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Figure 6-3 - Street Design
Entery Road
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Figure 6-4 - Street Design
Residential Internal Road
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Figure 6-5 - Alley Design
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lanes and/or trails consistent with the road standards 

as specified in the Circulation Plan and the existing 

natural character of the SPA.   

Road improvements, including landscaping, shall be 

designed and located to complement the existing 

natural topography, to lessen any necessary grading 

alterations, and to protect and enhance existing view 

opportunities.  Primary Theme Roads shall 

incorporate continuous design and landscaping 

elements that accommodate all modes of circulation 

comfortably. 

All of the following streetscape elements shall be 

designed in Primary Theme Roads:   

 Vehicular circulation lanes;

 Bike lanes;

 Pedestrian walkways;

 Parkway plantings;

 Traffic control devices;

 Street safety lighting and signage designs;

 Entry treatments where applicable

Pedestrian comfort is to be emphasized by providing 

shade tree canopies and appropriate street 

furnishings.  Where walls are unavoidable, particular 

attention must be given to a comfortable pedestrian 

scale (Figure 6-13, Fence & Wall Design) and to the 

provision of pilasters, plan offsets and landscaping to 

relieve visual monotony. Landscape palettes for 

Primary Theme Roads are included in the 

Landscaping Guidelines. 

Entry Treatments 

If proposed, entry treatments shall be placed where 

shown on Figure 6-1, Streetscape Plan.  Entries shall 

generally be understated, consisting of low walls, 

pilasters, enhanced paving, indirect lighting, 

landscaping, and street furniture. 

Community Entry 

Gated entrance shall incorporate monument signage 

and landscaping that is compatible with the open, 

natural landscape character.  Typical gateway entry 

elevations are shown in Figure 6-2. 

Low profile pilasters with stone cladding are 

recommended.  The pilasters shall be interwoven 

with low profile walls unifying the entry into a 

cohesive design statement.  A grove of specimen 

trees with a distinctive form shall spatially define the 

entries, with Coast Live Oaks and Fruitless Olive 

trees as a backdrop planting.  The entry median shall 

be provided with additional planting of a specimen 

tree with a distinctive form.  The scale of these 

entries shall complement the prominence of the main 

entry. 

Non- Vehicular Circulation 

The planned pedestrian circulation network, as shown 

in the Circulation Plan and Conceptual Park Plans of 

within the Specific Plan shall provide the space and 

alignment for adequate walkways necessary to 

encourage pedestrian movement and connect planned 

neighborhoods in the SPA.  Also, parking lots, 

walkways, and courtyards should be designed to 

promote pedestrian and bicycle movement and 

reduce the impersonal expansiveness of large space. 

The active public recreational park is proposed to 

utilize pedestrian scale courtyards or plazas.
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6-10 Figure 6-7 - Typical Singe Family Home on Large Lot Design
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Non- Vehicular Circulation 

The planned pedestrian circulation network, as shown 

in the Circulation Plan of the Specific Plan shall 

provide the space and alignment for adequate 

walkways necessary to encourage pedestrian 

movement and connect planned neighborhoods in the 

SPA.  Also, parking lots, walkways, and courtyards 

should be designed to promote pedestrian and bicycle 

movement and reduce the impersonal expansiveness 

of large space.  The active public recreational park is 

proposed to utilize pedestrian scale courtyards or 

plazas. 

Service and Loading Areas 

All trucks or other motor vehicles must be stored 

inside a building or within a screened portion of the 

site.  Provisions shall be made on each site for 

vehicle loading or unloading (no street vehicle 

loading or unloading shall be permitted).  No garage-

type loading doors should be located on a building 

façade directly facing a public street or otherwise 

highly visible location, except for residential units.  

All types of loading doors within view of public 

streets should be screened with walls, berms, or plant 

material.  For any future, non-residential structures 

that require service and loading areas, trucks and 

motor vehicles must be stored inside a building. 

Architecture 

The architectural theme of the SPA is based on the 

goal to preserve a rural environment, while providing 

for a variety of housing types and a strong sense of 

community.  Within the central portion of the SPA, a 

variety of smaller attached housing types are 

proposed.  These housing types implement design 

and layout measures, such as inconspicuously shared 

walls, to facilitate the appearance of freestanding 

homes to the greatest extent possible.  Throughout 

the surrounding portions of the SPA, detached single-

family homes are placed on increasingly larger lots to 

further a rural appearance.  The architectural 

character of each housing type shall emanate from 

simplicity and authenticity of form and materials 

rather than undue ornateness.  Conceptual Design 

Schemes for all housing types: Estate, Duplexes and 

Six-plex Courtyards are shown in Figures 6-6 to 6-9 

respectively.  

The architectural design of non-residential land uses, 

such as the Neighborhood Clubhouse, should not 

dominate the landscape, but rather be placed 

sensitively upon the land.  Materials and colors for all 

buildings, accessory structures, walls, and fences 

should be selected to minimize their visual impact 

and to imitate the color and texture of the natural 

environs as much as possible.  Particular attention 

should be paid to roof designs and materials where 

such roofs are viewed from above.  The visible area 

of the buildings should be minimized through grading 

and landscaping techniques, and careful 

consideration of the building massing, use of earth 

berms, or use of plant materials will minimize the 

visual impact of structures (Figure 6-10, Conceptual 

Design of Clubhouse).     

The public and private parks are envisioned to be 

comfortable, memorable places that exhibit a 

character of quality and permanence.  These uses 

should be designed as gathering places, which 

reinforce the sense of community, connect a variety 

of public spaces, and are oriented to pedestrians.
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Parks 

Parks shall include active recreational uses, such as 

multi-use fields, as well as open areas for passive 

recreation and relaxation.  Conceptual Design 

Schemes for Public and Private Parks are shown in 

Figures 6-11 and 6-12. 

Architecture within the SPA should be responsive to 

the hot, dry climatic conditions of Southern 

California.  Shade should be an important element for 

building design and placement, indoor/outdoor 

spaces, and gathering places.  Arcades, covered 

walkways, and trellises are examples of architectural 

shading devices.  These structures also provide a 

connection between buildings, protection from the 

elements, encourage and define pedestrian circulation 

patterns, and provide unity and organization to 

architectural elements. 

Walls/Fences 

Walls should be limited to those needed for screening 

or unsightly equipment or uses or for excessive noise 

mitigation.  Landscape planting, pilasters or plan 

offsets should relieve the monotonous, horizontal 

form of continuous walls.  Wall hue should range 

from off-white to earth tone (Figure 6-13, Fence & 

Wall Design). Outdoor refuse or storage enclosures 

should be constructed of solid durable walls, 6-foot 

minimum height, with a durable opaque gate, so as to 

screen all refuse containers from adjacent lots or 

streets.  Avoid placing refuse collection or storage 

areas between a street and the front of the building. 

A thirty-six inch (36”) or greater planting strip should 

be placed adjacent to any walls highly visible from 

streets, parks or other public locations.  Fences 

should be of open construction whenever they would 

otherwise block the public’s visual access to scenic 

views.  Solid fences may be used if needed for noise 

mitigation.  On hillsides, avoid placement of fences 

perpendicular to the major slope contours.  Where 

unavoidable, use visually open fences to minimize 

their visual impact (Figure 6-13, Fence & Wall 

Design) 

Site Lighting 

Heights, materials, colors, and configuration of 

lighting fixtures/standards shall be selected to blend 

with the natural backdrop to the extent practical. 

Outdoor lighting shall be energy-efficient, shielded 

and screened to prevent direct rays from reaching 

adjacent properties.  Minimum exterior lighting shall 

be provided only to enhance the safety and security 

of motorists, pedestrians and cyclists, consistent with 

County standards.  At the Community Entrée, unique 

accent lighting may be used to feature architectural 

elements, landscaping, entrances and pedestrian 

areas.  However, if proposed within visually 

sensitive areas, such treatments shall be minimized 

and carefully controlled. 

Sustainable Building.  

The project includes the following performance 

measures related to energy use: Warner Ranch will 

install solar panels onsite to produce 3,346,200 kW 

hours of electricity per year on average.  Under 

current technology, this equates to up to 6,500 solar 

panels or an average of 12 solar panels on each single 

family home and 100 solar panels on the clubhouse 

and fire station with each solar panel, having an 

estimated rating of 285 watts.   The actual capacity 

and/or conversion efficiency of the photovoltaic 

panels may alter the actual number of roofs or non-

residential roof space requirements to meet the 

annual 3,346,200 kW-h requirement at project build 
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Figure 6-13 - Conceptual Wall and Fence Design
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out.  Also, all fireplaces installed in residential uses 

will be natural gas or equivalent non-wood burning 

fireplaces. 

The Home Owner Association manager will work 

with the major nearby employment centers to 

establish a private shuttle program that could provide 

direct door-to-door access from each participating 

household to various participating employment 

centers. The manager will coordinate obtaining the 

necessary information for participating households 

and employers to establish the program and shuttle 

scheduling needs. 

Signs 

Signs should be limited to that needed for adequate 

identification.  Signs should be constructed of high 

quality and durable materials, and should be designed 

to coordinate with project architecture.  Preferred 

sign types include monument signs and wall signs. 

Monument signs should be held low to the ground  

The following signs are strongly discouraged: 

 Roof signs or any sign extending above the

highest point of a building

 Pole signs

 Temporary advertising devices and displays

 Rotating, revolving, flashing or moving

signs.

 Commercial buildings exterior design

should anticipate signage location, size and

coloration so that eventual tenants/occupants

can be properly identified.  Multi-tenant

projects should develop a comprehensive

sign program that addresses tenant as well as

project sign types and locations.

Signs for the public park shall utilize Department of 

Parks and Recreation sign standards for all 

monument signs as well as all other signage for 

information/regulation signs. 

Landscaping 

The Specific Plan landscape theme is meant to create 

a unified community reminiscent of both native and 

recent historical landscape traditions.  This 

ornamental landscape theme will be created by the 

use of consistent introduced drought tolerant planting 

and landscape elements within the overall native 

landscape setting of the SPA. 

An informal Coast Live Oak and California Pepper 

tree theme shall be supported by informal shrub 

massing (see Planting Palette).  Stands of riparian 

tree species shall be emphasized within the natural 

riparian areas.  Development projects shall include 

consideration of the following:  

 Native Vegetation:  Existing mature, native

trees and shrubs, natural rock outcroppings, and

riparian areas shall be preserved and special

measures should be taken during any grading

and construction activity to ensure that no

unanticipated impacts will occur.  Indigenous

vegetation shall be emphasized in the landscape

concept.  Ornamental drought-tolerant plantings,

which fit well with these vegetation types, may

also be utilized but shall be limited to transition

areas.

 Vegetation Removal: Structures and

improvements shall be located so as to minimize

the removal of existing trees and vegetation.
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 Revegetation: Vegetation disturbed as a result of

grading shall be replanted and irrigated.

Revegetation programs shall try to use native

species for reseeding as a first choice and as

required by the project MMRP.  Only if this is

unavailable shall revegetation programs use

"non-reseeding" species to hold soil (erosion

control) until native vegetation can be

established to allow the biological community to

naturally reclaim slopes and protect the slopes

from erosion.

 Invasive Species: Invasive species Cortaderia

spp. (Pampas grass) and Arundo donax (Giant

reed), as well as other species identified in the

project’s approved Fire Protection Plan, The

County’s Fire Defensible Space and You

Brochure and the County’s Water Efficient

Landscape Design Manual specific to this

portion of the County, shall not be used in any

landscaping or revegetation in the SPA.

 Planting on Slopes: Planting along the slope

side of development shall be designed to allow

controlled views out, yet partially screen and

soften architecture.  Tree species type and

placement shall be chosen such that the tree(s) is

capable of exceeding the height of the top of the

slope.  Tree selection will be consistent with

requirements identified in the Fire Protection

Plan for trees in Fuel Modification Zone areas.

 Transition Areas: Landscaping shall make a

gradual transition from ornamental to native

vegetation.  Planting plans shall be visually

sensitive to the use of plant materials in the

transition zone, which complement and

harmonize in color and massing with the plant 

materials in both the irrigated ornamental and 

non-irrigated natural areas.  

 Fire Suppression Zones: Sensitive fire

suppression (fuel modification) landscape

designs shall provide necessary protection while

striving to maintain the visual and biological

integrity of the native plant communities.  Buffer

areas shall be limited to the minimum

determined by the fire protection agency and the

Fire Protection Plan.  Landscape plans and

landscape maintenance shall conform to the

requirements of the Fire Protection Plan, in

particular Sections 4.7 and 4.8.

 Irrigation: Irrigation systems shall be water-

efficient and emphasize the use of drip emitters,

bubblers, and low-precipitation spray heads.  An

automatic controller shall be installed with all

irrigation systems.  All planting except for

existing native vegetation shall be adequately

irrigated and maintained to ensure viability.

Lawn and shrub irrigation systems shall be

separate.  Avoid the use of sprinkler heads to

cover both shrubs/ground cover and lawns

simultaneously.  All street trees shall be

automatically irrigated.  Irrigation plans will

comply with the County’s Water Conservation in

Landscaping Ordinance and Water Efficient

Landscape Design Manual.

 Street Tree Planting: Street trees shall be

related to the classification of the street (Figure

6-1, Streetscape Plan):
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a. Primary Theme Roads: Large informal

shade trees provide the best continuity and

interest along longer collector streets.  These

streets shall have a single species of street

tree, such as Schinus molle (California

Pepper)

b. Secondary Theme Roads: Each residential

streetscape shall have an identifiable street

tree planting giving each neighborhood a

distinctive look.

 Landscape Edge Zones: Landscape edge zones

are defined as the parkway and setback from any

Theme Roads and shall include all visible slopes

from these roads.  Design of these areas shall

consider the following:

a. The landscape theme and palette at edge

zones shall be compatible with the

community-wide theme while allowing

variety to be expressed for individual project

landscape palettes;

b. The overriding landscape concept is to

create an informal, attractive landscape

buffer along roads and trails.  Consideration

must be given at all times to the presentation

and enhancement of views, and landscape

softening of residential areas;

c. Monumentation, textured paving, flowering

accents, shrubs and specimen trees shall be

used to generate interest at entry points;

d. Vegetation indigenous to the area shall be

emphasized in the landscape concept;

ornamental drought-tolerant plantings that 

fit well with these vegetative types shall also 

be utilized; 

e. Utility fixtures shall be located and screened

with landscaping in order to reduce their

visual impact in the community;

f. The planting along the Theme Roads shall

have a feeling of continuity from start to

finish.

All landscaping shall be planted in informal 

groupings with an emphasis upon reflecting the 

natural character.  Landscaping shall reinforce the 

form of the land, employing mounding and rounded 

plant forms when appropriate.  Vegetation of varying 

heights and textures shall be placed along perimeter 

walls and fences to soften hard planes by creating 

interest and variety. 

Planting Palette 

Drought tolerant, deer tolerant, and native species 

shall be used wherever possible to minimize water 

usage and maintain the natural shape and rural 

character of the environment.  The following is a 

general representation of the type and range of 

plantings, which are defined in the landscape 

concept. While not inclusive or exclusive, the plants 

represented define the intent of planting within the 

community: 

Entry Treatment Areas 

 Olea Europaea “Swan Hill” (Fruitless Olive)

 Pinus Species (Pine)

 Platanus Acerifolia (London Plane Tree)

 Quercus agrifolia (Coast Live Oak)

 Rhus Lancea (African Sumac)
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Primary Theme Roads 

 Cinnamonum Camphora (Camphor Tree)

 Rhus Lancea (African Sumac)

 Schinus molle (California Pepper)

 Tristania Conferta (Brisbane Box)

Secondary Theme Roads 

 Arbutus Unedo (Starwberry Tree)

 Heteromeles Arbutifolia (Toyon)

 Jacaranda mimosifolia (Jacaranda)

 Lagerstroemia indica (Crape Myrtle)

 Pyrus Calleryana “Bradford” (Braford Pear)

6.4 COMMUNITY DESIGN GOAL, 

OBJECTIVES AND POLICIES 

Goal 

Create and maintain a high quality image for the 

SPA, while ensuring the visual compatibility of 

future development in the SPA with the existing 

aesthetic quality of surrounding communities and 

natural environment. 

Objective CD-1: Ensure a distinctive image 

through high quality landscape design in the SPA.  

Policies 

CD-1.1 All subdivision applications shall be subject 

to the Community Design Guidelines, Section 6.3 of 

this element except as provided in Policy CD-1.2. 

CD-1.2 Only the Primary and Secondary Theme 

roads identified on Figure 6-1, Streetscape Plan are 

subject to the Streetscape design guidelines of the 

Community Design Guidelines through the review of 

subdivision, major use permit, or administrative 

permit applications to enhance the identity and image 

of the SPA as viewed from the public and private 

roads. 

CD-1.3 Private roads and access control gates shall 

be maintained by homeowners association, or like 

entity, through an Administrative Permit.   

CD-1.4 All development shall comply with the 

County's Dark Sky Ordinance.   

Objective CD-2:  Preserve visual landscape 

values and areas of special scenic beauty within 

the viewsheds of San Luis Rey River and Pala 

Road (SR-76).  

Policies 

CD-2.1 Sensitive hillsides and ridgelines within the 

SPA shall be preserved as permanent open space 

areas. 

Development Program 

6.5 DEVELOPMENT PHASING 

In order to minimize the impacts of new development 

in the SPA on existing and planned public and private 

facilities and services, development traditionally 

would be phased with the level of available services. 

Based on coordination with various service provider 

agencies, there are significant public and private 

facility improvements required for the ultimate build-

out of the SPA.  The most critical aspect of 

development phasing in the SPA is availability of 

water, sewer, and fire protection services to support 

Specific Plan land uses.   
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Based on the rate, location, and nature of proposed 

development in the SPA, the County of San Diego 

will condition each unit of the proposed Tentative 

Map to improve/provide these major facilities prior to 

phased recordation of the Final Map.  Additionally, a 

Site Plan review will be implemented to further detail 

community design requirements as specified in this 

specific plan.  The improvements necessary to 

implement the Specific Plan include: 

 Water Storage Reservoir(s)

 Water Pipelines

 Sewer Pump Station

 Forced sewer main improvement

 Gas line extension

 Private roads

 Public road improvements

 Drainage facilities

 Private park

 Public park

 Fire Station

All of the above listed improvements would need to 

be constructed prior to or concurrent with the 

issuance of building permits.  It is anticipated that the 

issuance of building/occupancy permits for the 

dwelling units will be phased in accordance with the 

availability of the necessary improvements based on 

market demand for homes in the SPA. 

6.6 DEVLOPMENT APPROVALS 

REQUIRED 

The Specific Plan implementation requirements are 

based on the regulatory provisions of the County’s 

Zoning Ordinance.  These provisions apply to all 

areas of the SPA.  The use of all land in the SPA and 

any buildings or structures located upon this land and 

the construction, reconstruction, alteration, 

expansion, or relocation of any building, structure or 

use upon the land, should conform to the applicable 

regulatory provisions contained herein and the San 

Diego County Zoning Ordinance.   

The development approvals required in the Specific 

Plan are intended to allow for consistent 

implementation of goals, objectives, and policies as 

contained in the Design Influences, Land Use Plan, 

Public Facilities and Infrastructure, and Community 

Design Elements (Chapters 3-7).   

Zoning Reclassifications 

Currently the 513.5-acre SPA is zoned with various 

Use Regulations.  In order to implement the 

provisions of the Specific Plan Elements, the existing  

zones must be reclassified in certain areas of the 

SPA.  Figure 1-5 Generalized Zone Reclassification 

Map describes the proposed zone reclassifications.  

These areas include: 

 Residential areas from A70 and A72 to S88

(Specific Planning Area)

 Open space areas from A70 and A72, Use

Regulations to S80 (Biological Open Space)

Figure 1-5, Generalized Zone Reclassification Map, 

depicts the location of SPA zones in relation to 

existing parcels, open space, and development areas. 

This map is for informational purposes only. 

Detailed zoning maps are available in the offices of 

PDS. 
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Development Review Process 

There are several steps in the review of development 

within the SPA prior to actual construction of 

common areas and single-family residences. 

Depending on the nature of proposed development, 

one or more of the following review procedures 

would apply:  

 Subdivision Maps: Includes discretionary

review of proposed land subdivision and

grading, which may result in conditional

approval of a Vesting Tentative Map (major

subdivision, creating more than four lots) or a

Vesting Tentative Parcel Map (minor

subdivision creating four or fewer lots).  The

purpose of the Vesting Tentative Map and

Tentative Parcel Map is to show the design and

improvements of a proposed major or minor

 subdivision and the existing conditions in and

around the project.  Upon compliance with the

conditions of an approved Vesting Tentative

Map or Vesting Tentative Parcel Map, a Final

Map or a Parcel Map may be recorded, allowing

creation of individual lots within the nine (9)

Subareas of the Specific Plan.

 Site Plan Review: A procedure, where

documents containing sketches, text, drawings

and maps present certain elements of a proposed

development.  This could include physical

design, siting of buildings and structures, interior

vehicular access, provision of improvements and

the interrelationships of these elements.  Site

Plan Review required in the Specific Plan also

includes evaluation of development impacts on

environmental and visual resource

 Administrative Permit Review:  Typically, this

discretionary permit is intended to be utilized in

situations where the public welfare does not

require a public hearing prior to granting

approval for uses and structures having only

minor potential adverse impact on surrounding

areas.  Administrative Permits are required for

gated communities to ensure design, safety and

maintenance requirements are established and

adhered to.

 Grading Permit Review:  Pursuant to the

County’s Grading Ordinance, grading in the SPA

is subject to grading review.  This review may

result in approval of minor grading permits,

generally defined as proposed grading that does

not exceed 5,000 cubic yards or a major grading

permit, which exceeds 5,000 cubic yards.

Submittals of grading plans are required for both

minor and major grading permits.

 Building Permit Review:  This process includes

plan checks of construction documents for

buildings and structures that are required to

obtain a building permit.  The ministerial

building permit review results in the issuance of

a Building Permit. Typically Building Permits

are applied by an individual homeowner for a

particular lot and/or for a group of lots by a

homebuilder.

The discretionary Site Plan Review may be required 

during subdivision and/or prior to building permit 

review depending on the location and nature of 

proposed development project.  The Site Plan Review 

is required for the Vesting Tentative Map.  In 

addition, this review is required to meet the 

requirements of the "D" Special Area Designator. 
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6.7 PROPOSED USES 

The SPA’s Generalized Zoning Map depicts 

generalized zoning districts.  The zoning districts 

include Special Purpose Regulations and Residential 

Use Regulations (Figure 1-5 Generalized Zone 

Reclassification Map).  The precise Specific Plan 

Zoning Maps are available at the County of San 

Diego DPLU.  The SPA proposes to rezone the entire  

Project site to S88 (Specific Planning Area), and S80 

(Biological Open Space) along with the following 

specified use types and restrictions: 

Open Space Preserve:  The Specific Plan designates 

approximately 359 acres (70%) of the SPA as open 

space preserve.  As part of Tentative Map, an open 

space easement over the areas designated Open Space 

shall be granted to the County of San Diego unless 

these areas have previously been conveyed to the 

County of San Diego.  The ownership of most of the 

Open Space areas is intended to be transferred to the 

County of San Diego or a habitat management 

agency acceptable to the Director of DPLU, 

concurrent with or prior to the recordation of the 

Final Map(s), unless a conveyance to a habitat 

management agency acceptable to DPLU has 

previously occurred.  A Resource Conservation Plan 

shall be prepared and approved by the County of San 

Diego.  

Recreational and Aesthetic Open Space:  The 

Specific Plan designates approximately 26.31 acres 

as Recreational and Aesthetic Open Space.  No 

residential development is allowed and the only 

permitted uses are private and public recreational 

uses.  The area consists of private and public parks, 

as well as landscaped areas to serve the individual 

neighborhoods within the SPA.  All of the proposed 

private parks and landscaping areas are planned to be 

owned and maintained by the Home Owners 

Association. 

Water Storage Site: To provide adequate water 

storage capacity at the water storage facility, criterion 

was provided by the Rainbow Municipal Water 

District (RMWD) for average daily demand plus fire 

flow; to meet this demand the Specific Plan allocates 

an area for one water tank.  The water tank is 

proposed to be dedicated in fee title to RMWD, the 

purveyor of water service.  The exact location of the 

site has been determined based on the site’s 

topography and in coordination with the District.   

///// 
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Chapter 7 

Implementation 

7.1      Concurrent Processing 

To implement the Warner Ranch Specific Plan 

various discretionary permits and applications have 

been submitted and will require approval 

concurrently with the Specific Plan.  These permits 

and applications include a General Plan Amendment, 

Rezone, Vesting Tentative Map, Site Plan, Major Use 

Permit, Administrative Development Plan and 

Environmental Impact Report. 

7.2       Required Applications 

The implementation of the Specific Plan is based 

upon the regulatory provisions contained within the 

County of San Diego Zoning Ordinance.  The use of 

all of the land in Warner Ranch SPA and any 

buildings or structures located upon this land the 

construction, reconstruction, alteration, expansion or 

relocation of any building structure or use upon the 

land; will conform to the applicable regulatory 

provisions contained herein and the San Diego 

County Zoning Ordinance.  The development 

approvals required in the Specific Plan are intended 

to allow for the consistent implementation of goals, 

objectives and policies as contained in the General 

Plan.  In cases where there are discrepancies or 

conflicts between the Specific Plan and County 

development regulations or zoning standards, the 

Warner Ranch SPA will apply.  The following 

discretionary applications have been filed in 

conjunction with the General Plan Amendment and 

Specific Plan. 

Zone Reclassification:  In order to implement the 

provisions of the Specific Plan existing zoning must 

be reclassified in certain areas of the SPA. 

Generalized Zone Reclassification Map (Figure 1-5, 

Generalized Zoning Reclassification) illustrates the 

proposed zone reclassifications.  

Vesting Tentative Map: Vesting Tentative Map is 

considered under the provisions of the State Map Act, 

a major subdivision that will create more than four 

lots.  The purpose of the Vesting Tentative Map is to 

show the design and improvements of the SPA in 

conjunction with the existing conditions in and 

around the project.  Upon compliance with the 

conditions of an approved Vesting Tentative Map, a 

Final Map may be recorded, allowing creation of 

individual lots within the nine (9) Subareas of the 

Specific Plan (See Figure 7.2 Subarea Plan). The 

Vesting Tentative Map has been prepared in 

accordance with the California Code Statutory 

Requirements for Vesting Tentative Maps, 

Government Code Section 66452(c).

Administrative Permit:  This permit is intended for 

uses or activities where the public welfare does not 

require a public hearing prior to granting approval for 

uses and structures that have only a minor potential 

adverse impact on surrounding areas.  An 

Administrative Permit is required for the use of gates 

within a project area.  The Warner Ranch project has 

been designed with gates at all entry’s and exits.  

Vehicular as well as pedestrian access to the public 

park will not be gated. 
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Site Plan:  The Site Plan is required to identify the 

Tentative Map as vesting and to implement design 

guidelines “D” Designator throughout the 

subdivision.  The Vesting Site Plan depicts the 

information from the Vesting Tentative Map, 

including building envelope, minimum setbacks and 

height.  In addition, the “D” Designator will ensure 

that the design of the proposed uses matches the 

requirements of the Design Guidelines Section of the 

Specific Plan. 

Development Review Process:  Once the project has 

received its discretionary approvals there are several 

steps in the review of plans and construction 

documents that need to occur.  As such, the following 

review procedures would apply:   

Final Subdivision Maps:  Multiple final subdivision 

maps will be prepared and processed ministerially to 

subdivide and create the lots to be constructed within 

the project area.  

Grading Permit Review:  Pursuant to the County’s 

Grading Ordinance, grading plans are required and 

are subject to grading plan review and approval and 

must be found consistent with the approved Vesting 

Tentative Map.   

Improvement Plan Review:  Typically this process 

includes plan check review of improvement plans to 

construct infrastructure that is necessary and 

conditioned as part of the approval.   

Building Permit Review:  This process includes plan 

checks of construction documents for buildings and 

structures that are required to obtain a building 

permit.  This is a ministerial process. 

7.3     Requiring SPA Amendment 

It is anticipated that certain changes or modifications 

to the Specific Plan texts and exhibits may be 

necessary during the development of the project. 

Minor modifications that substantially conform to the 

Specific Plan will not require a formal amendment. 

Proposed modifications and revisions that are in 

substantial conformance with the Specific Plan text 

and exhibits may be considered minor modifications 

and shall not require an amendment to the Specific 

Plan and General Plan.  The Planning Director shall 

have the authority to determine if the revision is 

minor in nature and in substantial conformance with 

the Specific Plan in accordance with the Director’s 

authority.  In all cases revisions or minor deviations 

must be found to be in substantial conformance with 

the goals and policies of the Specific Plan.  The 

following may be considered as minor modifications 

for the purposes of determining substantial 

conformance: 

Allowable Modifications Not Requiring SPA 

Amendment   

 Dwelling units can be transferred between

the subareas as long as the overall total does

not exceed the total approved number of

units.  In addition, the total number of units

can be decreased

 As a result of more precise engineering or

minor design modifications to the internal

street systems and pads of the project area

are considered minor modifications.  These

revisions may include the following:
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o Pad elevation changes

o Change in grading quantities

between subareas, which does not

exceed the overall grading quantity

approved for the project.

o Reduction in overall grading

quantities.

o Alteration of roadway location and

arrangement

o Revisions to roadway widths and

design consistent with County

regulations.

 Minor revisions to the Site plan, Vesting

Tentative Map, Rezone, and Administrative

Permit applications do not require a Specific

Plan amendment. These revisions may

include the following:

o Change in subarea acreages

o Change in Phasing.

o Decrease in number of dwelling

units.

o Transfer of dwelling units between

subareas.

o Movement of property lines from

approved VTM arrangement.

o Addition or relocation of allowable

accessory structures including but

not limited to detached garages,

non-habitable structures, etc.)

o Changes of facilities from private to

public or public to private.

Examples include but are not

limited to drainage basins, parks,

trails etc.

o Changes in setbacks and heights

shown on illustrative plans.

Setback and height changes must be

consistent with zoning regulations.

 Changes in design features such as paving,

lighting, landscaping treatments, fencing,

signage or alterations to architectural

elevations, floor plans, and/or site plans are

considered minor modifications.

 And any other modifications or revision the

Planning Director deems to be minor in

nature.

All modifications to the Specific Plan, which are not 

determined to be minor in nature, shall require a 

formal amendment to the Specific Plan.  The Project 

EIR will be relied upon as the CEQA document for 

both minor modifications, substantial conformance 

determinations as well as for formal amendments to 

the Specific Plan. 

///// 
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Chapter 8 

Public Facilities Financing 

Plan 

8.1 DEVELOPMENT PHASING 

The development of the Warner Ranch project 

requires the implementation of several public 

facilities and services.  Several technical studies have 

been prepared to assess existing facilities as well as to 

determine what is necessary to serve the project. 

These studies included: 

 Traffic Study

 Water and Sewer Study

 Biological Preserve and Corridor Study

 Fire Management Plan

 Drainage Study

Phasing Plan Description 

Buildout of the project is expected to occur between 

5 and 10 years once construction documents have 

been completed and approved by the County.  The 

project is comprised of nine phases, which was 

developed contemplating a logical and orderly 

buildout of the project’s grading, infrastructure, 

utilities and roadways. (See Figure 8-1, Phasing Plan) 

The proposed phasing plan is conceptual and will 

serve as a guide to the final phasing plan that will be 

actuated with the recordation of final maps.  The 

phasing sequence has been identified sequentially but 

may be altered to respond to market conditions. 

Phasing subareas may also be created within each 

phase as necessary.  However, each phase and 

subarea will be required to construct the required 

infrastructure necessary to serve the area and will be 

subject to the review and approval of the appropriate 

County entities.  There are several major site 

improvements that are required to be constructed 

regardless of how the project is phased.  They include 

the following: 

 Water Tank and associated waterline

connections

 Offsite sewer connection and onsite sewer

pump station

 Offsite gas line

 Fire Station (temporary)

 Fire Station (permanent)

 SR 76 Frontage improvements

Grading for the on-site development is anticipated to 

consist of 2.3 million cubic yards of cut and 2.3 

million cubic yards of fill material resulting in a 

balanced site.  Both cuts and fills are proposed within 

each grading area and fill material would be 

transferred between the phase areas as necessary.  

Roadway improvements would be constructed in 

phases and as needed to ensure that improvements are 

in place at the time of need. The Specific Plan 

outlines when the roadway improvements would 

occur in relation to Community phasing.  

Phasing Plan  

The following criteria shall be used for the Final 

Project Phasing Plan: 

1. Prior to the recordation of a subdivision

map, a Project Development Phasing Plan,
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including subdivision improvement plans 

and landscape irrigation plans shall be 

submitted to the County Department of 

Planning and Development Services for 

review and approval.  The Phasing Plan shall 

include milestones for the construction of 

public and private improvements including, 

but not limited to: project grading, fire 

station (temporary and permanent), public 

park, private park(s), public trails, private 

trails, offsite roadway improvements, and 

payment of fees. 

2. Prior to the recordation of a subdivision map

a Park and Open Space Phasing Plan shall

be submitted to the County Departments of

Parks and Recreation, and Planning and

Development Services for review and

approval.  The Park and Open Space

Phasing Plan will be in substantial

conformance to the approved Specific Plan.

The Phasing Plan shall include milestones

for commencing private park improvements,

and public parkland dedication, and payment

of fees.  These milestones shall be tied to the

issuance of residential building permits

and/or occupancy permits, whichever is

deemed appropriate.

3. The Warner Ranch Fire Station will be

developed in two phases.  Upon completion

of the final grading including all retaining

walls and prior to issuance of any building

permits for residential units, the first phase

of the Fire Station will be constructed.  This

initial phase will be a temporary fire station

with adequate accommodations for fire

personal and equipment to protect the initial 

phases of the Warner Ranch Project.  The 

second phase of the Fire Station, which is 

the permanent Fire Station building, shall be 

constructed prior to the issuance of the 391st 

building permit to the satisfaction of the San 

Diego County Fure Authority. Furthermore,

the operation and maintenance costs 

associated with the proposed station will be 

addressed as follows: 

a. Upon approval of the Warner

Ranch project and the establishment of 

higher property values, the annual 

property taxes will generate additional 

revenues to the Fire District to support 

district-wide operation and maintenance 

of all district fire stations, staff, and 

equipment, including the Warner Ranch 

Fire Station. 

b. In the event additional operation

and maintenance funds are required above 

and beyond the District's share of 

increased property tax revenues, Warner 

Ranch will agree to form an appropriate 

financing district to generate additional 

annual funding for operation and 

maintenance costs.   

8.2 FINANCING STRATEGY 

The infrastructure requirements for the Warner Ranch 

Specific Plan are composed of a variety of backbone 

infrastructure projects including grading for on-site 

and off-site roads, sewer, storm drainage, water, 

electrical lines, gas line, other public facilities, and 
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services.  Listed below is a general summary of the 

infrastructure and public services needed for the 

project.  

Infrastructure 

Utilities  

An existing pole line supporting a San Diego Gas and 

Electric (SDG&E) 12kV Circuit 249 is situated on 

SR 76 along the property’s entire frontage.  The pole 

line is south of the roadway west of the proposed 

project entry, and it transitions to the north side at or 

near this point.  The line is of the proper phase, 

voltage, and capacity to serve the proposed project. 

The project will be conditioned to underground the 

line from the transition location to the eastern project 

boundary; timing of the conversion would need to be 

coordinated with Project grading and improvements 

to Pala Road.  The portion west of the transition 

would not require conversion.  Existing overhead 

lines currently serving the ranch would be removed 

when those facilities are abandoned. 

San Diego Gas and Electric (SDG&E) would provide 

gas service to the project site.  To provide natural gas 

to the site, gas lines within SR76 west of the project 

site would need to be extended approximately 1.2 

miles to the intersection of SR76 and Pala Del Norte. 

Telephone service would be provided by AT&T, 

which maintains a separate pole line along the north 

side of SR 76 along the Project’s frontage.  The 

Project would be required to underground this section 

of line as a condition of approval. 

Water Facilities 

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 approximately 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 northeastern portion of the project site. 

This connection would require an off-site 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, RMWD 

would have a line 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 development area within a lot (Lot 654) 

that would also be dedicated to the District.  

Wastewater Facilities  

Sewer service will also 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. 

Stormwater and Drainage 

A Drainage Study has been prepared pursuant to the 

San Diego County Grading Ordinance, Grading Plan 

Manual, Drainage Design Manual and all other 

applicable County, State and Federal Regulations. 

8-4



Chapter 8  Public Facilities Financing Plan Warner Ranch Specific Plan 
Shapouri & Associates SP 06-002 

The study analyzed existing, pre-development 

hydrologic conditions as well as examined the post-

development hydrology as proposed on the Warner 

Ranch Preliminary Grading Plan Site Grading (Tract 

No. 5508 rpl4).  The proposed drainage facilities 

have been designed to adequately convey the 100-

year flood conditions, and are sufficient to protect the 

proposed site development.  Overall, the project will 

result in a minor decrease of drainage flow from pre-

development conditions and thus will not contribute 

to the existing water stream running offsite. 

Traffic and Transportation 

Public roadway improvements and mitigation 

measures for traffic impacts are identified in the 

Traffic Impact Analysis for Warner Ranch.  

Community improvements generally include the 

following:  

 SR 76 along the project frontage

 SR76 and Cole Grade Intersection

 Additional off-site and on-site public road

improvements are outlined in the traffic

study.

Public Services 

Fire Protection Service  

The Warner Ranch project area is situated within 

CSA 135 - San Diego County Fire Authority 

(SDCFA).  The project team has met with the 

Authority to discuss the needs of the project. 

SDCFA has indicated that there are no services within 

the vicinity nor plans or financial resources to provide 

facilities within the foreseeable future.  

SDCFA currently does not have facilities within close

proximity of the project.  As such, the project does 

propose to fund the construction of a fire station at 

the southwestern edge of the project (See Figure 4-3). 

The station will be approximately 10,000 square feet 

in size, fully equipped and would be staffed by an 

engine company and emergency personnel at all 

times.  The final design will be developed in 

consultation with SDCFA staff,

Law Enforcement Services 

The Valley Center substation provides law 

enforcement services to approximately 22,000 

residents. The 780 units added by the project could 

increase the population as much as 2,245 people 

within the Valley Center command area.  Based on 

this increase it is anticipated there will be an increase 

in service demands.  Correspondence form Lt. 

Michael D. McClain that indicates that the project 

would require two additional sworn personnel to meet 

law enforcement services generated by the project. 

However, no new or expanded facilities would be 

necessary for the increase in service. 

Educational 

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 on at Sullivan Middle School.  Schools 

serving the proposed SPA would include Bonsall 
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Elementary (K-8), Normal Sullivan Middle School 

(6-8), and the newly created Bonsall High School.   

Recreational 

Open Space: The Specific Plan was developed as a

“resource based” plan, including a comprehensive 

environmental inventory of the SPA at the beginning 

of the planning effort.  Included within the SPA are 

significant biological and visual resources, including 

sensitive habitats, rare and sensitive plant and animal 

species, flood prone areas, and steep slopes.  To 

conserve these resources, the Specific Plan 

incorporates a Conservation and Open Space Plan to 

permanently protect approximately 385.4 acres (75%) 

of the SPA (including 359 acres of biological open 

space and 26.3 acres of recreational open space).  The 

open space areas would be dedicated through 

easements, and/or dedication of land to the County of 

San Diego and the California Department of Fish and 

Wildlife (CDFW), and/or managed by a third party 

conservation entity in perpetuity. 

Two existing avocado groves would be preserved and 

integrated into the project design and be placed in 

Opens Space Easements.  These groves are situated 

within the dedicated open space area situated along 

Gomez Creek in the northern section of the project. 

Maintenance of the groves would be regulated 

through provisions within the Master Covenants 

Conditions and Restrictions for the community. 

Regulations would include an on-site ban on aerial 

pesticide spraying; restrictions on the types of 

fertilizers used to reduce odor impacts to surrounding 

sensitive receptors; and limitations on the types of 

equipment and hours of operation of maintenance 

activities.  Irrigation for the groves will utilize the 

existing onsite wells. 

Parks:  The project would include approximately 7.7

acres of a private park, several “pocket” parks 

throughout the SPA, a clubhouse and a 4.2-acre 

public park at the Project’s entry north of SR 76.  The 

4.2 acre public park would include a little league ball 

field, open turf playfield, basketball court, tot lot, 

picnic area with tables, restroom facilities, and a 

walk-way that circumnavigates the park.  Vehicular 

and pedestrian access will be from the project 

entrance via a dedicated access drive. There are 26 

parking spaces dedicated for use by the park.  The 

public park and private parks will be designed in 

conformance with County requirements.  It is 

anticipated that both the public and private parks will 

meet park credits criteria as established in the Park 

Lands Dedication Ordinance (PLDO).  The private 

parks and facilities will be maintained by the HOA. 

The public park will be dedicated to the County and 

will serve the project residents as well as the 

surrounding community.

Trails: The project includes a network of pathways

and trails that meander along streets and within the 

open space areas. The Specific Plan provides details 

of the project’s trail network.  A public multi-use trail 

(1/2 mile) would run along the project’s frontage in 

addition to private trails (2.2 miles) that are proposed 

internally and along portions of the project’s 

perimeter.  Maintenance of the trails will be from the 

HOA.  

Financing Options 

Financing the infrastructure and public facilities 

requires utilizing appropriate public facilities 

financing mechanisms to secure their acquisition, 
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construction, and maintenance. The financing options 

include:  

County Service Area 

County Service Area Law (Government Code 

§25210.1 \et seq.) was created in the 1950’s to

provide a means of providing expanded service levels 

in areas where residents are willing to pay for the 

extra service.  The law allows residents or county 

supervisors to initiate the formation of a County 

Service Area (or “CSA”). A CSA is authorized to 

provide a wide variety of services, including extended 

police protection, fire protection, park and recreation 

facilities, libraries, low power television and 

translation facilities and services. CSAs also may 

provide other basic services such as water and 

garbage collection if they are not already performed 

on a countywide basis.  A CSA may span all 

unincorporated areas of a county or only selected 

portions. A CSA may issue General Obligation or 

Revenue Bonds, or form improvement areas for the 

purpose of issuing bonds that specifically benefit, and 

will be charged to, only part of the CSA. Any bond 

issuance or other long-term debt will require approval 

of voters residing within the CSA.  

Assessment and Special Tax-Secured Financing 

Community Facility Districts (CFDs)  

California’s Mello-Roos Community Facilities Act of 

1982 allows for the creation of a special district 

authorized to levy a special tax and issue tax-exempt 

bonds to finance public facilities and services. A CFD 

may be initiated by the legislative body or by 

property owner petition and must be approved by a 

two-thirds majority of either property owners or 

registered voters (if there are more than 12 registered 

voters living in the area).  Special taxes are collected 

annually with property taxes and may be prepaid if 

prepayment provisions are specified in the tax 

formula. The special tax acts as a lien against the 

property. CFD special taxes are not required to be 

apportioned on the basis of direct benefit. As a result, 

Mello-Roos levies may be used to fund improvements 

of general benefit, such as schools, fire and Sheriff 

facilities, libraries, and parks, as well as 

improvements that benefit specific properties. The 

provisions under Mello-Roos also allow for levies to 

be set and infrastructure costs to be allocated in a 

manner that alleviates the cost burden for specific 

types of development. The taxes are secured by a 

continuing lien and are levied annually against 

property within the district.   In the event that a CFD 

would be used as a financing mechanism the 

applicant will submit a completed CFD Application 

as required under the San Diego County’s adopted 

CFD Goals and Policies (Board of Supervisors Policy 

I-136).  The creation of a CFD requires approval 

from the San Diego County Board of Supervisors. 

Infrastructure Financing District (IFD) 

IFD’s allocate a portion of new property taxes to pay 

for capital improvements. It is similar to “tax-

increment financing,” which is used by 

redevelopment agencies. Essentially, when tax-

increment financing is developed, subsequent 

increases in tax revenues are set aside for the use of 

the financing district. IFDs are only allowed in areas 

that are substantially underdeveloped. Formation of 

an IFD and issuance of bonds are contingent on 

receiving two-thirds approval from the registered 

voters or property owners in the area.  Facilities 

eligible for financing through an IFD according to 

Government Code section 53395.3: include highway 

interchanges, bridges, arterial streets, parking 
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facilities, and transit facilities; sewage treatment and 

water reclamation plants and interceptor lines; water 

collection and treatment facilities for urban use; flood 

control structures; child care facilities; libraries; 

parks, recreational facilities, and open space; and 

solid waste transfer and disposal facilities. 

Assessment Districts 

California law provides procedures to levy 

assessments against benefiting properties and to issue 

tax-exempt bonds to finance backbone infrastructure 

improvements and other public facilities.  Assessment 

Districts, also called Improvement Districts and are 

initiated by the legislative body, (County Board of 

Supervisors) subject to a majority protest of property 

owners. Assessments are distributed in proportion to 

the benefits received by each property as determined 

by an engineering analysis and act as a lien against 

the property.  Special assessments are fixed dollar 

amounts and may be prepaid, although the assessed 

property owner typically pays the assessment back 

with interest over time.  Improvements that provide a 

direct and special benefit such as streets, sidewalks, 

curbs and gutters, water, sewer, gas electric, lighting, 

drainage or flood control facilities are typically what 

assessment districts are used for. 

Impact Fees, Dedications, and Exactions  

Area-Specific Impact Fees:  “connection charges”

may be adopted by local legislative bodies (city or 

county) and levied against new development at the 

perm it stage to offset the costs for a wide variety of 

backbone infrastructure and other public facilities. 

The conditions for imposing impact fees were 

formalized by the passage of Assembly Bill 1600 

(Government Code Section 66000), which 

institutionalized prior case law on the subject (e.g., 

Nollan). Although not limited to the stricter definition 

of benefit applied to ADs, the impact fees must be 

shown to have a rational nexus, or relationship, 

between costs and the impact or demand caused by 

the new development. A major disadvantage of 

impact fees and connection charges is that they are 

typically collected over time as development occurs. 

To the extent that funding is needed “up front” for a 

particular facility, fee funding is not sufficient. In 

addition, when programmed or expected development 

does not occur as expected, or never occurs, this 

problem is exacerbated.  Under the Subdivision Map 

Act, developers may be required to dedicate land or 

make cash payments for backbone infrastructure and 

other public facilities required or affected by their 

project (e.g., road right-of-way fronting individual 

properties). Dedications typically are made for road 

and utility rights-of-way, park sites, and land for other 

public facilities. Cash contributions are made for 

other public facilities that are directly required by 

their projects (e.g., payments for a traffic signal) 

Developer Reimbursement Agreements: For area-

wide facilities required to be constructed on-site, off-

site, and/or oversized to accommodate future 

development, a Developer Reimbursement 

Agreement provides a mechanism for future payback 

(reimbursement) to the developer for the additional 

costs of these facilities. Subsequent development 

entities pay their "fair share" portion of the 

appropriate costs for a shared facility with area wide 

benefits. Upon collection of a developer's share, the 

County reimburses the initial developer.  

Habitat Management Financing:  Lighting and

Landscaping Act, Streets and Highways Code, 

Section 22500 allows for the creation of a Habitat 
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Maintenance District (HMD) for maintenance of open 

space areas dedicated to the County (or habitat 

management agency acceptable to the County). An 

HMD is an assessment district established by the 

County to provide long-term maintenance of natural 

habitats.  

8.3 FINANCE PLAN 

Several financing mechanisms will be used to fund 

the backbone infrastructure and other public facilities 

associated with the Warner Ranch Specific Plan. 

Table 8.1 provides a conceptual summary of costs 

and possible funding sources and mechanisms. The 

ultimate mix of financing mechanisms will be 

determined in the implementation process, based on 

final technical analyses of costs, benefits and burdens, 

and negotiations between City staff, property owners, 

developers, elected officials, bond counsel, 

underwriters, and public finance experts.  This 

section describes the key features of the funding 

mechanisms available to finance WLSP backbone 

infrastructure and other public facilities. The 

mechanisms presented fall into three distinct 

categories: 

 Area-specific impact fees, dedications, and

exactions;

 Assessment and special tax–secured 

financing; and

 Citywide and other sources.

Fee proceeds may be used to reimburse property 

owners who pay up-front costs for facilities benefiting 

other properties. Benefiting properties may be given 

the option to finance the fees by entering into an 

Assessment District or Community Facilities District.  

Table 8.1 Public Facilities and Financing Table 

outlines the necessary facilities and the anticipated 

funding/financing mechanism(s).  
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Public Facilities and Financing

Required Facility Anticipated Financing Mechanism 

Off-Site Highway and Street Improvements 
Developer and/or Formation of Assessment District/TIF 

and /or Reimbursement Agreement 

Drainage and Storm Water Management 
Developer and/or Formation of Assessment District 

and/or Reimbursement Agreements or CFD 

Water 

Developer improvements and Payment to Rainbow 

Municipal Water District (RMWD) of capacity and 

connection fees and/or Formation of Assessment District 

or CFD 

Sewer 

Developer improvements and Payment to Rainbow 

Municipal Water (RMWD) District of capacity and 

connection fees and/or Formation of Assessment District 

or CFD 

Schools Payment of Fees 

Parks and Trails 

Land dedication, Park Lands Dedication Ordinance 

(PLDO) Funds, County Service Area participation for 

maintenance or creation of CFD, 

Open Space Preserve 

Habitat Management District and/or applicable 

application of Habitat Management Plan, and/or 

Landscape Maintenance District 

Fire Station 
Developer Improvements and Formation of 

Assessment District, CSA, or CFD 

Police Payment of Fees 

Table 8.1 Public Facilities and Financing 
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Chapter 9 

General Plan Analysis 

9.1 Preface 

Warner Ranch has submitted this Specific Plan 

in accordance with the requirements set forth in 

Government Code Sections 65450-65457 and 

procedures of the County Departments of 

Planning & Development Services, Public 

Works, Environmental Health and Parks and 

Recreation. As required by Government Code 

Section 65451 the Warner Ranch Specific Plan 

contains the applicant’s detailed analysis of the 

relationship of the specific plan to the general 

plan, including the project’s consistency 

between both plans and a comparison of goals, 

objectives, and policies.   

As part of the CEQA process, County staff 

provided an evaluation of the Project’s 

consistency with applicable County land use 

policies and goals for environmental review 

purposes only.  The discussion, was based upon 

staff’s analysis which took the conservative 

position that there are inconsistencies between 

the Project and certain Policies of the General 

Plan.  However, staff’s analysis does not limit 

the ultimate discretion of the County Board of 

Supervisors to determine whether the Project is 

in fact consistent with the General Plan when it 

considers whether to approve or deny the 

Project. 

The following analysis has been provided by the 

applicants for Warner Ranch as part of its 

Specific Plan submittal.    

Purpose and Applicability 

The purpose of the General Plan Amendment 

Report is to identify and determine the 

consistency of the proposed Warner Ranch 

Special Study Area General Plan Amendment 

relative to the County's General Plan goals and 

policies.  San Diego County's General Plan is 

a complex, highly integrated document that 

serves as the blueprint for growth and 

development in the unincorporated County. It 

is based on a set of guiding principles and 

consists of the following elements:  Land Use, 

Mobility, Conservation & Open Space, 

Housing, Safety and Noise. Each of these 

elements contains a set of goals and policies 

that must be adhered to by all discretionary 

development projects.   

In addition to the policy document, the 

County's General Plan also consists of a Land 

Use Distribution Map and Mobility Element 

Network Map. The land use map identifies the 

type and intensity of future uses on parcels of 

land throughout the County, whereas the 

mobility network delineates the road network 

that is required to accommodate these 

proposed uses. Finally, the County's General 

Plan also consists of several Community or 

Subregional Plans that are intended to provide 

more precise guidance regarding the 

character, land uses, and densities within each 

community planning area.  All of these 

components make up the County's General 
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Plan.  The General Plan is intended as a 

dynamic document that consistent with the State 

Law provides for ongoing monitoring and 

refinements through the initiation of the General 

Plan Amendment process, providing the 

necessary flexibility to allow the decision 

makers to adjust the planned land uses as 

various communities evolve over time.  The 

General Plan Amendment process provides the 

landowners, community leaders, and decision 

makers the ability to evaluate specific and 

unique circumstances that may affect various 

areas of the County consistent with the overall 

goals and policies of the General Plan.  

The objective of this Chapter of the Specific 

Plan is to evaluate the consistency of the Warner 

Ranch Specific Plan and proposed General Plan 

Amendments with the relevant policies of the 

General Plan. The proposed General Plan 

Amendment for the Warner Ranch Special Study 

Area includes amending the General Plan Land 

Use Designation(s) for the Special Study Area, 

consistent with verified findings of three key 

studies addressing the proposed land use 

modifications.  These studies are specifically 

required by the Pala/Pauma Subregional Plan to 

evaluate the current and future job/housing 

balance, infrastructure availability, and 

community compatibility of this General Plan 

Amendment.  These studies have been prepared 

and accepted by the County in 2013, concluding 

that: 

 There is a relatively high level of

employment generating land uses in

the area resulting in a growing

shortage of adequate housing 

opportunities.  The proposed 

General Plan Amendment provides 

needed housing opportunities in this 

area, consistent with average 

income levels of the employees and 

their household, potentially 

reducing existing and future daily 

commute to several employment 

centers, increasing job/housing land 

use balance  

 Provision of community support

systems and associated 

infrastructure improvements 

including adequate provision of

water, sewer, fire protection

services, circulation, recreational

opportunities, educational facilities,

and other essential services can be

feasibly provided to serve the

proposed General Plan Amendment

 The ultimate implementation of the

envisioned land uses as proposed

by this General Plan Amendment

will be consistent with the existing

and planned community character,

including land use compatibility

and visual consistency

Background 

On October 5, 2005, the Department of 

Planning and Land Use authorized the Warner 

Ranch project applicants to proceed with their 

request to amend the County's General Plan. 

As a result, a General Plan Amendment, 
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Specific Plan, Rezone, and a Vesting Tentative 

Map were submitted to the County.  This 

submittal included a General Plan Amendment 

Report (GPAR) as required by this Plan 

Amendment Authorization, which was granted in 

accordance with the County’s previous General 

Plan and a detailed GPAR scope of work was 

provided to the applicant as part of this Plan 

Amendment Authorization.  The applicant 

prepared and submitted a GPAR as part of this 

submittal, however the County's General Plan 

Update and subsequent adoption of the Special 

Study Area and underlying General Plan Land 

Use Designation, required the preparation of the 

three special studies as identified by the 

Pala/Pauma Subregional Plan.  The three studies 

have been prepared and accepted by the County.  

PAA and General Plan Update 

The 2 0 05  Plan Amendment Authorization 

(PAA 05-008) for Warner Ranch project 

included a request to change the project site's 

existing General Plan land use map (under the 

previous General Plan Land Use Designations) 

from an (18) Multiple Rural Use designation 

and a (19) Intensive Agriculture General Plan 

designation to a (21) Specific Plan land use 

designation with an overall density of 2.33 

dwelling units per acre.  At the time the Warner 

Ranch project application was submitted the 

County was in the middle of a multi-year 

process to complete a comprehensive update of 

its General Plan. On August 6, 2003, the 

County Board of Supervisors established the 

County's pipelining policy, which determined 

how privately-initiated development projects 

would be processed in relation to the County's 

General Plan Update.  Pursuant to this policy, 

project applications for a new Plan Amendment 

Authorizations or new Specific Plan 

applications submitted on or before August 6, 

2003, would be governed by the General Plan 

in effect at the time of project application. 

Because the Warner Ranch project was 

submitted after the August 6, 2003 deadline, 

the project was not pipelined and would be 

subject to the County's updated General Plan 

Policies.  However, the General Plan process 

resulted in the designation of Warner Ranch 

Specific Plan Area as a Special Study Area, as 

detailed in the Pala/Pauma Subregional Plan.  

The Warner Ranch Special Study Area is subject 

to additional General Plan studies as outlined 

under the Subregional Plan's Land Use Element  

The proposed project was also included in the 

list of cumulative projects that was analyzed and 

incorporated in the General Plan Update's 

Environmental Impact Report.  On August 3, 

2011, the County Board of Supervisors 

approved the General Plan Update, which 

replaced the County's previous General Plan. 

The new General Plan is based on a set of 

guiding principles designed to protect the 

County's unique and diverse natural resources 

and to maintain the character of its rural and 

semi-rural communities.  The County has 

adopted as the underlying premise of its General 

Plan the sustainability principles of conserving 

natural resources and developing lands and 

infrastructure more sustainably in the future. In 

this regard, LU 1.2 and LU-1.4 have been 

identified in the General Plan as policies that 

address Green House Gas Emissions and climate 
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change issues. In addition, the County has 

adopted a number of other policies in the 

General Plan as well as Guiding Principle 2, 

which provides that as population growth 

continues in San Diego, more compact 

development should occur. The General Plan 

includes specific policies on promoting balanced 

land uses where adequate housing is to be 

provided within the proximity of existing and 

planned employment centers, consistent with 

national and state policies of reducing miles 

traveled leading to overall reduction of green 

house gases and subsequent Global climate 

change issues.  

As with the previous plan, the new General 

Plan provides a consistent framework for land 

use and development decisions that would also 

be consistent with an established community 

vision. The Pala/Pauma Subregional Plan update 

envisions a detailed analysis of the Warner 

Ranch Special Study Area due to it's unique 

circumstances relative to location and existing 

characteristics of this area, as detailed in 

Community Plan's policies for this Special Study 

Area.  This detailed analysis requires the 

preparation of certain studies that consists of 

comprehensive analysis of existing and planned 

land uses, infrastructure, and employment 

centers to determine the most compatible and 

appropriate land use designations for this Special 

Study Area.  

Under the new General Plan, the Warner Ranch 

project site was given a Rural Lands (RL-40) 

designation, which permits one dwelling unit 

per 40 acres. Under this land use designation, 

no more than 13 dwelling units would be 

allowed on the 513-acre Warner Ranch project 

site. Additionally, the new General Plan 

downgraded State Route 76 from a four-lane 

road to a two-lane 2.1D Community Collector. 

Based on buildout of the County's General Plan 

Update land use map, traffic modeling 

indicated that the segment of State Route 76, 

from Pala Del Norte to Sixth Street, would 

operate at a Level of Service "F" as a two-lane 

road. Although the primary objective of the 

General Plan Update's road network was to 

remove deficiencies by upgrading roads to a 

Level of Service D or better, the Mobility 

Element acknowledged specific situations 

when the adverse impacts of adding travel 

lanes was not justified.  In this case, SR 76 was 

classified as a two-lane road because the Board 

of Supervisors found that widening the road to 

four lanes would result in adverse 

environmental impacts and other degradation of 

the physical environment.  

Governing Policy Framework 

General Plan Amendment:  As the subject of 

this consistency analysis, an amendment to the 

County’s General Plan is required to modify the 

Land Use Map.  Specifically, the changes are to 

accommodate the Warner Ranch project.  The 

change would entail redesignating from RL-40 

(one dwelling unit per 40 acres) to a Village 

Residential density of 2.9 dwelling units per 

acre (VR-2.9).  

Pala Pauma Subregional Plan:  The Plan’s 

primary objective is to provide for orderly, 

planned growth as needs arise; as well as to 
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provide essential services (e.g., water, sewer, fire 

protection, schools, etc.).  The plan would be 

amended to designate the property as a SPA, and 

in turn, the Specific Plan addresses how the 

project would provide all of these services as the 

project is constructed in phases.  Chapter 6 of the 

Pala/Pauma Subregional Plan, which identifies 

the Warner Ranch properties as a Special Study 

Area would be revised to summarize the 

conclusions found in the Feasibility Study, 

Infrastructure Study and Land/Use Community 

Character Analysis. 

 

Ordinances 

Subdivision Ordinance.  The County of San 

Diego’s Subdivision Ordinance regulates the 

subdivision of land in accordance with the 

State’s Subdivision Map Act.  The ordinance 

addresses design, standards, improvements, and 

other issues related to proposed subdivisions 

within the County.  The project requires approval 

of the Vesting Tentative Map in compliance with 

this ordinance. 

Zoning Ordinance.  The County’s Zoning 

Ordinance provides regulatory provisions 

applicable to all areas of the SPA and regulates 

buildings or structures.  This includes 

construction, reconstruction, alteration, 

expansion, or relocation of any building or 

structure within the SPA. The project requires a 

Rezone (as described in the previous chapters of 

this Specific Plan) and specific zoning criteria 

will be enforced by the Specific Plan. 

San Diego County Centerline Ordinance.  This 

ordinance was enacted to establish street 

improvement, right-of-way, and building line 

requirements in association with centerline 

establishment standards. This ordinance has been 

applied to the project along State Route and Pala 

Temecula Road. 

Parkland Dedication Ordinance (PLDO).  Per the 

PLDO, Warner Ranch is required to provide 7.63 

acres of public park facilities.  A 4.23-acre 

public park is proposed along the project’s 

frontage with SR 76.  The project would also 

include 7.68 acres of private parks and a 

clubhouse; if these facilities are qualified, they 

can be counted as a 50% contribution to parkland 

per the PLDO.  As such, the project would meet 

the PLDO requirements.  The amount of in-lieu 

fees to be paid to fulfill the remainder of the 

PLDO requirement would be determined after 

the public and private park designs have been 

finalized and approved by the Director of Parks 

and Recreation.  

Community Trails Master Plan.  This plan sets 

forth criteria and guidelines to acquisition, 

dedication, development, operation, and 

maintenance of non-motorized trails and 

pathways. The project satisfies this regulation by 

providing a trail system that would be 

constructed to enable circulation on designated 

trails through the open space areas in the 

northwest and northeast portions of the property. 

The trail would provide a potential link to other 

offsite trails or trails identified on the 

Pala/Pauma Subregional Plan and/or County 

Regional Trails Map. 
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Resource Protection Ordinance (RPO).  The 

RPO was implemented to protect sensitive 

resources, including floodplains, wetlands and 

wetland buffers, steep slopes, sensitive habitats, 

as well as certain prehistoric and historic sites. It 

contains detailed development standards to 

protect such resources through dedication of 

open space lands.  Floodplains, wetlands, and 

wetland buffers have been avoided.  Project 

encroachment into steep slope areas would be in 

conformance with RPO encroachment 

allowances.  Impacts to sensitive habitat lands 

have been avoided/mitigated in accordance with 

the ordinance.  All other sensitive habitat lands 

are entirely within the biological open space 

preserve.  None of the cultural sites are RPO 

sites. 

Natural Communities Conservation Planning 

Act.  The NCCP is a joint effort between the 

federal, state, and local jurisdictions to establish 

significant open space preserves that will protect 

a number of sensitive “target” species.  Many 

jurisdictions, including the County of San Diego, 

have adopted Habitat Conservation Plans (HCPs, 

such as the County MSCP) with areas designated 

for varying degrees of protection and long-term 

conservation.  In this area, the NCCP requires 

the project obtain a Habitat Loss Permit for the 

loss of coastal sage scrub.  These regulations are 

applied through the County’s Habitat Loss 

Permit Ordinance and the project must be 

designed to comply with NCCP Section 4(d) 

findings, as follows: the habitat loss that occurs 

as a result of the project must not preclude 

connectivity between areas of high habitat 

values, preclude or prevent the preparation of the 

subregional NCCP, nor appreciably reduce the 

likelihood of survival and recovery of listed 

species in the wild; and finally, the habitat loss 

must be minimized and mitigated to the 

maximum extent practicable 

Dark Skies Ordinance.  The San Diego Light 

Pollution Code, also known as the Dark Skies 

Ordinance, was adopted to reduce potential 

adverse effects on regional observatories (Mt. 

Laguna and Mt. Palomar).    It establishes two 

zones for reducing light pollution.  Zone A 

includes areas with 15 miles of either 

observatory, and Zone 2 consists of areas outside 

that radius but still within the unincorporated 

areas of the County.  More stringent lighting 

restrictions are imposed in Zone A, including 

limits on decorative lighting. The Project area is 

approximately 26 miles from Mt. Palomar and is 

thus in Zone B, but it would comply with the 

ordinance by incorporating standard design 

measures to minimize sky glow, light trespass, 

and glare. 

Hillside Development Policy.  Policy I-73 

establishes hillside development standards to 

protect visual qualities of significant hillsides 

and ridges. 

County of San Diego Noise Element and Noise 

Ordinance.   Where on-site noise levels would 

exceed the threshold for residential uses, 

implementation of a “D” Designator would result 

in noise barriers such as berms and masonry 

walls to achieve conformance. 
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County and State Fire Codes. A Fire Protection 

Plan has been prepared for the project in 

accordance with County Fire Code Ordinance 

No. 9397 and updated County of San Diego fire 

protection policies. 

County of San Diego Watershed Protection, 

Ordinance Stormwater Management and 

Discharge Control .  The project will comply 

with all applicable regulations by implementing 

county-approved and project-specific stormwater 

management and water quality plans.  A Major 

Stormwater Management Plan and a Preliminary 

Drainage Study have been prepared for the 

project.  Based on these, and on the Preliminary 

Hydromodification Plan discussed below, the 

project has incorporated five bio-retention ponds, 

four dry-detention ponds, and four vegetated 

swales.  Additionally, the project has 

incorporated other pertinent Low Impact 

Development (LID) strategies, including curb 

cuts to landscaping from impervious surfaces, 

pavements pitched toward landscaping, and 

downspouts to vegetated swales. 

Hydromodification Management Plan.  The need 

to address Hydromodification and its influence 

on water quality is included in the San Diego 

Regional Water Quality Control Board Order 

R9-2007-01, Provision D.1.g that requires San 

Diego Stormwater Co-Permittees to implement a 

Hydromodification Management Plan.  The 

Countywide Model SUSUMP (Standard Urban 

Stormwater Mitigation Plan) approved February 

26, 2016, provides a template for the co-

permittees to implement Hydromodification 

Management.  Specific criteria for the 

implementation of a Hydromodification 

Management Plan is defined in the Final 

Hydromodification Management Plan dated 

February 26, 2016. All of the Project’s 

Hydromodification studies have been conducted 

using these guidelines.  Based on these studies, 

incorporation of the bio-retention ponds, dry-

detention ponds, and vegetated swales will result 

in a reduction in flow rates in Gomez Creek as it 

passes under SR 76 during peak discharge of the 

100-year storm event 

County of San Diego Grading Ordinance.  The 

project will comply with the County’s Grading 

Ordinance through implementation of County-

approved grading plans, including project-

specific waivers for slope heights and gradients 

in certain areas. 

Air Pollution Control District Regulations.  The 

Project would comply with Air Pollution Control 

District (APCD) regulations by utilizing dust 

control and other measures during construction. 

California Surface Mining and Reclamation Act 

(SMARA).  Sections 2762 and 2763 of SMARA 

require that jurisdictions issue a Statement of 

Reasons (SOR) when projects would result in the 

elimination of the potential to extract minerals in 

areas containing regionally significant mineral 

resources.  Approximately 40 acres of Mineral 

Resource Zone-2 (MRZ-2) are within the 

Project’s footprint.  The remaining on-site 

resources (approximately 18 acres) would be 

within the Project’s biological open space. 

Approximately 49 acres of MRZ-2 resources are 
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south of SR 76, within the required 1300-foot 

buffer between mining activities and residences. 

Development Approvals and Permits 

Required 

General Plan Amendment.  As the subject of this 

GPAR, an amendment to the County’s General 

Plan is required to modify the Land Use Map. 

Specifically, the changes are to accommodate the 

Warner Ranch project.  The change would entail 

redesignating from RL-40 (one dwelling unit per 

40 acres) to a Village Residential density of 2.9 

dwelling units per acre (VR-2.9).  

Rezone/Specific Plan.  The Project is proposing 

a Specific Plan and the associated Zone 

Reclassification noted above (Specific Plan Area 

or SPA, with a proposed density of 2.33 du/ac) 

and zoning to S80 and S88 (Specific Plan with a 

1.52 dwelling unit per acre density).  The 

Specific Plan designates nine subareas, which 

will provide varying numbers of residential units 

along with other project features and facilities. 

Administrative Permit (Gate Entry Permit). This 

is a discretionary permit that is used in situations 

where the public’s welfare does not require a 

public hearing before granting approval for uses 

or structures that have only minor potential 

adverse impacts on surrounding areas.  It is 

required for the Project as it is proposed to be 

gated, and will ensure adherence to design, 

safety, and maintenance requirements. 

Vesting Tentative Map  Requirements for 

processing Tentative Maps for Major 

Subdivisions are based on the County Code 

(Title 8, Division 1, known as the Subdivision 

Ordinance), Planning Commission Policy S-1 

(PDS-151), and procedures of the County 

Departments of Planning & Development 

Services (PDS), Public Works (DPW) and 

Environmental Health (DEH). 

Annexations.  A portion of Warner Ranch is 

located within the Rainbow Municipal Water 

District (District) Sphere of Influence (SOI) as 

illustrated on Figure 5-5. The District will provide 

water and sewer service to Warner Ranch because 

the District is a member agency of the San Diego 

County Water Authority and has the capacity to 

provide such services.  Initiation of annexation 

into the District will occur once the project is 

approved.  Annexation requires approval from the 

District (RMWD); County Water Authority and 

Local Agency Formation Commission (LAFCO). 

Additional Approvals and Permits  

The following additional approvals and permits 

are required and are listed by type and agency 

that oversees the implementation or the approval 

or permit: 

County of San Diego 

 County Right-of-Way Permits

 Construction Permit

 Excavation Permit

 Encroachment Permit

 Landscape Plans
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 Grading Permit

 Habitat Loss Permit

 Improvement Plans

 Final Subdivision Map

 Building Permits

 Air Quality Permit

 California Surface Mining and

Reclamation Act (SMARA),

Sections 2762 and 2763 –

Elimination of Access to a State-

Designated Mineral Resource Area

Statement of Reasons (SOR)

CALTRANS 

 State Highway Encroachment

Permit

Regional Water Quality Board (RWQB) 

 National Pollutant Discharge

Elimination System (NPDES)

Permit

 General Construction Stormwater

Permit

 Waste Discharge Requirements

Permit

Rainbow Municipal Water District 

 Water Improvement and

Connection Permits

 Sewer Improvement and

Connection Permits

Location 

The General Plan Amendment involves 513-acre 

Warner Ranch property in Pala, California. The 

area is bordered by community of Rainbow to 

the northwest, the Pala Village to the east, SR-76 

and Pala Casino Resort and Spa to the south.  

The I-15 Freeway is located approximately 4 

miles to the west.  The Warner Ranch includes a 

portion of Gomez Creek and its channel 

tributaries on the western side of the property, as 

well as Pala Creek on the easternmost portion of 

the project area. Elevations in the study area 

range from 355 to1000 feet above mean sea 

level.  The Assessor Parcel Numbers (APNs) in 

the study area are 100-021-32-00,110-090-18-

00,110-021-10-00,110-040-22-00,110-090-17-00 

and110-090-10-00. 

Project Description 

The Warner Ranch Project is a master planned 

sustainable community intended to provide a 

range of workforce housing opportunities 

consistent with the Job/Housing Balance goals 

and policies of the San Diego County General 

Plan. The recently adopted General Plan and 

associated Pala/Pauma Community Plan 

provides for the implementation of this project 

by designating this 513-acre property as a 

Special Study Area (SSA). The SSA requires 

preparation of specific studies relative to 

Job/Housing Balance, Infrastructure, and 

Community Compatibility as part of the 

General Plan Amendment to allow for higher-

density residential development within this 

SSA. Consistent with the SSA requirements, 

the Warner Ranch Project proposes a General 

Plan Amendment, Specific Plan, Rezone, 

Administrative Permit (for gated access) and 

Vesting Tentative Map to develop 513.49 

acres with 780 residential units and associated 

public and private facilities and services.  The 

following is a summary of the proposed 

9-9



   Chapter 9 General Plan Analysis Warner Ranch Specific Plan                   
Shapouri & Associates SP 06-002 

project.  See Figure 4-1 for the proposed 

Warner Ranch land plan. 

The project land plan consists of 780 residential 

units on 86.37 acres (534 single family detached, 

with lot size ranging from 3,000 sq. ft. 8,000 sq. 

ft., and 246 multi-family and attached 

townhomes).   Summarized below are the land 

uses activities proposed for the project: 

 7.68 acres of private neighborhood

parks, clubhouse, and pool

 14.54 acres of privately maintained

landscaped areas

 4.23-acre public park (active 

recreational uses)

 359.05 acres of preserved open space or

70% of the site

 Fire Station (10,000 sq. ft.)

 Public and private community facilities

would include sewer pumps, drainage

structures, utility vaults, etc.

Additionally, a water reservoir would

be constructed on the western portion of

the property.  The reservoir would

receive water from an existing 8-inch

water line in Jeremy Way that is

maintained by the Rainbow Municipal

Water District (RMWD).  Water would

then be distributed to the project via a

12-inch line, which is connected to the

water reservoir.

 Off-site improvements would include

frontage improvements and a signalized

intersection at the project entry and 

State Route 76 (SR 76) as well as 

signalized improvements to the existing 

SR 76 and Cole Grade Road 

intersection.  In order to provide the 

water reservoir on-site, approximately 

2,000 linear feet of 8-inch diameter 

pipeline would be constructed from the 

terminus of the existing line in Jeremy 

Way to the property’s northern 

boundary line.  Additionally, a 6-inch 

forced sewer main would run from a 

new pump station on the southwestern 

boundary of the site, to the west within 

the right-of-way for SR 76, where it 

would ultimately connect to another 

new pump station to be provided by the 

RMWD. 

The project would include a centrally located 

private community recreational area, clubhouse 

and pool; several “pocket” parks. The 4.2 acre 

public park would include a little league ball 

field, open turf playfield, basketball court, tot lot, 

picnic area with tables, restroom facilities, and a 

walk-way that circumnavigates the park. 

Vehicular and pedestrian access would be from 

the project entrance via a dedicated access drive. 

The public park would be dedicated to the 

County and would serve project residents as well 

as the surrounding community. The project also 

includes a network of pathways and trails that 

meander along streets and within the open space 

areas.  

The Specific Plan was developed as a “resource 

based” plan, including a comprehensive 

environmental inventory of the SPA at the 
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beginning of the planning effort. Included within 

the SPA are significant biological and visual 

resources, including sensitive habitats, rare and 

sensitive plant and animal species, flood prone 

areas, and steep slopes. To conserve these 

resources, the Specific Plan incorporates a 

Conservation and Open Space Plan (see Figure 

3-2) to permanently protect approximately 385.4 

acres or 75 percent of the SPA. The open space 

includes 319.3 acres of biological open space, 

39.8 acres of agricultural open space and 26.3 

acres of recreational open space. The open space 

areas would be dedicated through easements, 

and/or dedication of land to the County of San 

Diego and offer of dedication to the California 

Department of Fish and Wildlife (CDFW), and 

managed by a third party conservation entity in 

perpetuity. 

The Rainbow Municipal Water District 

(RMWD) would provide potable water for the 

project. A Water Supply Analysis (WSA) was 

prepared and has been approved and adopted by 

the District (2015), who also provided the 

applicant with a Project Facility Availability 

Letter documenting its ability to meet the 

project’s water needs (sewer service would also 

be provided by the RMWD). The applicant has 

also received a Sewer Service Availability Letter 

from RMWD for wastewater capacity.  The 

project area is within County Service Area (CSA) 

135, an approximately 10,000 sq. ft. fire station 

with two bays, sized for a full crew would be 

constructed and deeded over to the SDCFA for 

operation and maintenance. 

The project area would be accessed by a central 

entry road at its current intersection with SR 76, 

where a signalized intersection is required.  The 

project would also make frontage 

improvements to the existing 120-foot wide 

Pala Road/SR 76 easement. These 

Improvements include widening of 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 2.3 million cubic yards 

of cut and 2.3 cubic yards of fill material.  The 

proposed grading will be balanced with no 

import or export of materials.  The project 

would be implemented in phases major 

facilities such as the proposed fire station, water 

storage reservoir, forced sewer line, frontage 

improvements, drainage improvements, and 

Public Park, are intended to be constructed as a 

part of the initial phases of the project. 

9.2 GENERAL PLAN 

CONFORMANCE 

Policies applicable to Warner Ranch are 

contained in the Pala/Pauma Subregional Plan 

(Pala Plan) and San Diego County General Plan. 

These policies address a variety of issues, 
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including development at appropriate densities 

and in accordance with existing community 

character, protection of steep slopes, 

conservation of sensitive habitats, provision of 

open space and recreational opportunities, 

protection of visual amenities, regulation of 

signage and lighting, and protection against 

incompatible land uses.   

The project is requesting a General Plan 

amendment to redesignate the southern portion 

of the site from Rural Lands (RL 40) and Special 

Study Area to Village Residential (VR 2.9). 

Also, as previously noted, the project site was 

designated as a Special Study Area during the 

General Plan Update.  Its designation as a 

Special Study Area required additional land use 

planning analysis (studies) to be conducted to 

determine the most compatible and consistent 

land uses for the project and whether a 

modification to the General Plan would be 

desirable.  

County of San Diego General Plan 

The San Diego County General Plan includes six 

elements, each with a series of Goals, each one 

of which is supported by a number of policies, 

which address how the Goal is to be 

accomplished. The goals, and therefore the 

policies, all flow from the Guiding Principles 

which are stated in Chapter 2 of the General 

Plan. A summary of how the project complies 

with the Guiding Principles and with each 

element of the County General Plan is provided 

below.  

A. Guiding Principles 

Guiding Principles; Chapter 2 includes ten 

Guiding Principles, which are intended to 

provide guidance for how the County’s future 

growth can be accommodated while still 

retaining the County’s rural character, economy, 

sensitive resources and unique communities. 

1. Support a reasonable share of projected

regional population growth. 

The project supplies a small percentage of the 

projected regional housing need. The recently 

adopted General Plan Update was accompanied 

by an EIR, which included estimates about 

numbers of housing units in this area of the 

County. These estimates included existing units, 

which could be counted, and assumptions about 

un-built, approved land development projects 

and pending land development projects, which 

have been subsequently approved. The estimates 

regarding the amount of residential units in a 

given area is important in the development of 

General Plan documents as they provide a 

baseline for assessing impacts of future 

development, ensuring that service levels are 

adequate and housing needs are met.  

2. Promote health and sustainability by

locating new growth near existing and 

planned infrastructure, services, and jobs in 

a compact pattern of development. 

Warner Ranch is consistent with this principal 

because it is located adjacent to the SR-76 

corridor and in close proximity to Interstate 15 

(approximately five miles east).  The project is a 

sustainable, compact community that will ensure 
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that all necessary public services will be 

provided to the project. A portion of the project 

site is currently within the Rainbow Municipal 

Water District (RMWD) which would provide 

water and sewer service. The remaining portions 

outside of the district boundaries would be 

annexed into the district.   

Warner Ranch will locate housing close to retail, 

services, civic uses, and jobs allowing for the 

preservation of an increased amount of open 

space, natural habitat, and agriculture that will 

contribute to the retention of the rural setting 

and lifestyle of the adjacent communities. The 

project site is adjacent to the Pala Reservation 

which is designated as Tribal Lands and not as a 

Village on the Regional Categories Map because 

the County has no jurisdiction over its land use. 

The Pala Casino Resort and Spa, along with 

retail stores, a spa, golf, dining and 

entertainment venues, and a small commercial 

center, are located adjacent to the project site. 

The project is also located near a broad range of 

other commercial and civic uses, such as a 

convenience store, Post Office, gas station, and 

several schools, that are accessible from State 

Highway 76 and a public trail system.    

Warner Ranch prepared three planning studies 

as required by the Pala Plan for addressing the 

proposed modification to the General Plan 

proposed by the project. The analyses included a 

Feasibility Study that identified an existing 

imbalance between jobs and workforce housing 

in the Pala/Pauma Subregional Plan Area 

(County of San Diego 2011b); an Infrastructure 

Study with the project’s proposal to provide 

adequate water and sewer protection services to 

serve up to 780 dwelling units (Appendix L of the 

EIR); and, a Land Use/Community Character 

Study that studied the project’s potential to 

impact surrounding land uses and/or existing 

community character (Appendix C of the EIR). 

The Feasibility Study concluded that Warner 

Ranch, with its diversity of densities and lot sizes 

would target the workforce households that are 

currently underserved in the Pala competitive 

market area (Pala, Pauma Valley, Valley 

Center).  

The project would contribute to the jobs/housing 

balance by providing housing opportunities for 

the existing and future workforce in the 

subregion. The Study concluded that the project 

would provide housing opportunities close to 

existing and future retail, services, schools and 

jobs on smaller lots.  This is consistent with the 

smart growth concepts identified within  the 

General Plan to locate housing closer to retail, 

services, and jobs on smaller lots, to reduce 

required infrastructure and the length of 

automobile trips or a reduction of vehicle mile, 

traveled (VMT), increase community livability, 

and preserve open space by compact 

development.

3. Reinforce the vitality, local economy,

and individual character of existing 

communities when planning new housing, 

employment, and recreational 

opportunities. 
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The project site is adjacent to the Pala Band of 

Mission Indians Reservation (Pala Reservation) 

to the north, west, and south, within 

unincorporated northwestern San Diego County. 

To the north of the Pala Reservation lies the 

community of Rainbow; to the east is the Pauma 

Indian Reservation; to the southeast are Pauma 

Valley and Rincon; to the southwest is Pala 

Mesa Village; and, to the west are the 

communities of San Luis Rey Heights, 

Winterwarm, and Live Oak Park.

The County of San Diego designated the project 

site as a “Special Study Area” (SSA) with the 

approval of the County of San Diego General 

Plan in August of 2011 because of the project’s 

unique location, surrounded on three sides by 

Tribal Lands and its proximity to the large 

employment centers in the Pala Valley. The 

Pala/Pauma Subregional Plan identified 

additional land use planning analysis that were 

required to be conducted for Warner Ranch to 

determine “the most compatible and consistent 

land uses” for the site.  . 

The project will be developed similar in size, 

scale and intensity of the adjacent land uses 

located within the Pala Reservation.  Although 

Tribal Lands do not have zoning or subdivision 

requirements, existing residential uses near the 

project site on the Pala Reservation are 

clustered on a variety of lot sizes and in densities 

consistent with Village Land Use densities.  

The Project’s density is located in the northern, 

and central portions of the site contiguous to 

Pala Reservation’s dense residential uses and 

central commercial and civic core, transitioning 

into lower density residential development and 

open space.  Greenbelts in the form of large 

open space areas and buffers would be provided 

to define the community and reduce visual effects 

along the site perimeter.  

Clustering  of development  on the project site 

will preserve a balance of open space vistas, 

natural features, and the community character of 

the surrounding areas. The Specific Plan 

incorporates a Conservation and Open Space 

Plan to permanently protect approximately 385.4 

acres or 75% of the SPA. The open space 

includes 319.3 acres of biological open space, 

39.8 acres of agricultural open space and 26.3 

acres of recreational open space.  

The project’s open space is also intended to be 

compatible with regional open space plans 

including the County’s Draft North County 

Multiple Species Conservation Plan (NC Plan), 

County Parkland Dedication Ordinance, and the 

County Regional and Community Trails Plan. 

Two existing avocado groves (39.8 acres) are 

intended to remain as part of the project design. 

As such, they will be placed in common open 

space easements for agricultural uses. These 

groves are surrounded by the proposed 

Biological Open Space area located along 

Gomez Creek in the northern section of the 

project site.  

The project will assist in satisfying demand for 

housing created by large employment centers (i.e., 

Pala Casino) located outside of the County’s 

jurisdiction, enhancing the economic vitality of 

this portion of San Diego County.  The existing 

supply of businesses located within the adjacent 
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Pala development and within the Pala/Pauma 

area would be adequate to serve the property 

(e.g., grocery stores, drug stores, etc.).  Also, the 

project does not include any commercial uses 

within the site and therefore would not compete 

with existing businesses in the area or require 

any additional employees to relocate to the area.

4. Promote environmental stewardship

that protects the range of natural 

resources and habitats that uniquely 

define the County’s character and 

ecological importance.  

Warner Ranch utilizes the compact model of 

sustainable village development and includes a 

variety of small lot sizes and residential 

opportunities in a compact development 

footprint. As discussed above, the Specific Plan 

incorporates a Conservation and Open Space 

Plan to permanently protect approximately 385.4 

acres 75 percent of the SPA. The open space 

includes 319.3 acres of biological open space, 

39.8 acres of agricultural open space and 26.3 

acres of recreational open space. The project’s 

open space is also intended to be compatible 

with regional open space plans including the 

County’s Draft North County Multiple Species 

Conservation Plan (NC Plan), County Parkland 

Dedication Ordinance, and the County Regional 

and Community Trails Plan.  This will provide a 

significant contribution to establishing an 

interconnected preserve system, minimizing the 

habitat fragmentation that results at a regional 

level from attempting to save resources on a 

project-by-project basis. 

5. Ensure that development accounts

for physical constraints and 

natural hazards of the land. 

The development footprint of Warner Ranch 

took into consideration any physical constraints 

on the property The Specific Plan was developed 

as a “resource based” plan, including a 

comprehensive environmental inventory of the 

SPA at the beginning of the planning effort. 

Included within the SPA are significant 

biological and visual resources, including 

sensitive habitats, rare and sensitive plant and 

animal species, flood prone areas, and steep 

slopes. The project will permanently protect 

approximately 385.4 acres 75% of the Specific 

Plan Area. The open space includes 319.3 acres 

of biological open space, 39.8 acres of 

agricultural open space and 26.3 acres of 

recreational open space.  

Development has been clustered to confine 

grading to the flatter areas of the property (140 

acres of 0-15 percent slopes) and portions of the 

66 acres with slopes ranging between 15 and 25 

percent). Grading for 10 of the proposed single-

family residential lots would encroach into steep 

slopes ranging from 2.2 to 15.5 percent, but the 

encroachment would be in compliance with 

maximum RPO allowances, which permit 

development to occur in these steeper areas 

providing certain measures are followed. 

Findings for the project indicate that floodplains, 

wetlands, and wetland buffers have been 

avoided. The Fire Protection Plan analyzed the 

potential fire safety issues of the project area and 

includes detailed fire prevention measures that 

will be incorporated into the project design. In 
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addition a 50 to 100 feet wide fuel modification 

zone is provided around the perimeter of the 

property and along natural open space areas as 

required by the Fire Protection Plan. Additional 

measures are included to ensure that safety is not 

compromised. Ignition resistant construction 

provides additional safety.  

6. Provide and support a multi-modal

transportation network that 

enhances connectivity and 

supports community development 

patterns and, when appropriate, 

plan for development which 

supports public transportation. 

The project will contribute its fair share towards 

improvements made to SR 76, pursuant to 

Caltrans existing improvement programs. Over 

the past 5 years, the Warner Ranch project team 

has been closely coordinating with CalTrans. 

The project has incorporated recommendations 

and safety measures into the proposed project 

related improvements, including the proposed 

project frontage improvements, signalization, 

and the off-site intersection improvements at the 

project’s entry.  

Also, off-site improvements would be made or 

funds contributed to help pay for future 

improvements for two intersections to mitigate 

project traffic impacts. These include the 

intersections of SR 76 and East Pala Mission 

Road, and SR76 and Lilac Road. The developer 

has also agreed to make a fair-share 

contribution of up to 12.3% (see Table 8-3) of 

the unfunded cost of approximately $12M based 

upon Caltrans formula for calculating fair share 

as set forth in the Caltrans Guide for the 

Preparation of Traffic Studies.  All onsite roads 

would be private roads built to County Private 

Road Standards with maintenance funded by the 

HOA.  

In addition the project design is based on a 

compact form of development that includes a 

network of trails, sidewalks, and pathways that 

will encourage residents to walk or bike. A 

public multi-use trail (0.5 mile) along the 

project’s frontage would be built and dedicated to 

the County and maintained by the County. This 

multi-use public trail will be constructed and will 

be located along the southern boundary of the 

project adjacent to SR 76.  Private trails (2.2 

miles) would be built internally and along 

portions of the project’s perimeter and 

complements the interconnected network of 

roads included within the project.  A Class II 

bike lane is proposed in accordance with the San 

Diego County General Plan Mobility Element 

along the Project frontage.  North County 

Transit District (NCTD) provides route 389 that 

services the Pala community.  The routes last 

scheduled bus stop is at the Pala Casino just 

across the street from the Project frontage. Also, 

as a design feature of this project, the HOA 

manager will work with the major nearby 

employment centers to establish a shuttle 

program that could provide direct door to door 

access from each participating household to the 

employment center. The HOA manager will 

coordinate with the employment centers to

provide identification and GIS information for 

participating households, as well as scheduling 

needs.  
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7. Maintain environmentally 

sustainable communities and 

reduce greenhouse gas emissions 

that contribute to climate change. 

Warner Ranch will be developed in accordance 

with the compact development model resulting in 

reduced automobile use and increased 

opportunities for walking and bicycling. 

Residents, both within the project and from the 

surrounding area, will be able to use the 

extensive trail system to move through the 

Project without using their automobiles. Warner 

Ranch is designed to reduce vehicle trips and 

emissions by providing housing opportunities 

near large employment centers where none 

currently exists. In particular the project will 

develop 246 workforce housing six-plexes in the 

multi-family category. These units are identified 

as being in the likely price range for a typical 

employee within the major employers in the 

immediate vicinity including Pala Casino 

(approximately 0.5 miles from site) Pauma 

Casino (approximately 7 miles), Harrah’s 

Casino (approximately 11 miles), Valley View 

Casino (approximately 16 miles) and the Valley 

Center area (approximately 17 miles).  A 

regional VMT reduction from 16.8 to 10.3 miles 

can be expected for a total regional benefit of 

4.4%. 

8. Preserve agriculture as an integral

component of the region’s 

economy, character, and open 

space network. 

By developing this project, growth in the County 

will be directed to an area that is not considered 

an important agricultural resource. The compact 

form of the development will provide a long and 

steady stream of new housing, which will reduce 

the pressure on more agriculturally productive 

farms from being developed. Notwithstanding the 

fact that maintaining agriculture in the face of 

increasing land, water and energy costs will 

continue to become increasingly difficult. In 

addition, Warner Ranch will maintain active 

agricultural areas within the project’s open 

spaces.  

9. Minimize public costs of 

infrastructure and services and 

correlate their timing with new 

development. 

Warner Ranch implements this principal because 

it is a sustainable, compact planned community 

located in close proximity to existing and 

planned infrastructure and services. Because of 

its’ compact design it requires a less extensive 

road network and infrastructure to meet its’ 

needs. All of the streets within the project are 

proposed as private streets but are built to 

ensure that emergency and safety vehicles can 

easily access all parts of the project site. As 

private streets they will be maintained by the 

project HOA, and will not therefore require any 

public costs for their maintenance and upkeep. 

Services will be phased to ensure they are 

available when needed. The cost of services will 

be borne by the residents of the project. 

Infrastructure and public services will be funded 

by the developer or through a financing 

mechanism that is funded only by Warner Ranch 

development. Payment of transportation impact 
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fees, school fees and other similar fees will 

ensure that the cost to the public is minimized. 

Recreation facilities will be located within the

community.

10. Recognize community and 

stakeholder interests while 

striving for consensus. 

Warner Ranch has conducted a multi-year 

community outreach process including 

community workshops at the Pala/Pauma 

Sponsor Group, several presentations and 

detailed discussions with Pala Tribal Council 

and Chairman, and one-on-one meetings with 

adjacent property owners. The project was 

extensively redesigned in response to the 

comments and issues raised during these 

meetings. Each of these groups will have an 

opportunity to review and comment on certain 

future implementation development proposals 

based on the standards and review authority of 

each entity. 

B.  Goals and Policies of General Plan 

General Plan policies were adopted to provide 

for orderly growth of the County and to guide 

development into a more compact model as a 

means to reduce associated impacts.  Locating 

housing closer to retail, services, schools, and 

jobs on smaller lots within communities can 

reduce the size of required infrastructure 

improvements and number and length of 

automobile trips while increasing the efficiency 

of delivering police, fire, and other public 

services and enhancing community livability. 

This model of development likewise allows an 

increase in the amount of open space, natural 

habitat, and agriculture that can be preserved. 

The County of San Diego General Plan is 

intended to guide the long-term development of 

San Diego County. The General Plan includes 

various Elements that address different aspects 

of growth including the following: 

accommodating population growth and housing 

needs, influencing the distribution of 

development in order to protect scarce resources 

wisely, preserving the natural environment, 

providing adequate public facilities and services 

efficiently and equitably, assisting the private 

sector in the provision of adequate, affordable 

housing, and, promoting the economic and social 

welfare of the region. Goals, policies, and 

objectives are provided within each of the 

Elements to guide future land development and 

ensure consistency with the County’s vision for 

the future of San Diego County.

General Plan Land Use Element 

The Land Use Element includes three regional 

categories: Village, Semi-Rural, and Rural 

Lands. Regional categories are intended to 

provide a framework for the regional 

distribution of uses that serves as the foundation 

for the land use map designations, goals, 

policies, and regulations that guide future 

development.  The current regional category of 

the project site is “Rural.”    

Community Development Model 

A major component guiding the physical 

planning of the County is the Community 

Development Model. The Community 
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Development Model implements by three 

regional categories – Village, Semi-Rural, and 

Rural Lands – that broadly reflect the different 

character and land use development goals for the 

County’s developed areas, its lower-density 

residential and agricultural areas, and its very 

low-density or undeveloped rural lands.  The 

Community Development Model directs the 

highest intensities and greatest mix of uses to 

Village areas while directing lower-intensity 

uses, such as estate-style residential lots and 

agricultural operations, to Semi-Rural areas.  The 

Semi-Rural category may effectively serve as an 

edge to the Village, as well as a transition to the 

lowest-density category, Rural Lands, which 

represents large open space areas where only 

limited development may occur.  

Diagrammatically, the General Plan Community 

Development Model requires that a village be 

surrounded by a ring of higher density residential 

development, followed by outer rings of 

successively lower density residential areas.  The 

Community Development Model includes 

specific policy direction that states Regional 

Land Use Designations "may be further modified 

by specific policies for the Community Plan 

Areas as specified by their respective 

Community Plan (separately bound as a part of 

this General Plan).  The General Plan 

acknowledges that planning by other agencies 

with responsibilities within, around, or 

overlapping the unincorporated County lands 

will also affect how the Community 

Development Model is implemented. 

The intent of the Community Development 

Model is to guide new development into more 

compact development as a means to reduce 

associated impacts. Locating housing closer to 

retail, services, schools, and jobs and on smaller 

lots within communities can reduce the size of 

required infrastructure improvements and 

number and length of automobile trips while 

increasing the efficiency of delivering police, 

fire, and other public services and enhancing 

community livability. This model of 

development likewise allows an increase of open 

space, natural habitat, and agriculture that can be 

preserved. The Community Development Model 

is specifically implemented through General Plan 

Policies LU-1.1, LU-1.2, and LU-1.4. 

Consistency analysis with land use policies 

regarding assigning land use designations on 

the General Plan Land Use Map in 

accordance with the Community Development 

Model and other related policies (LU-1.1, LU- 

1.2, LU-1.4, LU-1.5, and Special Study Area.)  

The project site is adjacent to the Pala 

Reservation which is designated as Tribal Lands 

and not as a Village on the Regional Categories 

Map because the County has no jurisdiction over 

its land use.  Yet the Pala Subregional Plan 

determined that the project’s unique location 

contiguous to the Pala Reservation should be 

taken into consideration when determining the 

most compatible and consistent land uses for the 

site.   

The Pala Casino Resort and Spa, along with 

retail stores, a spa, hotel, dining and 
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entertainment venues, and a small commercial 

center, are located adjacent to the project site. 

The Pala Learning Center and Cupa Cultural 

Center are also located nearby along with a 

broad range of commercial and civic uses, such 

as a convenience store, Post Office, gas station, 

and schools that are accessible from State 

Highway 76 and a public trail system.  Although 

Tribal Lands do not have zoning or subdivision 

requirements, existing residential uses near the 

project site on the Pala Reservation are 

clustered on a variety of lot sizes and in densities 

consistent with Village Land Use densities.  A 

number of these residences are located within 

half (½) a mile and less than 10-minute walk 

from Pala Reservation’s central core of 

commercial and community uses.  

Topographically, the proposed project is 

connected to the Pala Reservation in that it is 

part of the same valley floor in which the project 

is located and is generally bounded by the same 

mountain ranges rising from the valley floor. 

Also, the project is part of the same drainage 

basin and valley floor viewshed.  The Project 

traffic study indicates that the local street system 

could mostly accommodate the Project with the 

implementation of the mitigation measures and 

the payment of the transportation impact fees. 

As described in Chapter 5 Public Facility and 

Infrastructure, the project is also requesting to 

reclassify a portion of SR 76 to LOS E/F; 

however it would still operate at LOS E or F 

without the project at build-out of the General 

Plan.   

Public facilities and services are needed to 

support the project and will be provided to 

ensure that there would not be a reduction of 

services to other county residents.  The project 

will be required to provide any infrastructure or 

facilities needed to provide services to the 

Project either directly or through the payment of 

fees. A phasing plan has been provided as a part 

of the Specific Plan to ensure that such facilities 

will be available at the appropriate time. Service 

Providers will be required to provide “will-

serve” letters indicating that they can provide 

service to the Project before the recordation of 

final maps and the issuance of any building 

permits for the Project.  

The proposed project would assist in satisfying 

demand for housing created by large employment 

centers (i.e., Pala Casino) located outside of the 

County’s jurisdiction. The County would also be 

able to  plan for growth in a manner that would 

be consistent with the community character, scale, 

and demands of contiguous areas (i.e., Pala 

Casino and the project site) consistent with GP 

Policies such as LU-9.2, LU-9.1, LU-9.5, LU-9-

8, and LU-9.9. The project’s proposed residential 

development incorporates design guidelines that 

reflect rural and agricultural elements found 

within the adjacent communities. 

Taking into consideration the project’s unique 

location contiguous to the Pala Reservation and 

this adjacent land uses that function similarly as 

an existing village, the project could be 

evaluated under General Plan Policy LU- 1.4, 

which allows for the expansion of existing 

villages. The project could be found to satisfy the 

criteria of LU-1.4. The project could also be 

found to be consistent with the Community 

Development Model in that the Project’s density 
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is located in the northern, and central portions 

of the site contiguous to Pala Reservation’s 

dense residential uses and central commercial 

and civic core, transitioning into lower density 

residential development and open space.  The 

Project’s clustering of development preserves the 

natural and scenic qualities of the site, which 

further encourages walking and biking and 

further reduces auto dependence.  The use of a 

variety of lot and building designs reinforce an 

efficient, clustered, pedestrian-orientation. The 

project will provide the necessary services and 

facilities (and is within water and sewer service 

boundaries). 

The historic Village of Pala was established in 

1904 and has consistently grown over a 100 

years of gradual development.  While the intent 

of this policy is to coordinate with adjacent 

jurisdictions, the Tribal Land has been 

established long before Zoning and General 

Plan policies were established in San Diego 

County.  The County General Plan did not 

consider these established land uses during the 

General Plan Update process, since these land 

uses were outside of the General Plan land use 

analysis scope of work.  Moreover, these land 

uses are currently impacting the County lands 

that surround and/or adjacent to the Pala 

Village, including the establishment and growth 

of the Pala Casino and Resort.    

Policy LU-1.5 does include specific direction to 

"Coordinate with existing and planned 

infrastructure capacities and capabilities." 

Allowing a careful analysis of these lands by the 

General Plan, this policy is further reflected in 

the Pala/Pauma Subregional Plan, where the 

Warner Ranch Special Study Area has been fully 

recognized and identified.  The Special Study 

Area requires consideration of these land uses as 

one of the fundamental elements in the analysis 

of the required General Plan Study for the 

Warner Ranch properties.  Furthermore, the 

County Board of Supervisors has directed the 

preparation of a three key General Plan Studies 

to evaluate the appropriate land uses that should 

be considered in complement and supporting the 

established land uses in this adjoining 

jurisdiction, most importantly the major 

employment center that consists of over 1,800 

employees in this facility.  Given the lack of 

adequate work force housing at this particular 

location of the County, the General Plan and the 

Subregional Plan recognizes the potential of 

providing housing for this employment center as 

well as other employment centers through out 

the Pala/Pauma Valley.  

The job/housing imbalance that has been created 

over several years and has been fully 

documented in one of the required General Plan 

studies and the proposed General Plan 

Amendment does include coordinated land use 

policies for this Special Study Area to promote a 

more balanced ration of existing jobs to housing 

opportunities that could support the long term 

employment needs in this area and reduce 

driving demands and contribute to a more 

sustainable development.  Therefore, the 

proposed General Plan Amendment is consistent 

with General Plan Policy LU-1.5, since it 

complements these existing land uses and 

through proper site design will accomplish an 
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important land use goal of the General Plan to 

implement the mandated reduction in miles 

driven by current and future employees in the 

Pala Valley.  

Other Relevant General Plan Policies 

LU-2.9 Maintaining Rural Character. 

Consider level of service criteria, 

accordance with Policy M-2.1, to 

determine whether adding lanes 

to a Mobility Element road 

would adversely impact the rural 

character of a community or 

cause significant environmental 

impacts. In those instances, 

consider other options to mitigate 

LOS where appropriate. 

Consistent with the intent of the General Plan for 

Hwy 76 the proposed project does not include 

improving this Hwy to 4 lanes, since this facility 

is a State Highway project planning has been 

closely coordinated with Caltrans.  Specific 

mitigation measures have been identified to 

reduce the project's impacts to below a level 

significance.  The project's Traffic Impact Study 

fully analyzes the project's impact on Hwy 76 

and includes a detailed discussion of the 

required mitigation to reduce the overall project 

impacts on this roadway as well as other County 

and State road segments and intersections.  The 

Traffic Impact Study is attached as Appendix E, 

which provides additional details and 

documentation on this issue.  The project 

includes frontage improvements, including the 

installation of a traffic signal at the project 

entry, signal improvement at Cole grade Road 

and Hwy 76, and contribution of needed funds to 

complete the I-15 interchange improvements.  As 

a result of these improvements the direct traffic 

impacts have been reduced to less than 

significant. The cumulative traffic impacts 

cannot be reduced beyond the level of 

insignificance and a Statement of Overriding 

Consideration is included for consideration by 

the Board of Supervisors based on the housing 

and economic benefits of the proposed project.

LU-6.9 Development Conformance with 

Topography.  Development 

Conformance with Topography. 

Require development to conform 

to the natural topography to limit 

grading; incorporate and not 

significantly alter the dominant 

physical characteristics of a site; 

and to utilize natural drainage 

and topography in conveying 

stormwater to the maximum 

extent practicable. 

The proposed project site design avoids and 

minimizes grading on significant slopes and 

landform alternation has been minimized, as 

indicated on the Resource Protection Ordinance 

Consistency analysis.  A comprehensive lot by lot 

analysis of steep slope encroachments has been 

prepared in accordance to the requirements of 

the RPO and County's General Plan. 

Furthermore, the current project design avoids 

wetland impacts and provides over 70% of 

preserved open space consistent with the 

regional open space goals and policies. 
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Moreover, the project's visual impact analysis 

and associated mitigation measures has reduced 

the potential impact of this project on existing 

adjacent Village of Pala and other properties 

surrounding the site.

Pre-Development Conditions: The Warner Ranch 

project site is situated between two small bodies 

of intermittently flowing water on both sides. 

Gomez Creek runs through the western portion 

of the Project, and Pala Creek traverses through 

the eastern side.  The Site is generally 

characterized by diverse topography with 

elevation ranging 350 feet to 1,000 feet above 

mean sea level; the entire Gomez Creek (Design 

Point 1) basin study reaches a high elevation of 

1,950’.  The northern portion of the site within 

Gomez Creek drainage basin is generally 

depicted as moderate to steep slopes. The area 

contains a variety of vegetation types, including 

Chaparral and Coastal Sage Scrub. The 

Southern portion of the site is relatively flat and 

presently contains orchards, as well as a network 

of unimproved roads for the Gomez Creek basin 

area.  The total drainage study area for the 

Gomez creek basin is approximately ± 6.4 square 

miles, flowing southerly along the western side of 

the proposed project and eventually converges 

with the San Luis Rey River further south after 

crossing the existing Gomez Creek Bridge, 

serving the State Route 76, Pala Road.  The 

drainage basin is mostly within soil group “C” 

and “D”; there is a small percentage of soil 

groups “A” and “B” on the Southern part of the 

property on the proposed development site.

Post-Development Conditions: Post development 

conditions propose storm drain systems that 

route through open swales and 

infiltration/detention basins to clean and contain 

hydrological flow during storm events.  The post-

hydrological area consists of one watershed; 

Gomez Creek Basin designated as: Design Point 

The Gomez Creek basin was further broken 

down into appropriate sub-basins for evaluation.

As designed, the development will not alter the 

natural drainage path or divert any drainage 

from the existing natural conditions or drainage 

boundaries.  All drainage facilities are designed 

using the peak discharge of a 100-year storm 

event.  As shown on the Preliminary Grading 

Plans and Post-Development hydrology map, the 

private drainage system is proposed to consist 

of:

 Five (5) Bio-Retention Ponds

 Four (4) Dry-Detention Ponds

 Four (4) Swales

 Drainage System that consist of

majority of 24”RCP along with 30”,

36”, 42” 48” 54”, and 66” RCP’S

(Please refer to Post Hydrology Map

for Pipe Sizing)

 One (1) 20’ wide Box culvert, 2’ height

with 4 spans, each 5’ wide, per San

Diego Regional Standard Drawing D-

77D.

The proposed drainage facilities have been 

designed to adequately convey the 100-year 

flood conditions, and are sufficient to protect the 

proposed site development.  Overall, the project 

will result in a minor decrease of drainage flow 

from pre-development conditions and thus will 

not contribute to the existing water stream under 

Gomez Creek Bridge crossing.  
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Distinct Villages and Community Cores.  

Smart growth concepts focus growth in compact 

areas close to jobs, services and public facilities 

that  maximize the use of existing infrastructure 

and preserve open space and natural resources. 

The General Plan requires new development to 

consider the unique needs and character of 

surrounding Villages.  New development should 

be compatible with and connect to its 

surrounding area.  Compatibility should be 

directed through the Community Plan, where the 

community’s character is defined in greater 

detail.  Connectivity is also important to support 

a village that has vitality and mobility. New 

residential development should complement 

adjacent village residential neighborhoods 

through a compatible site and building design 

and connected circulation networks. Relevant 

policies are LU-9.2, LU-9.3, LU-9.4, LU-9.5, 

LU-9.7, and LU-9.11.  

Although Pala Reservation is not designated as a 

village on the Regional Categories Land Use 

Map, the Pala/Pama Subregional Plan required 

the County to examine the potential housing 

opportunities available on the project site relative 

to the housing needs created by the employment 

centers located on the Pala Reservation and other 

nearby areas. The additional studies required by 

the Pala/Pauma Subregional plan take into 

consideration  information specifically related to 

issues and concerns of the Pala community that 

are not necessarily reflected in the broader 

policies of the Land Use Element of the 

County’s General Plan (GP, page 1-11).    

The project would provide a variety of housing 

opportunities located near major employment 

centers consistent with the smart growth concept 

of locating housing closer to retail, services, and 

jobs on smaller lots to reduce required 

infrastructure and the length of automobile trips 

while increasing community livability and 

preserving open space by compact development. 

The project’s residential uses are within walking 

distance of the central core and are connected to 

the commercial services and civic uses of the 

central core of the Pala Reservation by an 

extensive community trail and SR-76. Table 1-7, 

of the Growth Induction Analysis, provides a 

summary of design characteristics for each of the 

housing types and supporting facilities proposed 

for the Project. In proposing a variety of lot sizes 

and residential housing sizes, the Project reflects 

the existing varied character and pattern 

exhibited by residential lot and housing sizes 

found in the surrounding Pala community; refer 

also to Chapter 2.0, Community Character 

Analysis, for additional discussion on the 

Project’s potential effect on the existing 

character of the Pala Reservation. 

The current site design avoids and minimizes 

grading on significant slopes and landform 

alternation has been minimized, as indicated on 

the Resource Protection Ordinance Consistency 

Exhibit attached.  A comprehensive lot by lot 

analysis of steep slope encroachments has been 

prepared in accordance to the requirements of the 

RPO and County's General Plan.  Furthermore, 

the current project design avoids wetland impacts 

and provides over 70% of preserved open space 

consistent with the regional open space goals and 
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The project has been fully coordinated with the 

Resource Agencies, resulting in concurrence of 

these agencies with the proposed impact and 

mitigation for the project on existing 

environmental resources on this site.  Moreover, 

the project's visual impact analysis and 

associated mitigation measures has reduced the 

potential impact of this project on existing 

adjacent Village of Pala and other properties 

surrounding the site. 

LU-9.10 Internal Village Connectivity. 

Require that new development in 

Village areas are integrated with 

existing neighborhoods by 

providing connected and 

continuous street, pathway, and 

recreational open space networks, 

including pedestrian and bike 

paths. 

A trail system is proposed for the project that 

would enable circulation on designated trails 

through the open space areas in the northwest 

and northeast portions of the property.  The trail 

would provide a potential link to other offsite 

trails or trails identified on the Pala/Pauma 

Subregional Plan and/or County Regional Trails 

Map.  In addition, a trail is proposed along State 

Route 76, which is a direct link easterly to the 

Pala Reservation.

LU-14.4 Sewer Facilities.  Prohibit sewer 

facilities that would induce 

unplanned growth. 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: 

 When necessary for

public health, safety, or

welfare;

 Within existing sewer

district boundaries;

 When necessary for a

conservation subdivision

adjacent to existing

sewer facilities; or

 Specifically allowed in

the community plan.

Portions of the Warner Ranch project area are 

situated within the RMWD boundary.  As such, 

the project is consistent with the exception 

provision stated in the policy. 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.  The Warner 

Ranch project will initiate annexation into the 
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District and an amendment to the District’s 

Sphere of Influence once the project is approved. 

The District has provided a 399S Facility 

Availability Letter for Sewer to memorialize their 

ability to provide sewer service to the project 

area, which is attached as Appendix A. 

Mobility Element 

M-2.1 Level of Service Criteria. 

Require development projects to 

provide associated road 

improvements necessary to 

achieve a level of service of “D” 

or higher on all Mobility Element 

roads except for those where a 

failing level of service has been 

accepted by the County pursuant 

to the criteria specifically 

identified in the accompanying 

text box (Criteria for Accepting a 

Road Classification with Level of 

Service E/F). When development 

is proposed on roads where a 

failing level of service has been 

accepted, require feasible 

mitigation in the form of road 

improvements or a fair share 

contribution to a road 

improvement program, consistent 

with the Mobility Element road 

network. 

The proposed project intends to reduce miles 

traveled by exiting employees in the Pala Valley 

by providing appropriate housing opportunities 

to the current employment population. 

Originally, the proposed project included a 

specific project design feature that would have 

widened Hwy 76 from it's current two lane 

configuration to a 4-lane State Highway, 

however the General Plan policies allowed for 

acceptance of reduced level of service to protect 

community character.  The adopted General 

Plan policies accepts this lower level of service 

to protect the existing community character, 

however the proposed project will increase the 

overall traffic on Hwy 76 but will reduce the 

miles of travel, which supports sustainability and 

overall constancy with the job housing balance 

in this area. 

COS-11.3 Development Siting and 

Design Require development 

within visually sensitive areas 

to minimize visual impacts and 

to preserve unique or special 

visual features, particularly in 

rural areas, through the 

following: 

 Creative site planning

 Integration of natural 

features into the project

 Appropriate scale, materials,

and design to complement

the surrounding natural

Landscape

 Minimal disturbance of 

topography

 Clustering of development so

as to preserve a balance of

open space vistas, natural

features, and community
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character 

 Creation of contiguous open

space networks

Visual impacts associated with the Warner Ranch 

project has been minimized through site design. 

The project has been designed in consideration 

of the existing natural resources throughout the 

project area and no unmitigated impacts to 

natural resources would occur. The proposed 

project design has been modified to eliminate 

any development on the above-mentioned 40-

acre parcel, which originally included an access 

road to Pala/Temecula road. Also, proposed 

grading on the southeast corner of the project 

has been removed, the current site design avoids 

and minimizes grading on significant slopes and 

landform alternation has been minimized, as 

indicated on the Resource Protection Ordinance 

Consistency Exhibit attached.  A comprehensive 

lot by lot analysis of steep slope encroachments 

has been prepared in accordance to the 

requirements of the RPO and County's General 

Plan.  Furthermore, the current project design 

avoids wetland impacts and provides over 70% 

of preserved open space consistent with the 

regional open space goals and policies.  The 

project has been fully coordinated with the 

Resource Agencies, resulting in concurrence of 

these agencies with the proposed impact and 

mitigation for the project on existing 

environmental resources on this site.  Moreover, 

the project's visual impact analysis and 

associated mitigation measures has reduced the 

potential impact of this project on existing 

adjacent Village of Pala and other properties 

surrounding the site. The project is consistent 

with the provisions of the County’s Resource 

Protection Ordinance and Biological Mitigation 

Ordinance.  

Roadways will be improved and constructed to 

serve the project needs.  However, these 

roadways have been designed to conform with 

the topography to the greatest extent possible as 

well as connect seamlessly with existing roadway 

improvements.  Grading required to construct 

these roadways has been minimized to the 

greatest extent possible. 

COS·13.2 Palomar and Mount Laguna. 

Minimize, to the maximum 

extent feasible, the impact of 

development on the dark skies 

surrounding Palomar and 

Mount Laguna observatories to 

maintain dark skies, which are 

vital to these two world-class 

observatories by restricting 

exterior light sources within 

the impact areas of the 

observatories. 

The San Diego Light Pollution Code, also known 

as the Dark Skies Ordinance, was adopted to 

reduce potential adverse effects on regional 

observatories (Mt. Laguna and Mt. Palomar). 

It establishes two zones for reducing light 

pollution.  Zone A includes areas with 15 miles 

of either observatory, and Zone 2 consists of 

areas outside that radius but still within the 

unincorporated areas of the County.  More 

stringent lighting restrictions are imposed in 

Zone A, including limits on decorative lighting. 

The Project area is approximately 26 miles from 
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Mt. Palomar and is thus in Zone B, but it would 

comply with the ordinance by incorporating 

standard design measures to minimize sky glow, 

light trespass, and glare.  The project will 

comply with the County of San Diego Dark Sky 

Ordinance for all outdoor lighting and will 

accept a condition of approval memorializing 

this understanding.  As such, the project will not 

impact Palomar and Mount Laguna 

Observatories; nor would the project impact the 

dark skies of the area. 

COS-14.3 Sustainable Development. 

Require design of residential 

subdivisions and nonresidential 

development through "green" 

and sustainable land 

development practices to 

conserve energy, water, open 

space, and natural resources 

The proposed project incorporates sustainability 

through several strategies. The most effective 

strategy is land use sustainability through the 

envisioned job/housing balance contribution of 

the proposed land uses.  As documented by the 

required General Plan Study of the proposed 

project's economic underpinning relative to 

provision of needed housing stock for the current 

and future employees in the Pala/Pauma 

Subregional Planning Area.  Furthermore, the 

project's site design preserves over 70% of the 

overall project area as preserved open space, 

which has been closely coordinated with the 

Federal, State, and Local Resource Agencies. 

The proposed preserve is intended to complete 

critical corridor connections that support the 

long-term viability of regional and subregional 

open space preserves, corridors, and linkages. 

Additionally, there are specific design features 

that incorporated sustainable design strategies 

including clustering, private and public 

recreational areas onsite, extensive utilization of 

bio swales and soft bottom natural channels to 

accommodate existing and post development 

drainage, allowing ongoing surface runoff 

treatment and discharge, careful grading design 

to preserve a significant portion of all steep 

slopes and culturally important land forms, 

wetland impact avoidance, complete 

preservation of Gomez Creek, consistency with 

all provisions of the Resource Protection 

Ordinance, and careful consideration and 

preservation of significant native tree species by 

incorporating these trees within the overall 

project design, as well as preservation of 

culturally important structures and places. 

COS-14.5  Building Siting and Orientation in 

Subdivisions.  Require that 

buildings be located and 

oriented in new subdivisions 

and multi-structure non-

residential projects to 

maximize passive solar heating 

during cool seasons, minimize 

heat gains during hot periods, 

enhance natural ventilation, 

and promote the effective use 

of daylight. 

Project design includes a variety of housing 

types located within complete neighborhoods 

that include parks, trails, and all required public 
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and private facilities and services.  All 

residential units are designed to include 

electrical appliances that are designed to save 

energy and minimize green house gas emissions. 

Furthermore, the project is designed in a manner 

to minimize storm runoff and water pollution 

through careful drainage design and 

consideration.  The houses are designed to 

minimize visual impacts to the surrounding 

properties and Hwy 76, while maximizing solar 

orientation, minimizing Hwy 76 noise impacts, 

and incorporating green building practices both 

during construction and on a long term basis.

COS·15.1  Design and Construction of New 

Buildings.  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. 

As indicated above the most significant aspect of 

the project is the ability of the proposed project 

to provide needed housing within close proximity 

of exiting employment center(s).  Also, all new 

buildings proposed will adhere to a number of 

green building programs such as no natural gas 

appliances, no gas fire places, use of recycled 

materials to the extent possible, noise protection 

walls, solar orientation, clustering of buildings 

to minimize pavement and extension of utilities 

to service the buildings, and state of the art 

drainage and water treatment design.  The 

following list is the potential features that the 

project will incorporate: 

 Radiant Barrier (A4.205.1)

 Exterior Shading on South & West

Windows (A4.205.2)

 Blower Door Testing (A4.206.1)

 HVAC Commissioning (A4.207.2)

 Electric Heat Pump HSPF 8.0 or higher

(A4.207.5)

 Cooling Equipment SEER higher than

13.0 and EER 11.5 or higher (A4.207.6)

 Interior and/or Insulated Ductwork

(A4.207.7)

 Duct Leakage Testing Shows <6%

Leakage (A4.207.8)

 Whole House Fan (A4.207.9)

 Energy STAR Ceiling Fans (A4.207.10)

 Minimize Hot Water Wait Time

(A4.208.3)

 Hard-wired Lighting Fixtures at least

90% Energy STAR (A4.209.1)

 All Applicable Appliances Energy STAR

(A4.210.1)

 Roof Space for Future Solar Installation

- 300 sq. ft. min. (A4.211.3)

 Conduit for Future Solar Installation -

1" min. (A4.211.4)

 Roofing materials shall have a

minimum 3- year aged solar reflectance

and thermal emittance or a minimum

Reflectance Index (SRI) equal to or

greater than the values specified in

Tables A4106.5(1) and A4.106.5(2).
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Steep slope >64, low slope >10 or 16 

(depending on climate zone) (A4.106.5) 

 Kitchen Faucet has a Maximum flow

rate of 1.5 gpm. (A4.303.1)

 When landscaping is provided by the

builder, a water efficient landscape

irrigation system shall be installed that

reduces potable water use. Tier 1:

Reduce the use of potable water to a

quantity that does not exceed 65% of

evapotranspiration (ET) times

landscape area. (A4.303.4)

COS-19.2  Recycled Water in New 

Development.  Require the use of 

recycled water in development 

wherever feasible. Restrict the 

use of recycled water when it 

increases salt loading in 

reservoirs. 

Recycle water is not available in the project 

area, nor is it proposed as part of the project 

Safety Element 

S-6.1 Water Supply.  Ensure that 

water supply systems for 

development are adequate to 

combat structural and wildland 

fires. 

A Fire Protection Plan was prepared for the 

proposed project. The plan is based on a 

catastrophic wildland fire analysis, and provides 

measures and requirements to reduce the 

potential for wildfire damage to the project site. 

All measures contained in the Fire Protection 

Plan would be incorporated into the proposed 

project. The plan addresses defensible space for 

fire suppression resources through fuel 

management zones, included in the LBZ 

discussed above, and a specific plant palette with 

restrictions on highly flammable plant material. 

The plan also addresses issues such as 

infrastructure and structural fire protection, 

project access, secondary access/egress (fire and 

evacuation only), and water supply. The 

requirements in the Fire Protection Plan meet or 

exceed current fire code requirements including 

requirements for residential fire sprinklers and 

enhanced fire resistive construction. (See 

Appendix A)

S-12.1 New Law Enforcement Facilities. 

Coordinate new law enforcement 

facilities and services with new 

development in ways that sustain 

the provision of comprehensive 

services at levels consistent with 

substantially similar areas of the 

County. 

Response times are generally used as guidelines 

to measure adequate levels of service. 

According to the SDSD non-priority calls within 

the unincorporated areas is approximately 30 

minutes, while priority calls are approximately 

16 minutes.  Of course, response times vary by 

command areas.   The Warner Ranch project 

area is situated within the Valley Center 

command area.  Average response times from 

this command area are 19 minutes for priority 

calls to 33 minutes for non-priority calls. 
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In addition, SDSD has indicated that the project 

would require two additional sworn personnel to 

meet law enforcement services generated by the 

project.  In addition, SDSD staff has provided 

design recommendations that would further 

assist in reducing policing concerns.  These 

recommendations have been incorporated into 

the project design.  It is anticipated that tax 

revenues generated by the buildout of the project 

would offset the cost of the two additional sworn 

personnel. 

Noise Element 

N-4.1 Traffic Noise.  Require that 

projects proposing General Plan 

amendments that increase the 

average daily traffic beyond what 

is anticipated in this General 

Plan do not increase cumulative 

traffic noise to off-site noise 

sensitive land uses beyond 

acceptable level. 

The project does not directly create a noise level 

increase of more than 3 dBA CNEL on any 

roadway segment. Therefore, the proposed 

project’s direct contributions to off-site roadway 

noise increases will not cause any significant 

impacts to any existing or future noise sensitive 

land uses.  There are cumulative noise increases 

of more than 3 dBA CNEL on several roadway 

segments along SR-76 but the Project related 

cumulative increases are below 1 dBA CNEL on 

all cumulatively impacted roadways.  Therefore, 

the proposed project’s contributions to 

cumulative off-site roadway noise increases will 

not cause any significant impacts to any existing 

or future noise sensitive land uses. 

CONSISTENCY WITH THE 

COMMUNITY PLAN 

CRITERIA 

The project was designated as an Special Study 

Area within the Pala/Pauma Subregional Plan 

because the project’s proximity to Tribal Lands 

required a more focused planning and land use 

analysis to determine “the most compatible and 

consistent land uses” for the site.  The Subregional 

Plan also directed an analysis of the Project’s 

ability to provide appropriate housing 

opportunities to accommodate existing and future 

employees from the adjacent employment centers. 

Finally, the project’s designation as a Special 

Study Area required that three additional land 

use planning analysis (studies) be conducted to 

determine the most compatible and consistent 

land uses for the project and whether a 

modification to the General Plan would be 

desirable.  (The Feasibility Study, Infrastructure 

Study and Land Use/Community Character 

Study are provided in Appendix C to the EIR.)   

The factors that were evaluated by the three 

planning studies for the SSA (Feasibility Study, 

Infrastructure Study and a Land Use/Community 

Character Study) are the same factors 

enumerated in Land Use Policy LU-1.4, and took 

into consideration the Project’s unique location 

near large employment centers. First, the 

Subregional Plan acknowledged the importance 
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of the project’s location adjacent to the existing 

Pala Village and SR-76. Second, the project was 

required to examine its compatibility with 

existing and future employment centers within 

the general area of the project. Also, 

opportunities and constraints analysis were 

required to provide information regarding the 

project’s ability to provide the appropriate 

infrastructure, taking into consideration the rural 

character of the surrounding areas. Finally, the 

project was required to provide a framework for 

the development of a land use plan that would be 

intended to be consistent with community 

character, scale, and growth of the surrounding 

area, including the Pala Reservation. The Special 

Study Area designation allowed for the further 

refinement of these policies to take into 

consideration the unique characteristics of the 

community consistent with LU-2.2 and LU-2.4. 

The Infrastructure Study concluded that all 

necessary community support services could be 

feasibly provided to the project. The Community 

Character Analysis and Visual Analysis 

concluded that there are no significant 

community character and visual impacts 

associated with the development of the project, 

including the proposed infrastructure necessary 

for development.  The Feasibility Study/Market 

Study identified existing employment centers 

within the general area of the project site, which 

would benefit from the housing opportunities that 

would be created by the project. The Study 

concluded that the project would provide housing 

opportunities close to existing and future retail, 

services, schools and jobs on smaller lots.  This 

is consistent with the smart growth concepts 

identified within  the General Plan to locate 

housing closer to retail, services, and jobs on 

smaller lots, to reduce required infrastructure and 

the length of automobile trips or a reduction of 

vehicle mile, traveled (VMT), increase 

community livability, and preserve open space 

by compact development.  

The Pala/Pauma Subregional Plan contains goals 

that guide the land use, commercial, public 

services and facilities, circulation, and 

conservation elements of the subregion. These 

goals include: 

 Provide for orderly, planned

growth as needs arise and essential

services such as water, sewer, fire

protection, and schools are made

available.

 Provide for adequate amounts of

commercially designated land

without affecting the scenic, rural

character of the community.

 Public services and facilities be

provided in a planned and orderly

fashion and will be phased in five-

year increments in response to

evolving and changing market

demands.

 Plan for the orderly development of

an ultimate highway and street

network adequate to handle the

subregional traffic at acceptable

service levels and capable of

accommodating automobile and

truck as well as public modes of

travel within the subregion.
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 Protect the environmental resources

designated as “resource 

conservation areas” in the

conservation element.

The proposed Project is consistent with the goals 

and policies of the Pala-Pauma Subregional 

Plan. The proposed project implements these by:  

 Providing essential services to the

SPA through coordination with the

RMWD, SDCWA, Bonsall Unified

School District, and Fallbrook

High School District;

 Providing a range of residential

densities, which will be adequately

serviced by the aforementioned

districts and more specifically

proposing fire protection facilities

improvements for adequate

response time to serve the Project

site;

 Supplying the necessary

transportation improvements by

proposing an internal circulation

system and providing or

contributing to improvements on

SR 76;

 Contributing to the job/housing

balance within the community;

 Preserving a majority of the

Project site as open space

(approximately 70%) to be

incorporated as part of the North

County MSCP preserve area (see

additional discussion below). The

project’s permits will also include 

specific conditions that will ensure 

consistent implementation of the 

Subregional Plan’s goals and 

objectives.  

In addition to the proposed General Plan 

Amendment, an amendment to the Pala/Pauma 

Subregional Plan is also proposed to add the 

project’s Land Use Plan and the policies of the 

Specific Plan to assist in the implementation of 

the project. Also, the revisions would 

incorporate the conclusions drawn in the 

Feasibility Study, Infrastructure Study, and Land 

Use/Community Character Study. 

In particular, the amendment to the 

Pala/Pauma Subregional Plan would replace 

the provisions related to the project’s 

designation as an SSA with both the Land Use 

Plan and the related implementing policies of 

the project’s Specific Plan. Such policies would 

serve as a bridge between the unique character 

of the project (the Special Study Area) with the 

more general policies of the County’s General 

Plan. The adoption of such policies would allow 

the County to address the impacts created by 

adjacent jurisdictions within the County and to 

ensure that the community development model is 

implemented on County land by providing needed 

residential and civic uses adjacent to commercial 

and employment centers.  
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