
• 14.4 acres of landscaped areas

• A  4.2 acre active public recreational park

• 359 acres (70%) of preserved open space.

• A 10,000 sq. ft. on-site fire station

The project area would be accessed by a central entry 

road that would be constructed north of SR 76.  An 

all-way traffic signal would be installed at the 

intersection.  The project would also make frontage 

improvements to the existing 120-foot wide Pala 

Road/SR 76 easement.  These would include widening 

the existing 24-foot wide pavement to 52 feet, two 12-

foot wide drive lanes, a 12-foot wide painted center 

median, and 8-foot wide shoulders that also include a 

painted bike lane in each direction.  Additionally, a 

350-foot long and 12-foot wide 

acceleration/deceleration lane is proposed adjacent to 

the project’s main entry.  

Earthwork quantities for on-site development are 

anticipated to consist of a balanced cut-and-fill and 

the project would be implemented in phases.   The 

key aspect of the phasing plan for the SPA is the 

provision of water, sewer, and fire protection 

services to support the land uses.  Nine (9) subareas 

are defined through allocated dwelling units which 

have been coordinated with the necessary 

infrastructure and facility improvements.  Required 

improvements include water storage reservoir, water 

pipelines, sewer pump station, public and private 

roadways, drainage improvements, and private and 

public park facilities.  

Rainbow Municipal Water District will be providing 

the required potable and fire protection water supply 

to the SPA. The District has provided a water

availability letter, which provides specific conditions 

for the provision of required facilities and 

infrastructure to convey water to the SPA.  Please 

refer to Appendix A, for the Water Availability 

Letter and associated conditions for further details.    

The Project would include one water reservoir tanks in 

the northeastern portion of the site, and it would 

connect to an existing water line in Jeremy Way 

northeast of the project site.  

The project area is within County Service Area (CSA) 

135 as well as the sphere of influence of the North 

County Fire Protection District (NCFPD) (See Figure 

1-6 - CSA 135 Boundary Map).  A 10,000 square foot

fire station will be constructed at the southwestern 

portion of the site adjacent to the project main entry 

and transferred to SDCFA.  Final design and layout of

the station will be subject to the approval of the San 

Diego County Fire Authority (SDCFA).  To meet fire

safety requirements, two emergency access roads are 

proposed on the eastern and western site boundaries, 

also accessible from SR 76.  Fuel modification zones 

will also be included adjacent to the development 

areas, outside of the biological open space to be 

preserved. Upon completion of this facility SDCFA

will be able to provide the necessary fire protection for 

the SPA consistent with the required response time.  

Please see Appendix A for the Fire Availability Letter.     
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Project Objectives  

The project objectives are summarized as follows: 

• Contribute to the jobs/ housing balance within the

community by providing single and multi

dwelling units for a variety of age groups, family

sizes and income ranges, while promoting a safe

and pleasant living environment.

• Assist in the implementation of AB 32 and SB

375 to address global warming by establishing a

sustainable community and reducing miles

traveled through linking housing and employment

in close proximity.

• Coordinate with regional open space planning

efforts to implement regional open space goals

and objectives by preserving areas of sensitive

habitat and critical corridor linkages on-site,

along with providing equestrian and hiking trails

within the project boundaries.

• Establish land use compatibility with the existing

and planned residential communities through

cohesive land use/open space planning,

comprehensive site planning and design

guidelines.

• Contribute to public safety and services by

providing necessary public and private facilities,

services, and infrastructure, in addition to

providing funding of specific safety

improvements in relation to SR-76.

• Establish adequate fire service for the area by

coordinating the construction of a fire station on

or near the project site.

• Require permanent preservation and maintenance

of natural open space areas.

• Promote a project that will ensure the financial

feasibility of the proposed development

• Create convenient public and private active

recreational facilities to encourage social

gatherings, a healthy living environment and an

enhanced sense of community both within the

SPA and surrounding area.
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Chapter 2 

Physical Setting 

2.1  LOCATION 

The SPA is located in the northern portion of San 

Diego County.  The area is five miles east of 

northbound Interstate 15, approximately 40 miles 

north of the City of San Diego, in the northwest 

corner of the intersection of Pala Road (State Route 

76) and Pala Temecula Road.  The Pala Band of

Mission Indians Reservation lies north, south and east 

of SPA, with the Pala Casino Resort and Spa located 

directly southeast.  Mostly agricultural areas are 

located along the western and southern boundary of 

the site (Figure 1-2, Vicinity Map & Figure 1-3, 

Subregional Context Map).  

The project site consists of approximately 513.5-

acres. The project area is situated between two bodies 

of flowing water on both sides.  Gomez Creek runs 

through the western portion of the SPA, and Pala 

Creek traverses through the eastern side.  

2.2 PHYSICAL FEATURES 

The SPA is characterized by diverse topography with 

elevation ranging 350 feet to 1,000 feet above mean 

sea level.  The northern portion of the SPA is 

generally depicted as moderately to steeply sloped. 

The area contains a variety of vegetation types, 

including Chaparral and Coastal Sage Scrub, as well 

as habitats supporting a wide range of sensitive  

plants and animals.  The southern portion of the SPA  

is relatively flat and presently contains structures, 

orchards, an unnamed intermittent stream as well as a 

network of unimproved roads. Gomez Creek parallels 

the SPA, flowing vertically along the western side of 

the proposed project and eventually convergences 

with the San Luis Rey River further south. Pala Creek 

traverses the northeastern corner of the SPA (Figure 

2-1 Physical Features Map). 

2.3 SPECIFIC PLAN 

SUBAREAS 

For specific planning purposes, the SPA is described 

through several planning districts or subareas.  The 

specific plan subareas (I-IX) are utilized to provide 

specific criteria and standards for planned open space 

preservation, development of residential 

neighborhoods, and additions/improvements of 

facilities.  These nine (9) subareas define distinct 

residential neighborhoods consistent with the diverse 

geography of the SPA and proposed residential 

density allocations. Figure 2-2, SPA Subareas, 

depicts the location of the subareas and existing 

parcels.  The SPA is currently comprised of seven (7) 

existing parcels.  

2.4 EXISTING LAND USES 

Specific Plan Area  

Currently, the 513.5-acre SPA consists of both 

undeveloped and improved areas.  The undeveloped 

areas are located in the northern and eastern portions 

of the site while the improved areas are more  
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centrally located to the south and west.  The 

improved areas, comprising approximately 117.6-

acres or 23% of the site, consist of agricultural and 

ranch facilities, as well as disturbed land. The 

developed ranch facilities include “Warner Ranch” 

Quarter Horses equestrian facility, stables, equipment 

and feed garages, an arena, an office and residences. 

Agricultural areas include pastures, two citrus 

orchards and two avocado orchards. In addition, 

asphalt roads extend throughout the ranch and 

orchards.    

Surrounding Areas 

Land uses directly surrounding the SPA to the west 

and south are agricultural and undeveloped lands. 

Land uses to the north, east and southeast of the SPA 

consist of the Pala Band of Mission Indians 

Reservation.  The Pala Band of Mission Indians has 

been funding and building homes exclusively for 

tribal members located within the Reservation.  In 

early 2004, a new tribal department called the Pala 

Housing Authority was formed in order to provide 

continued housing and assisted loan programs.  That 

same year, the Pala Housing Authority began 

designing new home plans, ranging from 3-bedroom 

to 5-bedroom homes and measuring approximately 

3,000 square feet in size. Several new homes have 

been completed since then.  In addition, the Pala 

Housing Authority has begun the planning and 

building of small master-planned communities in an 

attempt to ultimately ensure housing for every Tribe 

member.  The Pala community also includes schools, 

commercial uses and facilities and services that are 

open to the public, such as a convenience store and 

gas station, the Pala Learning Center, Cupa Cultural 

Center and Pala Casino Resort and Spa. 

The Pala Casino Resort and Spa is located southeast 

of the project site and contains on-site facilities for 

numerous amenities such as shopping, a day spa, 

golfing, dining, entertainment, a resort hotel, and a 

small commercial center.  The Pala Resort also 

includes roughly 589 hotel rooms ranging from 

approximately 500 to 1,000 square feet in size.  The 

Pala Casino Resort and Spa facilities have recently 

undergone a major renovation and expansion, which 

created parking structures further to the west, towards 

the SPA.    

Other existing and planned uses located in the 

surrounding area include Pala Raceway, Pala 

Wastewater Treatment Plant, Pala Shooting Range, 

proposed Gregory Canyon Landfill, proposed 

Rosemary’s Quarry and proposed SDG&E Substation 

Expansion.  Please see Chapter 4, Surrounding Land 

Use, for further details.   

Project Design 

The SPA is designed to accommodate a variety of 

residential dwelling units located in the central 

southern portion of the area, with a density designator 

of 1.52 dwelling units per acre.  The Specific Plan 

designates a total of 385.4 acres or 75 % of the entire 

project site is for recreational, aesthetic and 

biological open space areas and uses.  The centrally 

located private community recreational park would 

accommodate a 4-acre clubhouse and pool.  The total 

amount of private parks and landscaping proposed 

throughout the SPA is approximately 18 acres.  A 4.2 

acre public park is located along the frontage of the 

specific plan which includes grassy field areas 

intended for active recreational uses, a playground, 

barbeque pits and paved walking areas.  
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Approximately 359 acres within the SPA are 

designated as permanent open space to be a part of 

the regional open space preserve and corridor system, 

which translates to approximately 70% of the project 

site.  Access to the SPA is provided from a primary 

central location along SR-76.  

Specific Plan Chapters 2-6:  Physical Setting, Design 

Influence, Land Use Plan, Public Facilities and 

Infrastructure, and Physical Development address 

policy issues.  Each element contains a description of 

existing conditions, the intent and/or effect of the 

Specific Plan and the goals, objectives and policies 

that implement the element.  Chapter 7:

Implementation identifies required permits and 

phasing.  Chapter 8 Public Facilities and Financing 

entails the Implementation and Administration of the 

Specific Plan.  Chapter 9 General Plan Analysis is a 

comprehensive analysis of the Warner Ranch Specific 

Plan consistency with the applicable goals and 

policies of the San Diego County General Plan.  

///// 
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Chapter 3 

Design Influences 

3.1 EXISTING CONDITIONS 

This Specific Plan has been formulated as a “resource 

based” plan, by developing a comprehensive 

environmental inventory of the SPA at the initial 

stages of the specific planning effort.  This inventory 

indicated the existence of significant biological and 

visual resources including sensitive habitats, 

endangered species, rare plants, flood prone areas and 

steep slopes within the SPA.  The existing significant 

environmental resources in the SPA are summarized 

as follows:   

Biological Resources 

The SPA contains eleven (11) habitat types 

predominantly coastal sage scrub and southern mixed 

chaparral, with smaller portions of coast live oak 

woodland, southern cactus scrub, scrub oak chaparral, 

grasslands, mule fat scrub, coast live oak riparian 

forest, southern cottonwood willow riparian forest 

and sycamore alluvial riparian woodland.  The 

detailed descriptions and distribution of these habitat 

types are presented in the Biological Resources 

Report, to be provided as an appendix to the Warner 

Ranch Environmental Impact Report (EIR), available 

at the County of San Diego, Department of Planning 

and Land Use (DPLU).  

Contiguous Open Space Resources 

The sensitive lands in the SPA are an integral 

component of several open space and wildlife 

corridors in the region. The State of California, in 

cooperation with County of San Diego and 

incorporated cities, is attempting to protect critical 

habitats as part of Natural Community Conservation 

Planning (NCCP).  The NCCP identifies and provides 

for the regional or area wide protection of plants, 

animals and their habitats. Furthermore, the program 

provides for the protection of a series of viable 

regional habitat preserves and connecting corridors to 

ensure long-term viability of endangered and 

threatened species and their habitat. 

The SPA is located within San Diego’s Draft North 

County Multiple Species Conservation Program 

(NCMSCP) Subarea Plan, which is a part of NCCP’s 

subregional planning efforts.  The Draft NCMSCP 

covers the northwestern portion of the unincorporated 

area of the County.  The planning area includes lands 

above the Lake Hodges area, west of Rancho Santa 

Fe, east towards Ramona, and continuing north to the 

Riverside County border; this includes the project site 

in the Pala and Pauma Valley area.  The significant 

wildlife to be found in the Draft NCMSCP area 

includes Stephen’s Kangaroo Rat, Arroyo Toad, 

Quino Checkerspot Butterfly, Grasshopper Sparrow 

and coastal California Gnatcatcher.  

The SPA is also located within the Proposed Pre-

Approved Mitigation Area (PAMA). A PAMA is an 

area identified by the Wildlife Agencies for high 

biological value in which conservation will be  

encouraged. The preservation of the sensitive 

biological areas will be included into the Specific 

Plan to continue protection of the habitat areas within 

the SPA.  This objective not only maintains future 

regional planning options, but also establishes the 

proposed open space preserve within the SPA as a 
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critical building block for the preparation of regional 

habitat protection plans.  

During the SPA planning process, Federal, State and 

County resource agencies were actively consulted to 

address regional habitat protection uses, pursuant to 

the preparation of a Biological Resources Study, and 

protocol surveys of the SPA.  The Specific Plan land 

use, specifically the location and extent of the 

planned open space preserve within the SPA has been 

closely coordinated with the Wildlife Agencies. 

Cultural Resources 

A project specific Cultural Resource Report has been 

prepared for the entire SPA.  The report identifies a 

total of 5 cultural resource sites in the SPA.  Three of 

the sites are not significant under CEQA and the 

remaining two are subject to additional studies and 

testing. Mitigation measures for site CA-SDI4503H, 

recommend subsurface testing and studies by a 

qualified historical archaeologist as well as the 

submittal and approval of a plan to identify any 

subsurface deposits.  Subsurface deposits encountered 

shall be mapped and manually excavated in 

accordance to professional standards. 

Visual Resources 

The project site had been designed to provide visual 

and noise buffers in the form of landscaping and park 

areas along the frontage of the project site.  A 

comprehensive Land Use Compatibility & Visual 

Analysis has been prepared and included as part of 

the EIR for this project.  

100-Year Floodplain 

The County of San Diego Department of Public 

Works (DPW) Flood Control Division has delineated 

the 100-year floodplain and floodway for the San 

Luis Rey River (FIRM Panel 501 of 2375, dated June 

19th, 1997).  This map also illustrates Gomez Creek, 

which is not located within the 100-year flood plain, 

although a portion of the creek is located in an area of 

500-year flood.  The County has adopted two 

ordinances that address development/land use in 

floodplains:  the Flood Damage Prevention Ordinance 

and the Resource Protection Ordinance.  Although the 

project site is not located within the 100-year 

floodplain/floodway, the County ordinances have 

been closely reviewed and incorporated within the 

project design criteria.   

Additionally, a Preliminary Drainage Study and 

Stormwater Management Plan including the recently 

instituted hydro-modification requirements have been 

prepared.  These studies analyze the pre-development 

and post-development conditions to ensure that there 

are no significant impacts to hydrological or mineral 

resources from additional runoff generated from the 

development of the SPA at various development 

phases and build out. 

Resource Conservation Areas 

The Conservation Element of the County’s General 

Plan identifies environmentally sensitive areas as 

Resource Conservation Areas (RCAs).  A biological 

RCA designation is applied to an area, which 

supports sensitive biological resources such as 

sensitive habitats, plants, and animal species.  The 

proposed project site is located near the San Luis Rey 

River, an RCA site.  The San Luis Rey River includes 

large patches of Riparian woodland vegetation. 

According to the Conservation Element of the Pala 

Pauma Subregional Plan, the primary resource is the 
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perennial San Luis Rey River and its spectacular 

rocky gorge.  There are no RCA sites within the 

project area.  

Steep Slopes 

Resource Protection Ordinance (RPO) defines steep 

slope lands as those having a slope with natural 

gradient of 25% or greater and a minimum rise of 50 

feet, unless said land has been substantially disturbed 

by previous legal grading.  Slopes are often 

associated with high quality biological and visual 

resources.  These lands can also be subject to 

landslides and wildfire hazards and are difficult to 

serve with infrastructure and public services.   As part 

of the initial resource inventory stage of the Specific 

Plan process, a slope analysis was prepared, 

identifying various slope categories in the SPA.   The 

slope map was used extensively to determine suitable 

developmendt locations, by minimizing development 

encroachment into the steep slopes and preserving 

significant slopes.  Approximately, 87% of all steep 

slopes (as defined by RPO) in the SPA are within the  

Open Space land use designation and will be 

preserved for conservation and permanent protection.  

The remaining slopes are isolated throughout the 

project site and are situated within private open space 

easements in lots 253, 254, 256-260 and lots 428-430 

(See Figure 3-1 Isolated RPO Slopes). 

3.2 CONSERVATION & OPEN 

SPACE PLAN 

In order to create an environmentally viable SPA, the 

initial stages of the Specific Plan development 

involved an intensive and comprehensive 

environmental survey.  As discussed above, the 

various environmental resources such as biological, 

wildlife corridors, visual, floodplains and steep slopes 

were mapped and incorporated in the project design. 

As part of the implementation of the Specific Plan 

approximately 359 acres or 70% of the SPA will be 

preserved as permanent Open Space.   

The SPA identifies an open space network to be 

established through dedication of open space 

easements and/or dedication of land to the County or 

a conservator agency through the discretionary permit 

process; please refer to Figure 3-2, Conservation and 

Open Space Plan.  The provision of the open space 

network is consistent with the goals and objectives of 

the General Plan, including the Regional Land Use 

Element, the Conservation and Open Space Element, 

and the Pala Pauma Subregional Plan.  The location 

and extent of the open space areas are also based on 

the goals and objectives of the regional open space 

planning efforts  

such as the Draft NCMSCP, County Park Lands 

Dedication Ordinance and County Regional and 

Community Trails plan.  The Open Space category 

identifies environmentally sensitive lands designated 

permanent open space protection. Open space 

easements are required by the preserve system.  The 

open space conservation easements are to be 

dedicated to the County of San Diego and California 

Department of Fish and Game 

The ownership of the proposed open space preserve 

is required to be transferred to a habitat management 

agency, with the exception of privately owned lands 

that contain conservation easements.  The private 

Open Space areas are not to be disturbed by any uses 

except as identified on the Specific Plan such as a 

vehicular river crossing, trails and essential public 

facilities.  All fire protection related brush 
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management zones are excluded from the open space 

calculations.   

Habitat Management 

As stated above, the Specific Plan policies require 

dedication of all planned open space areas to a habitat 

management agency acceptable to the County, State, 

and Federal wildlife agencies.  As a result, the 

preparation of a Habitat Management Plan is required 

to address ongoing management and maintenance of 

the preserved open space consistent with County 

requirements.  The Habitat Management Plan will be 

prepared prior to project approval and ongoing 

management costs will be the responsibility of the 

developer.  

3.3 CONSERVATION & OPEN 

SPACE GOAL, OBJECTIVES, AND 

POLICIES 

Goal 

Conserve significant environmental resources 

including but not limited to wetlands, coastal sage 

scrub, wildlife corridors, visual resources, 

floodplains, steep slopes, and significant headwaters.   

Objective CO-1:  Protect Open Space areas 

(Figure 3-1, Conservation and Open Space Plan) 

in their natural state while permitting limited 

compatible use of the open space areas.   

Policies 

CO-1.1 Prior to approval of Final or Parcel Maps, 

issuance of grading permits or improvement plans in 

lieu of grading permits, and prior to vesting any other 

discretionary permit, a Habitat Management Plan 

(HMP) shall be prepared for the proposed project to 

the satisfaction of the Director of PDS.  The HMP 

shall be prepared by a qualified biologist and shall 

specify the terms and conditions of the open space in 

conjunction with the wording addressed in the FEIR  

CO-1.2 Prior to approval of, or concurrently with, 

Final or Parcel Maps, issuance of grading permits and 

improvement plans in lieu of grading permits, or prior 

to vesting any other discretionary permit, within the 

subject property, Open Space areas shall be granted 

as permanent open space easements.  The land 

designated as open space by Specific Plan shall be 

dedicated in fee title to the County or to a habitat 

management agency acceptable to the Director of 

PDS with the exception of the required conservation 

easements within residential subareas.   

Objective CO-2:  Conserve the scenic qualities 

of the Gomez Creek and Pala Creek in the SPA.   

Policy 

CO-2.1 Residential development areas shall avoid 

steep sloped lands as much as possible.  

Objective CO-3:  Minimize encroachment into 

steep slope lands, while protecting significant 

regional open space corridors and optimizing 

preserve design 

CO-1.3 Open Space areas shall be zoned with the 

S88 Open Space Use Regulation; building type, lot 

size and density designators that permit no residential 

development. 
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Policy 

CO-4.1: Implementing discretionary projects shall 

conform to the Resource Protection Ordinance and 

Board of Supervisors Policy I-73, Hillside 

Development Policy, as applicable. 

 /// 
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Chapter 4 

Land Use Plan 

4.1 EXISTING CONDITIONS 

General Plan Land Use Element 

As a result of the 2020 General Plan Update process 

the project area was placed in Special Study Area 

(SSA) to allow for a focused land use planning 

analysis “to determine the most compatible and 

consistent land uses for the property”.  

The County's General Plan defines a Specific Plan 

Area (SPA) as an area designated on the map of a 

Community Plan, which requires more detailed 

planning prior to development.  Land within this 

designation typically has environmental constraints 

or unique land use concerns that require special land 

use and/or design controls 

Pala/ Pauma Subregional Plan 

The SPA is located in the northern portion of the 

Pala/ Pauma Subregional Plan Area.  Within this 

Subregion, there are large areas of potentially 

developable land, in addition to agricultural land, 

resource conservation areas and various housing and 

commercial developments including those located 

within the Pala Band of Mission Indians Reservation 

and Pauma Indian Reservation.  The Subregional 

Plan land use policies reflect the support of orderly 

and planned growth as needs arise and essential 

services, such as water, sewer, fire protection, and 

schools are made available. The plan also encourages 

the provision of acreage for local and regional parks.   

As a result of the 2020 General Plan Update process 

the project area was placed in Special Study Area 

(SSA) to allow for a focused land use planning 

analysis “to determine the most compatible and 

consistent land uses for the property”.  This analysis 

includes a Feasibility Study, Infrastructure Study and 

Land/Use Community Character Study. 

Existing Land Use within the SPA 

Currently, the SPA includes both undeveloped and 

improved areas.  The undeveloped areas are all 

located in the northern portions of the site.  Improved 

areas, consisting of agriculture and ranch facilities, 

are more centrally located in the southern portion of 

the site.   

Development onsite includes the “Warner Ranch” 

Quarter Horses equestrian facility and associated 

ranch facilities such as an office, stables, and arena, 

equipment and feed garages, and irrigation supplies. 

The agricultural areas consist of two avocado 

orchards located to the west, two citrus orchards 

located in the south central portion of the site, and 

surrounding pastures.  There are a few existing 

residences located adjacent to the orchards and 

pastures, as well as a main house and garage. There 

are also existing asphalt roads crossing through the 

agricultural and ranch areas.  Gomez Creek traverses 

the central-western portion of the SPA and Pala 

Creek flows along the eastern most segment of the 

area (See Figure 2-1 Physical Features Map).  

Surrounding Land Use 

Surrounding land uses currently include residential 

development, various commercial uses, sand mining 

operations, agricultural lands and undeveloped areas. 

Land directly to the north and northeast of the site is 
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currently undeveloped.  Agricultural uses and an a 

100-unit Recreational Vehicle Park exist to the south.  

The Pala Band of Mission Indians Reservation lies 

directly to the north, east and south of the SPA.  Pala 

Village is located immediately east of the SPA 

comprised of a historic development pattern that 

consists of civic, religious, cultural, commercial, 

administrative, and residential areas served by sewer 

and water services.   

The existing neighborhoods have been growing since 

establishment of the Pala Mission in the early 19th 

Century at various densities and lot sizes, ranging 

from 3,000 sq. ft. to 6,000 sq. ft. lots sizes with a 

density range of 6-12 units per acre.  Pala Village 

also includes schools, fire protection services, water 

and sewer services, and various recreational and 

commercial land uses such as a shooting range and a 

motocross raceway.   The village also includes 

facilities and services that are open to the public, 

such as Pala Casino Resort and Spa, convenience 

store, gas station, RV Park, Pala Learning Center, 

Cupa Cultural Center and Pala Mission. (Figure 4-1, 

Subregional Context Map).  

The Pala Casino Resort and Spa contains numerous 

amenities in addition to the casino, such as shopping, 

day spa, golfing, dining, entertainment, and a small 

commercial center.  The resort includes roughly 589 

rooms ranging from approximately 500 to 1,000 

square feet in size.  The Casino’s facilities and 

parking areas have recently undergone a major 

renovation and expansion.  The main level casino 

was extended at the front and west sides, resulting in 

an increase of approximately 68,300 square feet of 

interior space.  The spa was remodeled to achieve an 

increase in treatment rooms, locker rooms, lounge 

spaces and the pool area.  The parking expansion 

accommodated approximately 1,930 new spaces,  

located in new parking structures to the north and 

west of existing structures.  And lastly, 

approximately 30,000 square feet of administrative 

offices and storage space were added. 

The Pala Wastewater Treatment Plant is located on 

approximately 1.8 acres east of the SPA.  The 

treatment plant is undergoing a rehabilitation project, 

including the construction of 9,630 additional feet of 

sewer line and a single lift station.  The plant 

currently serves about 160 of the 425 homes located 

on the nearby reservation land.  The rehabilitation 

project would allow connection to approximately 50 

additional residents that are currently on septic.  

Pala Raceway, a 240-acre Mega Motocross Raceway, 

is a project east of the SPA. More specifically, the 

Pala Raceway site is located approximately 1.5 miles  

east of the SPA and features 12 professionally 

designed tracks, 300 campsites, a clubhouse, a 

restaurant, a three-acre fishing pond, a BMX track, 

and a bike wash for all park visitors  

The Pala Shooting Range, operated by the North 

County Shootist Association (NCSA), is located off 

of State Route 76, approximately 5 miles east of 

Interstate 5.  The shooting range includes a variety of 

shooting venues only open to club members invited 

guests.  The facility provides opportunities for 

practice and recreational shooting, with shooting 

matches held on the weekends. Other planned 

developments surrounding the project area include 

the Gregory Canyon Landfill, SDG&E’s substation 

expansion, Rosemary’s Quarry and offsite road 

improvements of State Route 76, in association
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with the Pala Casino expansion project.  The 

proposed Gregory Canyon Landfill (GCLF) is to be 

located on Highway 76, approximately 3 miles east 

of Interstate 15 and 2 miles southwest of the Pala 

community.  The site is adjacent to the San Luis Rey 

River and lies along the western slope of Gregory 

Mountain. The GCLF encompasses approximately 

1,770 acres, of which approximately 308 acres will 

be used for overall landfill activities, including 

stockpile areas, ancillary facilities, and access road 

and refuse disposal.  The proposed project will be 

permitted as a Class III landfill.   

Land Use Suitability 

Based on the findings of various studies including, 

steep slopes, biology, floodplain and drainage, visual 

sensitivity, cultural resources, major wildlife 

corridors, and existing infrastructure and facilities, a 

land use suitability analysis was conducted.  This 

analysis was used to guide the development of the 

SPA.  The proposed land use designations and 

density allocations are developed with consideration 

of this suitability analysis to ensure consistent and 

compatible development, as well as preservation of 

environmental resources within the SPA. 

4.2 LAND USE PLAN 

The SPA is designed to be compatible with 

surrounding land uses, to contribute to the 

community’s job housing balance and to preserve 

sensitive lands, biological   resources, and   scenic 

areas.  The extent and density of proposed land uses 

within the SPA are shown on the Specific Plan Map,  

Figure 4-2 (a larger scale version is attached as part 

of this document).   

To facilitate planning for the geographically diverse 

site, the SPA was divided into nine (9) 

subareas/phasing (see Figure 2-2, SPA Subareas and 

Existing Parcels Map). 

The SPA land uses are designated as: Open Space, 

Recreational and Aesthetic Open Space, Residential 

and Utilities.  A land use breakdown is shown in 

Table 4.1 Land Use Table.  These planned land use 

designations are intended to be implemented through 

various discretionary permits as described in the 

Development Program of the Specific Plan (Chapter 

8).  The land use designations are described as 

follows:   

Open Space 

The Open Space land use designation is identified as 

those lands suitable for conservation and permanent 

protection of environmental resources with no 

development allowed except for a vehicular river 

crossing, essential infrastructure and public facilities, 

and trails.  Approximately 359 acres or 70% of the 

SPA is designated as an open space preserve. The 

ownership of these lands shall be dedicated to a 

habitat management agency acceptable to the County 

and California Department of Fish and Game, and all 

open space easements are required to be dedicated to 

County, State, and Federal wildlife agencies, as 

deemed appropriate. 

Recreational and Aesthetic Open Space 

Recreational and Aesthetic Open Space areas are 

those lands suitable for passive and active 

recreational uses.  The specific plan designates a total 

of approximately 26.31 acres of land for recreational 

and aesthetic open space, consisting of a 4.23-acre 

public park, 14.38 acres of landscaping and 

4-3



 Chapter 4  Land Use Plan Warner Ranch Specific Plan                    
Shapouri & Associates        SP06-002  

approximately 7.7 acres of private clubhouse and 

neighborhood parks. 

The private park areas and landscaping are situated 

so as to create a buffer between the residential 

development and preserved open space, as well as to 

provide recreational amenities exclusively intended 

for residents of the SPA.  The largest of the private 

parks contains several amenities and facilities, such 

as a clubhouse and a community pool.  The private 

park areas will be owned and maintained by the 

Homeowners Association. 

The 4.23-acre public park is designed to meet the 

criteria of the County of San Diego Department of 

Parks and Recreation and Park Land Dedication 

Ordinance (PLDO).  This public park runs along the 

frontage and main entry road of the SPA and includes 

several active recreational facilities such as a grassy 

field areas, playground, barbeque pits and walking 

trail.  

Residential 

The Specific Plan provides for a maximum of 780 

dwelling units, with an overall Density Designator of 

1.52 dwelling units per acre over the entire SPA.  The 

dwelling unit allocation and arrangement of 

residential use types are based on land use suitability 

studies, the location of steep slopes and biological 

resources, surrounding land uses, and policies of the 

County General Plan and Pala/ Pauma Subregional 

Plan.  

The different residential use types offer a variety of 

housing opportunities and are innovatively designed 

to promote a rural design theme throughout the site. 

The housing types have also been designed to reduce 

the current jobs/housing imbalance balance that 

currently exists in this area, as demonstrated by the 

Feasibility Study.  The smaller, attached residences 

are intended to target the workforce that is currently 

underserved in the areas of Pala, Pauma and Valley 

Center.  There are three housing types, which are 

described as follows and): 

Single Family Residential.  The detached, single-

family housing product types range in house size and 

consist of a minimum lot size ranching from 3,000 

sq. ft. to 8,000 sq. ft.  These lots will maintain a 

private front, rear and side yards, as well as private 

driveways connected to the SPA’s private roadway 

system with an attached two-car garage.  These 

housing types are located in the western portion of 

the site (Subareas I, II, III,) and eastern portion of the 

site (Subareas VII, VIII, IX and X).  

Attached Duplexes include rear alley access to 

garages and no frontage driveways, located within 

Subarea VI. They are centrally located within the 

SPA, adjacent to single-family homes in Subarea VII 

and Subarea IX and adjacent to the six-plex units. 

Six-Plex Courtyard Units.  This innovative housing 

design contains six units, each with an attached 2-car 

garage.  The homes are clustered around a motor 

court, with access provided through a main entrance. 

The six-plex architecturally replicates a large estate 

home to protect the rural atmosphere of the valley.  

This housing type is situated in parts of Subarea IV, 

V and VI.  

See Figures 6-6 to 6-9 in Chapter 6 for architectural 

details 
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Table 4.1 

Warner Ranch Land Use Table

Planning/Phasing Area 
Total 

Dwelling 

Units 

3K 4K 5K 6K 8K 2plx 6plx Acreage 

I 121 28 93 - - - - - 11.36 

II 70 40 30 - - - - - 8.50 

III 69 65 4 - - - - - 5.70 

IV 117 15 - - - - - 102 7.96 

V 66 - - - - - - 66 4.24 

VI 78 - - - - - 30 48 6.71 

VII 96 - 96 - - - - - 10.39 

VIII 88 - - 29 44 15 - - 21.15 

IX 75 - 19 56 - - - - 10.36 

Totals 780  148 242 85 44 15 30 216   86.52 

Total Open Space Area 
(Biological/Recreational/ 

Aesthetic) 

 385.37 

Biological Open Space 

Preserve 
359.05 

Recreational/Aesthetic Open 
Space 

 26.32 

- Public Recreational Park 4.23 

- Private Landscaping     14.38 

- Private Park& Clubhouse  7.71 

Fire Management Zone 2.41 

Utility Easement 0.10 

Public ROW 2.29 

Private Streets 31.12 

Water Reservoir 4.43 

Fire Station    1.16 

Wet Well Pump Station 0.09 

Overall Totals 780 513.49 
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Fire Protection and Community Services 

A Fire Station will be constructed in the SPA to 

provide fire protection services in accordance to the 

requirements of the San Diego County Fire 

Authority and County Fire Marshal.  A water 

reservoir is to be located in the northeastern 

hillsides of the SPA to provide to the necessary fire 

protection water volume and pressure.  All additional 

needed facilities, including water pipelines, sewer 

pump station and gravity mains, as well as a 

pressure reducing station will be constructed in 

accordance to the requirements of the Rainbow 

Municipal Water District (RMWD) and County of 

San Diego standards. 

4.3 LAND USE GOAL, 

OBJECTIVES AND POLICIES 

GOAL 

Provide for the orderly development of the SPA 

consistent with existing and planned character of the 

environment and community and resource agency 

open space planning goals and objectives.   

Objective LU-1:  Conserve significant 

environmental resources as an essential component of 

the regional open space planning efforts consistent 

with the goals of the Pala/Pauma Subregional Plan.  

Policies 

LU-1.1 Contiguous significant environmental 

resources shall be designated Open Space, such that a 

minimum of 70% of the SPA is designated for 

permanent protection.  The Specific Plan Open Space 

land use shall be zoned with “S80” Use Regulation. 

The only uses permitted within the Open Space land 

use are recreational trails, open space enhancement 

activities, road and utility crossing and fencing. 

LU-1.2 Prior to or concurrently with approval of 

Final or Parcel Maps, issuance of grading permits or 

improvement plans in lieu of grading permits, and 

prior to vesting any other discretionary permit, open 

space easements shall be granted to the County of 

San Diego over Open Space areas within the SPA. 

Objective LU-2:  Provide for residential 

density that is considerate of environmental 

constraints and provides necessary public 

facilities.  

Policies 

LU-2.1 Residential development within the Specific 

Plan shall be limited to a total of 780 dwelling units 

in a range of densities.  

LU-2.2 The Specific Plan Residential land uses 

within Subareas I-IX shall be zoned for residential 

use as specified in the Development Program of the 

Specific Plan.  These areas shall be zoned with the 

“S88” Use Regulations.  The uses permitted within 

the Residential land use are Residential Use Types 

and Family Residential. 

LU-2.3 Residential development projects shall 

comply with the Physical Development (Chapter 6) 

as applicable to ensure land use compatibility with 

existing and planned land uses in the vicinity.   

Objective LU-3:  Provide sites for public 

services and facilities to address the infrastructure 

needs of the future residents of the SPA and the 

surrounding community.   
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Policies 

LU-3.1 Private community parks and landscaped 

areas shall be dispersed amongst areas of 

development within the SPA for the benefit of the 

residents.  The private parks and landscaping shall be 

owned and maintained by the Homeowners 

Association.   

The parks and landscaping are located within the 

Recreational and Aesthetic Open Space land use 

designation within the SPA and shall be zoned with 

“S88” Use Regulations.  The uses permitted are 

usable open space intended for common use, which 

are to be privately owned and maintained. These uses 

include: open landscaped areas, trails, playgrounds, 

barbeque areas and pavilions, pedestrian walkways, 

recreational patios and a clubhouse.    

LU-3.2 A 4.23 acre Neighborhood Active 

Recreational Park shall be located along the main 

entryway of the SPA for the benefit of the residents 

surrounding the Pala/Pauma community.  The public 

park is designated as Recreational and Aesthetic 

Open Space and shall be zoned with “S88” Use 

Regulations. 

///// 
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Chapter 5 
Public Facilities and 

Infrastructure  

5.1     EXISTING CONDITIONS 

Educational Facilities 

The SPA is within the Bonsall School District (K-12). 

This district offer a variety of educational facilities 

serving the SPA including Bonsall Elementary (K-8) 

which is located approximately 12 miles to the west, 

and Normal Sullivan Middle School (6-8) 10 miles to 

the west,  The new Bonsall High School (9-12) will be 

co-located at Sullivan Middle School. (See Figure 5-1 

BUSD Boundary and School Locations)   Based on 

discussions with the school districts and evaluation of 

current school enrollment and capacities, Normal 

Sullivan Middle is currently experiencing capacity 

issues.  The additional student generation from the 

SPA will have an impact on both school districts and 

mitigation will be required; fees will be leveled in 

accordance with Education Code Section 17620.   

Recreational Facilities 

Standards for local parks and recreation facilities to 

serve the existing and future residents of the SPA are 

set forth in the County’s General Plan Conservation 

and Open Space Element, Pala Pauma Subregional 

Plan and County of San Diego’s Park Lands 

Dedication Ordinance (PLDO).  The County of San 

Diego Department of Parks and Recreation 

administers the PLDO.    

General Plan Conservation & Open Space 

Element  

One of the most important factors in determining the 

ability of parks to accommodate the SPA’s 

recreational demands is the amount, type, and location 

of parks and other recreational facilities in the area. 

The County General Plan Conservation and Open 

Space Element includes physical and locational 

standards for parks including acreage per 1,000 

population, effective service radii in time and 

distance, and population within the service area.   

The Conservation and Open Space Element further 

outlines goals and policies for the County needs as 

approximately 10 acres of local parks and 15 acres of 

regional parks per 1,000 populations. All types of 

public and private usable open space that provides 

active recreational uses count towards this 

requirement.  The General Plan further defines that 

“local parks range in acreage depending on the uses 

and community or neighborhood they serve, and may 

be associated with the joint use facilities such as 

schools.  Typically, local parks contain recreation 

areas such as a community center, athletic fields, or 

facilities of special interest to the community. 

Smaller local parks may be located within or near 

town centers, where they can be used as common 

recreation and gathering areas by the community.  

The General Plan further define Regional Parks as 

parks that “serve County residents and visitors and 

are often larger than 200 acres, although smaller 

facilities may be appropriate for specific sites of 

regional interests.  Regional Parks include a variety 

of passive and active recreational uses and may 
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include an interpretive center.  Most regional parks 

contain open space”.  

Pala Pauma Subregional Plan 

The recreation goal of the Pala Pauma Subregional 

Plan promotes the establishment of a system of 

regional and/or local parks in the plan area that meet 

a need for both local recreation activities and 

recreation needs of neighboring communities in the 

San Diego County; therefore, encouraging the 

provision of acreage for local and/or regional parks 

at the level set forth in the General Plan. The 

Conservation and Open Space Element recommends 

a minimum of 10 acres of local recreational area for 

each 1,000 population in the community.  

Park Lands Dedication Ordinance 

(PLDO)  

The PLDO provides policies and standards for the 

provision of parklands in compliance with the State's 

Quimby Act.  This ordinance sets forth park 

dedication and in-lieu fee requirements.  The PLDO 

is intended to provide land for local active parks 

only.  No operational or maintenance funding 

requirements are covered by the PLDO.  The PLDO 

divides the County into Local Park Planning Areas 

(LPPAs) to facilitate park planning by communities. 

The PLDO allows the option of dedicating parkland, 

or paying in-lieu fees (which the County would use 

to acquire and/or improve parkland), or some 

combination thereof.  Dedicated parkland must be 

usable for active recreational uses.  It must be level 

or gently sloping land (maximum slope of ten 

percent), designed for facilities such as sports fields, 

court games, swimming pools, children's play areas, 

picnic areas, etc. Active recreational areas do not 

include natural open space, buffer areas, steep 

slopes, golf courses, riding and hiking trails, or water 

bodies.   

Fire Protection Facilities 

The SPA is within the San Diego County Fire 

Authority service boundaries CSA 135 and SDCFA, a

fire station will be constructed at the southwestern 

portion of the site adjacent to the project main entry in 

accordance to the requirements of the SDCFA and

County Fire Marshal and dedicated to the SDCFA for

operation and maintenance.  Final design and layout of 

the station will be subject to the approval of the San 

Diego County Fire Authority (SDCFA).  Upon

completion of this facility SDCFA will be able to

provide the necessary fire protection for the SPA 

consistent with the required response time.  The SPA 

includes specific fire protection requirements, such as 

the provision of a fuel modification zone (combustible 

vegetation clearance) around structures and roadways, 

in addition to a secondary fire access road, all of 

which have been included in the project design. Please 

see Appendix A for the Fire Availability Letter.     

Emergency Medical Services:  

The State of California has provided statutory 

responsibility for the County to establish Ambulance 

Exclusive Operating Area (AEOA), which provides 

for the County to enter into agreements with 

ambulance franchises.  Currently, the emergency 
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medical services to the area, including the SPA, are 

provided by the Valley Center Fire District who has 

contracted with Mercy Emergency Medical Services.   

Law Enforcement 

The County’s Sheriff Department provides law 

enforcement services to the unincorporated areas of 

the County including the SPA.  The Sheriff 

Department provides service to the SPA from their 

Valley Center substation, located approximately 15 

miles to the southeast of the SPA. . (See Figure 5-3 

SD County Sheriff Enforcement Area Map) 

The County's General Plan Public Facility Element 

notes that the Sheriff's Department has a goal of 

providing facilities to support a service level of four 

patrol shifts per day per a 10,000 population.  The 

target response time for priority calls is 12 minutes or 

less and 24 minutes or less for non-priority calls.  

Water Facilities 

Presently, the only source for potable water for the 

project area is groundwater from several existing 

wells.  Warner Ranch is located within the Rainbow 

Municipal Water District sphere of influence as 

illustrated on Figure 5-4 RMWD District Boundary 

Map.  .Since the District is a member agency of the 

San Diego County Water Authority and provides 

both water and sewer services.  Water and sewer 

service will therefore be provided to Warner Ranch

by the District. The Warner Ranch project will 

initiate annexation into the District once the project is 

approved and receives all required environmental 

clearances.    

Wastewater Facilities 

The Warner Ranch project area is situated within the 

RMWD Sphere of Influence (SOI) boundary(See 

Figure 5-5 RMWD Sphere of Influence Map). 

However, there are no sewer services extended to the 

Warner Ranch property.  The property currently 

utilizes septic systems for wastewater disposal.  Thus 

the areas not currently within the district boundaries 

will be annexed into RMWD as part of the project 

approvals. Since the District is a member agency of 

the San Diego County Water Authority and provides 

both water and sewer services.  Sewer service will 

therefore be provided to Warner Ranch project area by 

the District.  Complete annexation into the District 

would occur once the project is approved and has 

secured all environmental clearances.    

Stormwater Facilities 

The Clean Water Act regulates non-point source storm 

water pollution of the water of the United States.  In 

California, this Act is administered by the State Water 

Resources Control Boards, which issues Construction 

and Industrial Permits for discharge of storm water. 

The State Water Resources Control Board has 

identified the County as the agency to be responsible 

for storm water quality in the urbanized areas of the 

unincorporated areas of the County. 

5.2 PUBLIC FACILITIES PLAN 

As discussed above, prior to implementation of 

proposed land uses in the SPA, the public safety and 

service providers will require major public facility and 

service improvements. These improvements include 

water, sewer, and fire station improvement and 

upgrades.  Accordingly, the Public Facilities provision 
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of essential public facilities and services to support 

proposed land uses. The proposed public and private 

facilities are shown on Figure 5-6 Public Facilities 

Plan.  Element of the Specific Plan provides policies 

and objectives that are intended to ensure adequate   

Educational Facilities 

The Warner Ranch Specific Plan Area is located 

within the Bonsall Unified School District (BUSD) 

boundaries which will provide the necessary 

educational facilities and services.   Proposition BB, 

which was approved in the fall of 2012, created a 

new K-12 Bonsall Unified School District (BUSD) 

from the existing K-8 Bonsall Union Elementary 

School District and a portion of the Fallbrook Unified 

High School District.  Instead of sending students to 

Fallbrook High School, high school age students of 

the project area would attend the newly created 

Bonsall High School, which will be co-located at 

Sullivan Middle School.  There are four schools that 

provide K-8 educational services within the school 

district boundaries.  They are Bonsall West (K-5), 

which is situated 17.1 miles to the west; Bonsall 

Elementary (K-8), which is 11.6 miles to the west; 

Vivian Banks Charter (K-5) located approximately 1 

mile to the east; and Sullivan Middle (6-8) which is 

approximately 10 miles to the west. 

The newly created Bonsall High School will provide 

services for grades 9-12.  Students would be bussed 

to the appropriate school as determined by school 

district officials. (See Figure 5-1 BUSD Boundary 

and School Locations) for school locations. The 

district uses a blended generation rate of 0.36 

students per dwelling.  Based upon the total number 

of units planned for the Warner Ranch project 

approximately 280 new students could be introduced 

into the district. The district has indicated that they 

currently operating below estimated capacity. 

However, they district has expressed that this could 

change due to new development in the district 

boundaries.  The additional student generation from 

the SPA will have an impact on both school districts 

and mitigation will be required; fees will be levied in 

accordance with Education Code Section 17620.   

Recreational Facilities 

Based on the 780 dwelling units allocated for this 

SPA, parkland dedication is required by the San 

Diego County Department of Parks and Recreation. 

PLDO (Park Land Dedication Ordinance) requires 

426.02 sq. ft. of parkland to be dedicated per 

dwelling unit, which comes to a total of 

approximately 7.6 acres.  The SPA proposes a 4.2-

acre public park and approximately 7.7 acres of 

private parks (See Figure 5-7 Parks and Open Space 

Plan).   

The PLDO allows, at the discretion of the County 

staff, private park area to be counted towards public 

parkland dedication at a 50% rate.  Including the 

private park area the total parkland dedication for the 

SPA could potentially be 8.1 acres, which would 

exceed the minimum required.  In addition, the 

PLDO allows for the option of the payment of “in-

lieu” fees for any remaining acres needed to meet the 

requirement.   If the payment of “in-lieu” fees option 

is used for the remaining acreage needs, the SPA 

will meet PLDO requirements for parkland 

dedication.  Conceptual designs for the public parks 
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Figure 5-7 - PLDO Park Plan
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and private park areas are depicted in Figures 5.8 

PLDO Park Plan, and 5.9 PLDO Park Plan 

respectively.  Park plans are conceptual only.  Final 

design and amenities will be subject to review and 

approval of the Director of the Department of Parks 

and Recreation.  Final park designs will be in 

substantial conformance to the approved Specific 

Plan. The Homeowners Association will provide the 

maintenance of the private park areas 

Fire Protection Facilities  

As a part of the project, a fire station will be 

constructed at the southwestern portion of the site 

adjacent to the project main entry.  Final design and 

layout of the station will be subject to the approval of 

the San Diego County Fire Authority (SDCFA). 

However, it is anticipated that the station would be 

approximately 10,000 square feet in size. (See Figure 

5-10 Conceptual Fire Station Plan)  Upon completion 

of this facility, the SDCFA will be able to provide the 

necessary fire protection for the SPA consistent with 

the required response time.  The SPA includes specific 

fire protection requirements, such as the provision of a 

fuel modification zone (combustible vegetation 

clearance) around structures and roadways, in addition 

to a secondary fire access road, all of which have been 

included in the project design. Please see Appendix A 

for the Fire Service Availability Letter. 

Law Enforcement  

The project site will be serviced by the San Diego 

County Valley Center Sheriff Substation.  Which 

currently provides law enforcement services to over 

25,000 residents and an area encompassing 330 square 

miles which includes the communities of Pala,  Pauma 

and Rincon Valleys, Palomar Mountain, and the 

Rancho Guejito Ranch, La Jolla, Pala, Pauma, Rincon, 

and San Pasqual Indian reservations.  According to 

the County’s Sheriff Department, ultimate 

development of the proposed land uses in the SPA 

would not significantly alter the law enforcement 

response times in this area.  Therefore, no additional 

law enforcement facilities are proposed as part of this 

project.  

Water Facilities Improvements 

The Rainbow Municipal Water District (RMWD) 

will provide potable water for the project.  A Water 

Supply Analysis (WSA) was prepared and has been 

approved and adopted by the District, who also 

provided the applicant with a Water Availability 

Letter documenting its ability to meet the project’s 

water needs, estimated to be 519 acre feet per year. 

Water would be provided via a new eight-inch 

diameter line connecting an existing line in Jeremy 

Way to a 4 million gallon water reservoir to be built 

in the northwestern portion of the project site.  This 

connection would require an offsite extension of the 

8-inch water line for approximately 3000 linear feet 

within an existing 30 foot easement that will be 

ultimately dedicated to RMWD. Onsite the RMWD 

would have a foot easement including a 24-foot 

access road to the reservoir.  From the on-site 

reservoir, a 12-inch diameter line would then carry 

the water to the SPA. (See Figures 5-11 Water 

Conveyance System and 5-12 Proposed Onsite 

Water Facilities) The District has provided a 399W 

Water Service Availability Letter to memorialize 
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their ability to convey water to the project area, 

which is attached as Appendix A.  In addition, a 

Water Supply Assessment (WSA) has been prepared 

for the project. 

Wastewater Facilities Improvements 

Rainbow Municipal Water District (RMWD) has 

indicated that they will be able to provide sanitary 

sewer service to the SPA upon annexation into the 

District with the provision of required facilities and 

infrastructure, as provided in the attached sewer 

availability letter. Sewer service will be provided by 

the RMWD. Improvements necessary to provide for 

the project’s sewer needs include the construction of 

a pump station at the southwestern edge of the 

property.  This pump station will connect to an 8 inch 

force main sewer line that will be extended off-site 

within the right-of-way of SR76 ultimately 

connecting with an existing pump station near I-15. 

An encroachment permit from Caltrans is required to 

install the pipeline and cleanouts.  All construction 

disturbance will be within the existing graded width 

of the highway. (See Figure 5-13 Sewer Conveyance 

System and 5-14 Onsite Sewer Facilities)  To 

accomplish this, the project will construct a 6" 

diameter pipeline within the right-of-way of State 

Route 76.  This forced main pipeline will carry 

sanitary sewer flow from an onsite pump station 

positioned at the northwesterly edge of the project 

area westerly for approximately 5 miles to a pump 

station situated near Pankey Road.  The maximum 

peak flow is estimated at approximately 200,000 

gallons per day.  The District has provided a 399S 

Sewer Service Availability Letter to memorialize 

their ability to provide sewer service to the project 

area, which is attached as Appendix A.

Storm Water Facilities 
Storm water runoff will increase with the planned 

development of the SPA.  Accordingly, drainage and 

flood control facilities will be necessary to 

accommodate increased storm water flow from new 

development.  The County’s Watershed Protection 

Division of the Department of Public Works will 

ensure the implementation of the required storm water 

discharge improvements through the review of all 

applicable policies, ordinances, maps and other 

implementing permits for the proposed project.  The 

intent of this review is to avoid and minimize any 

potential property and environmental impacts that 

may be caused by storm water runoff. See Figure 5-15 

Proposed Onsite Stormwater Facilities) 

5.3 PUBLIC FACILITIES GOAL, 

OBJECTIVES AND POLICIES  

GOAL  

Provide for adequate public services and facilities to 

accommodate the permitted Specific Plan land uses.  

Objective PF-1:  Ensure that educational needs 

of the future SPA residents are met pursuant to the 

serving school districts requirements.  

Policy  

PF-1.1 Prior to approval of building permits, 

appropriate school fees shall be paid to Bonsall 

Unified School District for mitigation of school 
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