
selected, an offsite sewer line extension would be required. The proposed fire
service provider is the San Marcos Fire Protection District.

Other public agencies whose approval is required (e.g., permits, financing

approval, or participation agreement):

Permit Type/Action

General Plan Amendment

Major Use Permit (WWTP)

Site Plan

Rezone

Specific Plan

Vesting Tentative Map

Road Opening

County Right-of-Way Permits
Construction Permit
Excavation Permit
Encroachment Permit

Grading Permit

Habitat Loss Permit

401 Permit - Water Quality Certification

404 Permit — Dredge and Fill
1603 — Streambed Alteration Agreement

Section 7 - Consultation or Section 10a
Permit — Incidental Take

Air Quality Permit to Construct

Air Quality Permit to Operate — Title V
Permit

National Pollutant Discharge Elimination
System (NPDES) Permit

General Industrial Stormwater Permit
General Construction Stormwater Permit
Fire District Approval

Water District Approval

School District Approval
McClellan- Palomar Airport Land Use

Compatibility Determination
Annexation and Formation Approval

Agency
County of San Diego

County of San Diego
County of San Diego
County of San Diego
County of San Diego
County of San Diego
County of San Diego
County of San Diego

County of San Diego

County of San Diego

Regional Water Quality Control Board
(RWQCB)

US Army Corps of Engineers (ACOE)
CA Department of Fish and Wildlife
(CDFW)

US Fish and Wildlife Services
(USFWS)

Air Pollution Control District (APCD)
APCD

RwQCB

RwWQCB

RWQCB

San Marcos Fire Protection District
Rincon Del Diablo Municipal Water
District

Escondido Union School District
Escondido Union High School District
San Diego Regional Airport Authority

Local Agency Formation Commission

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The environmental factors
checked below would be potentially affected by this project and involve at least one
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impact that is a “Potentially Significant Impact’ or a “Less Than Significant With
Mitigation Incorporated,” as indicated by the checklist on the following pages.

X]Aesthetics XJAgriculture and Forest XAir Quality
Resources

XBioclogical Resources X Cultural Resources X]Geology & Soils

IX|Greenhouse Gas MHazards & Haz. Materials [XHydrology & Water

Emissions ; Quality

>dLand Use & Planning [ JMineral Resources XNoise

<]Population & Housing XIPublic Services XRecreation

B Transportation/Traffic XuUtilities & Service XIMandatory Findings of
Systems Significance

DETERMINATION: (To be completed by the Lead Agency)
On the basis of this initial evaluation:

]  On the basis of this Initial Study, Planning & Development Services finds that thé
proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

(]  Onthe basis of this Initial Study, Planning & Development Services finds that
although the proposed project could have a significant effect on the environment,
there will not be a significant effect in this case because revisions in the project
have been made by or agreed to by the project proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared.

Xl On the basis of this Initial Study, Planning & Development Services finds that the

proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

Soth, Chrar c/inf13

Signature Date '

Beth Ehsan Land Use/Environmental Planner

Printed Name Title
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INSTRUCTIONS ON EVALUATION OF ENVIRONMENTAL IMPACTS

1.

A brief explanation is required for all answers except “No Impact” answers that are
adequately supported by the information sources a lead agency cites in the parentheses
following each question. A “No Impact” answer is adequately supported if the referenced
information sources show that the impact simply does not apply to projects like the one
involved (e.g., the project falls outside a fault rupture zone). A “No Impact” answer
should be explained where it is based on project-specific factors as well as general
standards (e.g., the project will not expose sensitive receptors to pollutants, based on a
project-specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as
on-site, cumulative as well as project-level, indirect as well as direct, and construction as
well as operational impacts.

Once the lead agency has determined that a particular physical impact may occur, then
the checklist answers must indicate whether the impact is potentially significant, Less
Than Significant With Mitigation Incorporated, or less than significant. “Potentially
Significant Impact” is appropriate if there is substantial evidence that an effect may be
significant. If there are one or more “Potentially Significant Impact’ entries when the
determination is made, an EIR is required.

“Less Than Significant With Mitigation Incorporated” applies where the incorporation of
mitigation measures has reduced an effect from “Potentially Significant Impact” to a
“Less Than Significant Impact.” The lead agency must describe the mitigation measures,
and briefly explain how they reduce the effect to a less than significant level.

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other
CEQA process, an effect has been adequately analyzed in an earlier EIR or negative
declaration. Section 15063(c)(3)(D). In this case, a brief discussion should identify the

following:
a) Earlier Analysis Used. Identify and state where they are available for review.
b) Impacts Adequately Addressed. Identify which effects from the above checkilist

were within the scope of and adequately analyzed in an earlier document
pursuant to applicable legal standards, and state whether such effects were
addressed by mitigation measures based on the earlier analysis.

c) Mitigation Measures. For effects that are “Less Than Significant With Mitigation
Incorporated,” describe the mitigation measures that were incorporated or refined
from the earlier document and the extent to which they address site-specific
conditions for the project.

Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a
previously prepared or outside document should, where appropriate, include a reference
to the page or pages where the statement is substantiated.

The explanation of each issue should identify:

a) The significance criteria or threshold, if any, used to evaluate each question; and

b) The mitigation measure identified, if any, to reduce the impact to less than
significance
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I._AESTHETICS -- Would the project:

a) Have a substantial adverse effect on a scenic vista?
X Potentially Significant Impact [J Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated [J Nolmpact

Potentially Significant Impact: A vista is a view from a particular location or composite views
along a roadway or trail. Scenic vistas often refer to views of natural lands, but may also be
compositions of natural and developed areas, or even entirely of developed and unnatural
areas, such as a scenic vista of a rural town and surrounding agricultural lands. What is scenic
to one person may not be scenic to another, so the assessment of what constitutes a scenic
vista must consider the perceptions of a variety of viewer groups. The items that can be seen
within a vista are visual resources. Adverse impacts to individual visual resources or the
addition of structures or developed areas may or may not adversely affect the vista.
Determining the level of impact to a scenic vista requires analyzing the changes to the vista as a
whole and also to individual visual resources.

The San Dieguito Community Plan states that the most scenic views in Harmony Grove are of
the hills, valleys, riparian habitat, and grazing farm animails; and that these visual qualities must
be preserved. In addition, there are two issues related to scenic resources cited:

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. It is included in the Conservation and Open Space Element as a County Scenic
Corridor.

The project site is approximately 1800 feet from Escondido Creek, and a tributary to Escondido
Creek is within the southern part of the project. There are several other vantage points in the
vicinity, including Seeforever Drive which overlooks the site from the west, and the public trail
behind the new Palomar Pomerado Hospital building which is approximately 4,000 feet to the
east and northeast. Including the above scenic vistas, the site may be located near or visible
from a scenic vista and may not change the composition of an existing scenic vista. A Visual
Resources Report for the proposed project must be prepared. Based on the resuits of the
visual resources analysis, the project may be required to incorporate avoidance, mitigation or
design features to be compatible with the existing visual environment in terms of visual
character and quality.

b) Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway?

[C] Potentially Significant Impact [1 Less than Significant Impact

Less Than Significant With Mitigation
L Incorporated DI NoImpact
No Impact: State scenic highways refer to those highways that are officially designated by the
California Department of Transportation (Caltrans) as scenic (Caltrans - California Scenic
Highway Program). Generally, the area defined within a State scenic highway is the land
adjacent to and visible from the vehicular right-of-way. The dimension of a scenic highway is
usually identified using a motorist’s line of vision, but a reasonable boundary is selected when
the view extends to the distant horizon. The scenic highway corridor extends to the visual limits
of the landscape abutting the scenic highway.
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Based on a site visit completed by County staff, the proposed project is not located near or
visible within the composite viewshed of a State scenic highway and will not damage or remove
visual resources within a State scenic highway. Therefore, the proposed project will not have
any substantial adverse effect on a scenic resource within a State scenic highway.

c) Substantially degrade the existing v:sual character or quality of the site and its
surroundings?
Potentially Significant Impact [J  Less than Significant Impact
Less Than Significant With Mitigation
L Incorporated L] Nolmpact

Potentially Significant Impact: Visual character is the objective composition of the visible
landscape within a viewshed. Visual character is based on the organization of the pattern
elements line, form, color, and texture. Visual character is commonly discussed in terms of
dominance, scale, diversity and continuity. Visual quality is the viewer’s perception of the visual
environment and varies based on exposure, sensitivity and expectation of the viewers. The
proposed grading is 700,000 cubic yards of balanced cut and fill (average of 3,500 cubic yards
per acre). The proposed density of the project is 0.5 dwelling units per acre.

The existing visual character and quality of the project site and surrounding area is
characterized by the San Dieguito Community Plan as non-industrial with low densities, which
preserve the community’s historic rural agricultural character. Per the Elfin Forest Harmony
Grove Community Plan, “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.” With
the proposed change in density and volume of earthwork, a detailed visual analysis must be
included in the EIR to address the potential aesthetic and landform modification impacts for both
on-site and off-site improvements.

d) Create a new source of substantial llght or glare, which would adversely affect day or
nighttime views in the area?
[J Potentially Significant Impact X]  Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated [1  Nolmpact

Less Than Significant Impact: The proposed project will use outdoor lighting and is located
within Zone B as identified by the San Diego County Light Pollution Code, approximately 40
miles from the Mount Palomar Observatory. However, it will not adversely affect nighttime
views or astronomical observations, because the project will conform to the Light Pollution Code
(Section 59.101-59.115), including the lamp type and shielding requirements per fixture and
hours of operation limitations for outdoor lighting.

In addition, the proposed project will control outdoor lighting and sources of glare in the
following ways:

1. The project will not install outdoor lighting that directly illuminates neighboring
properties.

2. The project will not install outdoor lighting that would cast a direct beam angle
towards a potentlal observer, such as a motorists, cyclist or pedestrian.
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3. The project will not install outdoor lighting for vertical surfaces such as buildings,
landscaping, or signs in a manner that would result in useful light or spill light being
cast beyond the boundaries of intended area to be lit.

4. The project will not install any highly reflective surfaces such as glare-producing
glass or high-gloss surface color that will be visible along roadways, pedestrian
walkways, or in the line of sight of adjacent properties.

The project will not contribute to significant cumulative impacts on day or nighttime views
because the project will conform to the Light Pollution Code. The Code was developed by the
San Diego County Planning & Development Services and Department of Public Works in
cooperation with lighting engineers, astronomers, land use planners from San Diego Gas and
Electric, Palomar and Mount Laguna observatories, and local community planning and sponsor
groups to effectively address and minimize the impact of new sources light poliution on
nighttime views. The standards in the Code are the result of this collaborative effort and
establish an acceptable level for new lighting. Compliance with the Code is required prior to
issuance of any building permit for any project. Mandatory compliance for all new building
permits ensures that this project in combination with all past, present and future projects will not
contribute to a cumulatively considerable impact. Therefore, compliance with the Code ensures
that the project will not create a significant new source of substantial light or glare, which would
adversely affect daytime or nighttime views in the area, on a project or cumulative level.

The project’s outdoor lighting may be controlled through Site Plan conditions. Therefore,
compliance with the Code, in combination with the outdoor lighting and glare controls listed
above ensures that the project will not create a significant new source of substantial light or
glare.

Il. AGRICULTURE AND FORESTRY RESOURCES -- Would the project:

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide or Local
Importance (Important Farmland), as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the California Resources Agency, or
other agricultural resources, to non-agricultural use?

Potentially Significant Impact [l  Less than Significant Impact
Less Than Significant With Mitigation
O] Incorporated [0 NoImpact

Potentially Significant Impact: The project site has land designated as Unique Farmland and
Farmland of Local Importance according to the State Farmland Mapping and Monitoring
Program (FMMP). In addition, based on a site visit and a review of historic aerial photography,
there is evidence of agricultural use on the project site. The site will be evaluated to determine
the importance of the resource based on the County’s Local Agricultural Resources Assessment
(LARA) model which takes into account local factors that define the importance of San Diego
County agricultural resources. The LARA model considers the availability of water resources,
climate, soil quality, surrounding land use, topography, and land use or parcel size consistency
between the project site and surrounding land uses. A more detailed discussion of the LARA
model can be found in the Guidelines for Determining Significance for Agricultural Resources at
http://www.sdcounty.ca.gov/pds/docs/AG-Guidelines.pdf. In order for a site to be considered an
important agricultural resource based on the LARA model, all three required LARA model
factors (water, soil, and climate) must receive either a high or moderate score. A low score in
any of these three categories would render a LARA model result that the site is not an important
agricultural resource. As such, potentially significant project or cumulative level conversion of
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Unique Farmland and/or Farmland of Local Importance to a non-agricultural use may occur as a
result of this project. Therefore, any potential agricultural impacts from the project must be
analyzed in an Agricultural Analysis and discussed in the context of the EIR.

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract?
Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated L] Nolmpact

Potentially Significant Impact: The project site and the surrounding area are zoned for
agricultural use (A-70). The project proposes a rezone and lot sizes that do not allow for
agriculture. Therefore, the proposed project may create a conflict with existing uses and zoning.
Potential agricultural impacts from the project must be analyzed in an Agricultural Analysis and
discussed in the context of the EIR.

c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public
- Resources Code section 12220(g)), or timberland (as defined by Public Resources Code
section 4526), or timberland zoned Timberland Production (as defined by Government Code
section 51104(g))?

[l Potentially Significant Impact [ Less than Significant Impact
Less Than Significant With Mitigation <
[ Incorporated ' No impact

No Impact: The project site including any offsite improvements do not contain any forest lands
as defined in Public Resources Code section 12220(g); therefore, project implementation would
not result in the loss or conversion of forest land to a non-forest use. In addltlon the project is
not located in the vicinity of offsite forest resources.

d) Result in the loss of forest land, conversion of forest land to non-forest use, or involve
other changes in the existing environment, which, due to their location or nature, could
result in conversion of forest land to non-forest use?

[] Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation <
U Incorporated X NoImpact

No Impact: The project site including any offsite improvements do not contain any forest lands
as defined in Public Resources Code section 12220(g); therefore, project implementation would
not result in the loss or conversion of forest land to a non-forest use. In addition, the project is
not located in the vicinity of offsite forest resources.

e) Involve other changes in the existing environment, which, due to their location or nature,
could result in conversion of Important Farmland or other agricultural resources, to non-
agricultural use?

X Potentially Significant Impact [J Less than Significant Impact
Less Than Significant With Mitigation
O Incorporated L1 Nolmpact

Potentially Significant Impact: The project site and surrounding area contain active
agricultural operations and lands designated as Unique Farmland and Farmland of Local
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Importance pursuant to the Farmland Mapping and Monitoring Program of the California
Resources Agency. As such, potentially significant project or cumulative level conversion of
agricultural land to a non-agricultural may occur as a result of this project. Therefore, any
potential agricultural impacts from the project must be analyzed in an Agricultural Analysis and
discussed in the context of the EIR.

Ill._AIR QUALITY -- Where available, the significance criteria established by the applicable air
quality management or air pollution control district may be relied upon to make the following
determinations. Would the project:

a) Conflict with or obstruct implementation of the San Diego Regional Air Quality Strategy
(RAQS) or applicable portions of the State Implementation Plan (SIP)?

X] Potentially Significant Impact [0 Less than Significant Impact
Less Than Significant With Mitigation

[ Incorporated L] Noimpact
Potentially Significant Impact: The project involves a General Plan Amendment that would
result in approximately 125 additional residences (an increase from 237 to 362 units based on
data reported in the Air Quality Study) than currently allowed on the project site. This
development was not anticipated in SANDAG growth projections used in development of the
San Diego Regional Air Quality Strategy (RAQS) or applicable portions of the State
Implementation Plan (SIP) and may conflict with or obstruct implementation of either the RAQS
or applicable portions of the SIP on a project level. One result may be project emissions of
ozone precursors that were not considered as a part of the RAQS based on growth projections.

b) Violate any air quality standard or contribute substantially to an existing or projected air
quality violation?
X Potentially Significant Impact [C] Less than Significant Impact
Less Than Significant With Mitigation
u Incorporated L1 NoImpact

Potentially Significant Impact: In general, air quality impacts from land use projects are the
result of emissions from motor vehicles, and from short-term construction activities associated
with such projects. The San Diego County Land Use Environment Group (LUEG) has
established guidelines for determining significance which incorporate the San Diego Air
Pollution Control District's (SDAPCD) established screening-level criteria for all new source
review (NSR) in APCD Rule 20.2. These screening-level criteria can be used as numeric
methods to demonstrate that a project’s total emissions (e.g. stationary and fugitive emissions,
as well as emissions from mobile sources) would not result in a significant impact to air quality.
Since SDAPCD does not have screening-level criteria for emissions of volatile organic
compounds (VOCs), the screening level for reactive organic compounds (ROC) from the South
Coast Air Quality Management District (SCAQMD) for the Coachella Valley (which are more
appropriate for the San Diego Air Basin) are used.

The project involves extensive construction activity along with blasting onsite. Construction
activities associated with the project will be phased; therefore, certain phases of the project
would be operational while construction is ongoing onsite. Construction and operation of the
proposed project would lead to emissions that could violate an air quality standard or contribute
substantially to an existing or projected air quality violation. Air emissions from the project would
be evaluated through a technical analysis to quantify maximum daily emissions that can be
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compared to the appropriate screening level thresholds, and identify mitigation measures, as
necessary. :

c) Result in a cumulatively considerable net increase of any criteria pollutant for which the
project region is non-attainment under an applicable federal or state ambient air quality
standard (including releasing emissions which exceed quantitative thresholds for ozone

precursors)?
X Potentially Significant Impact [0 Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated [ Nolmpact

Potentially Significant Impact: San Diego County is presently in non-attainment for the 1-hour
concentrations under the National and California Ambient Air Quality Standard (NAAQS and
CAAQS) for Ozone (O,). San Diego County is also presently in non-attainment for the annual
geometric mean and for the 24-hour concentrations of Particulate Matter less than or equal to
10 microns (PM;g) and 2.5 microns (PM,;s) under the CAAQS. O, is formed when VOC and
nitrogen oxides (NOx) react in the presence of sunlight. VOC sources include any source that
burns fuels (e.g., gasoline, natural gas, wood, oil); solvents; petroleum processing and storage;
and pesticides. Sources of PM;, in both urban and rural areas include: motor vehicles, wood
burning stoves and fireplaces, dust from construction, landfills, agriculture, wildfires,
brush/waste burning, and industrial sources of windblown dust from open lands.

As described in (b) above, construction and operation of the project and overlap between
different phases would lead to substantial emissions of air pollutants. In particular, emissions of
VOCs,; NOx, PMyo, and PM,5 could exacerbate ambient air quality conditions in San Diego
County, especially considering the nonattainment status of the region with respect to these
pollutants. Air emissions from the project will be evaluated and mitigation measures, as
necessary, will be proposed as described above.

d) Expose sensitive receptors to substantial pollutant concentrations?
X Potentially Significant Impact [C]  Less than Significant Impact
Less Than Significant With Mitigation
o Incorporated [ Nolmpact

Potentially Significant Impact: Air quality regulators typically define sensitive receptors as
schools (Preschool-12" Grade), hospitals, resident care facilities, or day-care centers, or other
facilities that may house individuals with health conditions that would be adversely impacted by
changes in air quality. The County of San Diego also considers residences as sensitive
receptors since they house children and the elderly.

Existing sensitive receptors within % mile of the project vicinity include several existing
residences to the west, northeast, east, and southeast. There are no schools, hospitals, or other
sensitive receptors within this distance of the project site. Since construction activity will be
phased, the project would introduce sensitive receptors onsite while construction is ongoing.
Two primary emissions of concern for impacts to sensitive receptors are carbon monoxide (CO)
and diesel particulate matter (DPM). Impacts to onsite and offsite receptors need to be
addressed through a technical analysis.

e) Create objectionable odors affecting a substantial number of people?

[] Potentially Significant Impact [J Less than Significant Impact
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Less Than Significant With Mitigation
Incorporated [ Nolmpact
Less Than Significant With Mitigation Incorporated: The project could produce
objectionable odors, which would result from volatile organic compounds, ammonia, carbon
dioxide, hydrogen sulfide, methane, alcochols, aldehydes, amines, carbonyls, esters, disulfides
dust and endotoxins from the construction and operational phases. In addition, the project
could produce objectionable odors, which would result from the proposed sewage treatment
plant and equestrian staging area. These uses would need to incorporate measures to reduce
the exposure of sensitive receptors to odors. Impacts and mitigation measures will be assessed
in a technical analysis.

1V. BIOLOGICAL RESOURCES -- Would the project:

a) Have a substantial adverse effect, either directly or through habitat modifications, on any
species identified as a candidate, sensitive, or special status species in local or regional
plans, policies, or regulations, or by the California Department of Fish and Wildlife or
U.S. Fish and Wildiife Service?

Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated ] Nolmpact

Potentially Significant Impact: The site is known to support several sensitive habitats, which
support and have the potential to support endangered, threatened, or rare plant or animal
species. The site supports the following sensitive habitats: southern riparian forest, southern
riparian woodland, southern willow scrub, mule fat scrub, freshwater marsh, herbaceous
wetland, disturbed wetland, pond, tamarisk scrub, coastal sage scrub, coast live oak woodland,
southern mixed chaparral, non-native grassland, and field pasture. Pursuant to the CEQA and
the Resource Protection Ordinance (in addition to state and federal laws), impacts to listed, or
otherwise rare species must be minimized and often avoided entirely.

Therefore, based on the fact that the site has the potential to support several endangered,
threatened, or rare plant or animal species or their habitats, the project may have a potentially
significant impact on biological resources. As such any potentially significant adverse effects,
including noise from construction or the project, to endangered, threatened, or rare plant or
animal species or their habitats must be addressed in the context of the biological technical
study and the EIR. - ‘

b) Have a substantial adverse effect on any riparian habitat or other sensitive natural
community identified in local or regional plans, policies, regulations or by the California
Department of Fish and Wildlife or US Fish and Wildlife Service? ‘

Potentially Significant Impact [[] Less than Significant Impact
l.ess Than Significant With Mitigation
O] Incorporated L1 Nolmpact

Potentially Significant Impact: The site supports a number of wetland habitats and wetland
buffers that were identified on a site visit conducted by Beth Ehsan and Maggie Loy on March
11, 2013. These wetlands and wetland buffers may be significantly impacted by the proposed
project and as proposed the project may not conform to the wetland and wetland buffer
regulations within the Resource Protection Ordinance. Therefore, impacts to wetlands and
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wetland buffers and conformance with the Resource Protection Ordinance must be
demonstrated and discussed in the context of a biological technical study and the EIR.

c) Have a substantial adverse effect on federally protected wetlands as defined by Section
404 of the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal,
etc.) through direct removal, filling, hydrological interruption, or other means?

D  Potentially Significant Impact [J  Less than Significant Impact
Less Than Significant With Mitigation
. Incorporated [ Nolimpact

Potentially Significant Impact: The site contains a number of significant drainages and
wetland habitats, specifically, a primary tributary to Escondido Creek and several drainages that
bisect the project site, which if impacted may result in significant alterations to known
watersheds or wetlands that may be considered California Department of Fish and Game and/or
Army Corps of Engineers jurisdictional wetlands or waters, and would potentially require a
Section 1603 "Streambed Alteration Agreement" and/or 404 Permit. Therefore, all significant
drainages and wetlands must be defined and impacts identified in a biological technical study
and in the EIR.

d) Interfere substantially with the movement of any native resident or migratory fish or
wildlife species or with established native resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites?

X Potentially Significant Impact [J Less than Significant Impact
- Less Than Significant With Mitigation
[ Incorporated [ Nolmpact

Potentially Significant Impact: Potential wildlife corridors exist throughout the project site along
natural drainages through various sensitive habitats, including: Diegan coastal sage scrub, riparian
areas and wetlands. The curment project design may potentially impact these corridors and may
create additional indirect impacts through increased noise and activity. Therefore, any potentially
significant impacts to wildlife movement patterns, wildlife dispersal corridors, and use of native wildlife
nursery sites must be discussed in the biological technical study and the EIR.

e) Conflict with the provisions of any adopted Habitat Conservation Plan, Natural
Communities Conservation Plan, other approved local, regional or state habitat
conservation plan or any other local policies or ordinances that protect biological

resources?
X] Potentially Significant Impact [J Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated [ Nolmpact

Potentially Significant Impact: The project is being reviewed for consistency with the Natural
Communities Conservation Plan (HLP Ordinance and Planning Agreement), Habitat Management
Plans (HMP), Special Area Management Plans (SAMP), the Resource Protection Ordinance (RPO),
and Habitat Loss Permit (HLP). Therefore, any potentially significant conflicts must be discussed in
the biological technical study and the EIR.
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V. CULTURAL RESQURCES -- Would the project:
a) Cause a substantial adverse change in the significance of a historical resource as
defined in 15064.57

X Potentially Significant Impact []  Less than Significant Impact
Less Than Significant With Mitigation
O Incorporated [ Nompact

Potentially Significant Impact: A number of historical resources have been identified within a
mile radius of the site. As a result, the project may grade, disturb, or threaten a potentially
significant historical artifact, object, structure, or site. Therefore, the potential for impacts to
historic structures will be evaluated in the archaeological survey and discuss the survey results
in the context of the EIR.

b) Cause a substantial adverse change in the significance of an archaeological resource
pursuant to 15064.5?
Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated [ Nolmpact

Potentially Significant Impact: A number of archaeological resources have been identified
within a mile radius of the site. As a result, the project may grade, disturb, or threaten a
potentially significant archaeological or cultural artifact, object, structure, or site. Therefore, the
project must complete an archaeological survey and discuss the survey results in the context of
the EIR.

c) Directly or indirectly destroy a unique geologic feature?
[] Potentially Significant Impact [l Less than Significant Impact
Less Than Significant With Mitigation <
u Incorporated I No Impact

No Impact: San Diego County has a variety of geologic environments and geologic processes
which generally occur in other parts of the state, country, and the world. However, some
features stand out as being unique in one way or another within the boundaries of the County.
After review of the San Dieguito Community Plan and a site visit by Maggie Loy on March 11,
2013, it has been determined that the site does not contain any unique geologic features nor
does the site support any known geologic characteristics that have the potential to support
unique geologic features.

d) Directly or indirectly deétroy a unique paleontological resource or site?
[] Potentially Significant Impact [l Less than Significant Impact
Less Than Significant With Mitigation
X Incorporated L] NoImpact

Less Than Significant With Mitigation Incorporated: A review of the County’'s
Paleontological Resources Maps and data on San Diego County’s geologic formations indicates
that the project is located on geological formations that potentially contain unique
paleontological resources. Excavating into undisturbed ground beneath the soil horizons may
cause a significant impact if unique paleontological resources are encountered. Since an
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impact to paleontological resources does not typically occur until the resource is disturbed,
monitoring during excavation is the essential measure to mitigate potentially significant impacts
to unique paleontological resources to a level below significance. Therefore, the EIR must
disclose the following information about the potential impacts to paleontological resources.

The project has low/marginal potential for containing paleontological resources and will
excavate the substratum and/or bedrock below the soil horizons. A monitoring program
implemented by the excavation/grading contractor will be required. Equipment operators and
others involved in the excavation should watch for fossils during the normal course of their
duties. In accordance with the Grading Ordinance, if a fossil or fossil assemblage of greater
than twelve inches in any dimension is encountered during excavation, all excavation operations
in the area where the fossil or fossil assemblage was found shall be suspended immediately,
the County’s Permit Compliance Coordinator shall be notified, and a Qualified Paleontologist
shall be retained by the applicant to inspect the find to determine if it is significant. A Qualified
Paleontologist is a person who has, to the satisfaction of the Planning and Land Use Director:

« A Ph.D. or M.S. or equivalent in paleontology or closely related field (e.g., sedimentary
or stratigraphic geology, evolutionary biology, etc.); .

¢ Demonstrated knowledge of southern California paleontology and geology; and

+ Documented experience in professional paleontological procedures and techniques.

If the Qualified Paleontologist determines that the fossil or fossil assemblage is significant; a
mitigation program involving salvage, cleaning, and curation of the fossil(s) and documentation
shall be implemented. If no fossils or fossil assemblages of greater than 12 inches in any
dimension are encountered during excavation, a “No Fossils Found” letter will be submitted to
the County Planning & Development Services identifying who conducted the monitoring and that
no fossils were found. If one or more fossils or fossil assemblages are found, the Qualified
Paleontologist shall prepare a report documenting the mitigation program, including field and
laboratory methodology, location and the geologic and stratigraphic setting, list(s) of collected
fossils and their paleontological significance, descriptions of any analyses, conclusions, and
references cited.

Therefore, with the implementation of the above project requirements during project grading
operations, potential impacts to paleontological resources will be less than significant.
Furthermore, the project will not result in a cumulative impact to paleontological resources
because other projects that require grading in sensitive paleontological resource areas will be
required to have the appropriate level of paleontological monitoring and resource recovery. In
addition, other projects that propose any amount of significant grading would be subject to the
requirements for paleontological monitoring as required pursuant to the County’'s Grading
Ordinance. Therefore, the project would not result in a significant direct, indirect, or cumulatively
significant loss of paleontological resources.

e) Disturb any human remains, including those interred outside of formal cemeteries?
] Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation
u Incorporated [ Noimpact

Potentially Significant Impact: A number of archaeological resources have been identified
within a mile radius of the site. As a result, the project may grade, disturb, or threaten a
potentially significant archaeological, historical, or cultural artifact, object, structure, or site.
Therefore, the project must complete an archaeological survey and discuss the survey results in
the context of the EIR.
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VI. GEOLOGY AND SOILS -- Would the project:
a) Expose people or structures to potential substantial adverse effects, including the risk of
loss, injury, or death involving:

i. Rupture of a known earthquake fault, as delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or
based on other substantial evidence of a known fault? Refer to Division of Mines
and Geology Special Publication 42.

[] Potentially Significant Impact [J Less than Significant Impact
Less Than Significant With Mitigation —
u Incorporated d - No Impact

No Impact: The project is not located in a fault rupture hazard zone identified by the
Alquist-Priolo Earthquake Fault Zoning Act, Special Publication 42, Revised 1997,
Fault-Rupture Hazards Zones in California, or located within any other area with substantial
evidence of a known fault. Therefore, there will be no impact from the exposure of people or
structures to adverse effects from a known fault-rupture hazard zone as a result of this project.

ii. Strong seismic ground shaking?

[] Potentially Significant Impact X Less than Significant iImpact
Less Than Significant With Mitigation
N Incorporated [ Nolmpact

Less Than Significant Impact: Although the project site is not located in a hazard zone
identified by the Alquist-Priolo Earthquake Fault Zoning Act, the project site is subject to ground
shaking from seismic activity. To ensure the structural integrity of all buildings and structures,
the project must conform to the Seismic Requirements as outlined within the California Building
Code. The County Code requires a soils compaction report with proposed foundation
recommendations to be approved before the issuance of a building permit. Therefore,
compliance with the California Building Code and the County Code ensures the project will not
result in a potentially significant impact from the exposure of people or structures to potential
adverse effects from strong seismic ground shaking. The EIR must include appropriate
discussion and design measures to address this issue.

iii. Seismic-related ground failure, including liquefaction?

[] Potentially Significant Impact []  Less than Significant Impact
<1 Less Than Significant With Mitigation _
Incorporated [ NoImpact

Less Than Significant With Mitigation Incorporated: The geology of the project site is
identified as both plutonic and marine/nonmarine sedimentary deposits. The sedimentary
deposits are susceptible to ground failure including liquefaction from seismic activity. Feasible
foundation designs exist that can mitigate the liquefaction hazard (including liquefaction-induced
lateral spreading). A geotechnical study shall be reviewed and approved which specifies
foundation design adequate to preclude substantial damage to the proposed structures due to
liquefaction. With a site-specific engineering design, impacts due to liquefaction would be less
than significant.  Therefore, there is a less than significant impact from the exposure of people
to adverse effects from a known area susceptible to ground failure.
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iv. Landslides?
[] Potentially Significant Impact [0 Less than Significant impact
Less Than Significant With Mitigation
X Incorporated [ Noimpact

Less Than Significant With Mitigation Incorporated: Portions of the site are located within a
landslide susceptibility zone and a significant impact may resuit from the exposure of people or
structures to adverse effects from an area susceptible to landslides. A Geotechnical Report has
been required and the EIR must include appropriate discussion and measures required in order
to determine if either pre-existing or potential conditions are present that could become unstable
in the event of seismic activity.

b) ‘Result in substantial soil erosion or the loss of topsoil?
[J Potentially Significant Impact [} Less than Significant Impact
Less Than Significant With Mitigation
b incorporated [ Noimpact

Less Than Significant With Mitigation Incorporated: According to the Soil Survey of San
Diego County, the soils on-site are identified as follows:

Soil Type: Erosion
Index
VaB Visalia sandy loam, 2 to 5% siopes Severe 16
VsC Visalia coarse sandy loam, 5 to 9% slopes Moderate 2
ChB Chino fine sandy loam, 2 to 5% slopes Severe 16
CmE2 Cieneba rocky coarse sandy loam, 9 to 30% slopes | Severe 16
CmrG Cieneba very rocky coarse sandy loam, 30 to 75% | Severe 1
slopes ; ;
EsD2 Escondido very fine sandy loam, 9 to 15% slopes Severe 16
FvD & E Fallbrook-Vista sandy loams, 15 to 30% slopes Severe 16
HrC Huerhuero loam, 2 to 9% slopes Severe 9
LpD2 Las Posas fine sandy loam, 9 to 15% slopes, Moderate 2
eroded
PfC Placentia sandy loam, thick surface, 2 to 9% slopes | Severe 16
wmB Wyman loam, 2 to 5% slopes Moderate 2

These soils have a soil erodibility rating of “moderate” or “severe” as indicated by the Soil
Survey for the San Diego Area, prepared by the US Department of Agriculture, Soil
Conservation and Forest Service dated December 1973. The proposed project may result in
unprotected erodible soils, may alter existing drainage patterns, may be located a wetland or
significant drainage feature, and may develop steep slopes. Even though, the project is
required to comply with the Sections 87.414 (DRAINAGE - EROSION PREVENTION) and
87.417 (PLANTING) of Division 7, EXCAVATION AND GRADING, of the San Diego County
Zoning and Land Use Regulations, erosion potential from the project must be discussed in the
context of the EIR and include measures under the following categories:
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« The project will not result in unprotected erodible soils; will not alter existing drainage
patterns; is not located in a floodplain, wetland, or significant drainage feature; and will
not develop steep slopes.

s The project has prepared a Storm water Management Plan that includes Best
Management Practices (BMPs) to ensure sediment does not erode from the project site:

+ The project invoives grading. However, the project is required to comply with the San
Diego County Code of Regulations, Title 8, Zoning and Land Use Regulations, Division
7, Sections 87.414 (DRAINAGE - EROSION PREVENTION) and 87.417 (PLANTING).
Compliance with these regulations minimizes the potential for water and wind erosion.

It is not expected that the project will contribute to a cumulatively considerable impact because
all cumulative projects that involve grading or land disturbance are required to follow the
requirements of the San Diego County Code of Regulations, Title 8, Zoning and Land Use
Regulations, Division 7, Sections 87.414 (DRAINAGE - EROSION PREVENTION) and 87.417
(PLANTING); Order 2001-01 (NPDES No. CAS 0108758), adopted by the San Diego Region
RWQCB on February 21, 2001; County Watershed Protection, Storm Water Management, and
Discharge Control Ordinance (WPQ) (Ord. No. 9424); and County Storm Water Standards
Manual adopted on February 20, 2002, and amended January 10, 2003 (Ordinance No. 9426).

c) Be located on a geologic unit or soil that is unstable, or that would become unstable as a
resuit of the project, and potentially result in an on- or off-site landslide, Iateral
spreading, subsidence, liquefaction or collapse?

[] Potentially Significant Impact [[J Less than Significant Impact
— Less Than Significant With Mitigation
S Incorporated O Noimpact

Less Than Significant With Mitigation Incorporated: The proposed project involves grading
that would resulit in the creation of areas of cut and areas underiain by fill. In order to assure that
any proposed buildings (including those proposed on the project site) are adequately supported
(whether on native soils, cut or fill), a Soils Engineering Report is required as part of the Building
Permit process. This Report would evaluate the strength of underlying soils and
make recommendations on the design of building foundation systems. The Soils Engineering
Report must demonstrate that a proposed building meets the structural stability standards
required by the California Building Code. The report must be approved by the County prior to
the issuance of a Building Permit. Additionally, sedimentary deposits at the site have the
potential to be susceptible to liquefaction. Mitigation measures for any structures, roadways, or
other improvements will be required to be addressed in the geotechnical investigation being
prepared for the project. With mitigation for liquefaction and a standard required soils
engineering report for the project, impacts would be less than significant. For further information
regarding landslides, liquefaction, and lateral spreading, refer to VI Geology and Soils, Question
a., iii-iv listed above.. For further information regarding landslides, liquefaction, and lateral
spreading, refer to VI Geology and Soils, Question a., iii-iv listed above.

d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code
(1994), creating substantial risks to life or property?

[] Potentially Significant Impact X  Less than Significant Impact
Less Than Significant With Mitigation

u Incorporated 0 Nolmpact

Less Than Significant Impact: The project is located on expansive soils as defined within

Table 18-1-B of the Uniform Building Code (1994). This was confirmed by staff review of the
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Soil Survey for the San Diego Area, prepared by the US Department of Agricuiture, Soil
Conservation and Forest Service dated December 1973. The soils on-site are Las Posas,
Huerhuero, Placentia, and Wyman loams with high and moderate shrink/swell characteristics.
However the project will not have any significant impacts because the project is required to
comply with the improvement requirements identified in the 1997 Uniform Building Code,
Division 11l — Design Standard for Design of Slab-On-Ground Foundations to Resist the Effects
of Expansive Soils and Compressible Soils, which ensure suitable structure safety in areas with
expansive soils. Therefore, these soils will not create substantial risks to life or property.

e) Have soils incapable of adequately supporting the use of septic tanks or alternative
wastewater disposal systems where sewers are not available for the disposal of
wastewater?

[ Potentially Significant Impact [0  Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated J  Nolmpact

No Impact: The project will rely on public water and sewer for the disposal of wastewater. No
septic tanks or alternative wastewater disposal systems are proposed.

Vil. GREENHOUSE GAS EMISSIONS — Would the project:

a) Generate greenhouse gas emissions, either directly or indirectly, that may have a
significant impact on the environment?
Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated LI Nolmpact

Potentially Significant Impact: Greenhouse Gas (GHG) Emissions are said to result in an
increase in the earth’s average surface temperature commonly referred to as global warming.
This rise in global temperature is associated with long-term changes in precipitation,
temperature, wind patterns, and other elements of the earth's climate system, known as climate
change. These changes are now broadly attributed to GHG emissions, particularly those
emissions that result from the human production and use of fossil fuels. GHGs of concern from
the project include carbon dioxide, methane, and nitrous oxide, among others.

The County has prepared Draft Guidelines for Determining Significance and Draft Report
Format and Content Requirements for addressing climate change in CEQA documents. The
County has also prepared a Draft Climate Action Plan (CAP) that includes GHG reduction
measures that, if fully implemented, would achieve an emissions reduction target that is
consistent with the state-mandated reduction target embodied in AB 32.

The Guidelines contain screening criteria for a range of project types and sizes to identify
smaller projects that would have less-than-cumulatively considerable GHG emissions impacts. If
a proposed project is the same type and equal to or smaller than the project size listed in the
Guidelines, it is presumed that construction and operational GHG emissions for that project
would not exceed 2,500 metric tons of carbon dioxide equivalent (MTCO,e) per year, and there
would be a less-than-cumulatively considerable impact. If the project is of a type or size that
does not comply with the screening criteria, the project should incorporate all applicable CAP
measures and estimate emissions relative to one of the quantified implementing thresholds:
Efficiency Threshold, Bright Line Threshold, Stationary Source Threshold, or Performance
Threshold.
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The project proposes a private gated residential development of 362 residential lots and 17
open space lots and easements of 109 acres, with preservation of both agriculture and native
habitats. The screening criterion for single family housing is 86 dwelling units. Therefore, GHG
emissions from the project could have a cumulatively considerable impact. A technical analysis
needs to be performed to demonstrate that the project’s design features, along with relevant
CAP measure(s) and, if necessary, additional feasible mitigation measures, are incorporated
that would allow the project to be below the chosen implementing threshold.

b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing
the emissions of greenhouse gases?
X} Potentially Significant Impact [J Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated [ Noimpact

Potentially Significant Impact: As discussed in (a) above, the project is above the screening
criterion for single family housing developments and could have a cumulatively considerable
impact with respect to GHG emissions. Development projects that could have cumulatively
considerable GHG emissions impacts need to incorporate relevant measures from the County's
CAP and use one of the implementing threshoids from the Significance Guidelines-Efficiency
Threshold, Bright Line Threshold, Stationary Source Threshold, or Performance Threshold-to
assess significance. The project’s consistency with the CAP and County Guidelines needs to be
assessed through a technical analysis.

Viil. HAZARDS AND HAZARDOUS MATERIALS -- Wouild the project:

a) Create a significant hazard to the public or the environment through the routine
transport, storage, use, or disposal of hazardous materials or wastes or through
reasonably foreseeable upset and accident conditions involving the release of
hazardous materials into the environment?

[1 Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation
X Incorporated [1  Nolimpact

Less Than Significant With Mitigation Incorporated: The project proposes an onsite tertiary
sewage treatment plant which involves the routine use and storage of hazardous materials.
However, the project will be considered and evaluated for storage, handiing, transport, emission
and disposal of hazardous substances. Operation would require full compliance with local,
State, and Federal regulations. California Government Code § 65850.2 requires that no final
certificate of occupancy or its substantial equivalent be issued uniess there is verification that
the owner or authorized agent has met, or is meeting, the applicable requirements of the Health
and Safety Code, Division 20, Chapter 6.95, Article 2, Section 25500-25520. The EIR will
disclose and analyze any potential hazardous materials associated with the operation of the
plant, which will have ongoing regulations by a major use permit.

The project proposes to demalish or renovate structures on site that were constructed prior to
1980 and that may contain Lead Based Paint (LBP) and Asbestos Containing Materials (ACMs).
Lead is a highly toxic metal that was used up until 1978 in paint used on walls, woodwork,
siding, windows and doors. Lead containing materials shall be managed by applicable
regulations including, at a minimum, the hazardous waste disposal requirements (Title 22 CCR
Division 4.5, the worker health and safety requirements (Title 8 CCR Section 1532.1) and the
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State Lead Accreditation, Certification, and Work Practice Requirements (Title 17 CCR Division
1, Chapter 8). Asbestos was used extensively from the 1940’s until the late 1970’'s in the
construction industry for fireproofing, thermal and acoustic insulation, condensation control, and
decoration. The USEPA has determined that there is no “safe” exposure level to asbestos. It is
therefore highly regulated by the USEPA, CalEPA, and the CalOSHA. Demolition or renovation
operations that involve asbestos-containing materials must conform to San Diego Air Pollution
Control District (SDAPCD) Rules 361.140-361.156. In accordance with existing reguiations, the
project will be required to complete asbestos and lead surveys to determine the presence or
absence of ACMs or LBP prior to issuance of a building permit that includes demolition of onsite

structures and prior to commencement of demolition or renovation activities. ‘

While the Phase | ESAs were negative for USTs and ASTs, destruction of existing septic
systems and wells will be completed by the San Diego County Department of Environmental
Health (DEH). DEH Hazardous Materials Division (DEH HMD) would be involved if
underground tanks are discovered during grading as part of the Certified Unified Program
Agency (CUPA) for San Diego County responsible for enforcing Chapter 6.95 of the Heaith and
Safety Code. As the CUPA, the DEH HMD is required to regulate hazardous materials business
plans and chemical inventory, hazardous waste and tiered permitting, underground storage
tanks, and risk management plans. The Hazardous Materials Business Plan is required to
contain basic information on the location, type, quantity and heaith risks of hazardous materiais
stored, used, or disposed of onsite. The plan also contains an emergency response plan which
describes the procedures for mitigating a hazardous release, procedures and equipment for
minimizing the potential damage of a hazardous materials release, and provisions for immediate
notification of the HMD, the Office of Emergency Services, and other emergency response
personnel such as the local Fire Agency having jurisdiction. Implementation of the emergency
response plan facilitates rapid response in the event of an accidental spill or release, thereby
reducing potential adverse impacts. Furthermore, the DEH HMD is required to conduct ongoing
routine inspections to ensure compliance with existing laws and regulations; to identify safety
hazards that could cause or contribute to an accidental spill or release; and to suggest
preventative measures to minimize the risk of a spill or release of hazardous substances.

Therefore, due to the strict requirements that regulate hazardous substances outlined above
and the fact that the initial planning, ongoing monitoring, and inspections will occur in
compliance with local, State, and Federal regulation; the project will not result in any potentially
significant impacts related to the routine transport, use, and disposal of hazardous substances
or related to the accidental explosion or release of hazardous substances.

b) Emit hazardous emissions or handie hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school?

[1 Potentially Significant Impact [J  Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated B NolImpact

No Impact: The project is not located within one-quarter mile of an existing or proposed schooi.
Therefore, the project will not have any effect on an existing or proposed school.

c) Be located on a site which is included on a list of hazardous materials sites compiled
pursuant to Government Code Section 65962.5, or is otherwise known to have been
subject to a release of hazardous substances and, as a result, would it create a
significant hazard to the public or the environment?

X Potentially Significant Impact []  Less than Significant Impact
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Less Than Significant With Mitigation

[ Incorporatedg | [J Nolmpact
Potentially Significant Impact: Based on a site visit by Geocon (2011, 2012), and a regulatory
database search, the project site has not been subject to a release of hazardous substances.
The project site is not included in any of the following lists or databases: the State of California
Hazardous Waste and Substances sites list compiled pursuant to Government Code Section
65962.5., the San Diego County Hazardous Materials Establishment database, the San Diego
County DEH Site Assessment and Mitigation (SAM) Case Listing, the Department of Toxic
Substances Control (DTSC) Site Mitigation and Brownfields Reuse Program Database
(“CalSites” Envirostor Database), the Resource Conservation and Recovery Information System
(RCRIS) listing, the EPA’s Superfund CERCLIS database or the EPA’s National Priorities List
(NPL). Additionally, the project does not propose structures for human occupancy or significant
linear excavation within 1,000 feet of an open, abandoned, or closed landfill, is not located on or
within 250 feet of the boundary of a parcel identified as containing burn ash (from the historic
burning of trash), is not on or within 1,000 feet of a Formerly Used Defense Site (FUDS), and
does not contain a leaking Underground Storage Tank. However, the site does have the
potential for contamination from historic agricuitural use. Additional soil testing is required to
determine whether the site is subject to contamination that would create a hazard to the future
residents.

d) For a project located within an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, would the project result
in a safety hazard for people residing or working in the project area?

X Potentially Significant Impact [0 Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated L1 Nolimpact

Potentially Significant Impact: The project is located within the Airport Influence Area (AIA) 2
for the Palomar McClellan Airport, which is 8.4 miles to the west. The AIA 2 portion of the
project is an overflight notification area and requires FAA notification for hazards to airport
safety. That process requires the applicant to file notice to FAA under 14 Code of Federal
- Regulations, part 77 pursuant to 49 U.S.C., Section 44718 (the highest topographic point of the
proposed project with the tallest potential structure allowed by the proposed zoning height
designator). FAA makes a determination if the proposed land use action is a potential hazard. if
the action is a potential hazard, the County would need to submit an application for a
consistency determination from the San Diego Regional Airport Authority (RAA). AIA 2 also
requires evidence of an overflight agreement prior to issuing building permits for residences, in
compliance with the AIA 2 and site zoning (special “C” designator).

e) For a project within the vicinity of a private airstrip, would the project resuit in a safety
hazard for people residing or working in the project area?

[] Potentially Significant impact [] Less than Significant Impact
Less Than Significant With Mitigation

O] Incorporated J Nolmpact

No Impact: The proposed project is not within one mile of a private airstrip. As a result, the

project will not constitute a safety hazard for people residing or working in the project area.

f) Impair implementation of or physically interfere with an adopted emergency response
plan or emergency evacuation plan?
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[] Potentially Significant Impact B4 Less than Significant Impact
Less Than Significant With Mitigation
B incorporated [1  Noimpact

The following sections summarize the project's consistency with applicable emergency
response plans or emergency evacuation plans.

i OPERATIONAL AREA EMERGENCY PLAN AND MULTI-JURISDICTIONAL HAZARD
MITIGATION PLAN:

Less Than Significant Impact: The Operational Area Emergency Plan is a comprehensive
emergency plan that defines responsibilities, establishes an emergency organization, defines
lines of communications, and is designed to be part of the statewide Standardized Emergency
Management System. The Operational Area Emergency Plan provides guidance for emergency
planning and requires subsequent plans to be established by each jurisdiction that has
responsibilities in a disaster situation. The Multi-Jurisdictional Hazard Mitigation Plan includes
an overview of the risk assessment process, identifies hazards present in the jurisdiction,
hazard profiles, and vuinerability assessments. The plan ailso identifies goals, objectives and
actions for each jurisdiction in the County of San Diego, including all cities and the County
unincorporated areas. The project will not interfere with this plan because it will not prohibit
subsequent plans from being established or prevent the goals and objectives of existing plans
from being carried out.

i SAN DIEGO COUNTY NUCLEAR POWER STATION EMERGENCY RESPONSE PLAN

No Impact: The San Diego County Nuclear Power Station Emergency Response Plan will not be
interfered with by the project due to the location of the project, plant and the specific requirements of
the plan. The emergency plan for the San Onofre Nuclear Generating Station includes an
emergency planning zone within a 10-mile radius. All land area within 10 miles of the plant is not
within the jurisdiction of the unincorporated County and as such a project in the unincorporated area
is not expected to interfere with any response or evacuation. :

i, OIL SPILL CONTINGENCY ELEMENT

No Impact: The Oil Spill Contingency Element will not be interfered with because the project is not
located along the coastal zone or coastline.

iv. EMERGENCY WATER CONTINGENCIES ANNEX AND ENERGY SHORTAGE
RESPONSE PLAN

No Impact: The Emergency Water Contingencies Annex and Energy Shortage Response Plan will
not be interfered with because the project does not propose altering major water or energy supply
infrastructure, such as the California Aqueduct. .

V. DAM EVACUATION PLAN

No Impact: No Dam Evacuation Plan will be interfered with because the project is not located
within a dam inundation zone.

g) Expose people or structures to a significant risk of loss, injury or death involving wildiand
fires, including where wildlands are adjacent to urbanized areas or where residences are
intermixed with wildlands?
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[[] Potentially Significant Impact [] Less than Significant impact
—1 Less Than Significant With Mitigation
Incorporated [ Noimpact

Less Than Significant With Mitigation Incorporated: The proposed project is adjacent to
wildlands that have the potential to support wildland fires. The project may increase the fire
hazard if the project is unable to comply with the regulations relating to emergency access,
water supply, and defensible space specified in the Consolidated Fire Code for the Fire
Protection Districts in San Diego County, as adopted and amended by the local fire protection
district, or in the County Fire Code, depending on the best agency selected for fire service. The
project will have requirements to ensure that the project will be in compliance with relevant Fire
Codes such that the project will not expose people or structures to a significant risk of loss,
injury or death involving wildland fires. Compliance with all the fire requirements and specific
details of the project’s design consideration must be discussed in the context of the EIR.

h) Propose a use, or place residents adjacent to an existing or reasonably foreseeable use
that would substantially increase current or future resident's exposure to vectors,
including mosquitoes, rats or flies, which are capable of transmitting significant public
health diseases or nuisances?

[C] Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation
Incorporated [ Nolmpact

Less Than Significant With Mitigation Incorporated: The project includes an existing pond
that allows water to stand for a period of 72 hours (3 days) or more. It also includes a staging
area for equestrians. These two aspects of the project may increase the risk of vectors
(mosquitoes and flies) that could result in injury or death to people in the vicinity. A Vector
Management Plan must be developed and approved by the County Department of
Environmental Health, Vector Surveillance Program to ensure people will not be exposed to
vectors. The Vector Management Plan will be discussed in the context of the EIR and analyses.

Vill. HYDROLOGY AND WATER QUALITY -- Would the project:
a) Violate any waste discharge requirements?

[] Potentially Significant Impact [ Less than Significant Impact
Less Than Significant With Mitigation
X Incorporated [1  Nolmpact

Less Than Significant With Mitigation Incorporated: The project is required to comply with
all waste discharge requirements; however, additional analysis is required to demonstrate
compliance. A discussion of special site design considerations, source controi Best
Management Practices (BMPs) and treatment control BMPs, under the San Diego Municipal
Storm Water Permit (SDRWQCB Order No. R9-2007-0001) as implemented by the San Diego
County Jurisdictional Urban Runoff Management Program (JURMP) and Standard Urban Storm
Water Mitigation Plan (SUSMP), and compliance with any other waste discharge requirements
must be discussed as a part of the EIR, Stormwater Management Plan (SWMP) and technical
study for hydrology as appropriate.

b) Is the project tributary to an aiready impaired water body, as listed on the Clean Water Act
Section 303(d) list? If so, could the project result in an increase in any poilutant for which
the water body is already impaired?
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[ Potentially Significant Impact [] Less than Significant Impact
—y Less Than Significant With Mitigation ‘
Incorporated L] Noimpact

Less Than Significant With Mitigation Incorporated: The project lies in the Escondido
hydrologic subarea, within the Carlsbad hydrologic unit - that is impaired for Coliform bacteria,
nutrients, and sediment and may resuit in an increase of poliutants for which the water body is
already impaired. This potential increase must be discussed as a part of the EIR, SWMP and
technical study for hydrology as appropriate.

¢) Could the proposed project cause or contribute to an exceedance of applicable surface or
groundwater receiving water quality objectives or degradation of beneficial uses?

[] Potentially Significant Impact [] Less than Significant Impact
< Less Than Significant With Mitigation
a Incorporated [ Nolmpact

Less Than Significant With Mitigation Incorporated: The project is not anticipated to create
or contribute runoff water that would cause or contribute to an exceedance of applicable surface
or groundwater receiving water quality objectives; however, this cannot be determined with the
current information available for the proposed project. As a result, applicable surface or
groundwater water quality objectives must be discussed as a part of the EIR, SWMP and
technical study for hydrology as appropriate.

d) Substantially deplete groundwater supplies or interfere substantially with groundwater
recharge such that there would be a net deficit in aquifer volume or a lowering of the local
groundwater table level (e.g., the production rate of pre-existing nearby wells would drop to
a level which would not support existing land uses or planned uses for which permits have
been granted)?.

[] Potentially Significant Impact []  Less than Significant impact
- Less Than Significant With Mitigation <
[ Incorporated X} NoImpact

No Impact: The project will obtain its water supply from the Rincon del Diablo Water District
that obtains water from surface reservoirs or other imported water source. The project wiil not
use any groundwater for any purpose, including irrigation, domestic or commercial demands. In
addition, the project does not involve operations that would interfere substantially with
groundwater recharge including, but not limited to the following: the project does not invoive
regional diversion of water to another groundwater basin; or diversion or channelization of a
stream course or waterway with impervious layers, such as concrete lining or culverts, for
substantial distances (e.g. % mile). These activities and operations can substantially affect
rates of groundwater recharge. Therefore, no impact to groundwater resources is anticipated.

e) Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, in a manner which would result in substantial
erosion or siltation‘on- or off-site?

[] Potentially Significant Impact [l  Less than Significant impact
X Less Than Significant With Mitigation M

Incorporated No Impact
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Less Than Significant With Mitigation Incorporated: The project could aiter the existing
drainage pattern of the area, through the alteration of the course of a stream or river, in a
manner which would result in substantial erosion or siltation because of the substantial grading
that is proposed. The applicant will be required to design the project to meet the performance
standards of the WPO for flow control and erosion, and surface and ground water quality.
Conformance to the WPO must be demonstrated in the context of the EIR, SWMP and technical
study for hydrology as appropriate.

f) Substantially aiter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, or substantially increase the rate or amount of
surface runoff in a manner which would result in flooding on- or off-site?

[C] Potentially Significant impact [}  Less than Significant Impact
< Less Than Significant With Mitigation
Incorporated [ Noimpact

Less Than Significant With Mitigation Incorporated: The proposed project could significantly
alter established drainage patterns or significantly increase the amount of runoff. The project
could have adverse effect on drainage patterns or the rate or amount of runoff because it could
significantly impair, impede or accelerate flow in a watercourse or increase erosion or siltation.
The project could have significant flood hazards from external sources. The applicant will be
required to show lines of inundation to the 100-year flood on the existing watercourse that flows
through the property, which will identify the area not to be used or disturbed. Drainage along
roads shall be per County Standards. Building pads will be shown on the plat as located
outside the lines of inundation for the 100-year flood plain. The project will be required to
address the above-mentioned issues and through a hydrology study be required to identify and
analyze any impacts and address appropriate mitigation. Also, these issues are required to be
discussed in the EIR.

g) Create or contribute runoff water which would exceed the capacity of existing or planned
storm water drainage systems?

[] Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation
X Incorporated [ Nolmpact

Less Than Significant With Mitigation Incorporated: The proposed project could contribute
runoff water which would exceed the capacity of existing or planned storm water drainage
systems because it proposes significant alteration of the site’s landforms and will significantly
increase the amount of runoff from impervious surfaces. Therefore, the project could cause
significant flood hazards downstream of the site. The project must comply with applicable
ordinances and regulations related to storm water and technical reports must be prepared to
demonstrate compliance (HMP and SWMP) These issues will be identified and analyzed in the
EIR.

h) Provide substantial additional sources of poliuted runoff?

(] Potentially Significant impact [J Less than Significant Impact
— Less Than Significant With Mitigation
Incorporated [1  Noimpact

Less Than Significant With Mitigation Incorporated: The project may involve potential
sources of polluted runoff. Therefore, the project must discuss proposed site design measures
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and/or source control BMP’s and/or treatment control BMP's to be employed to reduce potential
pollutants in runoff to the maximum extent practicable and to ensure compliance with applicable
surface or groundwater receiving water quality objectives or degradation of beneficial uses in
the context of the EIR and technical reports (HMP and SWMP).

i) Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard
Boundary or Flood Insurance Rate Map or other flood hazard delineation map, mcludmg
County Floodplain Maps?

[l Potentially Significant Impact [J Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated I Nolmpact

No Impact: The drainage swales found onsite are not mapped on a FEMA floodplain map or as
a County Floodplain.

j) Place within a 100-year flood hazard area structures which would impede or redirect flood
flows?

X] Potentially Significant Impact [J  Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated [l Nolmpact

Potentially Significant Impact: Drainage swales, which have a watershed greater than 25
acres occur on the project site and may occur in off-site improvement locations. These areas
mapped with a watershed greater than 25 acres have been avoided for placement of structures,
such as access roads and other improvements, which may impede or redirect flood flows will be
evaluated in the context of the EIR. Potential impacts from flood hazards will be identified and
discussed within the EIR.

k) Expose people or structures to a significant risk of loss, injury or death involving flooding?

[] Potentially Significant Impact X Less than Significant Impact
Less Than Significant With Mitigation
n Incorporated [ Nolimpact

Less than Significant Impact: The project site lies outside any identified special flood hazard
area. However, drainage swales, which have a watershed greater than 25 acres occur on the
project site and may occur on off-site improvement locations. The proposed residential lots are
located at an elevation that would prevent exposure of people or property to flooding. A
Drainage Study will be done and presented in the context of the EIR, and flood prevention
measures will be incorporated to reduce the risk for people or structures to be exposed to loss
injury or death by flooding.

) Inundation by seiche, tsunami, or mudflow?

X] Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation
u Incorporated [J Nolmpact

i. SEICHE
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No Impact: The project site is not located along the shoreline of a lake or reservoir;
therefore, could not be inundated by a seiche.

i, TSUNAMI

No Impact: Tsunami— The project site is located more than a mile from the coast;
therefore, in the event of a tsunami, would not be inundated.

ii. MUDFLOW
Potentially Significant Impact: Mudfiow is type of landslide. The site is located within a
“Generally Susceptible” landslide susceptibility zone. However, potential impacts due to

landslide and mudflow will be identified and discussed within the EIR and the Geotechnical
Report.

X. LAND USE AND PLANNING -- Would the project:

a) Physically divide (or isolate) an established community?
Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated [ Nolimpact

Potentially Significant Impact: The proposed project is a new residential community with
infrastructure (roadways, water supply systems, and utilities) in the Eden Valley community,
currently characterized by one to four acre residential lots, many including agricultural and
equestrian uses. The project is located on approximately 200 acres of land with the City of San
Marcos to the east, the City of Escondido to the north, Eden Valley to the west, and Harmony
Grove Village to the south. While the site is mostly vacant at this time, 362 dwelling units, two
community areas, a public equestrian staging area and trails are proposed. The degree to which
the proposed development would physically isolate the existing semi-rural Eden Valley
community will be studied within the EIR.

b) . Conflict with any applicable land use plan, policy, or regulation of an agency with
jurisdiction over the project (including, but not limited to the general plan, specific plan,
local coastal program, or zoning ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect?

Potentially Significant Impact []  Less than Significant Impact
Less Than Significant With Mitigation
O Incorporated L1 NoImpact

Potentially Significant Impact: A GPA, Specific Plan, and Rezone to change approximately
200 acres from SR-2 and SR-1 to SR-0.5 are proposed. The proposed land use designation of
semi-rural 0.5 would allow a more dense development with 0.5 to 2 dwellings per acre on a
slope dependant scale.

Zoning Ordinance: The following uses are allowed under the current and the proposed zoning:
a. Residential Use Types: Family Residential; b. Civic Use Types: Essential Services. Fire
Protection Services; c. Agricultural Use Types: Horticulture: Culitivation, Tree Crops, Row and
Field Crops. Other uses could be permitted with a minor or major use permit. The SR Use
Regulations are intended to create and enhance residential areas where agricultural use is
compatible with a dominant, permanent residential use is desired. Typically, the SR Use
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Regulations would be applied to semi-rural areas where urban levels of service are not available
and where transitional or large lots are desired. Various applications of the SR Use Regulations
with appropriate development designators can create buffers between residential and
agricultural uses, family or small farm areas, or large lot rural residential developments (Zoning
Ordinance, Sec. 2180).

Land Use Element: Changes in land use designations must be reviewed in the context of all
relevant goals and policies of the General Plan and San Dieguito Community Plan and
compliance with County Ordinances and Board of Supervisors’ Policies, including limiting
extension of urban services into the Semi-Rural and Rural Areas of the County. The preliminary
list of goals and policies that will be examined in the context of the EIR includes:

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

General Plan Policy LU-1.3: Assign land use designations in patterns to create or enhance
communities and preserve rural lands.

General Plan Policy LU-2.3: Assign densities and minimum lot sizes in @ manner that is
compatible with the character of each unincorporated community.

General Plan Policy LU-2.5: Identify and maintain greenbelts between communities to
reinforce the identity of individual communities. Maintain continuous open space areas
where possible to serve as greenbelts through the site.

General Plan Policy LU-3.1 and 3.2: Support a diversity of residential designations and
building types and a mix of housing units in large projects. Also see H-1.8

General Plan Policy LU-6.9: Require developments to conform to the natural topography to
limit grading; incorporate and do not significantly alter the dominant physical characteristic of
a site.

General Plan Policy LU-5.2: incorporate into new development sustainable planning and
design (comply with County’s Climate Action Plan).

General Plan Policy LU-5.3: Ensure the preservation of forested areas, agricultural lands,
wildlife habitat and corridors, wetlands, watersheds, and groundwater recharge areas when
permitting development under the Rural and Semi-Rural Land Use Designations.

General Plan Policy LU-7.1: Protect agricultural lands with lower-density land use
designations that support continued agricultural operations.

General Plan Policy LU-10.1: Require residential development in Semi-Rural areas to be
integrated with existing neighborhoods by providing connected and continuous street,
pathway/trail, and recreational open space networks.

General Plan Policy LU-14.4: Require sewer systems to be planned, developed, and sized
to serve the land use pattern and densities depicted on the Land Use Map. Sewer systems
and services shall not be extended beyond either Village boundaries or extant Urban Limit
Lines, whichever is more restrictive, except for... conservation subdivisions.
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General Plan Policy S-6.4: The General Plan requires that new development demonstrate
that fire services can meet minimum travel times. The Goal for the proposed density of the
project is five minutes travel time.

General Plan Policy S-11.5: Require development adjacent to existing agricuitural
operations in Semi-Rural and Rural Lands to adeguately buffer agricultural areas and
ensure compliance with relevant safety codes where pesticides or other hazardous
materials are used.

General Plan Policy H-1.9: Require developers to provide an affordable housing component
when requesting a General Plan amendment for a large-scale residential project.

General Plan Policy M-4.6: Coordinate with adjacent jurisdictions so that roads within
Spheres of Influence (SQis) or that cross jurisdictional boundaries are designed to provide a
consistent cross-section and capacity.

General Plan Policy M-9.4: Require developers of large projects to provide, or to contribute
to, park-and-ride facilities near freeway interchanges and other appropriate locations that
provide convenient access to congested regional arterials.

General Plan Policy COS-15.1: Require that new buildings be designed and constructed in
accordance with “green building” programs that incorporate techniques and materials that
maximize energy efficiency, incorporate the use of sustainable resources and recycled
materials, and reduce emissions of GHGs and toxic air contaminants.

Community Plan/Harmony Grove SP Policy LU-1.5.1: 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. ‘

Community Plan/Harmony Grove SP Policy LU-1.5.3 and 1.9.2: Provide for lot sizes that will
permit residents to keep leisure and market animals on their property and encourage the
keeping of equestrian and market animals.

Board Policy I-73 (Hillside Development): Proposed hillside development must be given a
special type of analysis and review under Section 66474 of the Government Code
(Subdivision Map Act) which requires that the Board of Supervisors disapprove a
subdivision if the site is not physically suitable for the proposed density of development.

Board Policy |-78 (Small Wastewater Treatment Facilities): This policy requires sewer
systems to be planned, developed, and sized to serve the land use pattern and densities
depicted on the General Plan Land Use Map.

In addition, because the project is outside of the existing Sanitation District boundary, it will
require annexation and approval by LAFCO. LAFCO is a CEQA “Responsible Agency” and will
make its annexation determinations relying upon the project’s certified EIR. Therefore, the EIR
must consider appropriate LAFCO policies and impact analysis related to the provision of
services under LAFCO's purview.

The EIR must also discuss compliance with ordinances and regulations applicable to the
project, including but not limited to: _

County of San Diego Resource Protection Ordinance

County of San Diego Stormwater and Watershed Protection Ordinances
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County of San Diego Habitat Loss Permit Ordinance (NCCP)
County of San Diego Noise Ordinance

Climate Action Plan

State and local fire regulations.

Xl. MINERAL RESQURCES -- Would the project:
a) Result in the loss of availability of a known mineral resource that would be of value to the
region and the residents of the state?

[[] Potentially Significant Impact t X1 Less than Significant Impact
Less Than Significant With Mitigation
O Incorporated ' [l Noimpact

Less than Significant Impact: The project site has been classified by the California
Department of Conservation — Division of Mines and Geology (Update of Mineral Land
Classification: Aggregate Materials in the Western San Diego Production-Consumption Region,
1997) as an area of “Potential Mineral Resource Significance” (MRZ-3). However, the project
site flanks a residential area which is incompatible to future extraction of mineral resources on
the project site. A future mining operation at the project site would likely create a significant
impact to neighboring properties for issues such as noise, air quality, traffic, and possibly other
impacts. Therefore, implementation of the project will not result in the loss of availability of a
known mineral resource that would be of value since the mineral resource has already been lost
due to incompatible land uses.

b) Result in the loss of availability of a locally-important mineral resource recovery site
delineated on a local general plan, specific plan or other land use plan?

[J Potentially Significant Impact [0 Less than Significant Impact

Less Than Significant With Mitigation
[ Incorporated BJ No Impact
No Impact: The project site is not located in an area that has MRZ-2 designated lands, nor is it
located within 1,300 feet of such lands. Therefore, the proposed project would not result in the
loss of availability of locally important mineral resource(s). Therefore, no potentially significant
loss of availability of a known mineral resource of locally important mineral resource recovery
(extraction) site delineated on a local general plan, specific plan or other land use plan will occur
as a result of this project.

Xll. NOISE -- Would the project result in:
a) Exposure of persons to or generation of noise levels in excess of standards established
in the local general plan or noise ordinance, or applicable standards of other agencies?

Potentially Significant Impact [] Less than Significant Impact
Less Than Significant With Mitigation
0 Incorporated [ Nolimpact

Potentially Significant Impact: The project is a large residential subdivision and will involve
major grading and construction activities. The surrounding area supports residential and open
space land and the project may expose people to potentially significant noise levels that exceed
the allowable limits of the County of San Diego General Plan, County of San Diego Noise
Ordinance, and other applicable standards for the following reasons:
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General Plan — Noise Element

The County of San Diego General Plan, Noise Element, Tables N-1 and N-2 addresses noise
sensitive areas and requires an acoustical study to be prepared for any use that may expose
noise sensitive area to noise in excess of a Community Noise Equivalent Level (CNEL) of 60
decibels (dBA). Moreover, if the project is in excess of 60 dBA CNEL or 65 dBA CNEL,
modifications must be made to project to reduce noise levels. Noise sensitive areas include
residences, hospitals, schools, libraries or similar facilities as mentioned within Tables N-1 and
N-2.

Noise Ordinance — Section 36.404

Non-transportation noise generated by the sewage treatment plant may exceed the standards of
the County of San Diego Noise Ordinance (Section 36.404) at or beyond the property lines.
The proposed zoning and the location of the noise sources will be evaluated for compliance.

Noise Ordinance — Section 36.409

Construction noise may exceed the standards of the County of San Diego Noise Ordinance
(Section 36.409) . Construction operations would be expected to occur during permitted hours
of operation pursuant to Section 36.409, but areas of blasting may be required and an
evaluation of construction equipment noise that may be in excess of an average sound level of
75dB between the hours of 7 AM and 7 PM must be done.

To determine conformance, a Noise Analysis must be completed for the project and must be
discussed in the EIR.

b) Exposure of persons to or generation of excessive groundborne vibration or
groundborne noise levels?
(] Potentially Significant Impact [J Less than Significant Impact
Less Than Significant With Mitigation
o Incorporated K Noimpact

No Impact: The project does not propose any of the following land uses that can be impacted
by groundborne vibration or groundborne noise levels.

1. Buildings where low ambient vibration is essential for interior operation, including
research and manufacturing facilities with special vibration constraints.

2. Residences and buildings where people normally sleep including hotels, hospitals, and
where low ambient vibration is preferred.

3. Civic and institutional land uses including schools, churches, libraries, other institutions,
and quiet office where low ambient vibration is preferred.

4. Concert halls for symphonies or other special use facilities where low ambient vibration
is preferred.

Also, the project does not propose any major, new or expanded infrastructure such as mass
transit, highways or major roadways or intensive extractive industry that could generate
excessive groundborne vibration or groundborne noise levels on-site or in the surrounding area.

c) A substantial permanent increase in ambient noise levels in the project vicinity above
levels existing without the project?

X] Potentially Significant Impact [] Less than Significant Impact
[] Less Than Significant With Mitigation (] No Impact
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Incorporated

Potentially Significant Impact: The project site is adjacent to Country Club Drive and may be
impacted by noise from this Circulation Element roadway. In addition, the project proposes a
wastewater treatment plant, which may have potential noise generation impacts.

Policy 4b of the Noise Element of the General Plan specifies that “whenever it appears that new
development will result in any (existing or future) noise sensitive area being subjected to noise
levels of CNEL equal to 60 decibels or greater, an acoustical study should be required”. The
Noise Element defines “noise sensitive area” as “the building site of any residence, hospital,
school, library, or similar facility where quiet is an important attribute of the environment.” To
determine conformance a Noise Analysis must be completed for the project and must be
discussed in the EIR.

d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity
above levels existing without the project?
Potentially Significant Impact [0 Less than Significant Impact
Less Than Significant With Mitigation
u incorporated 0 Nolimpact

Potentially Significant Impact: Although construction operations will occur only during
permitted hours of operation, potential impacts may occur if construction noise limits of the
County of San Diego Noise Ordinance (Section 36.409), are exceeded. The facility also
supports noise generating equipment required for the sewage treatment plant. To determine
conformance, a Noise Analysis must be completed for the project and must be discussed in the
EIR.

e) For a project located within an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, would the project
expose people residing or working in the project area to excessive noise levels?

[] Potentially Significant Impact [J Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated X Noimpact

No Impact: The northern third of the project site is located within the “Airport Influence Area 2"
for the McClellan-Palomar Airport which is 8.4 miles west. This designation does not place any
limitations on proposed residential uses and would not expose people residing or working in the
project area to excessive noise levels.

f) For a project within the vicinity of a private airstrip, would the project expose people
residing or working in the project area to excessive noise levels?

[] Potentially Significant Impact [J Less than Significant impact

Less Than Significant With Mitigation <
O] Incorporated 4 NoImpact
No Impact: The proposed project is not located within a one-mile vicinity of a private airstrip;
therefore, the project will not expose people residing or working in the project area to excessive
airport-related noise levels.
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Xlll. POPULATION AND HOUSING -- Would the project:

a) Induce substantial population growth in an area, either directly (for example, by
proposing new homes and businesses) or indirectly (for example, through extension of
roads or other infrastructure)?

X Potential Impact [  NolImpact

Potential Impact: Growth induction is a change in physical circumstance or regulatory issues
that would remove a restriction to or encourage an increase in human population or
development. A project can be determined to have a growth-inducing impact if it directly or
indirectly causes economic or population expansion through the removal of obstacles to growth,
actions that are sometimes referred to as “growth accommodating.”

Growth is not considered positive or negative in itself, but is an element of the project that must
be analyzed through the physical environmental changes it causes. The proposed project
includes the following aspects which may be determined to be growth inducing: whether
approval of the proposed general plan amendment requires additional upgrades in land use
regulatory plans such as the Mobility Element; whether approval of the project requires major
improvements to road circulation, extension of water, gas, and electric lines, or installation and
operation of a new sewage treatment facility with capacity to serve additional properties. Growth
induction can result in a wide variety of potential impacts, which must be discussed in the
context of the EIR.

b) Displace substantial numbers of existing housing, necessitating the construction of
replacement housing elsewhere?
[] Potentially Significant Impact X]  Less than Significant Impact
Less Than Significant With Mitigation
O Incorporated u 4 No Impact

Less Than Significant Impact: The property currently has one occupied home, which, even
though it would be demolished, would be replaced by the proposed housing development.
Potentially a total of 362 single-family dwellings will exist when the lots are developed.

c) Displace substantial numbers of people, necessitating the construction of replacement
housing elsewhere?
[] Potentially Significant Impact D] Less than Significant Impact
Less Than Significant With Mitigation
O Incorporated L) Nolimpact

The property currently has one occupied home, which will be demolished when the project is
implemented. This residential development would not displace substantial numbers of people
associated with the existing structures. Potentially a total of 362 single-family dwellings will
exist when the lots are developed. Therefore, the proposed project will not displace a
substantial number of people

XIV. PUBLIC SERVICES

a) Would the project result in substantial adverse physical impacts associated with the
provision of new or physically altered governmental facilities, need for new or physically
altered governmental facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable service ratios, response times or
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other performance service ratios, response times or other performance objectives for
any of the public services:

i. Fire protection?

. Police protection?

iii. Schools?

iv. Parks?

V. Other public facilities?

X Potentially Significant Impact [J Less than Significant Impact
] Less Than Significant With Mitigation n

Incorporated No Impact

Potentially Significant Impact: The project proposes to receive water service from the Rincon
del Diablo Municipal Water District. Facilities to serve the project are reasonably expected to be
available within the next five years based on the capital facility plan of the district.

The project proposes to annex to the County Sanitation District for operation and maintenance
of the proposed wastewater treatment facility. The project is required to provide an infrastructure
study, as well as a policy analysis to determine the feasibility of the proposal for sewer service.

The project is located within the Escondido Union Schoal District and the Escondido Union High
School District and it is eligible for service. Impacts to school facilities will be avoided by the
payment of fees pursuant to State Law prior to the issuance of Building Permits.

The Sheriff's office reviewed the project and determined that based on the currently accepted
standard 1 patrol position per 10,000 population, or 0.53 sworn officers per 1,000 people, and
the current census figures of 2.79 residents per household in the County, this project would
require the assignment of 0.5 additional officers. The San Marcos Station has adequate space
to absorb this additional staff and no new facilities or expansion of facilities woulid be needed as
a result of this development.

The sewer service annexation and the ability of the districts to serve the project must be
evaluated in the EIR and be adequate for the Local Agency Formation Commission (LAFCO)
and the serving districts to use for their environmental determinations. The physical
environmental changes that would result from extending service to the project site may resuit in
significant impacts and in growth. As a result, relevant technical analyses for the provision of
public services will be presented in the context of the EIR.

XV. RECREATION ‘

a) Would the project increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility would
occur or be accelerated?

Potentially Significant Impact [0 Less than Significant Impact
Less Than Significant With Mitigation
m Incorporated [ Noimpact

Potentially Significant Impact: The project involves a residential subdivision that will increase
the use of existing neighborhood and regional parks or other recreational facilities. To avoid
substantial physical deterioration of local recreation facilities the project will be required to pay
fees or dedicate land for local parks to the County pursuant to the Park Land Dedication
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Ordinance (PLDOQ). The Park Land Dedication Ordinance (PLDO) is the mechanism that
enables the funding or dedication of local parkiand in the County. The PLDO establishes several
methods by which developers may satisfy their park requirements. Options include the payment
of park fees, the dedication of a public park, the provision of private recreational facilities, or a
combination of these methods. PLDO funds must be used for the acquisition, planning, and
development of local parkland and recreation facilities. Local parks are intended to serve the
recreational needs of the communities in which they are located. The project is currently
proposing an equestrian staging area and public trails that may be eligible for partial
participation, but no public parks. The EIR will include an evaluation of the local and regional
parks’ ability to meet current and future needs of the project and the vicinity.

b) Does the project include recreational facilities or require the construction or expansion of
recreational facilities, which might have an adverse physical effect on the environment?

X Potentially Significant Impact [0 Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated [l Noimpact

Potentially Significant Impact: The project includes a private community center, pocket open
space, and public trails and with an equestrian staging area. However, as outlined in this
Environmental Analysis Form, the new facilities will be evaluated in the EIR.

XVI. TRANSPORTATION AND TRAFFIC -- Would the project:

a) Conflict with an applicable plan, ordinance or policy establishing measures of the
effectiveness for the performance of the circulation system, taking into account all
modes of transportation including mass transit and non-motorized travel and relevant
components of the circulation system, including but not limited to intersections, streets,
highways and freeways, pedestrian and bicycle paths and mass transit?

X Potentially Significant Impact [J Less than Significant Impact
Less Than Significant With Mitigation
O Incorporated [0 Nolmpact

Potentially Significant Impact: The County of San Diego Guidelines for Determining
Significance for Traffic and Transportation (Guidelines) establish measures of effectiveness for
the performance of the circulation system. These Guidelines incorporate standards from the
County of San Diego Public Road Standards and Mobility Element, the County of San Diego
Transportation Impact Fee Program and the Congestion Management Program.

The proposed project is calculated to generate 4,430 ADT, with a total of 354 trips during the
AM peak hour (106 inbound/248 outbound trips) and 443 total trips during PM peak hour (310
inbound/133 outbound) and it may have impacts related to performance measures and
measures of effectiveness of the circulation system, as adopted by the Mobility Element (August
2011). These trips will be distributed on Mobility Element roadways in the County some of
which currently or are projected to operate at inadequate levels of service. Therefore, the
project will have a direct impact related to a conflict with policies establishing measures of the
effectiveness for the performance of the circulation system.

The preliminary traffic study identified that the project would not resuit in direct traffic impacts.
However, based on future study and review, the project's added traffic may resuit in direct
impacts to Country Club Drive. The traffic study identified significant cumulative traffic impacts
to County roadway facilities and roadway facilities located within the Cities of Escondido and
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San Marcos'’s jurisdictions. The project will also add traffic to Caltrans facilities located within the
Cities of Escondido and San Marcos's jurisdictions that are projected to operate at LOS E/F in
the cumulative scenario. Based on future study and review, the project’s added traffic may
result in additional traffic impacts.

The County of San Diego has developed an overall programmatic solution that addresses
existing and projected future road deficiencies in the unincorporated portion of San Diego
County. However, the project is a General Plan Amendment and is not eligible to participate in
the TIF program, which was created as a mechanism to proportionally fund improvements to
roadways necessary to mitigate potential cumulative impacts caused by traffic from planned
future development. TIF was based on SANDAG regional growth and land use forecasts as
analyzed in the SANDAG Regional Transportation Model and projected to build-out (year 2030)
development conditions on the existing Mobility Element roadway network throughout the
unincorporated area of the County. Since the project increases the ADT that would occur in the
future, the model does not accurately determine funding necessary to construct transportation
facilities that will mitigate cumulative impacts from this new development. Cumulative traffic
must be assessed separately and mitigated on a project specific basis. Payment of the TIF,
required at issuance of building permits, may be a part of adequate mitigation, but analysis must
demonstrate the adequacy of this mitigation in combination with other components of a
mitigation program. As a result, the EIR and Traffic Analysis are required to analyze the impact
of the traffic generated by the project on County, City, and State roads in the area.

b) Conflict with an applicable congestion management program, including, but not limited to
level of service standards and travel demand measures, or other standards established by
the county congestion management agency for designated roads or highways?

Potentially Significant Impact [] Less than Significant impact
Less Than Significant With Mitigation
[ Incorporated [ Noimpact

Potentially Significant Impact: The designated congestion management agency for the San
Diego region is SANDAG. SANDAG is responsible for preparing the Regional Transportation
Plan (RTP) of which the Congestion Management Program (CMP) is an element to monitor
transportation system performance, develop programs to address near- and long-term
congestion, and better integrate land use and transportation planning decisions. The CMP
includes a requirement for enhanced CEQA review applicable to certain large developments
that generate an equivalent of 2,400 or more average daily vehicle trips or 200 or more peak
hour vehicle trips. These large projects must complete a traffic analysis that identifies the
project’s impacts on CMP system roadways, their associated costs, and identify appropriate
mitigation. Early project coordination with affected public agencies, the Metropolitan Transit
System (MTS) and the North County Transit District (NCTD) is required to ensure that the
impacts of new development on CMP transit performance measures are identified. The addition
of the project’s traffic may result in a substantial increase in the number of vehicle trips, volume
of capacity ratio on roads, or congestion at intersections in relation to existing conditions.
Therefore, the proposal could result in a potential degradation of the level of service standard
established by the County congestion management agency for designated roads or highways.
As a result the EIR and Traffic Analysis are required to analyze the impact of the traffic
generated by the project on County & State roads in the area.

¢) Result in a change in air traffic patterns, including either an increase in traffic levels or a
change in location that result in substantial safety risks?

[1 Potentially Significant Impact [J Less than Significant Impact
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Less Than Significant With Mitigation [ Nolmpact
Incorporated

Less Than Significant With Mitigation Incorporated: The main compatibility concerns for the
protection of airport airspace are related to airspace obstructions (building height, antennas,
etc.) and hazards to flight (wildlife attractants, distracting lighting or glare, etc.). The proposed
project is within the designated Airport Influence Area 2 (AlA 2) for McClellan-Palomar Airport,
but is located outside of the safety zones and is 8.4 miles east of the airport. Therefore, the
proposed project, while unlikely to be “potentially significant”, may require “mitigation to avoid a
significant impact’ on air traffic patterns, including either an increase in traffic levels or a change
in location that results in substantial safety risks. According to 14 Code of Federal Regulations,
part 77 pursuant to 49 U.S.C., Section 44718, the FAA must make a determination if the
residential land use action is a potential hazard. If the action is a potential hazard, the County
would need to submit an application for a consistency determination from the RAA. The
proposed residential land use in AlA 2 also requires an overflight notification for the airport.
Airport hazards are also discussed in section Viil.e, Hazards and Hazardous Materials.
Additional discussion related to these actions will occur in the context of the EIR.

d) Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment)?

Potentially Significant Impact [J  Less than Significant Impact
Less Than Significant With Mitigation
[ Incorporated []  Nolimpact

Potentially Significant Impact: The Traffic Analysis must demonstrate safe and adequate
sight distance of driveways and intersections and propose improvements in accordance with
County of San Diego Public and Private Road Standards. Depending of the extent and access
of the proposed equestrian staging area, some accommodations may have to be made for entry
by trailers. Operational and construction traffic must have analysis for traffic hazards and
adequate sight distance. As a result the EIR and Traffic Analysis are required to analyze
potential traffic hazards.

e) Result in inadequate emergency access?

% Potentially Significant Impact - [C]  Less than Significant Impact
Less Than Significant With Mitigation J
Incorporated No Impact

Potentially Significant Impact: A Fire Protection Plan (FPP) will be prepared for the proposed
project. The San Marcos Fire Protection District, which is the Fire Authority Having Jurisdiction,
and the San Diego County Fire Authority, must approve the proposed project and associated
emergency access roadways to determine that access to the project does not exceed the
maximum cumulative dead-end road length specified in the San Diego County Consolidated
Fire Code. The fire station or stations serving the project also must meet County standards for
emergency travel time to the site. The Fire Protection Plan is expected to identify mitigation
measures or design features that will reduce potentially significant impacts. However, the issue
must be discussed in the context of the EIR.

f) Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or
pedestrian facilities, or otherwise decrease the performance or safety of such facilities?

Xl Potentially Significant Impact []  Less than Significant Impact
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] Less Than Significant With Mitigation ]

Incorporated No Impact

Potentially Significant Impact: Project implementation will result in construction of road
improvements that may interfere with the provision of public transit, bicycle or pedestrian
facilities. In addition, the project may generate travel demand for transit, pedestrian or bicycle
facilities. Therefore, the project EIR must discuss compatibility with policies, plans, or programs
regarding public transit, bicycle and pedestrian facilities.

XVII. UTILITIES AND SERVICE SYSTEMS -- Woulid the project:
a) Exceed wastewater treatment requirements of the applicable Regional Water Quality

Control Board?

X Potentially Signiﬁcaﬁt Impact [] Less than Significant Impact
[] Less Than Significant With Mitigation ]
No Impact
Incorporated

Potentially Significant Impact: The project proposes to utilize a new package sewage
treatment system for effluent treatment/disposal. Processed and discharged wastewater must
conform to the Regional Water Quality Control Board's (RWQCB) applicable standards,
including the Regional Basin Plan and the California Water Code. Potential environmental
impacts must be addressed within the appropriate technical studies and analyzed in the EIR.

b) Require or result in the construction of new water or wastewater treatment facilities or
expansion of existing facilities, the construction of which could cause significant
environmental effects?

c)
% Potentially Significant Impact % Less than Significant impact
Less Than Significant With Mitigation
Incorporated No Impact

Potentially Significant Impact: The project proposes to utilize a new package sewage
treatment system for effluent treatment/disposal. Processed and discharged wastewater must
conform to the Regional Water Quality Control Board's (RWQCB) applicable standards,
including the Regional Basin Plan and the California Water Code. Potential environmental
impacts must be addressed within the appropriate technical studies and analyzed in the EIR.

d) Require or result in the construction of new storm water drainage facilities or expansion
of existing facilities, the construction of which could cause significant environmental
effects?

D Potentially Significant Impact [J Less than Significant Impact
[J Less Than Significant With Mitigation O No | ¢
Incorporated 0 Impac

Potentially Significant Impact: The project includes new stormwater drainage facilities.
Moreover, the project involves landform modification including source treatment and structural
Best Management Practices for stormwater. These new and/or expanded facilities may result in
adverse physical effect on the environment. Potential environmental impacts must be addressed
within the appropriate technical studies and analyzed in the EIR.
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e) Have sufficient water supplies available to serve the project from existing entitiements
and resources, or are new or expanded entitlements needed?

X Potentially Significant Impact [l Less than Significant Impact
] :_ess Than Significant With Mitigation | No Impact
ncorporated

Potentially Significant Impact: The proposed project site is included in the San Diego County
Water Authority (SDCWA) boundary line. The site is within the Rincon del Diablo Municipal
Water District (RADMWD). A water service availability letter was received indicating that
facilities to serve the project site are expected to be available within 5 years. It also indicates
that pipelines will have to be extended and that the planned facilities will have to be completed.
One of the planned facilities, a future potable and/or recycled water reservoir, would require
extensive hydraulic analysis to determine the potable facility requirements to serve the project
which may have home sites above the elevation of the reservoir site. Potential environmental
impacts must be addressed within the appropriate technical studies and analyzed in the EIR.

f) Result in a determination by the wastewater treatment provider, which serves or may
serve the project, that it has inadequate capacity to serve the project's projected demand
in addition to the provider’s existing commitments?

Xl Potentially Significant Impact [] Less than Significant Impact
[] Less Than Significant With Mitigation No Impact
Incorporated

Potentially Significant Impact: The project proposes to annex to the San Diego County
Sanitation District and build a wastewater treatment facility, to provide wastewater treatment
and reclamation service. The provision of adequate wastewater treatment facilities should be
assured through a Sanitation Agreement entered into between the project applicants and the
County of San Diego. However, the details of that agreement regarding adequate wastewater
capacity must be identified and disclosed within the EIR and appropriate technical studies.

9) Be served by a landfill with sufficient permitted capacity to accommodate the project’s
solid waste disposal needs?
[] Potentially Significant Impact ~ D] Less than Significant Impact
[] Less Than Significant With Mitigation []  Nolimpact
Incorporated :

Less Than Significant Impact: Implementation of the project will generate solid waste. All
solid waste facilities, including landfilis require solid waste facility permits to operate. In San
Diego County, the County Department of Environmental Health, Local Enforcement Agency
issues solid waste facility permits with concurrence from the California Integrated Waste
Management Board (CIWMB) under the authority of the Public Resources Code (Sections
44001-44018) and California Code of Regulations Title 27, Division 2, Subdivision 1, Chapter 4
- (Section 21440et seq.). There are five, permitted active landfills in San Diego County with
remaining capacity. Therefore, there is sufficient existing permitted solid waste capacity to
accommodate the project’s solid waste disposal needs.

h) Comply with federal, state, and local statutes and regulations related to solid waste?

[]1 Potentially Significant Impact DJd . Less than Significant Impact
[] Less Than Significant With Mitigation [ Noimpact
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Incorporated

Less than Significant Impact: Implementation of the project will generate solid waste. All
solid waste facilities, including landfilis require solid waste facility permits to operate. In San
Diego County, the County Department of Environmental Health, Local Enforcement Agency
issues solid waste facility permits with concurrence from the California Integrated Waste
Management Board (CIWMB) under the authority of the Public Resources Code (Sections
44001-44018) and California Code of Regulations Title 27, Division 2, Subdivision 1, Chapter 4
(Section 21440et seq.). The project will deposit all solid waste at a permitted solid waste facility
and will comply with Federal, State, and local statutes and regulations related to solid waste.

XViil. MANDATORY FINDINGS OF SIGNIFICANCE:

a)  Does the project have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or animal
community, substantially reduce the number or restrict the range of a rare or
endangered plant or animal or eliminate important examples of the major periods of
California history or prehistory? ,

DJ Potentially Significant Impact [0 Less than Significant Impact
[[] Less Than Significant With Mitigation [ NolImpact
Incorporated

Potentially Significant Impact: Per the instructions for evaluating environmental impacts in
this Initial Study, the potential to degrade the quality of the environment, substantially reduce the
habitat of a fish or wildiife species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal community, reduce the number or
restrict the range of a rare or endangered plant or animal or eliminate important examples of the
major periods of California history or prehistory were considered in the response to each
question in sections IV and V of this form. In addition to project specific impacts, this evaluation
considered the projects potential for significant cumulative effects. As a result of this evaluation,
the project was determined to have potential significant effects related to Aesthetics, Agricultural
Resources, Air Quality, Biological Resources, Cuiltural Resources, Geology and Soils, Hazards
and Hazardous Materials, Hydrology and Water Quality, Land Use and Planning, Mineral
Resources, Noise, Population and Housing, Public Services, Recreation, Transportation/Traffic,
Utilities and Service Systems. While mitigation has been proposed in some instances that
reduce these effects to a level below significance, the effectiveness of this mitigation to clearly
reduce the impact to a level below significance is unclear. Therefore, this project has been
determined to potentially meet this Mandatory Finding of Significance.

b) Does the project have impacts that are individually limited, but cumulatively
considerable? (“Cumulatively considerable” means that the incremental effects of a
project are considerable when viewed in connection with the effects of past projects, the
effects of other current projects; and the effects of probable future projects)?

X Potentially Significant Impact [] Less than Significant Impact
[] Less Than Significant With Mitigation ]  Noimpact
Incorporated

Potentially Significant Impact: Per the instructions for evaluating environmental impacts in
this Initial Study, the potential for adverse cumulative effects were considered in the response to
each question in sections | through XVIil of this form. In addition to project specific impacts, this
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evaluation considered the projects potential for incremental effects that are cumulatively
considerable. As a result of this evaluation, there were determined to be potentially significant
cumulative effects related to Aesthetics, Agricultural Resources, Air Quality, Biological
Resources, Cultural Resources, Geology and Soils, Global Greenhouse Gases, Hazards and
Hazardous Materials, Hydrology and Water Quality, Land Use and Planning, Noise, Population
and Housing, Public Services, Recreation, Transportation/Traffic, and Utilities and Service
Systems. While mitigation has been proposed in some instances that reduce these cumulative
effects to a level below significance, the effectiveness of this mitigation to clearly reduce the
impact to a level below significance is unclear. Therefore, this project has been determined to
potentially meet this Mandatory Finding of Significance.

c) Does the project have environmental effects, which will cause substantial adverse
effects on human beings, either directly or indirectly?

X] Potentially Significant Impact [] Less than Significant Impact
[] Less Than Significant With Mitigation 0 No Impact
Incorporated

Potentially Significant Impact: In the evaluation of environmental impacts in this Initial Study,
the potential for adverse direct or indirect impacts to human beings were considered in the
response to certain questions in sections 1. Aesthetics, Ill. Air Quality, VI. Geology and Soils,
VIIl. Hazards and Hazardous Materials, IX Hydrology and Water Quality Xil. Noise, XIil.
Population and Housing, and XVI. Transportation and Traffic. As a result of this evaluation,
there were determined to be potentially significant effects related to all of these. While
mitigation has been proposed in some instances that reduce these significant effects to a level
below significance, the effectiveness of this mitigation to clearly reduce the impact to a level
below significance is unciear. Therefore, this project has been determined to potentially meet
this Mandatory Finding of Significance.

XIX. REFERENCES USED IN THE COMPLETION OF THE INITIAL STUDY CHECKLIST

All references to Federal, State and local regulation are available on the Internet. For Federal
regulation, refer to http://www4.law.cornell.edu/uscode/. For State regulation, refer to
www.leginfo.ca.gov. For County regulation refer to www.amlegal.com. All other references are
available upon request.

AESTHETICS County of San Diego Light Pallution Code, Title 5, Division 9
(Sections 59.101-59.115 of the County Code of

California Street and Highways Code [California Street and Regulatory Ordinances) as added by Ordinance No 6900,
Highways Code, Section 260-283. effective January 18, 1985, and amended July 17, 1986
{http:/ivww leginfo.ca.gov/) by Ordinance No. 7155. (www.amlegal.com)

California Scenic Highway Program, California Streets and County of San Diego Wireless Communications Ordinance
Highways Code, Section 260-283. [San Diego County Code of Regulatory Ordinances.
(hitp://www.dot.ca.gov/ha/l. andArch/scenic/scpr.htm) (www.amlegal.com) :

County of San Diego, Department of Planning and Land Design Review Guidelines for the Communities of San Diego
Use. The Zoning Ordinance of San Diego County. County. (Alpine, Bonsall, Fallbrook, Julian, Lakeside,
Sections 5200-5299; 5700-5799; 5900-5810, 6322-6326. Rameona, Spring Valley, Sweetwater, Valley Center).

((www.co.san-diego.ca.us) L L L
Federal Communications Commission, Telecommunications

County of San Diego, Board Policy [-73: Hillside Act of 1996 [Telecommunications Act of 1996, Pub. LA.
Development Policy. (www.co.san-diego.ca.us) No. 104-104, 110 Stat. 56 (1996).

. . . Jdiwww . fee.govl .
County of San Diego, Board Policy I-104: Policy and htip:/} ce.qov/Reportsitcom 1996.t

Procedures for Preparation of Community Design Institution of Lighting Engineers, Guidance Notes for the
Guidelines, Section 396.10 of the County Administrative Reduction of Light Pollution, Warwickshire, UK, 2000
Code and Section 5750 et seq. of the County Zoning (http://www.dark-skies.org/ile-gd-e.htm)

COrdinance. (www.co.san-diego.ca.us)
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International Light Inc., Light Measurement Handbook, 1997.
(www.intl-light.com)

Rensselaer Polytechnic Institute, Lighting Research Center,
National Lighting Product Information Program (NLPIP),
Lighting Answers, Volume 7, Issue 2, March 2003.
(www.Irc.ipi.edu)

US Census Bureau, Census 2000, Urbanized Area QOutline
Map, San Diego, CA.
(http://www.census.gov/geo/www/maps/uaZkmaps.htm)

US Department of the Interior, Bureau of Land Management
(BLM) modified Visual Management System.

(www _blm.gov)

US Department of Transportation, Federal Highway
Administration (FHWA) Visual Impact Assessment for
Highway Projects.

US Department of Transportation, National Highway System
Act of 1995 [Title Ill, Section 304. Design Criteria for the
National Highway System.
(hitp://mww.fhwa.dot.gov/legsregs/nhsdatoc. html)

AGRICULTURE RESOURCES

California Department of Conservation, Farmland Mapping
and Monitoring Program, “A Guide tc the Farmland
Mapping and Monitoring Program,” November 1994.
(www.consrv.ca.gov)

California Department of Conservation, Office of Land

Conversion, “California Agricultural Land Evaluation and
Site Assessment Model Instruction Manual,” 1997.

(www.consrv.ca.gov)

California Farmland Conservancy Program, 1996.

(www.consrv.ca.gov)

California Land Conservation (Williamson) Act, 1965.
(www.ceres.ca.gov, WWW.CoNnsrv.ca.qov)

California Right to Farm Act, as amended 1996.
(www.qp.gov.bc.ca)

County of San Diego Agricultural Enterprises and Consumer
Information Ordinance; 1994, Title 6, Division 3, Ch. 4.
Sections 63.401-63.408. (www.amlegal.com)

County of San Diego, Department of Agriculture, Weights
and Measures, "2002 Crop Statistics and Annual Report,”
2002. ( www.sdcounty ca.gov)

United States Department of Agricuiture, Natural Resource
Conservation Service LESA System.

(www.nrcs.usda.goy, Www.swcs.org):

United States Department of Agricuiture, Soil Survey for the
San Diego Area, California. 1973. (soils.usda.gov)

AIR QUALITY

CEQA Air Quality Analysis Guidance Handbook, South
Coast Air Quality Management District, Revised
November 1893. (www.agmd.gov)

County of San Diego Air Pollution Control District's Rules
and Regulations, updated August 2003. (www.co.san-

diego.ca.us)
Federal Clean Air Act US Code; Title 42; Chapter 85
Subchapter 1. (www4.law.cornell. edu)
BIOLOGY

California Department of Fish and Wildlife (CDFW).
Southern California Coastal Sage Scrub Natural
Community Conservation Planning Process Guidelines.

- 43 - June 14, 2013

CDFW and California Resources Agency, Sacramento,

California, 1993. (www.dfg.ca.qov)

County of San Diego, An Ordinance Amending the San
Diego County Code to Establish a Process for Issuance of
the Coastal Sage Scrub Habitat Loss Permits and
Declaring the Urgency Thereof to Take Effect
Immediately, Ordinance No. 8365. 1994, Title 8, Div 6,
Ch. 1. Sections 86.101-86.105, 87.202.2.
(www.amlegal.com)

County of San Diego, Biological Mitigation Ordinance, Ord.
Nos. 8845, 9246, 1998 (new series). (www.co.san-

diego.ca.us

County of San Diego, Implementing Agreement by and
between United States Fish and Wildlife Service,
California Department of Fish and Wildlife and County of
San Diego. County of San Diego, Multiple Species
Conservation Program, 1998.

County of San Diego, Multiple Species Conservation
Program, County of San Diego Subarea Plan, 1997.

Holland, R.R. Preliminary Descriptions of the Terrestrial
Natural Communities of California. State of California,
Resources Agency, Department of Fish and Wildlife,
Sacramento, California, 1986.

Memorandum of Understanding [Agreement Between United
States Fish and Wildlife Service (USFWS), California
Department of Fish and Wildlife (CDFW), California
Department of Forestry and Fire Protection (CDF), San
Diego County Fire Chief's Association and the Fire
District's Association of San Diego County.

Sianislaus Audubon Society, Inc. v County of Stanislaus (5"
Dist. 1995) 33 Cal.App.4" 144, 155-159 [39 Cal. Rptr.2d

54]. (www.ceres.ca.qov)

U.S. Amy Corps of Engineers Environmental Laboratory.
Corps of Engineers Wetlands Delineation Manual. U.S.
Amy Corps of Engineers, Wetlands Research Program
Technical Report Y-87-1. 1987.

(hitp:/iwww.wes. army.mil/)

U.S. Environmental Protection Agency. America's wetlands:
our vital link between land and water. Office of Water,
Office of Wetlands, Oceans and Watersheds. EPA843-K-

95-001. 1995b. (www.epa.gov)

U.S. Fish and Wildlife Service and National Marine Fisheries
Service. Habitat Conservation Planning Handbook.
Department of Interior, Washington, D.C. 1996,

(endangered.fws.gov)

U.S. Fish and Wildlife Service and National Marine Fisheries
Service. Consultation Handbook: Procedures for
Conducting Consultation and Conference Activities Under
Section 7 of the Endangered Species Act. Department of
Interior, Washington, D.C. 1998. (endangered.fws.gov)

U.S. Fish and Wildlife Service. Environmental Assessment
and Land Protection Plan for the Vernal Pools
Stewardship Project. Portland, Oregon. 1997.

U.S. Fish and Wildlife Service. Vernal Pools of Southern
California Recovery Plan. U.S. Department of Interior,
Fish and Wildlife Service, Region One, Portland, Oregon,

1998. (ecos.fws.gov)

U.S. Fish and Wildlife Service. Birds of conservation concern
2002, Division of Migratory. 2002.

(migratorybirds.fws.qov)
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CULTURAL RESOURCES

California Health & Safety Code. §18350-18961, State
Historic Building Code. (www.leginfo.ca.gov)

California Health & Safety Code. §5020-5029, Historical
Resources. (www.leginfo.ca.gov)

California Health & Safety Code. §7050.5, Human Remains.
(www.leginfo.ca.gov)

California Native American Graves Protection and
Repatriation Act, (AB 978), 2001. (www.leginfo.ca.gov)

California Public Resources Code §5024.1, Register of
Historical Resources. (www.leginfo.ca.gov)

California Public Resources Code. §5031-5033, State
Landmarks. (www.leginfo.ca.gov)

California Public Resources Code. §5097-5097.6,
Archaeoiogical, Paleontological, and Historic Sites.

(www.leginfo.ca.gov)

California Public Resources Code. §5087.9-5097.991,
Native American Heritage. (www.leginfo.ca.gov)

City of San Diego. Paleontological Guidelines, (revised)
August 1998.

County of San Diego, Local Register of Historical Resources
(Ordinance 9493), 2002. (www.co.san-dieqo.ca us)

Demere, Thomas A., and Stephen L. Walsh. Paleontological
Resources San Diego County. Department of
Paleontology, San Diego Natural History Museum. 1994.

Moore, Ellen J. Fossil Mollusks of San Diego County. San
Diego Society of Natural history. Occasional; Paper 15.
1968.

U.S. Code including: American Antiquities Act (16 USC
§431-433) 1906. Historic Sites, Buildings, and Antiquities
Act (16 USC §461-467), 1935. Reservoir Salvage Act (16
USC §468-469c) 1960. Department of Transportation Act
(49 USC §303) 1966. National Historic Preservation Act
(16 USC §470 et seq.) 1966. National Environmental
Policy Act (42 USC §4321) 1969. Coastal Zone
Management Act (16 USC §1451) 1972, National Marine
Sanctuaries Act (16 USC §1431) 1972, Archaeological
and Historical Preservation Act (16 USC §469-469c)
1974. Federal Land Policy and Management Act (43 USC
§35) 1976. American Indian Religious Freedom Act (42
USC §1996 and 1996a) 1978. Archaeological Resources
Protection Act (16 USC §470aa-mm) 1979. Native
American Graves Protection and Repatriation Act (25
USC §3001-3013) 1990. Intermodal Surface
Transportation Efficiency Act (23 USC §101, 109) 1991,
American Battlefield Protection Act (16 USC 469k) 1996.

(www4. law.cornell.edu)
GEQLOGY & SOILS

California Department of Conservation, Division of Mines
and Geology, California Alquist-Priclo Earthquake Fault
Zoning Act, Special Publication 42, Revised 1997,
(Www.consrv.ca.gov)

California Department of Conservation, Division of Mines
and Geology, Fault-Rupture Hazard Zones in California,
Special Publication 42, revised 1997.

{(www.consrv.ca.gov)

California Department of Conservation, Division of Mines
and Geology, Special Publication 117, Guidelines for
Evaluating and Mitigating Seismic Hazards in California,

1997, (www.consrv.ca.qoy)
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County of San Diego Code of Regulatory Ordinances Title 6,
Division 8, Chapter 3, Septic Ranks and Seepage Pits.
(www.amlegal.com)

County of San Diego Department of Environmental Health,
Land and Water Quality Division, February 2002. On-site
Wastewater Systems (Septic Systems): Permitting
Process and Design Criteria. (www.sdcounty.ca.gov)

County of San Diego Natural Resource Inventory, Section 3,
Geology.

United States Department of Agriculture, Soil Survey for the
San Diego Area, California. 1973. (soils.usda.gov)

HAZARDS & HAZARDOUS MATERIALS

American Planning Asscciation, Zoning News, “Saving
Homes from Wildfires: Regulating the Home Ignition
Zone,” May 2001.

California Building Code (CBC), Seismic Requirements,
Chapter 16 Section 162. (www_ buildersbook.com)

California Education Code, Section 17215 and 81033.
(www.leginfo.ca.gov)

California Government Code. § 8585-8589, Emergency
Services Act. (www.leginfo.ca.gov)

California Hazardous Waste and Substances Site List. April
1998. (www.dtsc.ca.gov)

California Health & Safety Code Chapter 6.95 and §25117
and §25316. (www.leqinfo.ca.gov)

California Health & Safety Code § 2000-2067.
(www.leginfo.ca.gov)

California Health & Safety Code. §17922.2. Hazardous
Buildings. - (www.leginfo.ca.gov)

California Public Utilities Code, SDCRAA. Public Utilities
Code, Division 17, Sections 170000-170084.

(www.leginfo.ca.gov)

California Resources Agency, "“OES Dam Failure Inundation
Mapping and Emergency Procedures Program”, 1996.

(ceres.ca.qov)

County of San Diego, Department of Environmental Health,
Hazardous Materials Division. California Accidental
Release Prevention Program (CalARP) Guidelines.

(hitp:/Awvww. sdcounty.ca.gov/, www.0es.ca.qov)

County of San Diego, Department of Environmental Health,
Hazardous Materials Division. Hazardous Materials
Business Plan Guidelines. (www.sdcounty.ca.qov)

Uniform Building Code. (www.buildersbook.com)

Uniform Fire Code 1997 edition published by the Western
Fire Chiefs Association and the International Conference
of Building Officials, and the National Firé Protection
Association Standards 13 &13-D, 1996 Edition, and 13-R,

1996 Edition. (www.buildersbook.com)
HYDROLOGY & WATER QUALITY

American Planning Association, Planning Advisory Service
Report Number 476 Non-point Source Pollution: A
Handbook for Local Government

California Department of Water Resources, California Water
Plan Update. Sacramento: Dept. of Water Resources

State of California. 1998. (rubicon.water.ca.gov)

California Department of Water Resources, California’s
Groundwater Update 2003 Bulletin 118, Apri 2003.

(www.groundwater.water.ca.gov)
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California Department of Water Resources, Water Facts, No.
8, August 2000. (www.dpla2.water.ca.gov)

California Disaster Assistance Act. Government Code, §

8680-8692. (www.leginfo.ca.gov)

California State Water Resources Control Board, NPDES
General Permit Nos. CAS000001 INDUSTRIAL
ACTIVITIES (97-03-DWQ) and CAS000002 Construction
Activities (No. 99-08-DWQ) (www.swrcb.ca.gov)

California Storm Water Quality Association, California Storm
Water Best Management Practice Handbooks, 2003.

California Water Code, Sections 10754, 13282, and 60000
ot seq. (www.leginfo.ca.gov)
Colorado River Basin Regional Water Quality Control Board,

Region 7, Water Quality Control Plan.
(www.swreb.ca.gov)

County of San Diego Regulatory Ordinance, Title 8, Division
7, Grading Ordinance. Grading, Clearing and .
Watercourses.. (www.amlegal.com)

County of San Diego, Groundwater Ordinance. #7994.
(www.sdcounty.ca.gov, hitp://www.amlegal.com/,)

County of San Diego, Project Clean Water Strategic Plan,

2002. (www.projectcleanwater.org)

County of San Diego, Watershed Protection, Storm Water
Management, and Discharge Control Ordinance,
Ordinance Nos. 9424 and 9426. Chapter 8, Division 7,
Title 6 of the San Diego County Code of Regulatory
Ordinances and amendments. (www.amlegal.com)

County of San Diego. Board of Supervisors Policy |-68.
Diego Proposed Projects in Flood Plains with Defined
Floodways. (www.co.san-diego.ca.us)

Federal Water Pollution Control Act (Clean Water Act), 1972,
Title 33, Ch.26, Sub-Ch.1. (www4.law.cornell.edu)

Freeze, Allan and Cherry, John A., Groundwater, Prentice-
Hall, Inc. New Jersey, 1979.

Heath, Ralph C., Basic Ground-Water Hydrology, United
States Geological Survey Water-Supply Paper, 2220,
1991,

National Flood Insurance Act of 1968. (www.fema.gov)

National Flood Insurance Reform Act of 1994.
(www.fema.gov)

Porter-Cologne Water Quality Control Act, California Water
Code Division 7. Water Quality. (ceres.ca.gov)

San Diego Association of Governments, Water Quality
Element, Regional Growth Management Strategy, 1997.

(www.sandag.org

San Diego Regional Water Quality Control Board, NPDES
Permit No. CAS0108758. (www.swrcb.ca.gov)

San Diego Regional Water Quality Control Board, Water
Quality Control Plan for the San Diego Basin.

(www.swrcb.ca.gov)
LAND USE & PLANNING

California Department of Conservation Division of Mines and
Geology, Open File Report 96-04, Update of Mineral Land
Classification: Aggregate Materials in the Western San
Diego County Production Consumption Region, 1996.
(www.consrv.ca.gov)

California Environmental Quality Act, Public Resources
Code 21000-21178; California Code of Regulations,
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Guidelines for Implementation of CEQA, Appendix G, Title
14, Chapter 3, §15000-15387. (www leginfo.ca.qov)

California State Mining and Geology Board, SP 51,
California Surface Mining and Reclamation Policies and

Procedures, January 2000. (WwW.CONSIV.Ca.qov)

County of San Diego, Board of Supervisors Policy [-84:
Project Facility. (www.sdcounty.ca.gov)

County of San Diego, Board Policy 1-38, as amended 1989,
(www.sdcounty.ca.gov)

County of San Diego, General Plan as adopted August 3,
2011. (ceres.ca.gov)

County of San Diego. Resource Protection Ordinance,
compilation of Ord.Nos. 7968, 7739, 7685 and 7631.
1991.

Design Review Guidelines for the Communities of San Diego
County.
MINERAL RESOURCES

National Environmental Policy Act, Title 42, 36.401 et. seq.
1969. (www4.law.cornell.edu)

Subdivision Map Act, 2011. (ceres.ca.gov)

U.S. Geologic Survey, Causey, J. Douglas, 1998, MAS/MILS
Mineral Location Database.

U.S. Geologic Suivey, Frank, David G., 1999, (MRDS)
Mineral Resource Data System.

NOISE

California State Building Code, Part 2, Title 24, CCR,
Appendix Chapter 3, Sound Transmission Control, 1988. .
(www.buildersbook.com)

County of San Diego Code of Regulatory Ordinances, Title
3, Div 6, Chapter 4, Noise Abatement and Control,
effective February 4, 1982. (www.amlegal.com)

County of San Diego  General Plan, Noise Element, effective
August 3, 2011. (ceres.ca.gov)

Federal Aviation Administration, Federal Aviation
Regulations, Part 150 Airport Noise Compatibility Planning
(revised January 18, 1985). (hitp://www.access.gpo.gov/)

Harris Miller Miller and Hanson Inc., Transit Noise and
Vibration Impact Assessment, April 1995,

(http://ntl.bts.gov/data/rail05/rail05.html)

International Standard Organization (ISO), ISO 362; ISO
1896 1-3; ISO 3095; and ISO 3740-3747. (www.iso.ch)

U.S. Department of Transportation, Federal Highway
Administration, Office of Environment and Planning, Noise
and Air Quality Branch. "Highway Traffic Noise Analysis
and Abatement Policy and Guidance,” Washington, D.C.,

June 1995. (hitp://Awww.fhwa.dot.gov/)
POPULATION & HOUSING

Housing and Community Development Act of 1974, 42 USC
5309, Title 42--The Public Health And Welfare, Chapter
69--Community Development, United States Congress,
August 22, 1974. (www4.law.cornell.edu)

National Housing Act (Cranston-Gonzales), Title 12, Ch. 13.'
(wwwé4.law.cornell.edu)

San Diego Association of Governments Population and
Housing Estimates, November 2000. (www.sandag.org)

US Census Bureau, Census 2000. (http://www.census.gov/)
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RECREATION

County of San Diego Code of Regulatory Ordinances, Title
8, Division 10, Chapter PLDO, §810.101 et seq. Park
Lands Dedication Ordinance. {www.amlegal.com)

TRANSPORTATION/TRAFFIC

California Aeronautics Act, Public Utilities Code, Section
21001 et seq. (www.leginfo.ca.gov)

California Department of Transportation, Division of
Aeronautics, California Airport Land Use Planning
Handbook, January 2002.

California Department of Transportation, Environmental
Program Environmental Engineering ~ Noise, Air Quality,
and Hazardous Waste Management Office. "Traffic Noise
Analysis Protocol for New Highway Construction and
Reconstruction Projects,” October 1998.

(www.dot.ca.gov)

California Public Utilities Code, SDCRAA. Public Utilities
Code, Division 17, Sections 170000-170084.

(www.leginfo.ca.gov}

California Street and Highways Code. California Street and
Highways Code, Section 260-283. (www.leginfo.ca.gov)

County of San Diego, Alternative Fee Schedules with Pass-
By Trips Addendum to Transportation Impact Fee
Reports, March 2005.
(htip:/iwww.sdcounty.ca.gov/dpw/land/pdffTransimpactFe
e/attacha.pdf)

County of San Diego Transportation Impact Fee Report.

January 2005, (hitp://www.sdcounty.ca.gov/dpw/pemits-
forms/manuals.html)

Fallbrook & Ramona Transportation Impact Fee Report,
County of San Diego, January 2005.

(hitp:/ivww . sdcounty.ca.gov/dpw/permits-
forms/manuals.htmi

Office of Planning, Federal Transit Administration, Transit
Noise and Vibration Impact Assessment, Final Report,
April 1995.

San Diego Association of Governments, 2020 Regional
Transportation Plan. Prepared by the San Diego
Association of Governments. (www.sandag.orq)

San Diego County Regional Airport Authority ALUCP'S

" http://www.san.org/sdcraa/airport_initiatives/land use/ado
pted_docs.aspx

US Code of Federal Regulations, Federal Aviation

Regulations (FAR), Objects Affecting Navigable Airspace,
Title 14, Chapter 1, Part 77. (www.gpoaccess.gov)

UTILITIES & SERVICE SYSTEMS

California Code of Regulations (CCR), Title 14. Natural
Resources Division, CIWMB: Division 7; and Title 27,
Environmental Protection Division 2, Solid Waste.

{ccr.oal.ca.goy

California Integrated Waste Management Act. Public
Resources Code, Division 30, Waste Management,
Sections 40000-41956. (www.leginfo.ca.gov)

County of San Diego, Board of Supervisors Policy I-78:
Small Wastewater. (www.sdcounty.ca.gov)

Unified San Diego County Emergency Services Organization
Annex T Emergency Water Contingencies, October 1992.

(www.co.san-diego.ca,us)
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United States Departmient of Agriculture, Natural Resource
Conservation Service LESA System.

United States Departrent of Agriculture, Soil Survey for the
San Diego Area, California. 1973.

US Census Bureau, Census 2000,

US Code of Federal Regulations, Federal Aviation
Regulations (FAR), Objects Affecting Navigable Airspace,
Title 14, Chapter 1, Part 77.

US Department of the Interior, Bureau of Land Management
(BLM) modified Visual Management System.

US Department of Transportation, Federal Highway
Administration (FHWA) Visual Impact Assessment for
Highway Projects.
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Notice of Preparation

June 20, 2013

To: Reviewing Agencies

Re: Valiano
SCH# 2013061042

Attached for your review and comment is the Notice of Preparation (NOP) for the Valiano draft Environmental
Impact Report (EIR).

Responsible agencies must transmit their comments on the scope and content of the NOP, focusing on specific
information related to their own statutory responsibility, within 30 days of receipt of the NOP from the Lead
Agency. This is a courtesy notice provided by the State Clearinghouse with a reminder for you to comment in a
timely manner. We encourage other agencies to also respond to this notice and express their concerns early in the
environmental review process.

Please direct your comments to:

Beth Ehsan

San Diego County

5510 Overland Ave. Suite 110
San Diego, CA 92123

with a copy to the State Clearinghouse in the Office of Planning and Research. Please refer to the SCH number
noted above in all correspondence concerning this project.

If you have any questions about the environmental document review process, please call the State Clearinghouse at
(916) 445-0613.

Sincerely,

Scott Morgan
Director, State Clearinghouse

Attachments
cc: Lead Agency

1400 10th Street  P.0.Box 3044 Sacramento, California 95812-3044
(916) 445-0613  FAX (916) 323-3018 www.0pr.ca.gov



Document Details Rer ~rt
State Clearinghouse Dat.. 3ase

SCH# 2013061042
Project Title  Valiano
Lead Agency San Diego County
Type NOP Notice of Preparation
Description  The project would require a General Plan Amendment to change the designation to Semi-Rural 0.5

(SR-0.5). The site contains one home to be removed and a historic barn to remain. The property is
currently zoned A70 with minimum lots sizes of 1 and 2 acres. A Rezone would be required to reduce
the minimum lot size and change the A70 areas to RS. A Specific Plan and Site Plan would establish
setbacks, etc, which will vary across the five proposed neighborhoods.

Lead Agency Contact

Name
Agency
Phone
email
Address
City

Beth Ehsan
San Diego County

858 694 3103 Fax
5510 Overland Ave. Suite 110
San Diego State CA  Zip 92123

Project Location

County San Diego
City San Marcos, Escondido
Region
Cross Streets  Mount Whitney Road and Country Club Drive
Lat/Long 33°6'57"N/117° 8" 11"W
Parcel No. 232-013-01 - 03, 232-020-55, 232-492-01, 232-500-18 - 23, 235-031-41
Township 128 Range 2W Section 19 Base SBB&M
Proximity to:
Highways Hwy 78,15
Airports No
Railways Sprinter line
Waterways Escondido Creek, San Marcos Creek
Schools 14
Land Use Semi-Rural Regional Category, Semi-Rural 1 (SR-1) and Semi-Rural 2 (SR-2) Land Use Designation,

A70 Zoning :

Project Issues

Aesthetic/Visual; Agricultural Land; Air Quality; Archaeologic-Historic; Biological Resources;
Drainage/Absorption; Flood Plain/Flooding; Forest Land/Fire Hazard; Geologic/Seismic; Noise;
Population/Housing Balance; Public Services; Recreation/Parks; Sewer Capacity; Soil
Erosion/Compaction/Grading; Toxic/Hazardous; Traffic/Circulation; Vegetation; Water Quality;
Wetland/Riparian; Wildlife; Growth Inducing; Landuse; Cumulative Effects

Reviewing
Agencies

Resources Agency: Department of Conservation; Office of Historic Preservation; Department of Parks
and Recreation; Department of Water Resources; Department of Fish and Wildlife, Region 5; Native
American Heritage Commission; Public Utilities Commission; California Highway Patrol; Caltrans,
District 11; Air Resources Board, Transportation Projects; Regional Water Quality Control Board,
Region 9

Date Received

06/20/2013 Start of Review 06/20/2013 End of Review 07/19/2013



Notice of Completion & Environmental Document Transmittal
Mail to: State Clearinghouse, P. O. Box 3044, Sacramento, CA 95812-3044 (916) 445-0613 4
For Hand Delivery/Street Address: 1400 Tenth Street, Sacramento, CA 95814 g-l 1 Mi_u

Project Title: Valiano

Lead Agency: County of San Diego, Planning & Development Services Contact Person: Beth Ehsan
Mailing Address: 5510 Overland Ave. Suite 110 Phone: 858-694-3103
City: San Diego Zip: 92123 County: San Diego
Project Location: County: San Diego City/Nearest Community: San Marcos/Escondido/Eden Valley
Cross Streets: Mount Whitney Road and Country Club Drive Zip Code: 92029
Lat./Long.: 33° 6’ 57" N/ 117° 8" 11" W Total Acres: 209.3
Assessor's Parce] No.: 232-013-01 - 03, 232-020-55, 232-492-01, Section: 19 Twp.: 128 Range: 2W Base: SBB&M
232-500-18 - 23, 235-031-41
Within 2 Miles: State Hwy #: 78, 15 Waterways: Escondido Creek, San Marcos Creek
Airports: none Railways: Sprinter line Schools: 14

P

Document Type:

CEQA: Xl NoP [] Draft EIR NEPA: [] NoOI Other:  [] Joint Document
[] Early Cons O Supplement/Suhsequent EIR? ] EA [ Final Document
[J Neg Dec (Prior SCHNo.)* > =~ "7 [ Draft EIS O Other
[] Mit Neg Dec Other [J FONSI

Local Action Type:

[J General Plan Update X Specific Plan X Rezone ] Annexation
X General Plan Amendment [} Master Plan ] Prezone [] Redevelopment
[J General Plan Element [1 Planned Unit Development  [] Use Permit 1 Coastal Permit
[ Community Plan ™ Site Plan X Land Division (Subdivision, etc.) [] Other

Development Type:

X Residential: Units 362 Acres 209 [[] Water Facilities: Type MGD

[ office: Sq.ft. Acres Employees ] Transportation: Type

[] Commercial:Sq.ft. Acres Employees [] Mining: Mineral

[ Industrial: ~ Sq.f. Acres Employees (] Power: Type MW

[] Educational [] Waste Treatment: Type MGD

X Recreational park, trails, equestrian staging area [ Hazardous Waste: Type

[ Other:

Project Issues Discussed in Document:

X Aesthetic/Visual [] Fiscal X Recreation/Parks X Vegetation

X Agricultural Land X Flood Plain/Flooding ] Schools/Universities X Water Quality

X Air Quality X Forest Land/Fire Hazard [C] Septic Systems (] Water Supply/Groundwater

& Archeological/Historical X Geologic/Seismic X Sewer Capacity X Wetland/Riparian

& Biological Resources ] Minerals & Soil Erosion/Compaction/Grading [X] Wildlife

(] Coastal Zone X Noise (] solid Waste ] Growth Inducing

X Drainage/Absorption & Population/Housing Balance [X] Toxic/Hazardous X Land Use

] Economic/Jobs X Public Services/Facilities ~ [X] Traffic/Circulation X Cumulative Effects

] Other

Project Description: (please use a separate page if necessary)

The project would require a General Plan Amendment to change the designation to Semi-Rural 0.5 (SR-0.5). The site contains one
home to be removed and a historic bamn to remain. The property is currently zoned A70 with minimum lots sizes of 1 and 2 acres.
A Rezone would be required to reduce the minimum lot size and change the A70 areas to RS. A Specific Plan and Site Plan would
establish setbacks, etc, which will vary across the five proposed neighborhoods.

Note: The state Clearinghouse will assign identification numbers for all new projects. If a SCH mmber already exists for a January 2008
project (e.g. Notice of Preparation or previous draft document) please fill in.



Reviewing Agencies Checklist

Lead Agencies may recommend State Clearinghouse distribution by marking agencies below with and "X".
If you have already sent your document to the agency please denote that with an "S".

Air Resources Board Office of Emergency Services
Office of Historic Preservation
Office of Public School Construction

Boating & Waterways, Department of
California Highway Patrol

]

__ CalFire Parks & Recreation
___ Caltrans District # ____ _____ Pesticide Regulation, Department of
_____ Caltrans Division of Aeronautics ____ Public Utilities Commission
___ Caltrans Planning (Headquarters) __ Regional WQCB#__
_ Central Valley Flood Protection Board _ Resources Agency
__ Coachella Valley Mountains Conservancy ____ S.F.Bay Conservation & Development Commission
___ Coastal Commission __ San Gabriel & Lower L.A. Rivers and Mtns Conservancy
__ Colorado River Board _____ San Joaquin River Conservancy
__ Conservation, Department of ___ Santa Monica Mountains Conservancy
_ Corrections, Department of ____ State Lands Commission
_ Delta Protection Commission __ SWRCB: Clean Water Grants
__ Education, Department of X SWRCB: Water Quality
__ Energy Commission __ SWRCB: Water Rights
X __ Fish& Game Region#5 ______ Tahoe Regional Planning Agency
Food & Agriculture, Department of ____ Toxic Substances Control, Department of
General Services, Department of __ Water Resources, Department of
Health Services, Department of
Housing & Community Development __ Other
Integrated Waste Management Board ______ Other

Native American Heritage Commission

Local Public Review Period (to be filled in by lead agency)

Starting Date June 20, 2013 Ending Date July 19, 2013

Lead Agency (Complete if applicable):

Consulting Firm: Applicant:
Address: Address:
City/State/Zip: City/State/Zip:
Contact: Phone:

Phone:

- e N S e S S B e e e S B S S S e SR G e SR S GEN e e e W GRS CR M e B s S e s SR mew e e smm e

Signature of Lead Agency Representative: ﬁeﬁ\- W Date: C /f 1 / { 3
' 7

Authority cited: Section 21083, Public Resources Code. Reference: Section 21161, Public Resources Code.
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STATE OF CALIFORNIA Edmund G. Brown, Jr.,, Govemor

NATIVE AMERICAN HERITAGE COMMISSION
1550 Harbor Boulevard

West Sacramento, CA 95691

(916) 373-3715

(916) 373-5471 — FAX

e-mail: ds_nahc@pacbell.net

June 26, 2013

Ms. Beth Ehsan, Project Planner
County of San Diego Department of Planning and

Development Services

5510 Overland Avenue, Suite 110
SAN DIEGO, CA 92123

RE: SCH# 2013061042 CEQA Notice of Preparation (NOP); draft Environmental
Impact Report (DEIR) for the “Valiano Project; (to REOne to RS, reducing lot
size)” located in the San Marcos-Escondido-Eden valley areas; San Diego
County, California

Dear Ms. Ehsan:

The Native American Heritage Commission (NAHC) has reviewed the
CEQA Notice regarding the above referenced project. In the 1985 Appellate
Court decision (170 Cal App 3" 604), the court held that the NAHC has
jurisdiction and special expertise, as a state agency, over affected Native
American resources impacted by proposed projects, including archaeological
places of religious significance to Native Americans, and to Native American
burial sites.

The California Environmental Quality Act (CEQA) states that any project
that causes a substantial adverse change in the significance of an historical
resource, which includes archeological resources, is a significant effect requiring
the preparation of an EIR (CEQA guidelines 15064.5(b)). To adequately comply
with this provision and mitigate project-related impacts on archaeological
resources, the Commission recommends the following actions be required:

This project is also subject to California Government Code Section 65352.3, et
seq.

Contact the appropriate Information Center for a record search to
determine :If a part or all of the area of project effect (APE) has been previously
surveyed for cultural places(s), The NAHC recommends that known traditional
cultural resources recorded on or adjacent to the APE be listed in the draft
Environmental Impact Report (DEIR).

If an additional archaeological inventory survey is required, the final stage
is the preparation of a professional report detailing the findings and
recommendations of the records search and field survey. We suggest that this



be coordinated with the NAHC, if possible. The final report containing site forms,
site significance, and mitigation measurers should be submitted immediately to
the planning department. All information regarding site locations, Native
American human remains, and associated funerary objects should be in a
separate confidential addendum, and not be made available for pubic disclosure
pursuant to California Government Code Section 6254.10.

Contact has been made to the Native American Heritage Commission for :a
Sacred Lands File Check. A list of appropriate Native American Contacts for
consultation concerning the project site has been provided and is attached to this
letter to determine if the proposed active might impinge on any cultural
resources. Lack of surface evidence of archeological resources does not
preclude their subsurface existence.

Lead agencies should include in their mitigation plan provisions for the
identification and evaluation of accidentally discovered archeological resources,
per California Environmental Quality Act (CEQA) §15064.5(f). In areas of
identified archaeological sensitivity, a certified archaeologist and a culturally
affiliated Native American, with knowledge in cultural resources, should monitor
all ground-disturbing activities.

Also, CEQA Guidelines Section 21083.2 require documentation and analysis of
archaeological items that meet the standard in Section 15064.5 (a)(b)(f). Lead
agencies should include in their mitigation plan provisions for the disposition of
recovered artifacts, in consultation with culturally affiliated Native Americans.
Lead agencies should include provisions for discovery of Native American human
remains in their mitigation plan. Health and Safety Code §7050.5, CEQA
§15064.5(e), and Public Resources Code §5097.98 mandates the process to be
followed in the event of an accidental discovery of any human remains in a
location other than a dedicated cemetery. /

CC: State Clearinghouse

Attachment:  Native American Contacts list



Pala Band of Mission Indians
Historic Preservation Office/Shasta Gaughen

§§(_)9§_Pala Temecula Road, Luiseno
Pala » CA 92059 Cupeno
PMB 50

(760) 891-3515
sgaughen@palatribe.com

(760) 742-3189 Fax

Pauma & Yuima Reservation
Randall Majel, Chairperson

P.O. Box 369 Luiseno
Pauma Valley CA 92061
paumareservation@aol.com

(760) 742-1289
(760) 742-3422 Fax

Pechanga Band of Mission Indians
Paul Macarro, Cultural Resources Manager

P.O. Box 1477 Luiseno
Temecula , CA 92593

(951) 770-8100
pmacarro@pechanga-nsn.

gov

(951) 506-9491 Fax

Rincon Band of Mission Indians

Vincent Whipple, Tribal Historic Preationv. Officer

1 West Tribal Road Luiseno
Valley Center, CA 92082

jmurphy@rincontribe.org

(760) 297-2635
(760) 297-2639 Fax

This list Is current only as of the date of this document.

Distribution of this list does not relieve any person of the statutory responsibliity as defined In Section 7050.5 of the Health and Safety Code,

Native Americe. Ccontacts
San Diego County
June 26, 2013

Pauma Valley Band of Luisefio Indians
Bennae Calac

P.O. Box 369 Luiseno
Pauma Valley CA 92061
bennaecalac@aol.com

(760) 617-2872

(760) 742-3422 - FAX

Rincon Band of Mission Indians
Bo Mazzetti, Chairperson

1 West Tribal Road Luiseno
Valley Center, CA 92082

bomazzetti@aol.com
(760) 749-1051
(760) 749-8901 Fax

San Luis Rey Band of Mission Indians
Cultural Department

1889 Sunset Drive Luiseno
Vista » CA 92081 Cupeno

760-724-8505

760-724-2172 - fax

La Jolla Band of Mission Indians
Lavonne Peck, Chairwoman

22000 Highway 76 Luiseno
Pauma Valley CA 92061
rob.roy@Iajolla-nsn.gov

(760) 742-3796

(760) 742-1704 Fax

Section 5097.94 of the Public Resources Code and Section 5097.98 of the Publilc Resources Code.

his list is only applicable for contacting local Native Americans with regard to cultural resources for the proposed
SCH#2013061042; CEQA Notice of Preparation (NOP); draft Environmental Impact Report (DEIR) for the Vallano Project; located In
portions of the cities of San Marcos and Escondido and the Eden Valley; San Diego County, California.



PALA TRIBAL HISTORIC
PRESERVATION OFFICE

PMB 50, 35008 Pala Temecula Road
Pala, CA 92059
760-891-3510 Office | 760-742-3189 Fax PALA THPO

July 17, 2013

Beth Ehsan, Project Manager

County of San Diego Planning & Development Services
5510 Overland Avenue, Suite 110

San Diego, CA 92123

RE: Notice of Preparation of an EIR, PDS2013-SP-13-001, Log No. ER-13-18-002; Valiano
Dear Ms. Ehsan,

Our office is in receipt of the Notice of Preparation for the project referenced above. This letter
constitutes our initial response on behalf of Robert Smith, Chairman of the Pala Band of Mission
Indians.

The project as described sits on the boundary of the area that the Pala Band considers to be part
of its Traditional Use Area. Ordinarily we would defer comment to tribes in closer proximity to
the project. However, because the CEQA Initial Study included in the Notice finds that there
may be Potentially Significant Impacts to cultural resources and that a number of archaeological
resources have been identified within a mile radius of the site, we felt it was important to
comment at this time.

We would like the County to include Native American participation — specifically, tribal
monitors — in any and all surveys and site visits to assess impacts to cultural areas. We would
also like the opportunity to comment on any surveys and reports generated for this project before
the release of the draft EIS. In this way, we can make sure that communication occurs early and
often in the process and that the environmental documents have already taken our concerns and
suggestions into consideration. Early and full cooperation will ensure that there are no
misunderstandings as the project moves forward, such has occurred on other nearby projects
such as Meadowood. I am happy to help you identify qualified individuals to participate as tribal
monitors and to continue to consult with you as the project moves forward.

Please feel free to contact me with any questions or concerns at sgaughen@palatribe.com.

Sincerely,

<S€\ I S\"/x _ i_,bt C#

Shasta C. Gaughen, PhD
Tribal Historic Preservation Officer



IPAI

SAN PASQUAL BAND OF DIEGUENO MISSION INDIANS OF CALIFORNIA

SAN PASQUAL RESERVATION

TRIBAL COUNGIT™" July 8, 2013

Allen E. Lawson

gl County of San Diego
Victoria Diaz Planning & Development Services
Vice-Chairman 5510 Overland Avenue, Suite 110
San Diego, California 92123
Tilda Green
Secretary-
=
e g Dear Sir:
David L. Toler
Delegate Subject: Project name: Valiano

Steven Cope

Delegate After review of your Notice of Preparation of Environmental Impact Report we

feel as if this project as proposed is overly aggressive and will have an adverse
effect on the already depleted biological and native cultural sites of this region. A
development of this scale is out of place.

This area is considered Ipai-Kumeyaay ancestral territory and our band has the

responsibility to express ourselves when there is a proposal that has significant
impact on the terrain.

David L. Toler
Delegate

ECEIVE

Planning and
Development Services

P.O. BOX 365 + 27458 N. LAKE WOHLFORD RD., VALLEY CENTER, CA 92082
PHONE 760-749-3200 ¢ FAX 760-749-3876 ¢« WWW.SANPASQUALINDIANS.ORG



DEPARTMENT OF THE ARMY
LOS ANGELES DISTRICT CORPS OF ENGINEERS
REGULATORY DIVISION, SOUTH COAST branch
CARLSBAD FIELD OFFICE D
5900 LA PLACE COURT, SUITE 100 F 6

CARLSBAD, CALIFORNIA 92008

July 11, 2013

Regulatory Division

Ms. Beth Ehsan, Project Manager
County of San Diego

Planning & Development Services
5510 Overland Avenue, Suite 110
San Diego, California 92123-1239

Dear Ms. Ehsan:

This letter is in response to your request, dated June 20, 2013, for our review and
comments regarding the Notice of Preparation of an Environmental Impact Report for the
Valiano Residential Development project (Log No. ER-13-08-002) located in the Eden Valley
area of the San Dieguito Planning Community Area, between the cities of San Marcos and
Escondido within unincorporated San Diego County, California (Corps File Number SPL-2013-
00455-MBS).

We have reviewed the above cited project information with respect to the Army Corps of
Engineers’ (Corps) authority to issue Department of the Army (DA) permits pursuant to section
10 of the Rivers and Harbors Act (33 U.S.C. 403) and section 404 of the Clean Water Act (33
U.S.C. 1344). It appears potential waters of the U.S. are present within the project area. The
Corps recommends that the proposed project be designed to first avoid, and then minimize
impacts to waters of the U.S. to the maximum extent practicable. Please note that a DA permit is
required for the discharge of dredged or fill material into, including any redeposit of dredged
material other than incidental fallback within, "waters of the United States", including wetlands
and adjacent wetlands pursuant to Section 404 of the Clean Water Act of 1972. Examples
include, but are not limited to the following activities:

a. Creating fills for residential or commercial development, placing bank protection,
temporary or permanent stockpiling of excavated material, building road crossings, backfilling
for utility line crossings and constructing outfall structures, dams, levees, groins, weirs, or other
structures;

b. Mechanized land clearing and grading which involve filling low areas or land leveling,
ditching, channelizing and other excavation activities that would have the effect of destroying or
degrading waters of the U.S.;

c. Allowing runoff or overflow from a contained land or water disposal area to re-enter a
water of the U.S.; and



d. Placing pilings when such placement has or would have the effect of a discharge of fill
material.

An application for a DA permit is available on our website:
http://www.usace.army.mil/Portals/2/docs/civilworks/permitapplication.pdf. If you have any
questions, please contact me at 760-602-4836 or via e-mail at Meris.Bantilan-
Smith@usace.army.mil. Please refer to this letter and SPL-2013-00455-MBS in your reply.

“Building Strong and Taking Care of People”

Sincerely,

v B-F [f

Meris Bantilan-Smith
Senior Project Manager
South Coast Branch



N State of California — Natural Resources Agency EDMUND G. |

DEPARTMENT OF FISH AND WILDLIFE CHARLTOA
South Coast Region
) 3883 Ruffin Road
San Diego, CA 92123 STA T6
(858) 467-4201
www.wildlife.ca.gov

July 18, 2013

Ms. Beth Ehsan

Department of Planning and Land Use, County of San Diego
5510 Overland Ave. Suite 110

San Diego, CA 92123

beth.ehsan@sdcounty.ca.gov

Subject: Comments on the Notice of Preparation of a Draft Environmental Impact
Report for the Valiano Project, County of San Diego, CA
(SCH# 2013061042)

Dear Ms. Ehsan:

The California Department of Fish and Wildlife (Department) has reviewed the Notice of
Preparation (NOP) for the Valiano Project draft Environmental Impact Report (DEIR). The
following statements and comments have been prepared pursuant to the Department's authority
as Trustee Agency with jurisdiction over natural resources affected by the project (California
Environmental Quality Act, [CEQA] Guidelines § 15386) and pursuant to our authority as a
Responsible Agency under CEQA Guidelines section 15381 over those aspects of the proposed
project that come under the purview of the California Endangered Species Act (CESA: Fish and
Game Code § 2050 et seq.) and Fish and Game Code section 1600 et seq. The Department
also administers the Natural Community Conservation Planning (NCCP) program (DFG Code
Section 2800, et. seq.). The County of San Diego (County) participates in the NCCP program
by implementing the County’s Multiple Species Conservation Program (MSCP). The proposed
project is located within the boundaries of the draft North County MSCP Subarea Plan (SAP)
within the County in California.

The proposed project includes 12 parcels (209.3 acres) located north of Mount Whitney Road
and west of Country Club/Harmony Grove Drive in the Eden Valley portion of the San Dieguito
Community Planning Area of unincorporated San Diego County. The project consists of a
private gated residential development of 362 residential lots, 17 open space lots, and
easements of 109 acres, with preservation of both agriculture and native habitats. Proposed
minimum lot size ranges from 4,500 square feet in Neighborhood 1 to 7,000 square feet in
Neighborhoods 2 and 3. Typical surrounding lot sizes are 2 to 4 acres to the west and 1 acre to
the east. To the northeast are mobile home parks and to the north across La Moree are 5,000
square foot lots. To the south is the Harmony Grove Village Specific Plan, Planning Area 3,
which is planned for a density of just over one dwelling unit per acre and lot sizes of
approximately one-half acre. The Village boundary is located about one-quarter mile south of
nearby neighborhoods, and adjoins the southwestern edge of another neighborhood. As
proposed, the project site would be accessed from Hill Valley Drive, Mount Whitney Road, and
Country Club Drive. Consequently, offsite improvements on Country Club Drive may be
required. Proposed grading is 700,000 cubic yards of balanced cut and fill (average 3,500 cubic
yards per acre). The project would also include public multi-use trails, smaller private trails, an
equestrian staging area and park land. Water service would be provided by the Rincon del
Diablo Municipal Water District; the preferred option for sewer service is a wastewater treatment
plant operated by the County Sanitation District. If the Vallecitos Municipal Water District sewer

Conserving California’s Wildlife Since 1870

T ’
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Ms. Beth Ehsan

Department of Planning and Land Use, County of San Diego
July 18, 2013

Page 2 of 7

option is selected, an offsite sewer line extension would be required. The proposed fire service
provider is the San Marcos Fire Protection District.

The Department offers the following comments and recommendations to assist the County in
avoiding, minimizing, and adequately mitigating project related impacts to biological resources,
and to ensure that the project is consistent with ongoing regional habitat conservation planning
efforts.

Specific Comments

1.

Habitat, including coastal sage scrub (CSS), will likely be impacted by the project.
Therefore, the DEIR should discuss how loss of coastal sage scrub will be mitigated. I
impacts to CSS are proposed, the County would need to issue a habitat loss permit (HLP)
for the project. Wildlife Agency (U.S. Fish and Wildlife Service [Service] and Department)
are required to review and approve HLPs. For projects requiring HLPs, we recommend that
mitigation for CSS occur in the same planning unit (Harmony Grove) as the proposed
impacts. The DEIR should recommend the appropriate steps to initiate the process for
acquiring a 4 (d) interim Habitat Loss Pemmit from the Wildlife Agencies for any impacts to
CSS. Projects that result in impacts to sensitive habitat should also provide adequate
mitigation following the North County draft SAP and ensure adequate funding for long term
management of the mitigation site.

2. The project site is located north and/or adjacent to the Harmony Grove development project,

which was recently approved by the County (and required a HLP) and is currently under
construction. The Harmony Grove development project includes on-site as well as off-site
mitigation locations for upland and wetland impacts from that project. In some areas, the
proposed Valiano project would be located immediately adjacent or in proximity to on-site
mitigation areas for the Harmony Grove development project. The DEIR should analyze
and demonstrate that the proposed Valiano development project would not result in any
direct or indirect impacts to the mitigation areas located on the adjacent Harmony Grove
development project.

3. To enable the Department to adequately review and comment on the proposed project from

the standpoint of the protection of plants and wildlife, we recommend the DEIR include a
complete discussion of the purpose and need for, and description of, the proposed project,
including all staging areas and access routes to the construction and staging areas. The
DEIR should include any analysis of impacts to biological resources from any required
services (e.g., fire, sewer, water, drainage, etc.) that would be required for the project. All
areas on- and off-site needed for fuel clearing and fire access, water purveyance, sewerage
treatment (including any secondary or tertiary leach field or spreading areas), and drainage
should avoid/minimize impacts to biological resources to the extent practicable. Impacts
associated with these services should be contained within the development footprint.

Where impacts from construction, and operation and maintenance of these services/facilities
are unavoidable, then appropriate mitigation should be identified in the DEIR. As indicated
above, we recommend that all biological impacts from the project be mitigated within the
same North County MSCP planning unit as the proposed project (No.11, Harmony Grove).
The intent is to identify all potential immediate and long-term impacts related to providing fire
access and other necessary services for the project upfront, so areas identified for



Ms. Beth Ehsan

Department of Planning and Land Use, County of San Diego
July 18, 2013

Page 3 of 7

mitigation/open space are not later subject to additional impacts from required project
services.

. Itis also the policy of the Department to strongly emphasize avoidance and minimization of

impacts to jurisdictional wetland resources, including the conversion of wetlands to uplands.
Where unavoidable impacts to wetlands are proposed, the Department requires a “no net
loss” of either wetland habitat values or acreage. Development and conversion include but
are not limited to conversion to subsurface drains, placement of fill or building of structures
within the wetland, and channelization or removal of materials from the streambed. All
wetlands and watercourses, whether intermittent or perennial, should be retained and
provided with substantial setbacks which preserve the riparian and aquatic values and
maintain their value to on-site and off-site wildlife populations. Based on review of
information provided with the NOP, it appears that the project site may supports aquatic,
riparian, and wetland habitats; therefore, a jurisdictional delineation of the creeks and their
associated riparian habitats should be prepared and the results summarized and included in
the DEIR. The delineation should be conducted pursuant to the Service wetland definition
adopted by the Department.’ Please note that some wetland and riparian habitats subject to
the Department's authority may extend beyond the jurisdictional limits of the U.S. Army
Corps of Engineers. The DEIR should fully analyze all potential direct and indirect impacts
to wetland resources, including the identification of feasible mitigation measures to
adequately compensate for any unavoidable impacts. Where mature riparian areas and/or
movement corridors are proposed to be impacted, the mitigation identified in the DEIR must
compensate for the loss of function and value of that which is impacted. Replacing the
functions and values of mature riparian areas typically can take a substantial amount of time
and resources, therefore, we recommend that these areas be avoided with a minimum 100-
foot buffer, unless it is clearly demonstrated that there is no other feasible alternative.

5. The Department also has regulatory authority over activities in streams and/or lakes that will

divert or obstruct the natural flow, or change the bed, channel, or bank (which may include
associated riparian resources) of a river or stream, or use material from a streambed. For
any such activities, the project applicant (or “entity’) must provide written notification to the
Department pursuant to section 1600 et seq. of the Fish and Game Code. Based on this
and other information, the Department determines whether a Lake and Streambed Alteration
Agreement (LSA) with the applicant is required prior to conducting the proposed activities.
The Department'’s issuance of a LSA for a project that is subject to CEQA will require CEQA
compliance actions by the Department as a Responsible Agency. The Department as a
Responsible Agency under CEQA may consider the County’s Environmental Impact Report
for the project. To minimize additional requirements by the Department pursuant to section
1600 et seq. and/or under CEQA, the document should fully identify the potential impacts to
the stream or riparian resources and provide adequate avoidance, mitigation, monitoring
and reporting commitments for issuance of the LSA.2

! Cowardin, Lewis M., et al. 1979. Classification of Wetlands and Deepwater Habitats of the United
States. U.S. Department of the Interior, Fish and Wildlife Service.

2 A notification package for a LSA may be obtained by accessing the Department's web site at
www.wildlife.ca.gov/habcon/1600. '



Ms. Beth Ehsan

Department of Planning and Land Use, County of San Diego
July 18, 2013

Page 4 of 7

10.

The DEIR should fully discuss the project's consistency with existing regional conservation
planning efforts within the project area. These existing efforts include the North County
MSCP draft SAP which is located within planning unit 11 (Harmony Grove) in the County.
The Department recommends that any proposal to change, expand or develop new or more
intense uses in the project area be evaluated for consistency with the conservation planning
efforts that occur in the project area. For example, proposed development on this and other
properties within the planning area may have a direct/indirect and/or cumulative effect on
sensitive species, habitats, and wildlife movement.

. The Department recommends the DEIR include a range of feasible alternatives (including

the placement of buildings and landscaping) to ensure that altematives to the proposed
project are fully considered and evaluated and the alternatives should avoid or otherwise
minimize impacts to sensitive biological resources. Specific alternative locations should be
evaluated in areas with lower resource sensitivity where appropriate.

Native plants (endemic to the local area) should be used to the greatest extent feasible in
landscaped areas adjacent to and/or near mitigation/open space areas and/or
wetland/riparian areas. The applicant should not plant, seed, or otherwise introduce
invasive exotic plant species to landscaped areas adjacent and /or near native habitat
areas. The California Invasive Plant Council provides a list of exotic plants species
(Invasive Plant Inventory [Cal-IPC; http://www.cal-ipc.org/]), which should be avoided in
landscaped areas, included, but not limited to: pepper trees, pampas grass, fountain grass,
ice plant, myoporum, black locust, capeweed, tree of heaven, periwinkle, sweet alyssum,
English ivy, and French broom.

It is anticipated that the proposed project would result in increased traffic volumes on
highways and roads adjacent to the proposed project area. The DEIR should discuss any
direct and indirect impacts associated with the need to construct and maintain any road
improvements required to off-set increased traffic volumes resulting from the proposed
project. As part of the analysis, the DEIR should identify any on- and/or off-site impacts to
sensitive species or habitats (including wetlands/vernal pools) that would result from any
proposed road improvements associated with the project.

The proposed project would create a significant amount of earthwork/grading and other
ground disturbances. The DEIR should analyze the impacts that the project will have on
storm water quality and general hydrology in the surrounding area. The DEIR should
analyze the efficacy of Low Impact Development options to minimize storm water impacts
including: site layout with regard to sensitive resources and off-site native habitat; and the
use of pervious surfaces (crushed aggregate, turf block, unit pavers, pervious concrete and
asphalt) as alternatives to impervious surfaces.
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General Comments

1. The Department considers adverse impacts to a species protected by the CESA, for the
purposes of CEQA, to be significant without mitigation. As to CESA, take of any
endangered, threatened, or candidate species that results from the project is prohibited,
except as authorized by state law (Fish and Game Code, §§ 2080, 2085.) Consequently, if
the project, project construction, or any project-related activity during the life of the project
will result in take of a species designated as endangered or threatened, or a candidate for
listing under CESA, the Department recommends that the project proponent seek
appropriate take authorization under CESA prior to implementing the project. Appropriate
authorization from the Department may include an incidental take permit (ITP) or a
consistency determination in certain circumstances, among other options (Fish and Game
Code §§ 2080.1, 2081, subds. (b), (c)). Early consultation is encouraged, as significant
modification to a project and mitigation measures may be required in order to obtain a CESA
Permit. Revisions to the Fish and Game Code, effective January 1998, may require that the
Department issue a separate CEQA document for the issuance of an ITP unless the project
CEQA document addresses all project impacts to CESA-listed species and specifies a
mitigation monitoring and reporting program that will meet the requirements of an ITP. For
these reasons, biological mitigation monitoring and reporting proposals should be of
sufficient detail and resolution to satisfy the requirements for a CESA ITP.

Biological Resources within the Project's Area of Potential Effect

2. The DEIR should provide a complete assessment of the flora and fauna within and adjacent
to the project area, with particular emphasis upon identifying endangered, threatened,
sensitive, and locally unique species and sensitive habitats. The DEIR should include the
following information.

a. Per CEQA Guidelines, section 15125(c), information on the regional setting that is
critical to an assessment of environmental impacts, with special emphasis should be
placed on resources that are rare or unique to the region.

b. A thorough assessment of rare plants and rare natural communities, following the
Department's Protocols for Surveying and Evaluating Impacts to Special Status Native
Plant Populations and Natural Communities (see: http://www.wildlife.ca.gov/habcon/
plant/) (hard copy available on request).

c. A current inventory of the biological resources associated with each habitat type on site
and within the area of potential effect. The Department's California Natural Diversity
Data Base in Sacramento should be contacted at (916) 322-2493 or
www.wildlife.ca.gov/ biogeodata/ to obtain current information on any previously
reported sensitive species and habitat, including Significant Natural Areas identified
under Chapter 12 of the Fish and Game Code.

d. Aninventory of rare, threatened, and endangered, and other sensitive species on site
and within the area of potential effect. Species to be addressed should include all those
which meet the CEQA definition (see CEQA Guidelines, §15380). This should include
sensitive fish, wildlife, reptile, and amphibian species. Seasonal variations in use of the
project area should also be addressed. Focused species-specific surveys, conducted
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at the appropriate time of year and time of day when the sensitive species are active or
otherwise identifiable, are required. Acceptable species-specific survey procedures
should be developed in consultation with the Service and the Department.

Analyses of the Potential Project-Related Impacts on the Biological Resources

3. To provide a thorough discussion of direct, indirect, and cumulative impacts expected to
adversely affect biological resources, with specific measures to offset such impacts, the
following should be addressed in the DEIR.

a. A discussion of potential adverse impacts from lighting, noise, human activity, exotic
species, and drainage should also be included. The latter subject should address:
project-related changes on drainage patterns on and downstream of the project site; the
volume, velocity, and frequency of existing and post-project surface flows; poliuted
runoff; soil erosion and/or sedimentation in streams and water bodies; and post-project
fate of runoff from the project site. The discussions should also address the proximity of
the extraction activities to the water table, whether dewatering would be necessary, and
the potential resulting impacts on the habitat, if any, supported by the groundwater.
Mitigation measures proposed to alleviate such impacts should be included.

b. Discussions regarding indirect project impacts on biological resources, including
resources in nearby public lands, open space, adjacent natural habitats, riparian
ecosystems, and any designated and/or proposed or existing reserve lands (e.g.,
preserve lands associated with a NCCP). Impacts on, and maintenance of, wildlife
corridor/movement areas, including access to undisturbed habitats in adjacent areas,
should be fully evaluated in the DEIR.

¢. A cumulative effects analysis should be developed as described under CEQA
Guidelines, section 15130. General and specific plans, as well as past, present, and
anticipated future projects, should be analyzed relative to their impacts on similar plant
communities and wildlife habitats.

Mitigation for the Project-related Biological Impacts

4. The DEIR should include measures to fully avoid and otherwise protect Rare Natural
Communities from project-related impacts. The Department considers these communities
as threatened habitats having both regional and local significance.

5. For proposed preservation and/or restoration, the DEIR should include measures to
perpetually protect the targeted habitat values from direct and indirect negative impacts.
The objective should be to offset the project-induced qualitative and quantitative losses of
wildlife habitat values. Issues that should be addressed include restrictions on access,
proposed land dedications, monitoring and management programs, control of illegal
dumping, water pollution, increased human intrusion, etc.

6. The Department recommends that measures be taken to avoid project impacts to nesting
birds. Migratory nongame native bird species are protected by international treaty under the
Federal Migratory Bird Treaty Act (MBTA) of 1918 (50 C.F.R. Section10.13). Sections 3503,
3503.5, and 3513 of the California Fish and Game Code prohibit take of all birds and their
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active nests including raptors and other migratory nongame birds (as listed under the
Federal MBTA).

Proposed project activities (including, but not limited to, staging and disturbances to native
and nonnative vegetation, structures, and substrates) should occur outside of the avian
breeding season which generally runs from February 1- September 1 (as early as January 1
for some raptors) to avoid take of birds or their eggs.

Proposed project activities (including, but not limited to, staging and disturbances to native
and nonnative vegetation, structures, and substrates) should occur outside of the avian
breeding season to avoid take of birds or their eggs. If avoidance of the avian breeding
season is not feasible, the Department recommends surveys by a qualified biologist with
experience in conducting breeding bird surveys to detect protected native birds occurring in
suitable nesting habitat that is to be disturbed and (as access to adjacent areas allows) any
other such habitat within 300 feet of the disturbance area (within 500 feet for raptors).
Project personnel, including all contractors working on site, should be instructed on the
sensitivity of the area. Reductions in the nest buffer distance may be appropriate depending
on the avian species involved, ambient levels of human activity, screening vegetation, or
possibly other factors.

7. The Department generally does not support the use of relocation, salvage, and/or
transplantation as mitigation for impacts to rare, threatened, or endangered species.
Studies have shown that these efforts are experimental in nature and largely unsuccessful.

8. Plans for restoration and revegetation should be prepared by persons with expertise in
southern California ecosystems and native plant revegetation techniques. Each plan should
include, at a minimum: (a) the location of the mitigation site; (b) the plant species to be used,
container sizes, and seeding rates; (c) a schematic depicting the mitigation area; (d) planting
schedule; (e) a description of the irrigation methodology; (f) measures to control exotic
vegetation on site; (g) specific success criteria; (h) a detailed monitoring program; (i)
contingency measures should the success criteria not be met; and (j) identification of the
party responsible for meeting the success criteria and providing for conservation of the
mitigation site in perpetuity.

We appreciate the opportunity to comment on the referenced NOP for the County. Questions
regarding this letter and further coordination on these issues should be directed to Bryand Duke
at (858) 637-5511, Bryand.Duke@uwildlife.ca.gov) or Randy Rodriguez at (858) 467-4201,
Randy.Rodriguez@wildlife.ca.gov).

Sincerely,
“tBsey O) Cowrtriy

Betty Courtney
Environmental Program Manager
South Coast Region

cc: Michael Moreno, U.S. Fish and Wildlife Service
Scott Morgan, State Clearinghouse
Gail Sevrens, CDFW
David Mayer, CDFW
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July 8, 2013
11-SD-78
PM 1548
Valiano NOP
SCH 2013061042
Ms. Beth Ehsan
County of San Diego Planning
5510 Overland Ave. Suite 110
San Diego, CA 92123

Dear Ms. Ehsan:

The California Department of Transportation (Caltrans) has reviewed the Notice of Preparation
(NOP) for the Valiano project near State Route 78 (SR-78). Caltrans has the following
comments:

Traffic Study

A traffic impact study (TIS) is necessary to determine this proposed project’s near-term and
long-term impacts to the State facilities — existing and proposed — and to propose appropriate
mitigation measures. The study should use as a guideline the Caltrans Guide for the Preparation
of Traffic Impact Studies. Minimum contents of the traffic impact study are listed in Appendix
“A” of the TIS guide.

The Level of Service (LOS) for operating State highway facilities is based upon Measures of
Effectiveness (MOE) identified in the Highway Capacity Manual (HCM). Caltrans endeavors to
maintain a target LOS at the transition between LOS “C” and LOS “D” on State highway
facilities; however, Caltrans acknowledges that this may not always be feasible and recommends
that the lead agency consult with Caltrans to determine the appropriate target LOS. If an existing
State highway facility is operating at less than this target LOS, the existing MOE should be
maintained. In general, the region-wide goal for an acceptable LOS on all freeways, roadway
segments, and intersections is “D”. For undeveloped or not densely developed locations, the
goal may be to achieve LOS “C”.

All State-owned signalized intersections affected by this project should be analyzed using the
intersecting lane vehicle (ILV) procedure from the Caltrans Highway Design Manual, Topic 406,
page 400-21.

The geographic area examined in the traffic study should include as a minimum all regionally
significant arterial system segments and intersections, including State highway facilities where
the project will add over 100 peak hour trips. State highway facilities that are experiencing
noticeable delays should be analyzed in the scope of the traffic study for projects that add 50 to
100 peak hour trips.

“Caltrans improves mobility across California”
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A focused analysis may be required for project trips assigned to a State highway facility that is
experiencing significant delay, such as where traffic queues exceed ramp storage capacities. A
focused analysis may also be necessary if there is an increased risk of a potential traffic accident.

All freeway entrance and exit ramps where a proposed project will add a significant number of
peak-hour trips that may cause any traffic queues to exceed storage capacities should be
analyzed. If ramp metering is to occur, a ramp queue analysis for all nearby Caltrans metered
on-ramps is required to identify the delay to motorists using the on-ramps and the storage
necessary to accommodate the queuing. The effects of ramp metering should be analyzed in the
traffic study. For metered freeway ramps, LOS does not apply. However, ramp meter delays
above 15 minutes are considered excessive.

The data used in the TIS should not be more than 2 years old.

Caltrans endeavors that any direct and cumulative impacts to the State Highway System be
eliminated or reduced to a level of insignificance pursuant to the California Environmental
Quality Act (CEQA) and National Environmental Policy Act (NEPA) standards.

Mitigation measures to State facilities should be included in TIS. Mitigation identified in the
traffic study, subsequent environmental documents, and mitigation monitoring reports, should be
coordinated with Caltrans to identify and implement the appropriate mitigation. This includes
the actual implementation and collection of any “fair share” monies, as well as the appropriate
timing of the mitigation. Mitigation improvements should be compatible with Caltrans concepts.

The lead agency should monitor impacts to insure that roadway segments and intersections
remain at an acceptable LOS. Should the LOS reach unacceptable levels, the lead agency should
delay the issuance of building permits for any project until the appropriate impact mitigation is
implemented.

Mitigation conditioned as part of a local agency’s development approval for improvements to
State facilities can be implemented either through a Cooperative Agreement between Caltrans
and the lead agency, or by the project proponent entering into an agreement directly with
Caltrans for the mitigation. When that occurs, Caltrans will negotiate and execute a Traffic
Mitigation Agreement.

If you have any questions, please contact Roger Sanchez-Rangel of the Development Review
branch at (619) 688-6494.

Sincerely,

JACOB ARMSTRONG, Branch Chief
Development Review Branch

“Caltrans improves mobility across California”



Ehsan, Beth

From: Barbara Redlitz <Bredlitz@ci.escondido.ca.us> L OCAL
Sent: Tuesday, July 30, 2013 3:00 PM

To: Ehsan, Beth

Cc: Ed Domingue; Jay Petrek; Paul Keck

Subject: RE: County Referral - Valiano

Hi Beth,

Thanks for the quick response. In the interest of time, | am forwarding our brief comments via this email.

1. The project is inconsistent with the Estate | land use designation of the City’s General Plan, yet it proposes
densities typical of an urban development with full services. Since all of the project is within the City of
Escondido’s General Plan area, and the northern portion is within the Escondido Sphere of Influence, the EIR
should include analysis of the Escondido General Plan policies, particularly regarding land use and circulation.
The document should clarify whether an amendment to the Escondido Sphere of Influence (SOI) to detach the
property from the City’s SOl is included as part of the requested actions along with analysis of such an
amendment.

2. The project proposes a package plant for wastewater treatment. Such facilities are difficult and costly to
maintain. The City is concerned that the maintenance obligations will result in a future request for connection to
City services for development that exceeds the anticipated densities under the City’s recently adopted General
Plan; any such connection would require costly improvements and upgrades to the City’s facilities and collection
system. The project should include adequate and enforceable measures for the ongoing management and
funding of these maintenance responsibilities in perpetuity.

3. The project will introduce additional traffic affecting the City’s circulation system. The traffic analysis should
evaluate impacts to the City’s circulation system pursuant to the City’s Environmental Quality Regulations:
http://www.escondido.org/planning.aspx

Thank you for the opportunity to review the NOP. We look forward to receiving a copy of the Draft EIR when available.

Regards,

Barbara J. Redlitz, AICP

Director of Community Development
201 North Broadway

Escondido, CA 92025

(760) 839-4546 phone

(760) 839-4313 fax

bredlitz@escondido.org

From: Ehsan, Beth [mailto:Beth.Ehsan@sdcounty.ca.qov]
Sent: Monday, July 29, 2013 2:19 PM

To: Barbara Redlitz

Subject: RE: County Referral - Valiano

Hi Barbara,
Attached is the Tentative Map. The location map is on our website at http://www.sdcounty.ca.gov/pds/ceqa/SP-13-
001.html.




Note that the comment period ended on July 19" and we are reading through the comments now, so please get your
comments in as soon as you can.

Thanks,

Beth

From: Barbara Redlitz [mailto:Bredlitz@ci.escondido.ca.us]
Sent: Monday, July 29, 2013 11:14 AM

To: Ehsan, Beth

Subject: County Referral - Valiano

Hi Beth,
We received a copy of the NOP for this project. Can you please forward a location map and copy of the tentative map?
Thank you.

Barbara J. Redlitz, AICP

Director of Community Development
201 North Broadway

Escondido, CA 92025

(760) 839-4546 phone

(760) 839-4313 fax

bredlitz@escondido.org
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VALLECITOS WATER DISTRICT

A PUBLIC AGENCY
201 Vallecitos de Oro ®* San Marcos, California ®*92069-1453 Telephone (760) 744-0460

June 26, 2013

Beth Ehsan

County of San Diego

Planning & Development Services
5510 Overland Avenue, Suite 110
San Diego, CA 92123

RE: NOTICE OF PREPARATION OF AN ENVIRONMENTAL IMPACT REPORT (EIR)
PDS2013-SP-13-001, LOG NO. ER-13-08-002; VALIANO

General

The above referenced project is located outside of both the water and sewer service
boundaries of the Vallecitos Water District (District). Annexation into the water and/or
sewer service area would be required in order to obtain water and/or sewer service. After
annexation, service would be provided under the rules and regulations of the District, under
normal operating conditions after all required fees have been paid and all conditions of the
District have been satisfied. There are no existing District pipelines located within the
boundaries of the project.

The following information is provided for the water and sewer sections of the Initial Study:

XVIl._UTILITIES AND SERVICE SYSTEMS

b & c. Would the project require or result in the construction of new water or
wastewater treatment facilities or expansion of existing facilities, the
construction of which could cause significant environmental impacts?

As proposed, there is no impact to the Vallecitos Water District as the project is not
located within the District water or sewer service boundaries. If Vallecitos Water
District was to be requested to provide water and/or sewer service to the project, a
water and sewer study would be required to determine if service could be provided
and what impacts to District facilities could be expected. Annexation into the water
and/or sewer district would be required in order to obtain water and/or sewer
service.

FAX numbers by Department: Administration (760) 744-2738; Engineering (760) 744-3507; Finance (760) 744-5989;
Meadowlark Water Reclamation Facility (760) 744-2435; Operations/Maintenance (760) 744-5246
e-mail: vwd@vwd.org  http://www.vwd.org
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e. Would the project have sufficient water supplies available to serve the
project from existing entitlements and resources, or are new or expanded
entitlements needed?

As proposed, there is no impact to the Vallecitos Water District as the project is not
located within the water service boundary of the Vallecitos Water District. If
Vallecitos Water District was to be requested to provide water service to the project,
a water study would be required to determine if service could be provided and what
impacts to District facilities could be expected. Annexation into the water district
would be required in order to obtain water service.

f. Would the project result in the determination by the wastewater treatment
provider, which serves or may serve the project that it has inadequate
capacity to serve the project’s projected demand in addition to the provider’s
existing commitments?

As proposed, there is no impact to the Vallecitos Water District as the project is not
located within the sewer service boundary of the Vallecitos Water District. If
Vallecitos Water District was to be requested to provide sewer service to the project,
a sewer study would be required to determine if service could be provided and what
impacts to District facilities could be expected. Annexation into the sewer district
would be required in order to obtain sewer service.

Conclusion

This project is not located within the Vallecitos Water District service boundary for either
water or sewer service and the project has proposed obtaining water and sewer service
elsewhere. Therefore, it is anticipated that the project, as proposed, will not have an
impact on Vallecitos Water District. [f, at a later date, water and/or sewer service is
requested from the District, a water and sewer study would be required to determine if
service could be provided and to identify any impacts to the District. Annexation into the
water and/or sewer service area would be required.

This letter is issued for planning purposes only, and is not a representation, expressed or
implied, that the District will provide service at a future date. The Vallecitos Water District
relies one hundred percent on imported water supplies. Water may not be available at
the time the project is built. Commitments to provide service are made by the District
Board of Directors and are subject to compliance with District fees, charges, rules and
regulations.

M:Engineering\Common\Availability\Valiano Notice of Preparation of EIR 6-26-13.doc
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Sincerely,

VALLECITOS WATER DISTRICT

Eileen Koonce
Engineering Technician [l|

cc: Ken Gerdes, Director of Engineering and Operations
James Gumpel, Principal Engineer

M:\Engineering\Common\Availability\Valiano Notice of Preparation of EIR 6-26-13.doc
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County of San Diego

Department of Planning & Development Services
5510 Overland Avenue, Suite 110

San Diego, CA 92123

SUBJECT: Notice of Preparation of an Environmental Impact Report

for the Valiano Project (PDS2013-ER-13-08-002;
PDS2013-TM-5575)

Dear Ms. Ehsan,

Thank you for allowing the San Diego LAFCO to provide comments on
the above referenced project. LAFCO is responsible for encouraging the
efficient provision of public services and has purview over changes to
local government organization and any associated sphere of influence
actions. LAFCO is generally a responsible agency for environmental
review when jurisdictional changes and/or sphere of influence changes
are proposed. Therefore, we offer the following comments:

The proposed Valiano project territory is currently located within
the service area of the Rincon del Diablo Municipal Water District
(MWD) for water sewer service, and the San Marcos Fire
Protection District (FPD) for fire protection services. No changes
to these service arrangements are proposed.

The project description references two options for provision of
sewer services to the project area: the preferred option, involving
annexation to the San Diego County Sanitation District (SD) which
would operate an on-site wastewater treatment plant that would
be constructed with the project; or, annexation to the Vallecitos
Water District (WD) which would provide sewer service via an
offsite sewer line extension to the district's sewer system.

The proposed project area is not located within the respective
service areas or adopted spheres of influence for the San Diego
County SD or the Vallecitos WD. Accordingly, the project would
require LAFCO approvals of an amendment to the sphere of
influence and annexation to the service area for either of the
agencies identified in the proposed sewer service options.
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Because the proposed amendments to the subject agencies’ adopted spheres of
influence involve a substantial amount of territory, the agencies’ spheres may be
subject to a sphere review, and/or a comprehensive sphere update and
associated municipal service review prior to LAFCO consideration of the project’s
proposed jurisdictional changes.

As the proposed project requires LAFCO approvals for changes to local
governmental organization and/or adopted spheres of influence and associated
municipal service reviews, the San Diego LAFCO will be a responsible agency
for environmental review.

To ensure that the Environmental Impact Report (EIR) for the Valiano project will
be germane to LAFCO’s responsibilities as a responsible agency, the EIR for the
proposed project should include, at a minimum discussions of. all required
sphere of influence and jurisdictional changes, and associated sphere of
influence and municipal service reviews; identification of existing and proposed
infrastructure and capacities necessary to extend municipal services to the
project area; existing and proposed land use designations; identification of any
adjacent disadvantaged unincorporated communities and their needs and
deficiencies for fire protection, sewer, and water services; and, the project's
compliance with LAFCO statutes and policies related to preservation of prime
agricultural and open space lands.

Should you have any questions, or if San Diego LAFCO may be of any further
assistance, please contact me at (858) 614-7788.

Sincerely,

ROBERT BARRY, AICP
Local Governmental Analyst

RB:ra



Ehsan, Beth

From: Smith, Oliver [oliver.smith@philips.com] NON- PROFIT
Sent: Saturday, July 13, 2013 4:54 PM

To: Ehsan, Beth

Cc: J Arsivaud; Lael Montgomery

Subject: Input on DEIR for Valiano Project

Beth,

As | noted during public speaking at the meeting DPDS held on Wednesday July 10, 2013 regarding the Valiano Project, |
am concerned that the traffic study did not specifically include traffic counts and impacts due to the Harmony Grove
Village project. The Harmony Grove Village project that has been approved by the county calls for 742 dwelling units
and is adjacent to the Valiano project. The Harmony Grove Village project is currently being built, so needs to be
included in the Valiano analysis at full build out.

I would also like to raise a concern with the high number of cul de sacs with limited overall egress points, emergency or
otherwise. | realize that the requirements on a limited number of isolated homes at the end of a long access road in a
rural area are different than for other property configurations, but Valiano is a large scale (362 dwelling unit) project so
should by necessity be held to a higher standard.

Oliver J. Smith
Chair
Valley Center Community Planning Group

The information contained in this message may be confidential and legally protected under applicable law. The message is intended solely for the addressee(s). If
you are not the intended recipient, you are hereby notified that any use, forwarding, dissemination, or reproduction of this message is strictly prohibited and may
be unlawful. If you are not the intended recipient, please contact the sender by return e-mail and destroy all copies of the original message.




Ehsan, Beth

From: Doug Dill <doug.dill@att.net>

Sent: Friday, July 19, 2013 10:02 AM

To: Wardlaw, Mark

Cc: Ehsan, Beth; Loy, Maggie A; Sibbet, David

Subject: NOP comments letter for Valiano - PDS2013-SP-13-001

Mark Wardlaw, Director

Planning and Development Services
County of San Diego

5510 Overland Drive

San Diego, CA. 92123

Dear Mr. Wardlaw,

The San Dieguito Planning Group appreciates the opportunity to comment on the Notice of Preparation for the
Environmental Impact Report for Valiano/Eden Hills Project; PDS2013-SP-13-001, PDS2013-GPA-13-001, PDS2013-STP-
13-003, PDS2013-TM-5575, PDS2013-REZ-13-001, PDS2013-ER-12-08-002.

Project Alternative:
A plan that follows the Community Plan and current zoning should be included as one of the alternatives.
Project Description:

The description of the project does not describe the adjacent communities accurately or they’ve been left off
completely. None of the communities in the unincorporated area have been mentioned (Harmony Grove and Eden
Valley). Many of these adjacent communities are very rural/estate rural in nature, including the San Marcos community
of Coronado Hills located immediately to the west. There are rural commercial operations (equestrian facilities)
adjacent to the project site and these descriptions should be included.

Calculation for allowed density does not correspond to current zoning. This should be addressed for accuracy based on
the current zoning.

Neighborhood 5 is not in the sphere of influence of Escondido.
The location of the Village Limit Line is incorrectly indicated on the maps and description.

This project is proposed to be located in a valley that is approximately 3 miles long and a mile wide. Both the
communities of Eden Valley and Harmony Grove lie within the valley that is constrained by hills to the east and west that
rise above the valley floor several hundred feet.

Aesthetics:

The visual impact of this proposed suburban community dropped into the middle of rural properties is significant. What
is proposed to buffer these homes from the lesser dense properties? This project has significant visual impacts from
every direction of the Valley and mitigation for this impact needs to be adequately addressed.

A gated community located in a rural residential community and is not consistent with character of the surrounding
community.



How would the sewage treatment plant, an industrial facility, be buffered against existing and proposed residential lots?

The communities of Harmony Grove and Eden Valley are “dark skies” communities. How will the project align with this
standard?

Description of the valley and elevation changes from the valley floor to the surrounding hills to the east and west should
be included. This project will be visible from almost every public point on the valley. How will the project mitigate for
this condition?

Agricultural:
How will the project mitigate for loss of significant agricultural acreage?

If the onsite sewage treatment plant is intended to irrigate the remaining avocado groves will the water quality (salt
content) be at a level that will sustain the grove?

Air Quality:

There are several times per year that weather in this constrained valley creates a significant inversion layer trapping
pollutants in the valley. How will the project address the increase in pollutants due to traffic increases and fire places in
the valley as well as during the construction phase?

Will the air quality impacts be calculated on a cumulative basis with the build out of the adjacent Harmony Grove Village
project in mind (742 homes)?

Located in the 2700 block of Country Club Dr. is a private child day care facility. This site qualifies as a sensitive receptor
and should be addressed in the EIR.

Building of the sewage treatment plant brings three systems within a near radius of each other. What are the
cumulative impacts for the addition of this plant to the neighboring plants?

Biological Resources:

The site appears to be potentially occupied by several species of concern and is part of an established regional wildlife
corridor. While the project indicates that over 50% of the site will be preserved as open space, wildlife corridors appear
to not exist in the proposed development pattern. The proposed development pattern should be evaluated for impact
to wildlife corridors both local and migratory.

It appears to that a significant area of dedicated open space is “backyard open space”. Typically, backyard open space
becomes problematic to home owners for issues of fire safety and privacy, and often loses its habitat and open space
value. How will the integrity of the open space be protected with so much of it being backyard open space?

There appear to be several oak riparian/wetland areas on the project site. One such area, in neighborhood 3, is under
mitigation order for previous impacts by the former property owner who illegally removed protected oak trees. The
project as proposed appears to create incursions into some of these areas. This previously ordered mitigation needs to
be satisfied before any additional construction, as well as study how the new construction affects this mitigation.

Cultural Resources:



The site appears to contain several significant archeological sites, including one site that may contain human
remains. Should a full archeological survey be conducted of the site prior to project construction and how will these
sensitive sites be properly protected in the long term?

Geology and Soils:

It appears that there may be seismic active zones in the southern end of this valley approximately a mile from the
southern end of this project. This should be studied for potential impacts to proposed residences in this project that
would be built on fill which could lead to significant liquefaction in a major seismic event.

Also noted in the NOP is the presence of soils with moderate or severe erodibility ratings. This may have both on site
and off site impacts to proposed and existing residences.

Incidents of high water tables in heavy rains have resulted in soils liquefying under the weight of service vehicles in the
past near neighborhood 3. This condition may limit the available area for development.

Greenhouse Gas Emissions:

This project is a 362 home project that is not served by transit (located over a mile from the entrance to the project) and
will create over 3000 ADT’s. How will the project account for the additional greenhouse gas emissions created by the
additional vehicle trips in this constrained valley?

Cumulative effects from the build out of Harmony Grove Village should also be considered for the accumulative effect.
Hazards and Hazardous Materials:

A significant part of this project site has been under agricultural operations for several decades. What fertilizers and
chemicals could exist in the onsite soils from this operation?

The protection for the public with a privately run sewage treatment plant should be addressed — specifically in the case
of failure.

As mentioned in an earlier section, a private child day care facility exists in the 2700 block of Country Club Dr.
Hydrology and Water Quality:

It is presumed that the presence of an onsite package sewer treatment plant represents onsite use of treated/recycled
water for open space and common area irrigation. This same situation will exist in the adjacent 742 home Harmony
Grove Village project. The cumulative impacts of both projects should be studied as it relates to ground water quality,
effects on nearby wells in the valley, and potential water quality impacts to the Escondido Creek and nearby tributaries.

The proximity of the water treatment plant is close to the Escondido Creek and its tributaries. What safety measures
will be implemented to protect the creek in case of accident or breakdown of the plant?

Several upland tributaries to Escondido Creek exist on the project site. The proposed project appears to create
incursions into these tributaries potentially creating water quality and hydrological issues downstream. How will the
project mitigate for these impacts?

The proposed use of treated water from the treatment plant is to use for irrigation, particularly of the avocado
trees. Will there be proper monitoring of the quality of this water to preserve the avocado groves (these fruit trees are
very sensitive to sodium and treated water typically is heavy with sodium)?

3



Land Use and Planning:

The communities of Harmony Grove and Eden Valley engaged PDS over ten years ago in an intensive planning process in
which the layout of Harmony Grove Village (742 homes) was designed, cooperatively, to limit suburban and urban
densities beyond the Village Limit Line created by the Harmony Grove Village project and was resoundingly supported by
not only PDS but the Board of Supervisors as well. This project represents a distinct departure from that plan. How will
this affect future community relations with DPS in the area of planning and land use?

The rural versus suburban representative balance is in jeopardy with clustering of this project. How will this be
mitigated to maintain this important representative balance?

Noise:

The properties in the existing community are large agricultural and equestrian properties. The impacts during
construction will significantly impact the animals and these operations. How will the applicant assist the neighbors to
protect their animals and the safety of those using these animals?

Public Services/Safety:

Fire and emergency routes need to be carefully studied and created, especially for Area 5, which is isolated from the
emergency routes of the remainder of the project.

The fire buffer between the sensitive impact areas and the development of the houses has not been addressed. How
will they protect these homes from fire?

Transportation/Traffic:

Cumulative impacts to traffic that include the development of this project will be significant. Downgrading of Country
Club Drive, Harmony Grove Road, Elfin Forest Road in the Circulation Element, the double-tracking of the Sprinter line at
Mission Road and Nordahl Rd., and the long term delay of the extension of Citracado Parkway will impact the traffic
patterns and all these circumstances need to be included in the traffic studies with mitigation and infrastructure steps
be developed.

Traffic impacts should be studied on a cumulative basis, including anticipated traffic from the adjacent Harmony Grove
Village project (742 homes).

Sincerely,

Douglas Dill
Vice-Chair/Seat 15
San Dieguito Planning Group



FRIENDS OF EDEN VALLEY FOR
RESPONSIBLE DEVELOPMENT

www- FriendsOfEdenValley-com

July 19, 2013

Ms. Beth Ehsan

County of San Diego

Planning & Development Services
5510 Overland Avenue, Suite 110
San Diego, California 92123

Re: Response to Notice of Preparation (NOP) for EIR 13-08-002.

Dear Ms. Ehsan:

Thank you for giving Friends of Eden Valley for Responsible Development (FEV) an opportunity
to comment on the Notice of Preparation request for a 362-Unit residential subdivision. The Eden
Valley Community, north of Harmony Grove, is a rural residential character with large lots and
equestrian uses. The population of Harmony Grove is expected to increase dramatically as the
Harmony Grove Village development pattern is built out. Eden Valley and Harmony Grove is
concerned about the ability to keep its rural voice.

Currently, there is continual pressure to put higher density residential this area beyond what is
allowed by the General Plan Land Use Map. Several 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
negotiated with County Staff and approved by the BOS in August 2011. FEV are not opposed to
growth consistent with the existing General Plan. However, development proposed that would
involve a higher density than the approved General Plan is not supported, and would be a
significant impact to the community.

In preparation of the Environmental Impact Report for the project identified above, please
consider the following areas of concern in the environmental review document:

Project Alternative:

Please consider an alternative project plan that considers what could be done without a GPA. A
plan that follows the current General Plan, zoning and community plan could reduce land use
impacts, and would eliminate much of the widespread opposition from the local residents and
other groups. We request an analysis to determine the current maximum number of dwellings
possible under the current General Plan, and that be considered as an alternative project.




Response to NOP

EIR 13-08-002
Page 2 of 7

Project Description:

The project description provided in the NOP is inaccurate. It references mobile homes parks and
5,000 square foot lots off La Moree Drive that are not directly adjacent to the site, and the project
site does not provide any access to those features off La Moree Drive. Rather, land uses directly:
adjacent to the project site are low-density at one and two lot minimum in most instances, which
large animal keeping and agricultural usage. The proposed neighborhoods 1-4 are within the
community of Eden Valley, which is situated in a north-south running valley, along the base of the
Coronado Hills to the west, and intersecting Harmony Grove to the south. Eden Valley is nestled
between the cities of Escondido and San Marcos, and is within the City of Escondido’s sphere of
influence boundaries. This small valley is isolated by the topography of the surrounding hills, and
is rural and equestrian in character with 1 and 2 acre minimum lots. A two lane, tree lined street
is the only access to Eden Valley. Residents here value open space, quiet, dark nighttime skies,
low traffic volume, equestrian trails and access to the abundant wildlife that flourishes in this
beautiful rural environment lending to it's name...Eden Valley.

Landform/Aesthetics:

The amount of landform modification for the proposed hillside lots on the western portion of the
subdivision should be reduced. Lot layout should conform with the natural terrain. Slopes should
typically be graded at a 2:1 ratio, and undulated to give a natural appearance. All slopes should
be landscaped with a mixture of trees, shrubs, and ground cover PRIOR to occupancy of the first
building. Residences should be architecturally compatible with each other and the surrounding
neighborhood.

This valley has multiple existing creek tributaries to the Escondido Creek starting at TWO
locations at the North end of the Eden Valley located near Hill Valley Drive. Both of those
tributaries wander south through private properties, with an existing flood channel located on
Eden Valley Lane, which then flows south to Mt Whitney Drive, and through the proposed
neighborhood 5 of this project. This directly connects into the feature that will be restored which
travels through the Harmony Grove Village project. Please address any potential impacts of ALL
the tributaries within the Eden Valley area.

All of Eden Valley has a Dark Sky policy, yet the NOP states that there will be LESS THAN
SIGNIFICANT IMPACT in section D: Create a new source of substantial light or glare, which
would adversely affect day or NIGHT TIME views in the area? Please revise this and address
any potential direct and indirect impacts in the environmental document.

Properties directly to the west of the project are designated as very-low residential with large
animal keeping. The proposed hillside lots on the western portion of the subdivision are much
smaller in size, and do not provide an adequate transition in lot size from very-low density in the
west, to higher density to the east. In addition, are the proposed lot sizes bordering existing
homes consistent with other planned residential developments within the area?



Response to NOP
EIR 13-08-002
Page 3 of 7

Within the Landscape Specific Plan (17-11) it appears that the planting will be of a different
“theme” than the already established neighborhood. Please clarify what the Valiano theme is and
why it will be different from the existing area plantings.

Agriculture and Forestry Resources
According to a State farmland map, it appears the site is considered “unique farmland”. How will
the project mitigate for loss of these unique farmlands?

Air Quality
The NOP states that the project involves a GPA that would result in approximately 125 additional

residences (an increase from 237 to 362 units). How did the 237 units number come into
existence?

The cumulative impact of project construction emissions needs to be evaluated in the context of
other construction projects in the area. Additionally, the overlap between construction and
operational emissions needs to be accounted for as well.

How will the substantial pollutant concentrations during construction affect the many horses and
outdoor workers directly in the area?

Biological Resources
The project states that over 50% of the site be preserved as Open Space. Please define what
kind of open space this refers to, as much of the designated “open space” is within the backyards
of the proposed lots. What are the proposed setback variances that should be put in place to
avoid encroachment of proposed homeowners who may feel that they “own” their land and can
do with it as they see fit.

The proposed projects tentative maps appear to isolate areas of biological importance and do not
provide any wildlife corridors. This will have a major impact on the animal life and potentially
create an increase road kill rate as animals move between the biological areas. This could also
potentially increase human/wildlife contact. There is an existing wildlife corridor from the west
onto the proposed neighborhood 3. As an example, eliminated lots 234-240 and 136-146 would
allow this are which serves as an existing and functioning wildlife corridor to remain accessible to
the oak/ripirain area.

The project site contains multiple unique topographies, ecosystems and natural characteristics of
our County. We believe these are fragile, irreplaceable resources that are vital to the general
welfare of all residents. As such, we request that special controls on development be established
for all areas within this project that contain wetlands, floodplains, steep slopes, sensitive
biological habitats, and prehistoric and historic sites. Present methods adopted by the County
must guarantee the preservation of these sensitive lands on and around this development. To
protect theses sensitive lands and prevent their degradation and loss, we request a detailed
Resource Protection Study for this entire site.



Response to NOP
EIR 13-08-002
Page 4 of 7

Throughout the project there are many area specified with RPO setbacks. These setbacks are
established to protect the oak riparian wetland areas, yet within the RPO setbacks there appears
to be multiple project lots, roads and grading areas. Please clearly identify the “Wetland Buffers"
which are lands that provide a buffer area of an appropriate size to protect the environmental and
functional habitat values of the wetland, or which are integrally important in supporting the full
range of the wetland and adjacent upland biological community. Please determine the
appropriate buffer widths, which should be 50 to 200 feet from the edge of the wetland as
appropriate based on the above factors. Where oak woodland occurs adjacent to the wetland, the
wetland buffer shall include the entirety of the oak habitat. The proposed development pattern
should be evaluated for impacts to the RPO setbacks and fuel management easements.

Within neighborhood 3, the current RPO setback line does not appear to include all of the area
that is under mitigation order for previous impacts by the former owner. Please clearly define the
entire area that is included under mitigation order, along with associated RPO setbacks and fuel
management easements.

Within the Oak Riparian Wetland area of neighborhood 3, there is mandate to the previous property owner
in place, which indicates that onsite re-vegetation and enhancement is to be conducted. Please ensure the
proposed re-vegetation and enhancement takes place, but it should NOT be used toward the mitigation
requirements for this project, as it is a pre-existing condition of that parcel.

Throughout the development site we have noted:

>> "Mature Riparian Woodland": A grouping of oak trees having substantial biological value,
where at least ten of the trees have a diameter of six inches or greater.

>>"Native Vegetation": Vegetation composed of plants which originated, developed, or were
produced naturally in the San Diego region and were not introduced directly or indirectly by
humans. Native vegetation may be found in but is not limited to marshes, native grasslands,
coastal/inland sage scrub, woodlands, and forests.

>>"Riparian Habitat": An environment associated with the banks and other land adjacent to
freshwater bodies, rivers, streams, creeks, estuaries, and other surface-emergent aquifers (such
as springs, seeps, and oases). Riparian habitat is characterized by plant and animal communities
which require high soil moisture conditions maintained by transported freshwater in excess of that
otherwise available through local precipitation.

>>"Sensitive Habitat Lands": Land which supports unique vegetation communities, or the habitats
of rare or endangered species or sub-species of animals or plants as defined by Section 15380 of
the State California Environmental Quality Act (CEQA) Guidelines (14 Cal. Admin. Code Section
15000 et seq.), including the area which is necessary to support a viable population of any of the
above species in perpetuity, or which is critical to the proper functioning of a balanced natural
ecosystem or which serves as a functioning wildlife corridor.

Please address the potential impacts and mitigation regarding each of these bullet points in the
environmental documents.



Response to NOP
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Geology and Soils

As noted in the NOP, there is the presence of soils with moderate or severe erodibility ratings.
This may have both on site and off site impacts to proposed and existing residences. The existing
private dirt easement on the North side of neighborhood 3 is a low point in that part of the Valley,
and even with the slightest rain, soils washes away needing continual maintenance to keep it
passable. Excess water from the wetland area in proposed neighborhood 3 is know to drain onto
this off site easement.

There is a vary high water table in Eden Valley. Previous moderate to heavy rains have resulted
in soils liquefying on the existing access road north of proposed neighborhood 3. You could
literally see the ground move like a slow wave under foot, and numerous large service vehicles
have sunk into the road.

It appears that a large portion of the proposed homes will be elevated, changing the current
topography and drainage of the greater area. What is proposed to buffer the existing homes located
in or adjacent to any "Floodplain" or “Floodplain Frindge” area which are relatively flat areas of low
lands adjoining and including the channel of a river, stream watercourse, or other body of water which
is subject to inundation by the flood waters of the 100 year frequency flood as shown on floodplain

maps approved by the Board of Supervisors.

Hydrology and Water Quality

According to Rincon del Diablo water district there is one of the largest natural aquifers located
under our valley. How will the proposed grading, added street surfaces and other building items
associated with this project affect the natural aquifer and it's ability to refill. This should be studied
for potential impacts. Any blasting that will be performed during the grading phase should be
studied to ensure it will not harm the existing aquifer under the valley, or the many wells in
located in Eden Valley.

Land Use and Planning
This project will physically divide AND isolate the established community.

This project will conflict with all applicable land use plans, policies and regulation of any agency
with jurisdiction over the project INCLUDING the General Plan, Specific Plan, and zoning
ordinance



Response to NOP
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Access (20-2) the NOP refers to “unnamed private road easement (north of Surrey Lane — a
private road.” The Huston Ranch Road is a private dirt road with MAJOR drainage and erosion
issues as well liqguefaction issues directly related to parcel 232-492-01. This road is not a publicly
maintained, 40’ wide easement. It is maintained by two current residents with our tractor at
Huston Ranch. We are unaware of an easement which been granted for the benefit and use of
the subject property. Please clarify this.

Preliminary Grading Plans (23-4) the NOP refers to “private unnamed easement road” slated for
road improvement with grading plans. The Huston Ranch Rd is a private road and any road
improvements must be agreed to by the current residents of this road prior to improvements.

Noise

The established community is equestrian in nature. Horses are sound and movement sensitive
with an innate “flight” response to such items. During construction, what kinds of safety
precautions will be set into place for the many people who work directly with horses in the overall
area. The valley is small with topography constraints that produce a rather loud echo throughout
the area.

Population and Housing
What cumulative growth inducing effects an/or impacts will result from bringing the non-existing
infrastructure into our Valley?

Public Services
The western portion of Hill Valley Drive appears to be too steep for the safety of vehicles and
emergency trucks.

Transportation and Traffic
Please include the HGV projects full build out traffic numbers in the CEQA baseline, and not just
existing traffic.

The Citracado extension was an essential part of the HGV projects traffic plan, hence with this
proposed development. If this extension is substantially delayed or is never completed, what
alternate infrastructure steps will be developed to alleviate this issue?

As Country Club Drive will have a substantial cumulative increase in traffic due to this project, a
sight distance study should be prepared for the intersections of ALL existing off-site private road
easement used by 3 or more homes for health and safety issues.

How will the additional traffic from this development impact health and safety issues for Palomar
Hospital with added congestion from the intersection of Country Club Drive to the 78 freeway?

The traffic study show note that although the posted speed limit is 45mph on Country Club Drive
at Hill Valley, it is also posted as a Traffic Calming area , as well as posted Equestrian useage.
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EIR 13-08-002
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Please notify the Friends of Eden Valley for Responsible Development when the environmental
document is available for public review and future public hearings. If you have any questions,
please contact me at 858-735-0550

Sincerely,

Janean Huston, Co-Chair

Friends Of Eden Valley for Responsible Development
1023 Country Club Drive

Escondido, CA 92029



Environmental Review Committee

% San Diego County Archaeological Society, Inc.
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o 25 June 2013

To: Ms. Beth Ehsan
Department of Planning and Development Services
County of San Diego
5510 Overland Avenue, Suite 110
San Diego, California 92123

Subject: Notice of Preparation of a Draft Environmental Impact Report

Valiano
PDS2013-SP-13-001, Log No. ER-13-08-002

Dear Ms. Ehsan:

Thank you for the Notice of Preparation for the subject project, received by this Society
last week.

We are pleased to note the inclusion of cultural resources in the list of subject areas to be
addressed in the DEIR, and look forward to reviewing it during the upcoming public
comment period. To that end, please include us in the distribution of the DEIR, and also
provide us with a copy of the cultural resources technical report(s).

SDCAS appreciates being included in the County's environmental review process for this
project.

Sincerely,

> e

es W. Royle, Jr., Ch rson
Environmental Review Committee

cc: SDCAS President
File

P.O. Box 81106 San Diego, CA 92138-1106 (858) 538-0935



2013 Board Members:

Bonnie Baumgartner, Chair

E_ [fin r; orest Jacquelinc Arsivaud—f)cnjamin, Vice-Chair
H armony G rove May Mcintjcs, Treasurer
Town Council Mark Shields, Secretary

Keeping 11 Runral

Sandra Bartsch
Jan Dcnny
20223 Elfin Forest Road Nancy Goodrich
H: Amy Molenaar
Eltin Forest, CA 92029 gl

Melanie Fa"on, At-Large Member
July 18, 2013

Mark Wardlaw, Director

County of San Diego

Planning and Development Services
5510 Overland Avenue, Suite 310
San Diego, CA 93123

RE: Response to NOP for EIR for the Valiano Project - PDS2013-SP013-001, LOG No ER-13-08-002
Mr. Wardlaw,

The Elfin Forest Harmony Grove Town Council appreciates the opportunity to comment on the Notice of
preparation of an Environmental Impact Report for the project referenced above.

Portions of the project are located within our boundaries (Neighborhood 5). In addition, the project
directly contravenes both the letter of our community plan, and the spirit in which the larger community,
including Eden Valley, negotiated in good faith with the then Department of Planning and Land Use over
several years of planning for increased density in our valley. The key element of the compromise reached
was a Village Development Pattern, enclosed within a Village Limit Line, which added 742 dwellings to
our enlarged community of about 700 at the time. The VDP ensured the highest density was located in
the center of the village, with increasingly larger lots towards the Village Limit Line, in order to blend as
well as possible within the surrounding rural arca of multi-acre lots, several being equestrian estates. This
proposed GPA would add urban densities outside of the Village Limit Line, and transform buffer areas
between the urban density and existing rural residences into high density residential. We are very
concerned about the impact of this potential breach of trust of our agreed overall planning scheme for the
valley.

From an overall planning perspective, this backfill clustered housing project could result in checkerboard
development, which contravenes the adopted goals and maps of the General Plan.

Project Alternative:

We respectfully request that one of the alternatives analyzed be a project feasible without the need for a
GPA, but instead under the recently approved General Plan and associated Community plan. As part of
that analysis this alternative should determine the current maximum number of dwelling units possible
under the current GP.

Project Description

The project description does not accurately describe its immediate surroundings.
*  Description of Harmony Grove, which Neighborhood 5 is located in, is completely missing.



The equestrian commercial operations in Harmony Grove and Eden Valley are not mentioned at
all

Reference is made for example to a mobile home park, which is actually in the City of San
Marcos over a mile away from the project site, and separated from the site and the community of
Eden Valley by several one- and two-acre lots.

The community of Eden Valley to the East of the site is comprised of large estate lots from one to
20 acres, not “one acre”, nor “5,000 square foot lots to the North”. Those lots are in the city of
San Marcos beyond avocado groves on steep hills without any connection to the proposed site.
The Village Boundary Line is not “one-quarter mile south of Neighborhoods One and Two”.
Neighborhood One (and Neighborhood 5) appear to be situated ON the boundary line.

Traffic Impact Analysis:

1.

Baseline calculation: Since CEQA requires that the baseline be defined for comparing impacts,
we request that baseline to include the full build-out of the adjacent Harmony Grove Village
project, since it will likely be completed before Valiano would be built.

Impact of Citracado Parkway extension delay (or possible abandonment): The TIA states that the
Citracado extension will be completed by 2015. The Union Tribune noted in its June 24, 2013
issue that the City of Escondido has announced start of construction will not start as planned this
year (see

Director of Public Works is on record stating that instead of the 2015 planned opening, which
was assumed in the Traffic Impact Analysis for HGV, it will now be "eight years" until that road
is completed. The Valiano TIA needs to be redone to reflect the impact of non-completion
within at least 8 years.

Restating of past baseline to calculate cumulative impact: Related to that last point, we request
that the results of the traffic analysis of the HGV ADTs used to calculate cumulative traffic, if
used, be based on a REVISION of the approved Harmony Grove Village EIR traffic study from
2007, to take into account this material change on the ground. At the time, it was contemplated a
majority of traffic would exit the project towards the new Citracado extension, but now the
assumptions need to be corrected to reflect the new reality that this extension may not be built for
8 years, if ever, according to the relevant agency, the City of Escondido.

Temporary impacts due to timing of improvements such as, but not limited to, the Citracado
extension, should be fully analyzed and mitigated.

Changes to the status of existing roads: Country Club Drive (designed to handle only 4,500
ADTs) and Kuana Laua are non Mobility Element roads since the Public Facilities Element was
eliminated as part of the General Plan. They are at risk of being added back to the Mobility
Element Plan due to the added project traffic which would lead to deficient LOS by 2035. This is
another example of a past compromise we ask the Department to honor: while accepting a
doubling in housing density and a severe traffic impact from HGV, we also worked to downgrade
not only these two roads to Minor Collectors, but also Harmony Grove Road and Elfin Forest
Road. This took years of cooperation and collaboration with the developer, the Department of
Public Works, DPLU, and the community. A GPA of the magnitude proposed, especially when
combined with the change in planned improvements in Escondido, could jeopardize years of good
faith collaboration, and result in these roads needing to be reclassified to accommodate the
additional traffic impact.

Impact of road improvements on community character: The FPP from San Marcos Fire
Department requires several local rural roads to be improved to DPW road standard, and their
own minimum is 24’ wide. This will affect community character for existing residents (Mt




Whitney Road, Eden Valley Lane, and Hill Valley Drive). Policy CM-2.3.1 of the approved
Harmony Grove Community Plan states “restrict local public roads to two lane, undivided,
curving streets”. In addition, the San Dieguito Community Plan Circulation Policy 2 states “road
alignment shall minimize the necessity of altering the landscape by following the contours of the
existing, natural topography thus enhancing scenic vistas”. Circulation Policy 6 also states
”Classification of Mobility element Roads should reflect the low intensity land uses adopted in
the San Dieguito Community plan”.

Health and Safety Impacts:

1. Evacuations: Existing and future residents alike could be facing a dangerous situation in an
emergency such as a mass evacuation due to a wildfire or an earthquake. The Law Enforcement
comments in the Scoping Letter stated: “The limited roadway access points may be cause for
future concern in the event that mass evacuations are required for say, a wildfire”. Improving the
current roads may not be sufficient to allow the existing residents with their horse trailers to
evacuate on time once the HGV project is fully built-out, especially with Citracado extension off
the map, and a doubling of the Sprinter line schedule, which creates a bottleneck for evacuation to
the North. The EIR should evaluate worst case conditions at full build-out without Citracado to
evaluate whether current and future residents of HGV and Valiano could safely evacuate on
Country Club and/or Harmony Grove Road. The most useful analysis would determine a
maximum number of dwellings in the valley to allow for safe egress in case of emergency
evacuation. Prevailing winds and past fire emergencies patterns should be modeled, to determine
the wisdom of adding potentially over 1,000 people in a bottlenecked valley already at the
wildland - urban interface.

2. Building in a flood plain: Several proposed neighborhoods, including Neighborhood 5, are
proposed to be raised out of the flood plain to build homes above it; what will be the impact on
neighboring residences in the event of a flood? The area already floods regularly without
modifying the drainage patterns. Where will the displaced water drain to? What will be the
aesthetic and visual impact from the local public roads and residences?

3. High number of cul de sacs with limited overall egress points. The proposed design could be
problematic in case of emergency evacuation.

4. Neighborhood 5 isolated from emergency routes of remainder of project. Should Country Club
Drive be affected by the emergency (such as a wildfire or other catastrophic event from that
direction), how will residents be able to evacuate safely?

Dark Skies Policy Impacts:
The San Dieguito Community Plan Dark Skies Policy 1 states that “In general, outdoor lighting (...) must
not be visible from any adjoining property or street”. How will a development of 362 homes in the

middle of a rural valley, with some homes stepped up the hillside, others raised above existing residences,
be able to meet that requirement?

Cultural Resources Impacts:

The Fines Historic Complex needs to be tested to make a determination of significance.

Geology and Soils:

We believe the statement on page 18 of the Environmental Checklist Form may be inaccurate: “The

project (...) will not alter existing drainage patterns; is not located in a floodplain, wetland or significant
drainage feature”. The EIR should analyze whether raising Neighborhood 5 and other areas above current



residences to situate it above the flood plain will result in drainage or other related issues for surrounding
properties.

Biological Resources:

The San Marcos FD FPP calls for 150’ fuel modification zone “from all sides of all structures”. How will
this be accomplished with the planned layout without affecting the biological resources onsite? Will there
be any biological open space left onsite with this requirement at the proposed density?

Community Character and Community Plan conformance:

The proposed project detracts from the existing community character with small lot sizes, higher
residential density, destruction of wildlife corridors, and lack of space for equestrian uses within the lots.
As designed it also destroys the existing and essential buffering function of the project site itself. The EIR
should analyze the following impacts:

1. Buffers: The Harmony Grove Community plan Policy LU 2.1.4 requires “an open space buffer
between urban areas and rural community to preserve character of unincorporated community”.
The Neighborhood 5 property was supposed to provide that buffer between HGV and the rural
community. The highest density is now planned in that former buffer zone. Please analyze
impacts on community character.

2. Greenbelt: General Plan Policy LU 2.5 promotes the use of greenbelts to define communities “to
reinforce the identity of individual communities”. Staff notes “the project site appears as a green
belt between San Marcos and Eden Valley”. The proposed onsite open space will not function as
a green belt because a) it is within a gated community and b) it adds 362 homes into a green belt,
which by definition is free of high density.

3. Lot size: The current project design does not meet the Harmony Grove Community plan Policy
LU-1.5.1: “Require minimum lot size of 2 actes outside the Village Boundary (...)”. As stated
above in “alternative project”, the EIR should evaluate the impact of developing within current
General Plan guidelines.

4. Animal keeping: The current project design also violates HGCP Policy LU-1.5.3 “Provide for lot
sizes that will permit residents to keep market and leisure animals on their property”.

Thank you for the opportunity to comment.

Sincerely,

Jacqueline Arsivaud, Vice-Chair

CC: Beth Ehsan, Maggie Loy
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